RESOLUTION NO. 10-25
A RESOLUTION OF THE TOWN COUNCIL OF THE TOWN OF
MAMMOTH LAKES, STATE OF CALIFORNIA, ADOPTING GENERAL
PLAN AMENDBAENT 10-002, 2 0 0 7 - 2 0 1 4 HOUSING ELEBSENT
UPDATE AND NEGATIVE DECLARATION
WHEREAS, California Government Code Section 65588 requires
that local governments conduct periodic review and update of the Housing
Element of their General Plan; and
WHEREAS, the Town of Mammoth Lakes Housing Element was
scheduled for revision by the State of California on August 3 1 , 2009; and
the Draft Housing Element was submitted for review by the State
Department of Housing and Community Development on February 11,
2010; and
WHEREAS, comments from HCD were received on April 15, 2010
and those comments incorporated into a revised Draft Housing Element;
and;
WHEREAS, the Planning Commission conducted a Noticed Public
Hearing on the application request on J u n e 9, 2010 at which time all those
desiring to be heard were heard; and
WHEREAS, the Planning Commission recommended that the Town
Council adopt a Negative Declaration and General Plan Amendment 201002, for the 2007-2014 Housing Element Update; and
WHEREAS, the Town Council conducted a Noticed Public Hearing
on the application request on J u n e 23, 2010 at which time all those
desiring to be heard were heard; and
WHEREAS^ the Town Council considered, without limitation:
1.
2.
3.
4.
5.

The Agenda Report to the Town Council with exhibits;
The General Plan and Municipal Code;
Oral evidence submitted at the hearing;
Written evidence submitted at the hearing;
The Draft Initial Study and Negative Declaration, Initial Study
Addition and Response to Comments (collectively the Initial
Study/Negative Declaration)
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NOW, THEREFORE, BE IT RESOLVED by the Town CouncU 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 and takes the following actions:
a. That the Town Council, in its independent judgment,
h a s reviewed the Draft Initial Study and Negative
Declaration for the Town of Mammoth Lakes Draft
Housing Element (SCH#2010052018), and the Initial
Study Addition and Response to Comments (Exhibit 1 of
this Resolution), and finds that the documents were
prepared in compliance with the CEQA Guidelines, and
that the proposed project would have a less than
significant impact on the environment.
b. That the Town Council hereby adopts the Negative
Declaration for the 2007-2014 Housing Element Update.
4. General Plan Amendment 2010-02 would comply with
provisions of Government Code 65358 and Section 17.040.070
of the Mammoth Lakes Municipal Code, based on the findings
in Exhibit 2 of this Resolution.
5. Based on all of the findings, and all the evidence in the record
or proceedings in this matter, the Town Council hereby adopts
General Plan Amendment 2010-02, for the 2007-2014
Housing Element Update, included as Exhibit 3 of this
Resolution.
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.
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APPROVED AND ADOPTED this 23rd day of J u n e 2010.

NEIL MCCARROLL, Mayor
ATTEST:

NOTE: This action is subject to Chapter 17.68 of the Municipal Code,
which specifies time limits for legal challenges.
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EXHIBIT 1 TO ATTACHMENT A
Resolution No. 10-25
Case No. GPA 2010-02
DRAFT INITIAL STUDY AND NEGATIVE DECLARATION FOR THE
2 0 0 7 - 2 0 1 4 HOUSING ELEMENT UPDATE (SCH#2010052018)
AND
ADDITION TO THE DRAFT INITIAL STUDY AND NEGATIVE
DECLARATION AND RESPONSE TO COMMENTS

Town of Mammoth Lakes
Draft Housing Element 2007-2014
Initial Study/Negative Declaration
DRAFT
May 6, 2010
Lead Agency:
Town of Mammoth Lakes
PO Box 1609
437 Old Mammoth Road, Suite R
Mammoth Lakes, CA 93546
Contact: Ellen Clark, Senior Planner
(760) 934-8989 ext. 269

COMMUNITY DEVELOPMENT
P.O. Box 1609, Mammoth Lakes, CA 93546
(760) 934-8989
fax <760) 934-8608

NEGATIVE DECLARATION
Project Desctiptioa:
The Town of Mammoth Lakes proposes to adopt revisions to the flousing Element of the General
Plan.
Project Locatioti:
The proposed project applies to all land within the Urban Growth Boundary (UGB) of the Town of
Mammoth Lakes.
Proposed Finding:
The Town of Mammoth Lakes, as Lead Agency under the California Environmental Quality Act,
has determined that the project could not have a significant effect on the environment, based on the
analysis included in the attached Initial Study.
Mitigation Measutcs:
Since the project was determined to have no significant effect on the environment, no mitigadon
measures are proposed.
Initial Study/Environmental Checklist:
A copy of the Initial Study/Environmental Checklist is attached.

Sieocd:

L LY
Ellen Clark, Senior Planner
Town of Mammoth Lakes
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1.0

INTRODUCTION
This Initial Study has been prepared by the Town of Mammoth Lakes in order to assess the
potential environmental impacts of implementing the proposed 2007-2014 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, environmental checklist, and discussion focused on issues
identified in the checklist
The Initial Study was based on review of the Draft Housing Element for the 2007-2014
planning period, the Town of Mammoth Lakes General Plan (2007) and 2007 General Plan
Final Program EIR, and other Town planning documents, as outlined in Section 1.3 below.

tl

STATUTORY AUTHORITY AND REQUIREMENTS
In accordance with the California Eninronmentai Quaiity Act (CEQA) (Public Resources Code
Sections 21000-21177) and pursuant to Section 15063 of Tide 14 of the California Code of
Regulations (CCR), the Town of Mammodi 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 s^nificant 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 oliier discretionary approvals would be
required.

1.2

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
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•

A description of the project, including the location of the project;

•

Identification of the environmental setting

•

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

•

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

•

Examinadon 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 preparadon 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 Tide 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, Mammoth Lakes, California
93546.
•

Toam 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;

-

Arts, Culture, Heritage and Natural Historjr,

-

Community Design;

-

Neighborhood and District Character,

-

Land Use;

-

Mobility;

-

Parks, Open Space and Recreation;
Resource Management and Conservation;

-

Public Health and Safety;
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Housing;
Noise; and
Parks and Recreation.

Town of Mammoth Lakes 2005 General Plan Update Final Pro-am Environmental Impact
Report (GPEIR) (May 2007) (State Clearinghouse Number 2003042155). The GPEIR
involves the update of the Town*s General Plan» which provides the Town's longrange comprehensive direction to guide future development and idendfies the
community's environmental, social, and economic goals. This document was
prepared 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.
C/eantfoter Specific Plan Emnronmental Impact Report fSt^^t^ f^H'^^^nghouse Number
2Q06Q61254). The Clearwater Specific Plan EIR considered the adoption of a
Specific Plan for the Clearwater site, a 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 more 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 impactrs, light and ^2XK. 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 (VTTM)
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
slightiy different amount and mix of units compared to that analyzed in the
Clcar^*rater 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.
Sttomreek Master Plan Update 2007 Enaronmental Impact Alport (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
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and 150 private residence club units and several hundred residential units, among
other features; up to 790 residential units, including 80 workforce housing units;
small commercial/retail facility and a public mini-park; and complentary 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.
Shady Rest Master Plan Initial Sttn^lNepative Declaration fState 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.
Holiday Haus Protect Initial Stud//Mitigated Negative Declaration (State Clearinghouse
Number 2008082061V The Holiday Haus MND considered the redevelopment of a
1.55 acre site with a 120 room hotel and 15 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
tiie Initial Study would be reduced to a less than significant level with incorporation
of the specified Mitigation Measures. The Mitigated Negative Declaration was
adopted by the Town on October 22,2008.
Lodestar Master Plan Environmental Impact Report fState Clearinghouse Number
1991105212V 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 fijU 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 services
could be mitigated to a less-than-significant level through measures specified in the
EIR Significant, unavoidable biological and fiscal impacts were 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 wzs adopted in 2005; a
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Negative Declaration for this Use Permit and Plan Amendment was adopted in 2005
(SCH#2005022049).
Tomt ofMammoth Lakes Munidpai Code (Mumdpai Code). The Munic^al 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,
Tide 17, of the Munidpai Code^ identifies land uses permitted and prohibited
according to the zoning category of particular parcels. The Buildings and
Construction Ordinance, Tide 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.
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2.0

PROJECT DESCRIPTION

2.1

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. US 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 recreation and the nearby Mammoth Mountain Ski Area. The
Town's permanent population was estimated at 7,400 in 2008, with 3,140 households and an
average household si2e of 2.44 persons. During peak visitor periods, the local population can
increase by up to five times.
Mammoth lakes* housing characteristics are strongily affected by its resort character. A
significant proportion (58 percent) of its total housing stock is vacation homes rented or
occupied seasonally. The town had an estimated total of 9,245 housing units in 2008, of
these, 39.2% were single family homes, and 58.3% 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 pordons of the munidpai
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 arc found in portions of Old Mammoth (particularly the
Bluffs), Mammoth Slopes, and Mammoth Knolls.
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.
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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 order 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 2007-2014 planning period. Although the Housing
Element proposes some revisions to the Town's codes and requirements as specified in the
Town's Municipal Code, the Element does not introduce or 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 conclusionsfix>mthe 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
review is indicated and the State Clearinghouse number is referenced. The fiall citation and
location of this document are as follows:
Toam ofMammoth hakes 2007. Tonm ofMammoth LaJ^s 2005 General Plan Update,
Pro-am Environmental Impact Rfport. State Clearinghouse No. 2003042155, Mammoth
Lakes, California. Available upon request from Town ofMammoth Lakes, 37 Old Mammoth
Road, Suite R, Mammoth Lakes, CA, 93546, and online at http:// wnmf.d.mammotblakes.ca.us/Generaf/o20Plan/GP^/o20FPEIK/index.htm
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:
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•

A review of the previous element's goals, policies, programs, and objectives to
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 preserving assisted housing developments;

•

A statement of community goals, quantified objectives, and policies relative to the
preservation, 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

Idendfy acdons that will be taken to make adequate sites available to
accommodate the Town's share of the regional housing need, if the need
could not be accommodated by the existing inventory of residential sites;

o

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

o

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

o

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

o

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

o

Preserve assisted housing developments for lower income households.

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.
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Table 1

Mammoth Lakes Regional Housing Need Allocation by
Income Group, 2007-2014

Extremely Ix>w'

27

10%

Very Low'

28

10%

Low

56

Moderate
Above Moderate

58

20%
21%

110

39%

Soum: Toam gfMammotb hakes, 2008.
I Manunodi Lakes projects 30 or 31 households qualify as extremely tow-income households.
This estimate presumes 50 percent of the very low-tncome households quatify as octremely
low-income households.

As shown in the table, the Town's RHNA equals 279 units, which is well within the
residential development envelope analyzed in the General Plan JTEIR. 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
3,415 units over the 2008 level. Because of the Town's resort community characteristics, the
Town uses Population at one Time (PAO*I) 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.
Between 2007 and 2009, the Town constructed 146 affordable housing units, satisfying over
half of the RHNA requirement. As shown in Table 2, the Housing Element identifies
specific sites that could provide up to 1,030 housing units; however, only a fraction of this
number (about 13 percent) would be needed to satisfy the remaining 133 units in the
RHNA. For the purposes of this Initial Study's analysis, all of the specific sites identified in
the Housing Element arc 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. VC^th the exception of the MMSA
employee housing site, all of the sites have been subject to a prior environmental review
under CEQA. Each of the specific sites is described in the following section.
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Housing Sites
Table 2 provides a summary 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 entidements that would
allow development on these sites.

1. Holiday Haus

CL

0

0

0

15

0

15

2. Shady Rest Master Plan

AH

0

50

70

52

0

172

3. Clearwater Specific Plan

SP

0

0

0

8

0

8

4. MMSA Arrowhead
Road

RMF-2

5

5

5

0

0

15

5. Sierra Star 4A Site

R

5

5

10

10

0

30

R

0

0

0

0

790

790

RHNA

27

28

56

58

UO

279

Uiiifs Constmaed 2007-2009

0

12

72

17

45

146

Balance with Construction of
Projected Housing Units (Number in
parentheses indicates suiplus of units
beyond RHNA allocation)

17

(44)

(105)

(44)

(725)

(897)

6. Snowcteek Master Plan^

1,
2.

Prcpostd hotel rooms an not iaduded in nsidtntial unit totals shown in this tabli.
Tht SiuaKTttkMasterPlanallowsjbr 790 total Mititt, ofwbith 80 would bi detd-nstriatd as werkfitra bousi)^ units. Currvntfy. aUeftht
deed-restricted units an a^Oed te he t^ 120^»AMIorffeater.

Sounr Town ofMammoth Lakes Community Development Department, 2009

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 Commercial Lodging (CL)
Zone, which permits both residential and commercial uses. A use permit for the Holiday
Haus project was approved in October 2008; although the project has not yet broken
ground, it is expected to be under construction within the next five years. The project
includes a 120-room condominium hotel. In conformance with the Town's on-site
affordable housing mitigation requirements, 14 moderate-income affordable housing units
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and 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 currendy 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 currendy 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 other
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 50 units of very-low, 72 units of low-, and 52 units of 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, and the entire site is subject to an
"Affordable Housing" (AH) overlay that requires any housing on-site to be restricted to very
low, low-, or moderate income residents. A Negative 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 acre, based on the provision of appropriate
community benefits), is the same as permitted by CG zoning.
The site currently houses a 156-room motel 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 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
were filed in mid-2009 and approved in March 2010. As a redevelopment site, the Specific
Plan area is fully served by all needed infrastmcture. Consistent with the Specific Plan, the
Use Permit includes 8 units of workforce housing that would be built in conjunction with
the project. The Cleanrater Specific Plan W2S the subject of an Environmental Impact
Report, which was certified by the Town in January 2009 (Mammoth Lakes 2009a).
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4. MMSA Arrowhead Road Site
Mammoth Mountain Ski Area 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 docs not contemplate or approve any specific development
proposal for this site.
5. Sierra Stat/Lodestar 4A Site
The Sierra Star/Lodestar 4A site is 3-6 acres in size and is located at the northeastern comer
of the the Lodestar Master Plan area, at the south terminus of Callahan Way and just south
of the San Joaquin Villas, which was developed as a workforce housing project by Intrawest.
The site is currently undeveloped. The 1991 Lodestar Master Plan identifies the 4A site as a
location dedicated to affordable housing in order to accommodate the fiiture housing
mitigation demands associated with the buildout of the Master Plan and other Intrawest
resort development projects.
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. Thus, although a higher density is
assigned to this site in the Master Plan, the 30 units of housing assigned to the 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 more units may ultimately be possible. The site is proximate to other development
and to water, sewer, and other infirastmcture, and extending utilities on to this site would not
be a constraint to development. The Lodestar Master Plan \ras 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).
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 e^hth
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 existix^ 9-hole golf course to
18 holes, development of a resort hotel, and a total of 790 residential units, of which a
proportion, estimated at 80 units, are required by the Master Plan to be dedicated to
workforce housing to partially satisfy Town's workforce housing mitigation requirements.
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The site is currcndy undeveloped. An EIR ^ras prepared for the Master Plan Update and was
certified by the Town in July 2009 (Mammodi Lakes 2008b).
2.23

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 preservadon 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:
H.l. 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.l.A. Policy: 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, verylow, low- and moderate income housing.
H.l.B. Policy: Allow housing development as part of infill and mixed-use
development in commercial zonii^ districts.
H.l.C. Policy: As part of the District Plans and their subsequent codification,
develop incentives to encourage residential mixed use and infill development Such
incentives may include:
" Relasation of development standards such as reduced parking requirements,
modified setbacks or lot coverage, and height concessions.
• Allon^nces for shared parking, particulady for mixed use projects and those
proximate to transit and services.
• Provisions to support the non-residential component of such projects such
that the finandai feasibility of the residential portion is increased.
H.l.D. 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 other
housing-related density bonuses shall not be permitted to subsequently move or
transfer qualifying units off-site.
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H.l.E. Policy: Require that applicants proposing off-site housing or in-Ueu fees,
instead of on-site mitigation housing, are held to a higher standard of demonstrating
"greater housing benefif* "when seeking approval of such proposals.
H.l.F. Policy: Through the Town's zoning standards, provide opportunities for
development of housing to serve special needs populations, including seniors, the
physically disabled, homeless, at-risk youth, seasonal employees and female-headed
households.
H^. Promote construction of an adequate suppty of housing to meet the needs of
all sectors of the communis, 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, particulariy the local workforce.
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 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.
H.2.C. Policy: Support the development of market-rate and affordable rental
housing.
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, particulady those that do not
meet current standards and codes.
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H.2.F. Policy: Condnue to enforce Municipal Code requirements that preserve the
existing supply of non-transient rental housing units.
H.2.G. Policy: Avoid the inadvertent loss of deed-restricted units.
H.2.H. Policy:
workforce.

Support the provision of affordable housing for the seasonal

H3.
Maintain High Quality, Livable Housing Units and Neighborhoods in
Mammoth Lakes.
H . 3 ^ . Policy: 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
proposal.
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.
H.3.C. Policy: Improve livability, in&astructure public safety, and mobility
conditions within the Sierra Valley Sites neighborhood and other neighborhoods
with a high proportion of older structures.
H.4.

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
services to new development, without unduly increasing costs to build housing.
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.
H.4.D. Policy: Expand the Town's existing provisions that currendy limit second
units to granny units (deed restricted to seniors) and caretaker units only, to allow for
second units more generally within single family residential zones, provided that
parking, design, and other Town development standards can be met:
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H.4.E. Policy: Periodically review and update Town codes, ordinances, fee programs
and procedures to ensure that they do not unduly constrain housing development
H.4.F. Policy: Prioritize workforce and affordable housing when considering future
development proposals relative 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 £air 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.

H.6. Balance die need and provision of housing in the community with its impacts
on the environment.
Policy: Encourage residential development that promotes energy-efficient
and sustainable building practices, including the use of alternate energy sources such
as geothermal.
H.6J\.

H.6.B. Policy: Review all projects for energy efficiency in site design and planning
and for conformance with State and Town building codes.
H.6.C. Policy: Support efforts to weatheiize 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:
HAJi.l. Maintain an up to date, GIS-based inventory of potential sites available for
future housing development, and provide this information to Mammoth Lakes
Housing and prospective developers.
H.l.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 J \ . 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.l.B.l. As part of the amendments to the Housing Ordinance, analyze the
implicadons and benefits of excluding required on-site affordable and workforce
housing from density calculations in all mixed-use projects in the Commercial
General and Commercial Lodging 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
result in imacceptable site plan, character, Uvability or environmental impacts. If
adopted into the Municipal Code, this provision shall only be applicable to projects
ineligible for Town- or State- housing density bonuses.
H.l.C.l. Include a section in each District Plan specifically addressing residential uses
and workforce housing, and the quantity, quality and Uvability of that housing. This
may reflect any incentives determined to be appropriate as outlined in PoUcy H.I.D.,
and should include:
•

•

A District Plan for the "Downtown Area" including Main Street and adjacent
areas, including specific poUdes and/or incentives to support the
development of mixed use and infill commercial/residential projects along
Main Street, and infill residential-only development on sites that do not front
direcdy on Main StreetCodification of the North Old Mammoth District Plan and Downtown
District Plans, including specific incentives to encourage residential mixed
use and infill development, and refined zoning standards that promote mixed
use residential and commercial development

H.l.D.l. As part of Housing Ordinance amendment, reflect the density bonus
provisions of General Plan poUcy L.2.D, ensuring the amendment remains consistent
with State density bonus law.
H.l.E.l. Work with Mammoth Lakes Housing to develop criteria, 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-Ueu fees, in the
form of creating additional units, "deeper" affordability to Extremely-Low or Very
Low income households, additional units suitable for large famiUes, units provided
sooner than might otherwise be the case, or units that better meet an identified
community housing need.
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H.l.F.1. Action: Continue to apply zoning standards that allow for the following
types of special needs housing in Mammoth Lakes:
•
•

Emergency shelters and transitional housing facilities in the Commercial
Lodging (CL) and Commercial General (CG) districts.
Group living quarters, includix^ dormitory type residential uses, boarding
houses, and Single Room Occupancy units in multi-family residential zones.

Dedicate one percentage point of all revenues &om Transient Occupancy
Tax to fund affordable and workforce housing programs, and the work of Mammoth
Lakes Housing.
H.2J\.1.

H.2.A.2. Pursue available grant fiinds, in cooperation with Mammoth Lakes
Housing, to support and facilitate the provision of workforce and affordable
housing.
H.2.A.3. Develop and adopt a Community Housing Strategy in collabotadon with
Mammoth Lakes Housing 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 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 Housing Mitigation 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.

H.2.B.I. Amend and adopt a revised Housing Ordioance that reflects the November
2009 Interim Housing Mitigation Policy, incorporates refinements to meet legal
mandates; addresses aspects not fully articulated in the Interim Housing Mitigation
2-13

Project Description

Towm of Mammoth Lakes
2007-2014 Housing Element Update
Initial Study/ Negative Declaration

I I

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 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 onsite. This may include small multifimiily residential and lodging projects,
industrial and some commercial projects.
Provisions defining alternate housing mitigadon proposals 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.I. As part of the Housing Strategy, work with Mammoth Lakes Housing to
acquire and renovate units that can be added to the workforce housing inventory.
Program creation wiU include an evaluation of program costs, benefits, and
opportunities.
H.2.E.I. 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 used to correct building violations that
pose a threat to residents' safety or wellbeing.
H.2.G.I. As part of the Housing Strategy work with Mammoth Lakes Housing to
study and develop procedures that will avoid the inadvertent loss of deed-restricted
units, including:
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•

Improved structuring of deed restriction agreements so as to ensure their
long term availability to the local workforce.
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.H.I. As part of the Workforce Housing Needs Assessment, update the 2006
Employee Housing study and use the results of the update 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.I. As part of the Housing Strategy, work with Mammoth Lakes Housing, Inc.,
to develop and adopt minimum design and Uvability 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.
H.3.C.I. Complete a District Plan for the Sierra Valley Sites, including a special focus
on the Uvability, mobility and infrastructure issues of this workforce neighborhood,
and the preservation of this district as a mixed sin^e- and multi-femily workforce
neighborhood.
H.4.C.I. Amend the Municipal Code to allow residential care and assisted living
facilities within high-density residential and commercial zones.
H.4.C.2:
Amend the Municipal Code to permit licensed group homes for the
disabled and small residential care facilities serving six or fewer residents in zones
that permit single-family residences [Note: as required by state law].
H.4.C.3. Amend the Municipal Code to clarify that manufactured housing is
permitted in all residential zones, subject to conformance with State and local
building code standards.
H.4.D.I. Allow additional types of secondary housing units within the Rural
Residential and Residential Single Family Zone, addressing issues such as parking
and site planning, as well as neighborhood compatibility.
H.4.E.I. Complete the update of the Municipal Code to bnxig it into conformance
with the 2007 General Plan and the Housing Element Update.
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H.4.E.2. Amend the Town's development impact fee ordinance to assure that impact
fees to not create an economic impediment that deters construcdon of housing
needed to meet the Town's Regional Housing Needs Allocation or workforce
housing objectives.
H.4.E.3. Update and amend the Town's parking standards to allow for reduced
parking requirements for affordable housing units, and other housing types (such as
mixed use and high density infill projects close to transit) where appropriate.
H.6A..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.
H.6.B.I.
Work with Inyo Mono Advocates for Community Action (IMACA)
and Mammoth Lakes Housing 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.
2.4

PREVIOUSLY ADOPTED HOUSING ELEMENT GOALS, POUCIES AND
PROGRAMS
Mammoth Lakes previously adopted a Housing Element in 1992 (updated in 2003)
(Mammoth Lakes 2003) that identified housing needs and patterns of housing use and
employment patterns, including a Regional Housing Needs Allocation Plan (RHNA).
Collectively the goals and policies of the previous Housing Element form the baseline
against which proposed policy changes must be assessed to determine if the policies in the
Draft Housing Element would result in significant environmental effects. The 1992 Housing
Element identified the following goals:
•
•

•
•

Goal L To ensure the provision of a variety of housing types suitable to the needs of
the different social and economic segments of Mammoth Lake's Population.
Goal 2. Housing Programs and opportunities that maximize choice, avoid
discrimination based upon age, ethnic background, sex, marital status, handicaps, or
family size.
Goal 3: Energy efficient stmctures and sites.
Goal 4. Maintenance or enhancement of the quality and availability of existing
residential units (Mammoth Lakes 1993:38-39).
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The contents of the previous housing element are incorporated by reference and are
available from the Town of Mammoth Lakes upon request.
2.5

PROJECT PHASING
The Housing Element addresses the planning period January 2007 to July 2014. 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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INITIAL STUDY CHECKUST

1. Project Title:
2. Lead Agency Name and
Address:

3. Contact Person and Phone
Number:
4. Project Location and
Setting:

Draft 2007-2014 Housing Element Update
Town of Mammoth Lakes
P.O. Box 1609
437 Old Mammoth Road, Suite R
Mammoth Lakes, CA 93546
Ellen Clark
Senior Planner
(760) 934 8989 ext. 269
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, approximately 60
miles north of Bishop, California, and 130 miles south of
Reno, Nevada. US 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
boundary is principally under public ownership, primarily by
the United States Forest Service.
The Town's permanent population was estimated at 7,400 in
2008, with 3,140 households and an average household size of
2.44 persons. Mammoth Lakes is a resort community, and a
significant proportion (58 percent) of its total housing stock
consists of vacation homes rented or occupied seasonally. The
Town had an estimated total of 9,245 units in 2008, of these
39.2% were single-family homes, and 58.3% were mulrifiimily
units (rental apartments and condominiums).

5.
6.
7.
8.
9.

Project Sponsor:
Descripdon of Project
General Plan Designation:
Zoning
Other public agencies
whose approval is required
(e.g., permits, financing
approval or participation
agreement):

Also see Chapter 2, Project Description.
Town of Mammoth Lakes
See Chapter 2, Project Description
Various. See Chapter 2, Project Description.
Various. See Chapter 2, Project Description.
The Town of \ ^ m m o t h 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
Agxicultural and Forestry
Resources
Air Quality
Biolo^cal Resources
Cultural Resoutces

•

Geolc^/Soils

•

•

•

Populatioo/Housinf;

•

Public Services

•
•
•

Recreation
Transportation/Traffic
Utilities/Service Systems
Mandatory Findings of
Significance

/

Greenhouse Gas Emissions
Mazards and Hazardous
Materials
HydroIt^?y/Water Quality
Land Use/Planning
Mineral Resources

•

Noise

•

•

•
•

LEAD AGENCY DETERMINATION:
On the basis of this initial evaluation:
I find that the proposed project COULD N O T have a significant effect on the environment, and a
N E G A T I V E DECLARATION will be prepared.
1 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 die project proponent A MITIGATED NEGATIVE DECLARATION wiU 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 "potentially s^;nifkant
unless m i t ^ t e d " impact on the environment, but at least one effect (1) has been adequately analyzed
in an earlier document pursuant to applicable l ^ a l 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 earlier EIR or N E G A T I V E
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated
pursuant to that earlier EIR or NEGATIVE D E C I ^ R A T I O N , including revisions or mit^ation
measures that are imposed upon the proposed project, nothing further is required.

%fiy
Signature

tiiTi k , ^ o| O
Date

Ellen Clark
Printed Name

Town of Mammoth I.ake^
f'or
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EVALUATION OF ENVIRONMENTAL IMPACTS
1. A brief explanation is requited for all answers except "No Impact" answers that are
adequately supported by the information sources a lead agency dtes 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 'Totentially 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 describe
the mitigation measures and briefly explain how they reduce the effect to a less than
significant level (mitigation measures "Earlier Analysis," as described in (5) below, may
be cross-referenced).
5. Eaiiicr analysis may be used where, pursuant to the tiering, program EIR, or other
CEQA process, an effect has been adequately analyzed in an eariier EIR or negative
declaration. Section 15063 (c) (3) (D). In this case, a brief discussion should identify the
following:
(a) Eariier 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 earlier document pursuant to
applicable legal standards, and state whether such effects were addressed by
mitigation measures based on the earlier analysis.
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(c) Mitigation Measures. For effects that are "Less than Significant with Mitigation
Measures Incorporated," describe the mitigation measures which were incorporated
or refined from the earlier document and the extent to which they address sitespecific 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 sources
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.
3.1

AESTHETICS

a.

Have a substantial adverse effect on a
scenic vista?
b. Substantially damage scenic resources,
including but not limited to, trees, rock
outctoppings, and historic bxiildings within
a state scenic h^hway?
c. Substantially degrade the existing visual
character or quality of the site and its
surroundings?
d. Create a new source of substantial light or
gjare, \rfiich would adversely affect day or
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 dramadc 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 neighboriioods constitute much of the remaining urban environment,
including numerous condominium projects (concentrated in the central and western part of
die 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-oriented district that incorporates a number of lodging and
commercial developments focused around a gondola station.
The General Plan identifies major view corridors 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. Development
proposed by the Draft Housing Element reflects growtii that was planned for in the 2007
General Plan, or subsequent amendments to the General Plan. 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
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those projects. The Draft Housing Element does not revise previously adopted mitigation
measures or City ordinances that were analyzed in General Plan EIR; the General Plan EIR
evaluated the potential for the growdi 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).
a) Have a substantial adverse effect on a scenic vista?
Policy H.l.C of the Housing Element does suggest that future District Plans incorporate
incentives and development concessions to encourage mixed use and infill development,
particularly within Mammoth's commercially-zoned areas, including potential relaxation of
height standards. Any such changes to development standards would need to be fiorther
studied and incorporated as amendments to the Zoning Code, which would be subject to
separate environmental review. It should be noted that current State Housing Density Bonus
law requires a community to grant development concessions (within certain parameters),
which may include height concessions, to facilitate the development of affordable housing.
Because the Housing Element does not grant entidcments for specific mixed use or infill
housing projects, it would be too speculative at this point to determine \(^ether such
development could potentially impact a scenic vista, even with the application of the Town's
Zoning Code and current height standards.
In addition, the Draft Housing Element does not grant entitiements for new projects or
include site-specific proposals, nor would it otherwise direcdy result in new development
within the Town. Future housing development projects would be required to undergo
separate environmental review imder CEQA and would be subject to the Town's applicable
review process, including design review. 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 signiffcant
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?
US Highway 395, which lies to the east of the Town limits, is designated as a State Scenic
High\ray in the Mammoth Lakes vicinity; High\ray 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 liie 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
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enddements 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
Highway 395, it is unlikely that future housing development will be visible from the scenic
highway. Furthermore, all development would be subject to the Town's applicable review
processes, including policies and standards that limit tree removal 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
enddements for new projects or include site-specific proposals, nor would it otherwise
direcdy result in new development within the Town. Future housing development projects
would be required to u n d e i ^ 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 Jess than signiScant effect impact on scenic
resources.
c) SubstandaUy degrade the existing visual character or quality of the site and /Cs
surroundings?
The Draft Housing Element allows for lot coverage and height concessions under Policy
H.C.I, where it would encourage infill development. 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 I.5A.a.l 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 enddements for new projects or include site-specific proposals, nor would it
otherwise direcdy result in new development within the Town. Thus the project would have
a less than signiScant impact oa the visual character or quality of Mammoth Lakes and its
surroundings.
d) Create a new source of substantial light orgiare, which would adversely affect day
or nighttime views in the area?
The Town of Mammoth Lakes' existing and future development, including new residential
development cited in the Housing Element, includes lighting that causes or may cause ^are.
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 outdoor Ughting ordinance
(Municipal Code Chapter 17.34) includes a range of requirements for outdoor lighting that
are intended to minimize nuisance and hazards from inappropriate or pooriy-designed
lighting and avoid impacts to views of the night sky.
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The Draft Housing Element does not include new goals, policies, or implementadon
programs related to reducing light and ^are impacts, nor does it propose to amend or
rescind existing related policies or regulations. In addition, the Draft Housing Element does
not grant entidements 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 ^are such as the outdoor lighting
ordinance. Therefore, the Draft Housing Element would have a less than signWcant
impact Tcizttd to light and glare.
3.2

AGRICULTURE AND FOREST RESOURCES

a.

Convert Prime Farmland, Unique

b.

Importance (Farmland), as shown on the
maps prepared pursuant to the Farmland
Mapping and Monitoring Program of the
California Resources Agency, to nonagricultural use?
Conflict with existing zoning for

•

•
contract?
c Conflict with eiusting 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), or
timberland zoned Timberland Production
(as defined by Government Code section
51104(g))?
d. Result in the loss of forest land or
conversion of forest land to non-forest
use?
e. Involve other changes in the existing
environment which, due to their location
or nature, could result in conversion of
Farmland, to non-agricultural use or
conversion of forest land to non-forest
use?

•

•

•
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This section analyzes the potential for the adoption of the Draft Hotting Element to result
in impacts on farmland and forest resources. The Draft Housing Element does not include
new goals, policies, or implementadon programs related to agriculture or forest resources,
nor does it propose to amend or rescind existing related policies or reguladons that govern
these resources.
a) Coni^rt Prime Farmland, Unique Farmland, or Farmland of Statewide
Impor^nce (Farmland), as shown on the maps prepared pursuant to the Farmland
Mapping and Monitoring Program of the California Resources Agency, to nonagticultural use?
No property within the Town's UGB is designated as Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance. Therefore, the Housing Element would have no
impacts related to the conversion of farmland to noo-agricuitural 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
contracts. Therefore, the Housing Element would have no impacts related to conflicts with
zoning for agricultural use or Williamson Act contracts.
c) ConRict with existing zoning for, or cause rezoning of, forest land (as deSned in
Public Resources Code section 12220^),
timberland (as deSned by Public
Resources Code section 4526), or timberland zoned Timberland Production (as
deSned by Government Code section 51104(^)?
Public Resources Code section 12220(g) defines "Forest land" as land "that can support 10percent nadve tree cover of any species, including hardwoods, under natural conditions, and
that allows for management of one or more forest resources, 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
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above definition of Forest Land. The OSSC oveday applies to properties along portion of
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 currcndy undeveloped.
Residential development considered in the Draft Housing Element would only occur within
the UGB and would not affect any National Forest zoned property, ^ t h i n 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 or
OSSC zoning or that otherwise qualify as "Timbedand" or "Forcstland." Therefore, there
would be no impact related to forest or dmberland.
d) Result in the Joss of forest 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). The Shady Rest site, in particular, is undeveloped and contains a
large number of trees and also includes an identified wetland area that tnay be managed for
its aesthetic, wildlife and water quality values. The Shady Rest site was previously a USDA
Forest Service 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 2 (RMF-2), 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 direcdy
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
related to tree removal and protection of forest resources. Specific policies that would be
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enforced include the Town's tree removal ordinance which requires that the planning
director approve removal of trees over six inches in diameter, and which may require
mitigation of this removal throxigh their replanting or replacement elsewhere ^ o w n of
Mammoth Lakes Municipal Code Section 17.16.050[b]), and Action R.I.C. of the General
Plan which requires that development projects mitigate impacts to mature trees (Mammoth
Lakes 2007a, Rtsourre Management and Consermtion EUmenf). Therefore, the Draft Housing
Element would have a less than signiScant impact related to the loss of forest land or
conversion of forest land to non-forest uses.
e) Involve other changes in the existing environment which, due to their location or
nature, could result in conversion of Farmland, to non-agricultural 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

AIRQUAUTY

a.

Conflict with oi obstruct implemcntatioa
of the applicable air quality plan?
b. Violate any air quality standard or
contnbute substantially to an existing or
projected air quality violation?
c Result in a cumulatively considerable net
increase of any criteria poUutant for which
the project region is non-attainment under
an applicable federal or state ambient air
quality standard ^eluding releasing
emissions which exceed quantitative
thresholds for o2onc precursors)?
d Expose sensitive receptors to substantial
pollutant concentrations?
e. Create objectionable odors affecting a
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
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governed by the Great Basin Unified Air Pollution Control District (GBUAPCD) and the
California Air Resources Board (CARB). Effective July 23, 2005, the Mono County portion
of the GBVAB has a non-attainment status for 0 3 (State sKindards only). All of the
GBVAB is designated non-attainment for the PMIO State standard. The Mammoth Lakes
area is designated non-attaioment of the federal PMIO standard, which is less stringent than
the State standard.
Although Mono County is categorized as non-attainment for the state 0 3 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 pollufion fit>m one air basin to another to be either
overwhelming, significant, inconsequential, or some combinadon 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 Joaqiiin) Valley is
responsible 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 are not considered to have a considerable
impact on ambient levels due to the climacdc patterns of the eastern slopes of the Sierra
Nevada Mountains.
The Air Quality Management Plan (AQMP) for the Town (adopted by the Town Council
and APCD Board of Directors in November and December 1990 [Ono et al. 1990]) is the
primary document for the Town to satisfy the Clean Air Act requirement to develop a State
Implementadon Plan (SIP) to demonstrate how the Mammoth Lakes area will attain and
maintain the National Ambient Air Quality Standards (NAAQS) for PMIO. The AQMP
includes analyses of PMIO sources, their impact, and the effectiveness of control measures
to improve the PMIO levels, concluding that the primary sources of PMIO emissions in the
Town are generated by wood smoke and road dnders. 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. A
Progress Report on the Implementation of the Mammoth Lakes AQMP was prepared by the
APCD in April 1995, which documents the progress of the 1990 Plan control measures.
Althougji the Federal PMIO standard has not been violated since 2003, the State standard
has been violated on several occasions each year over the past several years. State PMIO
standards were exceeded on twenty occasions between March 2008 and March 2009 and on
25 occasions between March 2009 and March 2010. Major sources of PMIO in Mammoth
are smoke from wood burning and re-entrainment of dnders used for traction control on
winter roads; the most significant violations of the State standard occur when high calm
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winter days coincide with peak visitor period on winter holidays and weekends. Despite the
continued exceedance of the stringent State PMIO standard, the overall trend since 1990 has
been a significant reduction in PMIO levels, due in part to actions taken by the Town to
reduce pollution from woodstoves by limiting their installadon, 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) ConHict with or obstruct implementation of the applicable air quality plan?
As noted above, the Town is subject to the 1990 Air Quality Management Plan that
identifies various strategies to help the Town comply with the Federal Air Quality standard.
Consistent with the AQMP, Section 8.30.110 requires the Town to incorporate measures in
project review that reduce projected Vehicle Miles Traveled (VMT), with the goal of
reducing total VMT to 106,600 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 (Section 8.30.030) 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 106,600 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 entitiements for
new projects or include site-specific proposals, nor would it otherwise direcdy 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 PMIO 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 PMIO. 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 PMIO, or create objectionable odors
affecting a substantial number of people; thus it would result in a less than signiBcant
impact on the implementation of the AQMP.
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b) Violate any air quality standard or contribute substantially
projected air quality violation?

to an adsting

or

Also see Section 3.3.b). The Draft Housing Element provides a policy ficamework that
governs existing and foreseeable housing and housing needs within the Town of Mammoth
Lakes. The Draft Housing Element, however, does not propose or 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 less than
signiScant.
c) Result in a cumulatively considerable net increase of any criteria 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.
e) Create ob/ectionable odors affecting a substantial number of people?
Less than Significant Impact. See Section 3.3a and 3.3b., above.
3.4

a.

BIOLOGICAL RESOURCES

Have a substantial adverse effect, either
directly or indirecdy through habitat
modifications on any species identified as
candidate, sensidve 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
Service?

•
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Have a substantial adverse effect on any
dpanan habitat oi odier sensitive natural
conunimity identified in local or regional
plans, policies, or r^;uIations by the
California Department of Fish and Game
or U.S. Fish and Wildlife Service?
Have a substantial adverse effect on
federally protected wetlands as defined by
Section 404 of the Clean Water Act?
Interfere substantially with the movement
of any native resident or migratory fish or
wildlife species or established native
resident or migratory wildlife corridors, or
impede the use of native wildlife nurseries?
Conflict with any local policies or
ordinances protectii^ biological resources
such as a tree prescription policy or
ordinance?
Conflict with the provisions of an adopted
Habitat Conservadon Plan, Natural
Community Conservation Plan, or other
approved local, r ^ o n a l or state habitat
conservadon 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 biodc communides converge.
Major vegetation communides 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 ea^e, golden eag^e, great gray owl, northern goshawk, northern harrier. Pacific
fisher, prairie falcon. Sierra Nevada moun^in beaver. Willow flycatcher, and Yosemite toad.
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-spedal
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
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4,-.3, Biolo^cal Kesounes). The Draft Housing Element does not include new goals, policies or
unplementation programs related to biological resources, nor does it propose to amend or
im
rescind existing related policies or regulations that govern such resources.
a. Have a substantial adverse effect, either directiy or indirectly dirougb habitat
modi&cadons on any species identiffed as candidate, sensitive or special status
species in locai or regional plans, policies, or regulations by the California
Department of Fish and Game or U.S. Fish and WildUfe Service?
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. Because the Draft Housing Element does not dirccdy
propose development of raw land or create cntidements for development, the adoption of
the Draft Housing Element would not result in significant impacts on special status species,
or 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, migratory 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 less than signiScant.
b. Have a subs^mtial adverse effect on any riparian habitat or otiter sensitive natural
community identiGed in local or region^ plans, policies, or regulations by the
California Department of Fish and Game or U.S, Fish and Wildlife Service?
Less than Significant Impact. See Section 3.4a above.
c. Have a substsmtial adverse effect on federally protected
Section 494 of the Clean Water Act?

wedan€ls as deSned

by

Less than Significant Impact. See Section 3.4a above.
d. Interfere substantial^ with the movement of any native resident or migratory Ssh
or wildlife species or established native resident or migratory wildlife corridors, or
impede the use of native wildlife nurseries?
Less than Significant Impact. See Section 3.4a above.
e. Conffict with any local policies or ordinances protecting biological resources such
as a tree preservation policy or ordinance?
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Less than Significant Impact. See Section 3.4a above.
f. Conflict with the provisiona 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 signiGcant
3.5

Cultural Resources

a.

Cause a substantial adverse change in the
significance of a histoncal resource as
defined in 14 California Code of
R^;ulations Section 15064.5?
b. Cause a substantial adverse change in the
significance of a unique archaeological
resource as defined in 14 California Code
of Regulations 15064.5?
c. Direcdy or indirccUy destroy a unique
paleontological resource or unique
geologic feature?
d. Disturb human remains including those
interred outside of formal cemetenes?

•

•

•
•

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
or workmanship. Paleontological resources 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.
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 sources, such as Casa Diablo, but
are also found in other locations. Other sites, such as occupation deposits, temporary
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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
Urban 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, CuUimil Resources). The Draft
Housing Element does not include new goals, policies, or implementation programs related
to cultural resources, nor does it propose to amend or rescind existing related policies or
regulations that govern cultural resources.
a. Cause a substantial adverse change in the signiScance of a histoncat resource as
deSnedin 14 California Code of Regulations Section 15064.5?
Historical resources consist of cultural resources listed on the California Register of
Historical Resources (CRHR) and resources determined to be el^blc for listing on the
CRHR by the CEQA lead agency based upon substantial evidence (14 California Code of
Regulations Section 15064.5). 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 or integrity of the resource. As the Draft Housing Element does not
propose specific development activity or create entidements for new development the
approval of the Draft Housing Element would not result in any ground-disturbing
construction or 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 interred human remains. This impact would be less than significant.
b. Cause a substantial adverse change in the signiGcance of a unique archaeological
resource as deSnedin 14 California Code of Regulations 15064.5?
Less than Significant Impact. See Section 4.5a above.
c. Directly or indirectly
geologic feature?

destroy

a unique paleontological

resource

or

unique

Less than Significant Impact. See Section 4.5a above.
d. Disturb human remains including those interred outside of formal cemeteries?
Less than Significant Impact. See Section 4.5a above.
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3.6

Geology and Soils

a.

Expose people or structures to potential
substantial adverse effects, including the risk
of loss, injury, or death involving:
ii) strong seismic ground shaking
ill) seismic-related ground failure, including
liquefaction, or;
iv) landslides?
b. Result in substantial soil erosion or loss of
topsoil?
c Be located oh a geologic unit or soil that is
unstable or would become unstable as a result
of the project?
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?
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 Caldeta, a remnant valley fotmed 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 feult 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).
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I I
alt

Erosion prone soils occur variably throughout the Town, where loose sandy soils are
unconsolidated by vegetation or steep slopes make exposed landforms more erosion prone.
In general, erosion within the Town is limited by ground coyer 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, Geobgji, Seismicity, Soils andMimraJ Resources).
a) Expose people or structures to potential substantial adverse effects, including tlie
risk of loss, injury, or death involving:
ii) strong seismic ground shaking
Hi) seismic^relatedground failure, including liquefaction, or;
iv) landslides?
The Draft Housing Element does not propose or direcdy 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 2007a). The Draft Housing Element does not propose changes the
policies of the Public Health and Safety Element. Because the Draft Housing Element would
not direcdy 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 sigruScant.
b. Result in substantial soil erosion or loss of topsoil?
The Draft Housing Element does not include specific development proposals nor would it
create entidements that would allow constmction. As no ground-disturbing work is
proposed, the project would not result in erosion or loss of topsoil This impact would be
less than signiffcant,
c. 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.
d. Be located on an expansive soil as deSned in Tbale 18-1-B of the Uniform
Building Code, creating substantial risia to life or proper^?
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Less than Significant Impact. See Section 3.6a above.
e. Have soils incapabie of adequately supporting the use of septic
alternative waste disposal systems where sewers are not available?

tanks or

Less than Significant Impact. See Section 3.6a above.
3.7

a.

b.

Greenhouse Gas Emissions

Generate greenhouse gas emissions cither
direct^ or indirccdy diat may have a
significant impact on the environment?
Confiict with an applicable plan, policy, or
r^;ulfltion adopted for the purpose of
reducing the emission of greenhouse gases.

•
•

Greenhouse gasses (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 (C02) emissions. Municipal
sources of C 0 2 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 fixture housing would be developed within the Town. The Draft Housing
Element itself does not propose any policies that relate direcdy to emissions of GHGs. The
Draft Housing Element does provide incentives for certain kinds of development, such as
infill and workforce housing, but the Draft Housing Element does not by itself propose new
construction or create enddements for such constmcrion. 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 enddements necessary for
construction. Because the Draft Housing Element does not direcdy allow or propose
development, adoption of the Draft Housing Element would not direcdy result in GHG
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emissions nor would it conflict with any law or policy related to GHG emissions. While
future infill projects incenrivized 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 J ^ , H.6.B and H.6.C encourage energy efficient building practices, retrofitting of existing
stmctures, 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, encourage infill 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 resulting in
reduced GHG emissions compared to development patterns that place workers far from
employment. Thus, impacts related to GHG emissions would be less than signiScant
3.8

Ha2ard8 and Hazardous Materials

%. Create a significant hazaid to the public ox
the enviionment throiigh the routine
transport, use, ot disposal of hazardous
materials?
b. Create a significant hazard to the public or
environment t h r o u ^ reasonably foreseeable
upset and accident conditions involving the
release of hazardous chemicals into the
environment?
a Emit hazardous emissions or handle
hazardous or acutely hazardous materials,
substances, or waste within one-quarter mile
of an existing or proposed school?
d. Be located on a site \(4uch is included on a
list of hazardous materials sites compiled
pursuant to California Govemnient Code
Section 65962.5, and as a result, would it
create a significant hazard to the public or
environment?

•

•

•

•
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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 die project result in a
safety hazard for people residing or workii^
in the project area?
f. Impair implementadon of or phjrsically
interfere with an adopted emergency
response plan or emc^ency e^^cuadon plan?
g. Expose people or structures to a significant
risk 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 metab. 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 park, the high school and college
laboratories, gasoline fiieling stations, the Mammoth Yosemite Airport, and the Mammoth
Mountain Ski Area (MMSA). There are no sites within the Town diat are listed on the
federal Comprehensive Environmental Response, Compensation, Liability Information
System Database (CERCLA) within the plannii^ area.
The General Plan EIR analyzed the potential risks and impacts associated with hazardous
materials and airport land uses that may result fi;om 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.
3-23

Initial Study Checklist

Town of Mammoth Lakes
2007-2014 Draft Housing Element
Initial Study/Negative Deciaration

Response to questions (a) tbrou^

(d}.

The Draft Housing Element does not propose any specific activities that would require the
use of hazardous materials that would lead to public or environmental hazards, release into
the environment via accidents, proximity to schools, or constmction 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. Thus, this impact would be less than signiScant.
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 safe^ hazard for people residing or working in the project area?
The potential for hazards associated with General Plan buildout in the proximity of the
Mammoth Yosemite Airport were previously identified in the General Plan EIR (Mammoth
Lakes 2007:4-135). The Mammoth Yosemite Airport 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. V^ith this, and with compliance with federal regulations and the Airport
Land Use Plan, impacts regarding safety for people working or residing in the area of the
Mammoth Yosemite Airport would be less than signiScant QAssasnoXh Lakes 2007:4-135).
f) Impair implementation of or physical^ interfere with an adopted
response plan or emergency evacuation plan?

emergency

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 or 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 signiScant
g) Expose people or structures to a significant risk of loss, injury or death involving
wildland Sres, including where wildlands are adjacent 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
been designated as a Very High Fire Severity Hazard Zone by the California Department of
Forestry, meaning that the community is very suscepdble to wildland fire risk. Fire risk is
managed by public informadon strategies such as the Eastern Sierra Region Fire Safe
3-24

Initial Study Checklist

Town of Mammoth Lakes
2007-2014 Draft Housing Element
Initial Study/Negative Declanrtion

W^^BSS.

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 L ^ e s Fire Protection
District and by the Town as part of the development review process. While new
development regulated by the Draft Housing Element would be subject to existing fire risk
reduction strategies, the adoption of the Draft Housing Element would not direcdy lead to
constmction of new structures or create entidements allowing construction on lands
vulnerable to wildland fires. Hiis impact would be less than signiGcsait,
3.9

Hydrology and Water Quality

a.

Violate any water quality standard or waste
dischar^ reqtiircinents?
b. Substantially deplete groundwater supplies
or interfere with ^oundw^ter rechai^?
c Substantially alter drainage patterns or result
in erosion?
d. Substantially increase flooding via alterations
of drainage or surface runoff patterns?
c. Create or contribute to runoff which could
exceed existing or foreseeable stonnwater
drainage systems?
f. Otherwise substantially degrade water
quality?

•
•
•
•
•

•

The Town is located within the 45,000 acre Mammoth Hydrologic Basin. This approximately
71 square mile basin is part of the Lot^ 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 Stadon via Canyon Boulevard, Bemer 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), discharges into Murphy Gulch just cast of the Mammoth
Ranger Station. A 43,560 square foot (one-acre) siltadon basin was constructed at the
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downstream end of Murphy Gulch channel in conjuncdon with these drainage
improvements.
Potential flood hazard areas in the Town include Murphy Gulch and the Manamoth Creek
drainage area, which are located in the south central pordon of the community. Murphy
Gulch, which is located in the northeast quadrant of the Town, is a seasonal stream and has
very litde or even no flow during dry months. However, Murphy Gulch carries runoff during
the spring snowmelt, as well as during heavy rainfall The Murphy Gulch area is a 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 magnimdes 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 moimtain range, to the north by
Bald and Glass Mountains, and to the east by Round Mountain. Recharge occurs around the
Long Valley Caldera rim, within the western portion, and beneath the resurgent area in the
nortfiwestem central portion of the Caldera. Groundwater discharge also occurs 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 docs 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 \rater quality.
Respoosea to questions (a) tiirougb (i):
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 reduce the floodwater capacity of surface water channels or decrease the
permeability of the landscape through the constmction of impermeable surfaces. These same
actions may increase the incidence of surface runoff that is channeled through storm
drainage systems. Ground water rechaige may also be affected when projects reduce the
permeability of the surface landscape thus reducing water flow into aquifers or ix^en
projects alter drainage patterns that contribute to recharge. The Draft Housing Element does
not propose ground-^turbing constmction or alteration of existing land surfaces or
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drainage patterns, and as a result would not affect urater quality, flood risk, stormsx^ter
capacity or ground water recharge. Ground^jrater use is currendy governed by the
Grou/idmater Mana^ment Pian for the Mammoth Basin Watershed (Mammoth Community Water
District [MOXTD] 2005).
The proposed Policy H.l.D, which implements Goal H.l, would 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. This incentive for land uses that increase
density could inctease the impermeability of the urban landscape, thereby increasing runoff
which could strain existing stormwater conveyance capacity. However, the General Plan
contains implementation measures that would reduce and control surfecc runoff (Mammoth
Lakes 2007:4-162, Measures I.l.A.a.l through II.4A.a.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, infrastmcture public safety, and mobility inftastmcture within
the Sierra Valley Sites neighborhood and other neighborhoods 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. 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). Consequendy, this policy would not result in
impacts to water quality. These impacts would be less than signiBcant
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V
3.10

Land Use and Planning

•

a. Physically divide an established community?
b. Conflict with any applicable land use plan,
policy or regulation of an agency with
junsdiction over the project, adopted for the
purpose of avoiding or mitigating an
environmental effect?

•

The Town boundary (Municipal Boundary) includes approximately 24.4 square miles of land
The Municipal Boundary includes two separate and distinct areas of land: (i) the portion of
the Town that includes the majority of the developed community; and (ii) 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 Highway 395 and
approximately 10 miles east of the portion of the Town described in (i) above.
Of the total 24.4 square miles within the Municipal Boundary, 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
Airport, 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
square miles within the UGB (Mammoth Lakes 2007:4-177).
The land outside the UGB but inside the Municipal Boundary 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), industrial (I), national forest (NF) and low-density residential/airport (LDR-2, 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
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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 ordcdy growth and
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, hand Use).
a.) Physically divide an estabhshed

community?

The Draft Housing Element does not propose construction of any infrastructure and would
not divide the Town; thus, there would be no impact
b.) Conflict widi any appUcabie land use plan, policy or regulation of an agen<^ with
jurisdiction over the project, adopted for the purpose 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 signiGcant,
3.11

Mineral Resources

a.

Result in the loss of availability of a known
mineral resource that would be of value to
the re^on and the residents of the state?
b. Result in the loss of availability of a localty
important mineral resource recovery site
delineated on a local general plan, specific
plan, or other land use planning document?

•

•
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Mineral resources in the planning area include industrial minerals (clay, aggregate, cinders,
etc.) and precious metals associated with volcanic rocks and hot spring and geothetmal
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
and area defined by the UGB where buildout of the General Plan would take place. A
geothennal 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 a ^ e g a t e and a deposit of precious
metals are located in the eastern portion of the planning area to the north of the MammothJune Lakes Airport There are no cinders 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,
Geobgf, Seismidty, Soils and Mineral Rfsounvs). The Draft Housing Element does not include
new goals, policies, or implementation programs related to mineral resources, nor docs 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 acdon 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 depledon of a mineral resource of statewide or local significance. This
impact would be less than signiGcant
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 currendy exploring ways
to utilize geothermal energy for smaller scale projects, such as heating and snowmelt on
streets and sidewalks. The General Plan EIR requires that ftiture 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). Compliance with these measures would avoid conflicts
between residential and geothermal land uses, thus impacts on geothermal e n e i ^ would be
iess than signWcant
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3.12

Noise

a.

Exposure of persons to or gencradon of
noise levels in excess of standards established
in the local general plan or noise ordinance,
or applicable standards of other agencies?
b. Exposure of persons to or generate excessive
^oundbome noise or vibradon leveb?
c. A substantial temporary or periodic increase
in ambient noise levels in the project vicinity
above leveb rTis""f> without the project?
d. For a project within an airport land use plan
or within two miles of an airport where such
a plan has not been adopted would the
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 logarithmic 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 square (RMS) velocity is usually used to describe vibration
ampUtudes. 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 amphtude of the signal.
The most significant noise sources in the Town are traffic on State Route 203 and major
town road\x^ys, 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 2007:4203). In addition, construction activity required for development contemplated under the
General Plan would generate noise and vibration. These activities are regulated under
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Chapter 8.16 of the Mammoth Lakes Municipal Code and the goals and policies of the
General Plan.
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, Noise). 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 variety 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.l.B, Action H.l.C.l). 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. As
identified in the General Plan EIR, the Town would require development projects to
incorporate design measures 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 firom 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 noisesensitive land use adjacent to noise sources to ensure that new land uses would not be
exposed to noise levels that arc inconsistent with the municipal code or the Noise Element
(Mammoth Lakes 2007:4-211 and 212). Thus, this impact would be less than signiScant
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b.) Exposure of persons to or generate excessive groundbome
levels?

noise or vibration

The Draft Housing Element does not propose specific construction projects nor does it
create entitlement for construction. While the policies in the Draft Hoiosing Element both
shape and encourage residential construction, the adopdon of the Draft Housing Element
does not include idendfiable construction projects that would result in ground-borne noise
or vibration or ambient noise levels. Future projects that would be would be subject to the
review idendfied under (a) above. This impact would be less than signi£cant
c) A substantial temporary or periodic increase in ambient noise levels in the project
vicinity above levels existing without the project?
Less than SigniScantImpact.

Sec Sccdon 3.12a and 3.12b above.

d.) For a project within an airport land use plan or within two miles of an airport
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 required 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. Thus, any
development regulated under the Draft Housing Element would not resvilt in significant
impacts related to airport noise levels. This impact would be less than significant
3.13

a.
b.

c.

Population and Housing

Induce substantial population growth in an
area, either directly or indirectiy?
Displace substantial numbers of existing
housing, necessitating the construction of
replacement housing elsewhere?
Displace substantial numbers of people,
necessitatii^ the construction of housii^
elsewhere?

•
•
•
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Mammoth Lakes is a resort community, with a local economy dominated by tourism,
focused around outdoor recreadon and the nearby Mammoth Mountain Ski Area. The
Town's permanent populadon was estimated at 7,400 in 2008, with 3,140 households and an
average household size of 2.44 persons. During peak visitor periods, the local population can
increase by up to five times due to the recreational land uses in the vicinity such as the
MMSA.
Mammoth Lakes' housing characterisdcs are strongly affected by its resort character. A
significant proportion (58 percent) of its total housing stock is vacation homes, which arc
rented or occupied seasonally. The town had an estimated total of 9,245 housing units in
2008, of these 39.2 percent were single family homes and 58.3 percent were multifamily units
(rental apartments and condominiums).
The Town's RHNA, as described in Chapter 2, equals 279 units, which is well within the
residential development envelope analy2ed 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
3,415 units over the 2008 level.
The Draft Housing Element identifies specific sites that could provide up to 1030 housing
units; however, only a fraction of this number would be needed to satisfy the remaining 133
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 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 direcdy or indirecdy on tourism and recreation.
According to the 2000 Census, the largest employment sectors included the following: arts,
entertainment, recreation accommodation, and food services industries (37.1 percent of the
workforce); educational, health, and social services (11.2 percent of the work force); finance,
insurance, real estate, and rental and leasing (10.8 percent of the workforce); and retail
(9.8 percent of the workforce). Median per capita income was $24,526 in 1999 with
14.4 percent of individuals and 8.7 percent of families below the poverty level. As of 2008,
the median household income in Mammoth Lakes was $53,892 and $58,621 in Mono
County.
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
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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 nearby 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, Bmpiojment and Housing.
Respoases to questions (a) through (c) above.
Population growth may be induced by the construction of housing, the creation of jobs, or
the construction of infiastructure that removes impediments or limits on growth. Population
growth, by itself, does not result in environmental effects; however, growth can drive
commensurate needs for infiiastructure or residences that causes 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. It
would not by itself lead to growth or remove impediments to growth. Thus, impacts related
to population growth would be less than sigmScant,
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 numbers of people in a manner diat
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 expEddy developed to
broaden the opportunities for housing for all segments of the community, thus
accommodating, rather than displacing, members of the community who desire to live in
Mammoth Lakes. Therefore, impacts related to displacement of population and housing
would be less than signiGcant.
3.14

Public Services and Parks and Recreation

a. Fire protection?

•

b. Police protection?

•

c. Schools?

•
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The Mammoth Lakes Fire Prottction 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). Addidonally, MLFPD provides fire protection
services and emergency response to the upper middle fork of the San Joaquin, Red's
Meadow, and Devil's Postpile Nadonal Monument (DEPO) located in Madera County. The
MLFPD currently 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 Coimty 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 Airport.
The Town is located within the jurisdiction of the Mammoth Unified School District
(MUSD). The MUSD provides education to students in grades kinda^arten (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.
Recreational opportunities in the vicinity of the Town are extremely high with both
commercial and public resources available 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
services were analyzed in the General Plan EIR (Mammoth Lakes 2007, Section 4.10, Public
Serviced). The Draft Housing Element docs 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 services.
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Responses to questions (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 services. 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 potential
for growth identified in the General Plan to strain public services uras 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 is currently in the process of
revising and updating its Development Impact Fee schedule to ensure that fees continue to
fairly and accurately reflect the costs of providing public services to meet demand &om 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, fire,
school and hospital services would be less than signiBcant
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 signiScant.
5.15

Transportation and Traffic

a.

Confiict with policies, plans oi regulations
establishing measures for the effectiveness
of the circulation system?
b. Conflict with coi^stion management
programs including level of service
standards?

^

^
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c.

Substantially increase hazards due to a
design feature (such as sharp roadway
curves) that are incompatible for planned
or foreseeable uses?

^

•'

d. Result in inadequate emergency access?
e.

Conflict with adopted policies, plans, or
programs regarding public transit, bicycle
or pedestrian facilities, or decrease the
performance of such facilities?

^

The tnajor access into the Town is via SR 203, which intersects with U.S. Highway 395 just
east of the To^wi limits. SR 203 (also named Main Street) is a four-lane road &om U.S.
Highway 395 dirough die majonty of the developed portion of the Town. SR 203 narrows
to two lanes north of the intersecdon 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. Pordons of SR 203 are augmented
by firontage 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.
High\ray 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 coc^estion and or delay. The majority of intersections in the
Town operate at LOS A through C, with a few intersections felling below this level
(Mammoth Lakes 2007:4-305).
The Drafi Housing Element shapes housing development that would occur under the
existing General Plan. The traffic impacts associated with buildout of the adopted General
Plan were analyzed in the General Plan EIR (Mammoth Lakes 2007, Section 4.13,
Transportation and Circulation).
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Responses to questions (a) through (e):
The Draft Housing Element does not alter existing General Plan policies that govern
circulation pattems, nor would the adoption of the Draft Housing Element by itself alter
circulation pattems 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 significandy reduce LOS, the effectiveness of the
circulation system, transportadon safety, or drculadon facilities including bicycle and
pedestrian facilides. Relevant implementation measures identified in the General Plan EIR
include but are not limited to:
II.l.C.a.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, parking availability,
street capacity, workforce housing availability, road capacity, and pedestrian
connectivity (Mammoth Lakes 2007:4-317);

VU.l.B.a-4

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.l.B.b.4

Require new development to dedicate right-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 signiScant
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3.16

Utilities and Service Systems

a.

Exceed the wastewater treatment capacity of
the applicable Regional Water Quality Control
Board?
b. Requite or result in the construction of new
water or wastewater treatment facilities or
storm water drainage facilities which could
cause significant environmental effects?
c Result in a determination by the M^istexrater
treatment provider that it has adequate
capacity to serve the project's projected
demand in addition to existta^ commitments?
d. Have sufficient water supplies available to
serve the project &om existing entitlements
and resources, or are new entidements
required?
e. Be served by a landfill with sufficient
permitted capacity to accommodate the
project's solid \raste disposal needs?
f 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 USPS. 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 faciUties arc located throughout the town. In 1975, a major storm drainage
project established the area's storm drain system fix>m Mammoth Slopes to Mammoth
Ranger Station via Canyon Boulevard, Bemer 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 described below, discha^s into Murphy Gulch just east
of the Mammoth Ranger Station. A 43,560 square foot (one-acre) siltation basin was
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constructed at the downstream end of Murphy Gulch channel in conjunction with these
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 arc undersized.
Water supply is provided by local surface water as well as groundwater sources. Surface
water within the Mammoth Basin is generally supplied by snowmelt. The diversion point for
surface water is located at Lake Mary in the Lakes Basin. In 2006, based on actual water
supply, about 67 percent of potable water for the community came from surface crater
diverted from the Mammoth Creek \ratershed and 33 percent 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 more dependent on
the use of groundwater supplies to meet ftiture increased demand for water. The MCWD
has \rater entitlements frrom Mammoth Creek for domesdc uses, storage rights in Lake Mary,
and operates eight groundwater production wells within the MCWD service area.
Solid waste collection service for the Town is provided under a franchise agreement with
Mammoth Disposal, Incorporated. Solid waste collection service 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 VtiUties). The Drafr
Housing Element does not propose new policies that would govern these services 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 entidements that would
require the use of these facilities or increase pollutant concentrations. The General Plan EIR
identified the following measure to reduce the burden on utilities and service systems
resulting from buildout, including growth that would occur under the Drafr Housing
Element.
Il.l.C.a:

Ensure that new development densities do not exceed the capacity of public
service 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
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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 selfmitigating with respect to impacts on \ra,stewater and stormwater capacity and treatment
standards, this impact would be less than sigaiGcant.
d) Have sufScient water supplies available to serve the project
entitlement and resources, or are new entitlement required?

from

existing

The General Plan EIR identified this implementation measure 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
water 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
respective 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 less than signiScant.
Response to questions (e) and (f):
The Draft Housing Element does not direcdy 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
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 signiGcant,
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3.17

a.

Mandatory Findings of Significance

Docs the project have the potential to degrade
the quality of the environment, substantially
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 periods of
California history or prehistory?

^

b. 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 current projects, and the effects of
probable future projects)?
c. Does the project have environmental effects
which will cause substantial adverse effects on
human beings, either direcdy or indirecdy?

•'

•'

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 direcdy 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.l and H.2 include:
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H.l.B. Policy: Allow housing development as part of infill and mixed-use
development in commercial zoning districts.
H.l.C. Policy: As part of the District Plans and their subsequent codification,
develop incentives to encourage residential mixed use and infill development.
H.2.D. Policy: Encourage the renovation and conversion of existing non-workforce
units, such as condominiums currcndy 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, 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
workers commuting in from oudying locations and thereby reducing VMT and GHG
emissions. Therefore, these impacts would be less than signiGcant
c) Does the project have envitotuaental effects which wiU cause substantial
effects on human beings, either directfy or indirectly?

adverse

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 signiGcant.
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ADDITION AND RESPONSE TO COMMENTS
INITIAL STUDY/NEGATIVE DECLARATION

Town of Mammoth Lakes
Housing Element Update 2007-2014
SCH# 20100052018
LEAD AGENCY:
Town of Mammoth Lakes
437 Old Mammoth Road, Suite R
PO Box 1609
Mammoth Lakes, CA 93546
Contact: Ellen Clark
760 934-8989 ext. 269
Jane 1,2010

1.0 INTRODUCnON
The Town of Mammoth Lakes Draft Housing Element Initial Study/Negative Declaration
(IS/ND) has been prepared pursuant to the requirements of the Califoraia 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 May
10, 2010, and expired on June 1, 2010. The State Clearinghouse granted a shortened (20
Day public review) consistent with the criteria set forth in the Office of Planning and
Research guidelines for shortened reviews and Section 21091 of the Public Resources
Code.
The IS/ND and supporting documents were available for review by the general public at
the ofBces of the Town of Mammoth lakes Community Development Department, 437
Old Mammoth Road, Suite R, Mammoth Lakes, California. A notice of Intent to
Adopt/Notice of Availability was printed in the local newsp^)er 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 May 17, 2010.
(Attachment 1)
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, as a contrasted with a Draft
Environmental Impact Report (see State CEQA Guidelines Section 15088), the Town of
Mammoth Lakes has elected to prepare the following written response in the spirit and
with the intent of conducting a comprehensive and meaningftil evaluation of the proposed
project.
2.0 CHANGES TO THE PROPOSED PROJECT SINCE PUBLICATION OF THE
DRAFF INITIAL STUDY
The Draft Initial Study was published on May 10, 2010. Since that time, minor revisions
have been made to the Draft Housing Element in response to comments provided to the
Town by HCD as part of their required review. These include the following:
A. Housing Sites Analysis
The Housing Element is required to identify specific sites where the Town is able to
accommodate its share of the Regional Housing Need. The Town's RHNA for the 20072014 planning period is 279 units, distributed among the range of income levels from

Extremely-Low (<30% of Area Median Income or AMI) to Above Moderate (>120%
AMI). 146 units of deed-restricted housing were built between 2007 and 2009, leaving
133 units that remain to be built
HCD*s review of Housing Elements has paid increasing attention to the adequacy of local
jurisdictions* sites analysis, particularly for sites that can accommodate housing for
lower-income residents. More detailed analysis is typically required where residential
densities are comparatively low, as is the case in Mammoth Lakes, because HCD equates
higher densities (typically 15 units per acre and above) with affordability.
The Town was requested to provide additional information and analysis as the basis for
an adequate sites analysis, lliis supplemental detail was needed to document, to HCD*s
satisfaction, that sufficient land in Mammoth Lakes is available, appropriately zoned,
with adequate infrastructure and services, and/or with approvals in place that would
suggest these sites can be developed in the next five years.
Therefore, the draft housing sites analysis was revised to:
o Provide additional detail on timelines and project/approval status for each of the
site,
o Present a more realistic (conservative) projection about how many units might be
built imder the Snowcreek Master Plan and on the Shady Rest site by 2014.
o Include a program to emphasize the Town's commitment to working with a future
developer of the Shady Rest site to update the Master Plan and potentially
streamline development consistent with the updated plan.
o Include specific information about three additional approved residoitial projects;
the Ettinger, Tihana Townhomes, and Saraf projects, all of which are likely to
move forward in the next five years,
o Provide additional analysis of large parcels in the RMF-1 zone that are either
vacant or only contain a single family residence, that can accommodate additional
density as the zoning allows.
As was the case for the sites analysis contained in the February 2010 draft, the Housing
Element merely considers these sites as potential locations for residential development; it
would not construct or cause any particular project or site to be developed. Ilierefore,
the revised sites analysis would not result in any new or different impacts from those that
were analyzed in the Draft Initial Study.
B.
Analysis and Programs for Special Needs Housing.
State Law includes a number of requirements for certain types of housing, including
transitional and supportive housing (such as group homes and residential care facilities),
emergency shelters, and housing for "Extremely Low Income" (ELI) households that
earn less than 30 percent of the Area Median Income. The State considers such housing
types to be similar to and consistent with other residential uses, and does not permit a
jurisdiction to impose more stringent review standards on such uses as would be required
of similar uses in that zone.

HCD*s comments requested some additional detail to be added to the analysis, and that
some additional programs (actions) should be added to ensure that the Town is meeting
the needs of these special groups.
In some cases the Town's zoning code is not
completely consistent with State law requirements- Therefore, the Housing Element was
revised to include additional actions to amend the code, to meet these mandates.
The proposed Zoning Code amendments would clarify Town requirements and
potentially make it easier to develop certain types of housing within zones that allow
residential development. These uses by their nature and scale would be compatible and
consistent with other permitted residential uses (in the case of transitional and supportive
housing such as small group homes), or with commercial uses (as is the case for
emergency shelters in the Commercial zones). Therefore, they would not generate
different or more significant environmental impacts beyond those that would be expected
to occur with any similar development in these areas; the findings and conclusions of the
Initial Study remain as previously analyzed.
3.0 RESPONSE TO COMMENTS
This section includes responses to comments received on the Initial Study/Negative
Declaration during the period of public comment. The number designation in the
response is correlated to the bracketed and identified portions of each comment letter.
1. RESPONSES TO COMMENTS FROM CALIFORNIA DEPARTMENT OF
TRANSPORTATION MAY 17,2010.
1-1 This comment expresses a concern that Housing Element H.4.B., in which the
Town would consider reduction or waiver of development impact fees for
projects that dedicate some or all of their units to affordable housing, may not
be consistent with the General Plan, since such fees are required to ensure
that new development mitigates its impact on public infi'astructure and
facilities.
Policy H.4.B. as proposed suggests 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 of such waivers, as would the
Tovra*s ability to alternately fiind the improvements. In addition, it should be
noted that the Town*s Municipal Code currently permits the Town Coimcil 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 2007-2014 CEQA public review and comment period has
provided an opportunity to obtain additional infonnation that could be used to revise or
modify 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
District 9
500 South MaiD Street
Bishop, CA 93514
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FAX (760)872-0754
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May 17,2010
Ellen Claiic, Senior Planner
Community Development I!)epartinent
P.O. Box 1609
Mammoth Lakes, California 93546

File: 09-MNO
IS/ND
SCH#: 2010052018

Dear Ms. Clark:
Draft Mammoth Lakes Housing Element Update 2007-2014
The California Department of Transportation (Caitrans) aq){neciates the opportunity to review the
draft Housing Element Update. We have the following comment:
•

Ensure that Housing Elemoit Policy H.4.B. is not hiconsistent with the listing General
Plan. This policy includes **Consider reduction or waiver of... developmoit impact fees for
projects that dedicate some oralloftheir units to afrord£d>le housing." (page 2-10)
General Plan Implemen^i<Hi Measure ILl.C.a.2. includes "As part of the project review
process, conditions of ^iproval and implementation of the Developer Impact Fee schedule
the Town shall require t t ^ new devetopment adequately mitipte its impact on ..." (page 339)
Regardless of housing type iiu:luded in new developmoit, transportation hnpacts must be
mitigated. Since developer impact fees are often the only way ofBite and cumulative impacts
can be mitigated, the Town m ^ not wish to state dial it would "consider" the reduction or
waiver of such fees.

We vahie our cooperative wOTking relationahip regarding tran^xntation issues with the Town of
Munmoth Lakes. If you have any qu^tions, you may call me at (760) 872-07S5.
Sincerely,

GAYLE J. ROSANDER
IGR/CEQA Coordinator
c: State Clearinghouse
Steve Wisniewski, Caitrans

'CalirattM improvtB mobility acroaa Califarnia'
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EXHIBIT 2 TO ATTACHMENT A
Resolution No. 10-25
Case No. GPA 2010-02
FINDINGS FOR GENERAL PLAN AMENDMENT 2 0 1 0 - 0 2
1. General Plan Amendment 2010-02 would not result in a change or
conflict with the Community Vision identified in the 2007 General
Plan because the change would ensure that the Town is able to meet
its fair share of the Regional Housing Needs Allocation, and provide
adequate and appropriate housing that residents and workers can
afford, as called for in the Vision Statement.
2. The amendment is consistent with the policies of the General Plan
since it would continue to support residential development within the
urbanized area of town on properties designated for such uses, and
would promote infill development that would not result in sprawl or
conflicts with the Urban Growth Boundary. Therefore, General Plan
Amendment 2010-02 would contribute to the achievement of the
purposes of the General Plan.
3. General Plan Amendment 2010-02 is consistent with the intent of the
2007 General Plan and its land use policies, because it would not
amend or revise the density and development standards contained in
the Land Use Element of the General Plan, and would not increase
development beyond the amoxmt anticipated in the 2007 General
Plan. Therefore, GPA 2010-02 would not change the policy direction
or intent of the General Plan.
4. General Plan Amendment 2010-02, through the policies and actions
of the updated Housing Element, supports creation of new housing
and preservation of the existing housing stock within areas of the
town designated for residential and mixed use development, that are
physically suitable for such development, including, but not limited to
access, provisions of utilities, compatibility with adjoining land uses,
and absence of physical constraints.

EXHIBIT 3 TO ATTACHMENT A
Resolution No. 10-25
Case No. GPA 2010-02
2 0 0 7 - 2 0 1 4 HOUSING ELEMENT UPDATE
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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 2007-2014, and meets the two
purposes identified by State law, including assessment of current and future housing needs and
constraints in meeting those needs; and providuig 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 &inily."
The Housing Element has been structured to meet the needs of State Housing Element law, and
includes the following major component:
•

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
of Mammoth Lakes in undertaking or intending to take to implement those goals and policies.

1.2

COAAMUNITY CONTEXT

The Town of Mammoth Lakes is a resort community of approximately 7,400, located in Mono County
in California's Eastem Sierra region. The Town incorporated in 1984 to become Mono County's only
incorporated commimity. Mammoth Lakes contains over half (^proximately 54 percent) of the
County's resident population, and is the County's primaiy employment and service center. The
Town of Mammoth Lxikes General Plan
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Town's boundaries encompass approximately 24 square miles; of 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
Manmioth Mountain Ski Area (MMSA), a major California ski resort and local employer.
The Town has a total housing stock of around 8,000 units. Based on the 2000 Census, an estimated
S7.5 percent of the entire housing stock is dedicated to seasonal, recreational or occasional use,
reflecting the popularity of Mammoth Lakes as a location for second-home ownership. This trend also
has an impact on housing affordability, since housing prices are driven by relatively affluent secondhome buyers; the rental maricet 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 ensiuing adequate sites are available.

•

Allowing for a range of housing types at a variety of aflbrdability 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 Mr and equal housing opportunities.

Town of Mammoth Lakes General Plan
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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 for every California family." The housing element is one of the seven Statemandated 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, 2007 to June 30,
2014. Therefore while the Housing Element is a five-year document covering August 31,2009 to
August, 2014, the Town has approximately seven and a half years (January 2007 to August 2014)
to fulfill the RHNA.

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 concem. The eleven elements of
the Town's General Plan are:
•

Economy

•

Arts, Culture, Heritage and Natural History

•

Community Design

•

Neighborhood and District Character

•

Land Use

•

Mobility

Town of Mammoth Lakes General Plan
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•

Parks, Open Space and Recreation

•

Resource Management and Conservation

•

Public Health and Safety

•

Noise

•

Housing

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. 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 Mono County Community Development Department, Mammoth Lakes Housing, and
Inyo Mono Advocates for Community Action. A number of data sources were used in preparing
this Housing Element. Specific sources arereferencedthroughout 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. These included a combination of publicly-noticed special
study sessions with the Board of Mammoth Lakes Housing, the Town's Planning Commission
and Town Council, two public workshops in January 2009 held in both English and Spanish, and
three special workshops conducted by Mammoth Lakes Housing, who also conducted a townwide mail in survey.
In total, 47 members of the public attended the community meetings, and 87 survey responses
were received. Key issues discussed during the meetings with Town Council, Planning

Town of Mammoth Lxikes Cenerat Plan
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Commission and MLH Board included the need to utilize livability' as a guiding principle in all
workforce housing development; the importance of maintaining sufficient sites to accommodate
workforce housing needs by continuing to require projects to provide on-site housing mitigation;
having a wide range of strategies to meet the community's housing needs available in a flexible
housing "toolbox"; and targeting those strategies to meet the gaps that State and federal funding,
and the private market cannot fulfill. This Housing Element addresses a number of the issues
raised during the community outreach process, including an action to develop a Housing Strategy
focusing on a toolbox of programs to meet local housing needs, policies that include a focus on
livability, and update of the existing Housing Ordinance to more effectively target the gaps in
housing affordability.
Public comments received at the community meetings and through the survey focused on the
difficulties in affording housing locally, particularly for single adults, the need to create high
quality affordable units, with amenities such as access to outdoor space and adequate storage
space for bicycles, skis and other outdoor equipment. A number of participants noted that living
in smaller units could be desirable as long as there was light, good storage and outdoor access.
The biggest barrier to homeownership cited was difficulty securing a loan and the size of required
down payments. Mammoth Lakes Housing has established a first-time homebuyer assistance
program which has helped a number of households to become homeowners; this Housing
Element continues to support this and other programs to address housing needs.
Other concerns expressed were the need to ensure a range of affordability in different projects
and not to over concentrate lower-income and rental units, as well as ensuring that affordable
housing projects are compatible with neighborhoods. Some expressed concern with the fact that
many of the town's older and more affordable units, particularly rental units, are often in disrepair
or are very energy inefficient, and don't meet the needs of the individuals and families trying to
rent them. Anecdotally, some noted a concern about overcrowding of rental units, sometimes
with multiple families, and by seasonal employees.
The Town conducted public hearings before the Planning Commission and Town Council on
June 9, 2010, and June 23, 2010, respectively, on the draft Housing Element to collect public
' 'Livability" wss defined as those aspects such as units size, configuration of rooms, location, and amenities that appropriately meet
the needs of their targeted residents.

Town of Mammoth Lakes General Plan
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comments in conjunction with submittal of the Department of Housing and Community
Development for mandated State review.
Written notices were sent to public agencies, community organizations, and Mammoth Lakes
Housing, and public notices were placed in the Mammoth Times and The Sheet, and posted at
Town offices. The Town notified these organizations of the availability of the Housing Element
and provided copies electronically and in hard copy by request for review. Mono County,
Mammoth Lakes Housing, and Inyo Mono Advocates for Community Action, who are the other
principal agencies dealing with housing issues in the Mammoth Lakes area, were also contacted
during the course of the preparation of the Housing Element.

1.7

SUAAAAARY OF KEY FINDINGS AND HOUSING PROGRAM

This section summarizes the key issues andfindingsrelatedto 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 Housmg

•

Energy Conservation

HOUSING AFFORDABIUTY

The housing market in Mammoth Lakes is substantially driven by demand for vacation units and
second homes from Southern California buyers, with close to sixty percent of the housing stock
as seasonal or occasional use units. Regionally, housing in Mammoth Lakes is substantially more
expensive than in neighboring communities such as Bishop. Utilities costs are also high, related
to the need to heat homes in Mammoth's cold winter climate. Based on 2008 data, just under half
of Mammoth Lakes' households are in the extremely-low, veiy-low and low-income categories,
and cannot afford market rate rental or owner-occupied housing in the town. Housing options are

Town of Mammoth Lakes General Plan
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greater for those in the moderate- and above-moderate categories, but most for-sale housing units
are unafFordable to households making less than 120% of Area Median Income (AMI). 45
percent of renters and those owning homes in Mammoth Lakes experience some degree of cost
burden related to housing; these in^acts are more severe in families of five or more. Although
the downturn in the housing market may make 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.
Housing affordability is expected to be an ongoing issue in the Town of Mammoth Lakes through
this Housing Element period.
To address this issue, the Housing Element includes a number of policies and programs to
facilitate the production and preservation of affordable housing. In particular, programs include:
•

Update and ongoing implementation of the Town's housing ordinance, which mandates
provision of workforce and affordable housing units

"

Continued funding (including dedication of Transient Occupancy Tax monies),
partnership, and support for the work of Mammoth Lakes Housing, who have
successfully built several dozen income-restricted housing units in the past several years

HOUSING PRODUCTION

The Town's adopted Urban Growth Boundary, reflecting the extensive public lands immediately
surrounding its uibanized area, limit 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:
•

Continued use of State and Town density bonuses for afford^Ie housing, and study of
ways in which such housing production can be facilitated.

Town of Mammoth Lakes General Plan
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•

Developing and codifying district plans for commercial areas that will encourage mixed
use and infill development.

•

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

HOUSING REHABIUTATIOH AND CONSERVATION

Compared to many California communities, the town's housing stock is relatively new, with
almost 90 percent of Mammoth Lakes' 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. As noted below, improving energy efHciency of older
housing units is an important to important component of reducing housing costs in Mammoth's
climate. Some of the community's most 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.

•

Continued code enforcement efforts, and study of incentives to rental property owners to
upgrade properties.

•

Continued application of Munici[)al Code standards that protect rental housing and
mobile home parks.

•

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

GOVERNMENTAL CONSTRAINTS

The Town's property development standards, fee programs, and other regulations and requirements
regulate new development, and are intended to ensure it meets standards for public safety and welfare;
to uphold neighboriiood and community character; and to ensure that development pays its fair share
of costs to mitigate demands on infiastructure and services. Although some development standards,
such as those for on-site paricing, lot coverage and setbacks may be more stringent than in other

Town of Mammoth Lakes General Plan
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communities, they are appropriate in the town's local context, particularly the need to deal with large
amounts of winter snowfall.
The ana])^is 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 identified for improvement is the Zoning Code , which has not been updated since
adoption of the General Plan update in 2007;tiiismay add potential complexity to the interpretation of
policies and standards. Programs identified to reduce governmental constraints to housing production
include:
•

•

Conqiletion of a comprehensive Zoning Code update in 2010 and 2011, u^ich will:
o

Bring the Code into conformance with the General Plan.

o

Provide an opportunity for the Town to codiiy recently adopted policies related to
incentive zoning, housing mitigation.

o

Introduce streamlining of administrative procedures and permitting requirements
where appropriate.

Continued periodic review of planning procedures, planning and development impact fees to
ensure that they do not create an undue cost burden to housing development

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 a local non-profit that offers low-cost retrofits to improve program
participation among qualified homeowners.

•

Adopting State Green Building Code requirements as they come into force, and studying
additional strategies, such as developer incentives, to improve energy conservation.

Town of Mammoth Lakes Cenerat Plan
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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 J, Housing Proff-am, 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. The information provided in this chapter covers the breadth of aimlysis suggested by
HCD in their 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. Deceimial Census and Claritas are
the primary sources for the majority of the data collected. The most recent U.S. Census data is from
2000, and Claritas, a private demographic vendor, which provides updates of Census data. Other data
sources were cited where appropriate, such as the California Department of Finance (DOF) for 2008
population household estimates, the California Employment Development Department (EDD) for
local enq>loyment trends, RealQuest for real estate data, and housing affordability estimates by special
needs populationfiY)mthe U.S. Department of Housing and Urban Development (HUD). Most of the
data in this chapter was compiled by EDAW/AECOM. the consultant firm retained by the Town to
assist with preparation of the Housing Element.

Town of Mammoth Lakes General Plan
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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.. Thisfluctuationin population also results in
significant seasonal variation in employment and housing demand, leading to unique housing
pressures.
In 2007, approximately 4,100 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 9,000 homes in Mammoth,
approximately 60 percent are vacation units. This results in an inflated housing market that is not tied
to local incomes and employment

Town of Mammoth Lakes General Plan
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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 (2008), Claritas, Inc.
(2008), and U.S. Census (2000).
POPULATION TRENDS

Mammoth Lakes, a town of roughly 7.400frill-timeresidents, is the only incorporated area in Mono
County and makes up a significant share (roughly 54 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 people.

Table 2-1

Population Grov/th: 2000-2008

Town of Mammoth Lakes
Mono County'

7.093
12,853

7,413
13.759

0.55%
0.86%

'includes the Town of Mammoth Lakes
Some: U.S. Census. 2000: DOF, 2008: EDAW. 2008.

As shown in Table 2-1 above, from 2000 to 2008, the population of Mammoth Lakes increased at a
slightly slower average annual rate than Mono County. California Department of Finance projected
population growth is not available for the Town of Mammoth Lakes. However, the Department of

Town of Mammoth Lakes General Plan
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Finance anticipates Mono Coimty to grow at an average annual growth rate of 2.6 percent, reaching a
total population of just over 16,000 people by the end of this Housing Element planning period in
2014 (Table 2-2). If Mammoth Lakes grows by its Regional Housing Need Allocation (RHNA) of 279
units, or 681 people (at an average household size of 2.44), its average annual growth rate will be 0.68
percent during the planning period, significantly less than the growth rate predicted for Mono County
by the California Department of Finance.'

Table 2-2

Projected Population Growth: 2008-2014

Mono County'

13,759

16,065

2.62%

'Includes the Town of Manunoth Lakes
Source: DOF. 2008; EDAW. 2008.
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,
includingfemilytype and size, income, and housing preference. Understandii^ these characteristics is
essential in determining Mammoth Lakes* appropriate housing needs.
Evident by Mammoth Lakes' median age (Table 2-3), the town has a slightly younger population than
the County. However, Mammoth Lakes* population is slightly older than California as a whole; the
median age of California residents was just nearly35 years of age in 2008.

' This population estimate assumes that ail of these future units would house permanent residents of Mammoth Lakes. However,
based on the town's existing housing profile it is likely that a si^ificant proportion of the above-moderate units constructed would be
used as second or vacation homes, and related permanent populMion growtti would therefore be less than 681 people.

Town of Mammoth Lakes General Plan
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Table 2-3

Median Age: Town of Mammoth Lakes and Mono County, 2000 & 2008

Mammoth Lakes
Mono County'
California'

32.2
36.0
33.3

35.7
38.0
34.9

'Includes the Town of Mammoth Lakes
' California's 2008 estimate is from the American Community Survey, uiiereas Mammoth Lakes and Mono County 2008 estimates
are from Claritas.
Source: U.S. Census. 2000: Clariias. 2003; Americm Convnunity Survey, 2008.

As shown in Table 2-4, a large proportion of Mammoth Lakes' and Mono County's population are
children; approximately 20 percent of Mammoth Lakes' residents and 21 percent of Mono County
residents are under the age of 18. Hie town's largest age group is 2S to 34, while the largest segment
of Mono County's population is 45 to 54. The town's large proportion 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 laiger proportion (11%) of persons age 65 and older than Mammoth Lakes (8%),
perhaps attributable to the &ct that the town's climate, with heavy annual snowfall, is less attractive to
seniors than other communities in the county.
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As seen in Table 2-5, the most significant population increases In Mammoth Lakes and Mono County
between 2000 and 2008 occurred in residents aged 45 years and above. In Mammoth Lakes, this age
group comprised slightly less than 30 percent of the town's population, but rose significantly to reach
nearly 35 percent in 2008. A likely explanation for this mcrease lies in Mammoth Lakes* relatively
close proximity to the greater Los At^etes metropolitan area, and the increasing number of aging
baby-boomers choosing the town for retiremenL

Table 2-5

Under 5
5-17

Age Distribution: Town of Mammoth Lakes and Mono County, 2000 - 2008

402

5.7%

475

6.1%

18.2%

727

5.7%

805

6.1%

10.7%

1,192

16.8%

I.IIS

14.3%

-6.5%

2,226

17.3%

1,953

14.7%

-12.3%

9.2%

-10.4%

18-24

943

13.3%

722

-23.4%

1.330

10.3%

1,192

9.0%

25-34

1,332

18.8%

1,501

19.2%

12.7%

1,932

15.0%

2,113

15.9%

9.4%

35-M

1.389

19.6%

1.307

16.7%

-5.9%

2.366

18.4%

1,911

14.4%

-19.2%

45-54

1.020

14.4%

1,283

16.4%

25.8%

2.064

16.1%

2,270

17.1%

10.0%

55-64

508
307

7.2%

778
625

10.0%

53.1%

1,232

9.6%

1,570

11.8%

27.4%

8.0%

103.6%

976

7.6%

1.458

11.0%

49.4%

65+

4.3%

'includes the Town of Mammoth Lakes
Source: US. Census. 2000: Clarilas, 2008: EDAW. 2008.
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EDUCATION

Educational attainment is often positively correlated with type of employment and level of income
earned and, therefore, the ^ ^ of housing residents are able to afford. In 2008, 11.5 percent of Mono
County residents and 12.2 percent of Mammoth Lakes' residents had less than a high school degree, a
significantly lower 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 very similar to that of
California (29.5%). 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 U.S. Census in March of 2000.

Table 2-6

Educational Attainment (Population 25 years and over). 2008

669
988

12.2%

1,579

Associate's degree

367

Bachelor's degree

Less than High School
High school graduate
Some college

Graduate degree

1,072

11.5%

4.612.748

19.8%

18.0%

1,866

20.0%

5.396.253

23.1%

28.7%

2,897

31.1%

4,657,119

20.0%

6.7%

682

7.3%

1.782,118

7.6%

1,286

23.4%

1,811

19.4%

4,425,024

19.0%

60S

U.0%

994

10.7%

2,458,500

10.5%

'[deludes the Town of Mammoth Lakes
' California data isfromthe American Community Survey, 2007,
Source: Claritas. 2008: EDAW, 2008.
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EAIPLOYMENT

Claritas reports that there were 4,800 Manunoth Lakes' residents in the workforce in 2008. However,
the size of the total workforce (including non-residents) fluctuates with seasonal demand from 3,300
to 5,300 employees (seasonal employment is discussed in more detail on page 26). As shown in Table
2-7, service, sales and office occupations combined conq)rise over 47 percent of the working residents
in Mammoth Lakes and 44 percent of the working residents of the County; these residents are apt to
work in the large hospitality and retail sectors of the area. A large share of both Mammoth Lakes and
Mono County residents also fall into the Management/Professional occupational sector. This sector
likely employs a substantial portion of Mammoth Lakes and Mono County*s college graduates.
Table 2-7

Occupations of Mammoth Lakes Residents,, 2008

Management and Professional
Service
Sales and Office
Farming, Fishing, and Forestry
Construction, Extraction, and Maintenance
Production, Transportation, and Material Moving

1,662
1,229
1,046
4
535
325

34.6%
25.6%
21.8%

2,739
1,735
1,624

0.1%

18
981
517

11.1%
6.8%

36.0%
22.8%
21.3%
0.2%
12.9%
6.8%

'bicludes the Town of Mammoth Lakes
Source: Clariias. 2008: EDAIV. 2003.

Town of Mammoth Lakes General Plan

23

HOUSING aEMENT
CHAPTER 2: HOUSING NEEDS ASSESSMENT

EMPLOYMENT GROWTH

The California Employment Development Department (EDD) does not report data for the Town of
Manunoth Lakes separately from the rest of Mono County. Therefore, data for the County was used as
a proxy for the industrial make-up and employment growth trends for the town.
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 the
HDD, as shown in Table 2-8, leisure and hospitality accounts for roughly 40 percent of employment in
Mono County. Other major employment generators in the County are government (20%),retailtrade
(11%), financial activities (6%), and professional and business services (5.5%).

Table 2-8

Employment Growth by Industry in Mono County. 1992-2007

11.0%
6.0%

690
380

10.8%

Financial Activities

570
310

Professional & Business Services

220

4.2%

340

Leisure & Hospitality

2,190

42.2%

Government

1,060

20.4%

Retail Trade

10.7%

5.3%

740
410
380

2,710

42.3%

2.830

40.9%

1,330

20.8%

1,530

22.1%

5.9%

5.9%
5.5%

1.8%
1.9%
3.7%
1.7%
2.5%

'Includes the Town of Mammoth Lakes
Source: CA EDD. 2008: EDAW2008.

Employment growth has been relatively steady in the leisure and hospitality sector, as all other
industries have averaged &ster annual growth rates between 1992 and 2007, particularly professional
and business services and government (Table 2-8). However, despite its modest growth rate, the
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leisure and hospitality sector added 640 jobs to the County between 1992 and 2007, more than retail
trade, financial activities, and professional and business services combined. Government also added a
significant number of jobs (470) during the same period. Professional and business services has
expanded the festest, at an average rate of 3.7 percent per aimum, but still makes up less than 6
percent of total employment
Due to the 2008 recession, it is anticipated that employment levels have retracted since 2007. In July
2007, EDD reported Mono County's unemployment rate at approximately five percent with a total
estimated en^>loyment of 7,500 en:q)loyed residents. In July 2009, EDD reports Mono County's
unemployment rate at approximately 11 percent with a total estimate employment of ^proximately
7,100 employed residents. Thus, it could be expected that much of the gains experienced from 2000 to
2007 have been lost in 2008 and 2009.
JOBS AND EMPLOYED RESIDENTS

Ideally, a community would have the same number of full-time jobs available as the number of
employed residents, thereby reducing work commutes and externalizing housing pressures to
surrounding communities. Mammoth Lakes' employment dynamics are unique in contrast with many
cities in California, as there are a 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 ofjobs per employed residents to counteract the effect of
part-time and seasonal labor. According to the Eastern Sierra Housing Needs Assessment released in
March of 2005, there are approximately 1.2 jobs per en^loyed person in Mammoth Lakes, depending
on the season. Based on the most recent data available, the inverse is true for Mono County overall,
estimated to have approximately 0.9 jobs per employed resident. This ratio inq>lies that the County
exports a portion of its employed residents to surrounding communities and neighboring counties.
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SEASONAL EMPLOYMENT
The employment opportunities in Mammoth Lakes vary drastically by season. Employment demand
for most industries peaks in the snow season (Table 2-9).

Table 2-9

Mammoth Lakes Employment by Industry by Month, 2007

Construction

319

324

282

305

344

338

356

352

330

326

302

268

321

Retail Trade

505

496

480

503

446

441

443

451

428

386

399

439

451

Real Estate and Rental and Leasing

362

329

332

277

245

239

275

285

274

272

269

282

287

Accommodation and Food Services

3.031

2,817

2,663

2,436

1,319

1,210

1,320

1,357

1,338

1,241

1.778

2,533

589

591

594

592

589

583

590

581

595

589

561

541

542

543

535

506

517

508

523

527

Govemment

585

602

578

Other

525

523

499

1,920

Source: California EDD. 2008; EDAW, 2008.
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As shown in Table 2-9 and Chart 2-1, the largest seasonal employment fluctuations occur in the
Accommodation and Food Services Industry, dipping to approximately 1^00 jobs in the off-season
and increasing to over 3>000 jobs at its peak.

Chart 2-1
Mammotn
and Food Services. 2007
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Chan 2-2

Mammoth Lakes Seasonal Empioyment; Other Industries. 2007
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Construction, Retail Trade, and Real Estate employment also varies seasonally (Chart 2-2). The
seasonal employment fluctuations in Real Estate, Rental and Leasing activity is tied to visitors and
temporary workers arriving at various times of the year. Retail activity follows a similar a pattern, but
its fluctuations are some^^lat less severe. Construction en^)loyment peaks in the summer months
between June and September before felling again during the colder months when harsh weather
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conditions make construction activity difficult Overall, employment fluctuated from a high of 5,330
jobs in January to a low of 3,330 jobs in October.

Chart 2-3

Mammoth Lakes Employment & Unemployment, 2007
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The unemployment rate in Mammoth Lakes is inversely related to seasonal enq)loyment fluctuations,
as shown in Chart 2-3. According to the California Employment Development Department (EDD), the
average annual unemployment rate for Mammoth Lakes was 4.6 percent in 2007, with a high of 5.6
percent in May of that year.
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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
exanq>le, family households, particularly those with children, have less flexibility in their housing
needs andtypicallyrequire larger units. This section describes prevailing household characteristics in
Mammoth Lakes and how those characteristics impact housing needs.
HOUSEHOLD TYPE

According to data &om Claritas, the Town of Mammoth Lakes had 3,140 households in 2008. As
shown in Table 2-10, Mammoth Lakes has a lower percentage of femily households (54.4%),
compared to Mono County (612%). This percentage is also significantly lower than that of California
as a whole; according to the 2007 American Community Survey,fomiHesmake up 68 percent of
households m California. Mammoth Lakes* larger share of non-family households is likely aresultof
the large number of youngerrecreationemployees. In both geographies, singles make up the majority
of non-&mily households. The majority of femily households in both the Town of Mammoth Lakes
and Mono County were comprised of married couples, of which Mono County also houses a larger
percentage

Town of Mammoth Lakes General Plan
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Table 2-10

Household Characteristics: Town of Mammoth Lakes and Mono County, 2008

Family faoasebolds:
Married^ouples
Male householder, no wife present
Female householder, no husband present

1380
140
189

80.7%
8.2%

2.732

11.1%

m

227

82.4%
6.8%
10.7%

Total Family households

1,709

54.4«A

3314

61.2%

Nonfamily households:
Singles
Other

1.414

2.078

99.0%

R

98.8%
1.2%

21

i.m

Total Nonfamily households

1,431

4S.6*^

2,100

38.8%

Inciudes the Town of Mammoth Lakes
Source: Claritas. 2003; EDAW, 2008.

HOUSEHOLD INCOME

Income is 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 Claritas, Mono County and California had a higher
median household income than the Town of Mammoth Lakes (2-11). Furthermore, adjusting for
inflation, both Mammoth Lakes* and Mono County's median household incomes declined between
1999 and 2008, while incomes rose in California as a whole. ThU indicates tlutt incomes in these areas
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have not kept pace with the cost of living, and as home prices and rents typically increase m real terms
over time, Mammoth Lakes and Mono Count's housing afTordability to residents has likely
decreased.

Table 2-11

Median Household Income: 1999 & 2008 (2008 Dollars)

Mammoth Lakes

$38,530

$53,892

Mono County'
California

$59,085
$61,739

$58,621
$62,617

'includes the Town of Mammoth Lakes
Source: U.S. Census. 2000; Ctaritas. 2008; American Community Survey. 2007: EDAW. 2008.
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 SO percent or lower of AMI,

•

Low-income, defined as annual household incomes 51 to 80 percent of AMI.

•

Moderate-income, defined as annual household incomes 81 to 120 percent of AMI.

•

Above moderate-mcome, defined as annual household incomes above 120 percent of AMI.

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
need to local jurisdictions as part of the housing element update process.
As Mammoth Lakes* home prices well exceed the afTordability of above moderate-income
households, this Needs Assessment also evaluates middle and upper income categories, which are
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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 ISO percent of AMI, ^'upper" income households are those households with incomes between
151 and 200 percent of AMI. "Above i^per** income households are households with incomes greater
than 200 percent of AMI
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. The income distributions of the two geographies
are tiiirly similar. However, Mammoth Lakes has a sli^tly higher proportion of households in the
lower income categories; 49 percent of Mammoth Lakes households and 45 percent of Mono County
households have incomes in either the extremely low, very low, or low income categories, while 37
percent of Mammoth Lakes residents and 42 percent of Mono County households have mcomes in
either the moderate, middle, or upper income categories. As will be discussed later in the chapter,
lower-income households often have difficulty finding decent and affordable housing within
Mammoth Lakes.
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Tabic 2-1 2

Household income Distribution by Income Category, 2008 Estimates

$32,950

12%
16%

11%
13%

373
487

600
707

$52,700

22%

81%-120%

$79,100

21%
22%

679
650

1,123

Middle

121%-150%

$98,850

21%
11%

13%

702

Upper

l5l%-200%

$131,800

>200%

>$I31,800

333
185
432

Extremely Low

<30%

$19,750

Voy Low

31-50%

Low

51-80%

Moderate

Above Upper

6%
14%

7%
13%

1.191

382
710

Note: Income limits are 2008 HCD Income Limits, but the income distribution is based on 2008 Claritas dat& The estimates do not adjust for household size.
'Includes the Town of Mammoth L^es
Source: CHAS DaiabooK Slate of Cities Database System. 2000; HCD Income Limils. 2008: EDA W. 2008.

lA

SPECIAL NEEDS GROUPS

special need populations often have unique housing needs beyond aftbrdability. Their specific
condition can require on-site services, specific housing design, or both to meet their day to day
household needs. For exanqile, disabled persons often require accessible ground floor units, and
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, disabled persons, homeless persons, and
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agricultural workers. This section describes the housing needs of each of these groups in the Town of
Mammoth Lakes. Table 13 summarizes the estimated number of special needs households in
Mammoth Lakes.

Table 2-13

State-identified Special Needs Groups, 2008

623 residents

8%

l,4S8 residents

11%

Female Household^'

277 households

9%

547 households

10%

Large Households (5+ person)

280 households

9%

439 households

8%

Disabled^

1,263 residents

19%

2,612 residents

20%

Homeless^

5-10 residents

-

20-30 residents

-

30 employees

0.43%

Seniors (65 years and older)

Agricultural Workers

0 employees

0%

'includes the Town of Mammoth Lakes
' U.S. Census (2000) is most recent data.
' Homeless population is an estimate only, since more piecise data is unavailable
Source: U.S. Census. 2000: Oaritas. 2008. EDAW. 2008.
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SENIOR HOUSEHOLDS

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 2008 Claritas data, 8 percent of Mammoth Lakes residents were seniors, defined as 65
years of age or older. Approximately 43% 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 Mairunoth Lakes.
The trail 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 (1.9%) of frail elderly, in contrast with
Mono County (3.7%) and the state of California (5.4%).
There are special concerns for senior citizens that need to be considered during project design review.
The most significant concerns include:
•

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 are often on fixed incomes and require stable housing arrangements without
theriskof significant increases in rent.

•

Senior citizens generally prefer to be a part of a communify.

•

Senior citizens are concerned about physical and psychological security, more so than
younger age groups.
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The U.S. Department of Housing and Urban Development (HUD) reports on senior household needs
based on 2000 U.S. Census data through the State of Cities Database System. Table 2-14 presents the
number of seniors with housing problems by income classification and household type. A household is
considered to have a housing problem if it spends more than 30 percent of its gross monthly income
on housing, lives in overcrowded conditions, and/or lives in a housing unit that lacks adequate
cooking facilities.
Table 2-14

Senior Housing Problems by Income Classification and
Household {HHj Type for Mammoth Lakes, 2000

<s30% MeduD FamUy Income (MFI)
% with cu^ housing problems
% Cost Burden >S0%
>30%to-^40%MFl
% with any housing problems
% Cost Burden >50%
>50 to <=80% MFI
% with any housing problems
% Cost Burden >50%

0
N/A
N/A

0
N/A
N/A

14
100%
100%

10

0
N/A
N/A

0%
0%
10
0%
0%

>80% MFI
% with any housing problems
% Cost Burden >50%

Sources: State of Cities Database System. HUD. 2000: EDAW. 2008.
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Senior households with housing problems within Mammoth Lakes differ by income level and tenure.
One hundred percent of senior renters m the 30 to 50 percent of median &mily income had housing
problems, whereas no homeowners in this income category had problems. Furthermore, no senior
renters in the SO to 80 percent category had housing problems, unlike 32 percent of senior
homeowners in this category. This indicates a lack of affordable rental housing for lower income
households (though the population of senior renters in the town is veiy small) and presents the
possibility that some seniors with higher incomes have purchased retirement homes slightly outside
their affordability level. Defined as severely cost-burdened, 14 senior renters (36 percent of the total
senior renter population) and approximately 14 senior homeowners (9 percent of Mammoth Lakes*
total senior homeowners) spent more than half of their income on housing in Mammoth Lakes.
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, lliese households often struggle with
balancingftill-timeen:q>loyment while providing quality care for their children. As such, their needs
often include affordable housing and accessible day care.
Based on Claritas data, there were 277 female-headed households in Mammoth Lakes, 9 percent of all
households, in 2008. Of those female-headed households, more than half (142) were households with
children. Thesefemilieswith children are most likely to require on-site affordable child care, thereby
reducing barriers tofiUl-timeemployment. Female-headed households living in poverty comprised 31
percent of all households living in poverty in Mammoth Lakes.
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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
E^propriately sized housing that is also affordable. Large households on a limited budget may be more
atriskof overcrowding in the home. These households may choose a smaller home in an elfort to save
money to pay for other necessities including transportation, food, and clothing. According to Claritas
data, there were 280 large households in Mammoth Lakes, approximately 9 percent of all households,
in 2008 (Table 2-15). Mono County's distribution of household size was very similar, with 8 percent
of all households considered large.

Table 2-15

Household Size, 2008

1-2 Person Households

2,021

64.4%

3-4 Person Households
S+ person Household

839
280

26.7%
8.9%

3,546
1,429
439

65.5%
26.4%
8.1%

'includes the Town of Mammoth Lakes
Source: Claritas. 2008: EDAW. 2008.

HUD and the U.S. Census define overcrowding as having more than one person per room, excluding
kitchens, bathrooms, garages, and hallways. Thus, a laxge five-person household would require at least
a three-bedroom unit if it also had a dining room and a living roonu In 2000, approximately 43 percent
of Mammoth Lakes' total housing units (both owned and rental) had three or more bedrooms, slightly
less than Mono County's portion of large units (48%) (Table 2-16). Yet, of this 43 percent, only 23
percent of these lai^er units (10% of total units) were rental, indicating that large families that rent
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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 sii^le family homes
typically have more bedrooms than ^^artment units and odier multi-family housing options, the
number of large rental units has the potential to be reduced even further.

Table 2-16

Bedroom Mix by Tenure. 2000

0-1

176

489

665

23.6%

403

674

1,077

21.0%

2
3
4+

387
S64

565

952

33.8%

80S

1,607

31.3%

242
32

806
392

28.6%

1,377

802
506

1,883

36.7%

13.9%

501

69

570

11.1%

360

Includes the Town of Mammoth Lakes
Source: U.S. Census. 2000; EDAW. 2008.

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, difGculty hearing, or difficulty walking
(even with glasses and hearing aids)

•

Mental Disability: DifRculty in learning, remembering, or concentrating

•

Going Outside Home Limitation; Difficulty going outside the home alone to shop or visit a
doctor's office
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•

Employment Limitation: Difficulty workuig at a job or a business

•

Self-Care Limitation: Difficulty dressing, bathing, or getting around inside the home

Approximately 18 percent of the population of Mammoth Lakes and 20 percent of the population of
Mono County classified themselves as disabled in 2000. Examining both Mammoth Lakes' and Mono
County's disabled persons by age group reveals a very similar percentage breakdown in both
geographies (Table 2-17). In both the town and the county, the 16 to 64 year age group had the highest
percentage of disabled residents.

Table 2-17

Disabled Persons by Age Group. 2000

Peoples to IS years
People 16 to 64 years
People 65 years and over

19

0.3%

37

0.3%

1,105

15.6%

2.066

16.1%

139

2.0%

509

4.0%

'includes the Town of Mammoth Lakes
Source: Census. 2000; EDAW. 2008.

There is a broad range of conditions that are considered a disability, and housing needs can vary by
dUability type. Many disabled persons are still able to live at home independently or with friends or
&mily members, while others need to reside in a special care facility. In order to maintain an
independent lifestyle, a home may need to be modified to increase accessibility.
The Inyo-Mono Association for the Handic^ped operates a group home tn Bishop and provides odier
services for the handicapped. Neither this agency nor the Mono County Department of Social Services
is aware of any handicapped persons in Manunoth Lakes currently in need of housing assistance, nor
did they identify any special housing needs for the handicapped in Mammoth Lakes.
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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).
HOMELESS

The State of California's 2005 - 2010 Consolidated Plan states that on any given day, there are
360,000 homeless individuals in California (I.I percent of the State's total population). Based on
average family size, it is estimated that between 80,000 and 90,000 children are homeless. 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 havereportedinstances 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 the Town of Mammoth Lakes, it
is difficult to determine who is in need of emergency shelter and v^o is camping for recreation.
At this time, development of an Emei^ency Shelter is not a priority and alternateresourcescan be
accessed in the community if afemilyor an individual needs help with temporary shelter. Inyo Mono
Advocates for Community Action (IMACA), located in Bishop, provides emei^ency food and shelter
services for Mono and Inyo Counties. IMACA's hotel/motel voucher program, created in partnership
with the Salvation Aimy, 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.
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
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has no fann employment, though &rm workers may reside in Mammoth Lakes and work elsewhere in
the region. That said, &rm employment for the mountain region is also negligible. Mono County has
approximately 20-30 persons working in the industry, or roughly less than 1 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. Mammoth
Lakes* en^loyment peaks in January at approximately 5,300 workers and drops to a low of 3,300
employees in October. The difference is approximately 2,000 jobs from peak employment to low
employment months. Assuming an average household size of 2.0 jobs per household, housing need
fluctuates by ^proximately 1,000 housing tmits, representing approximately 11 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
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 an employer survey carried out on behalf of the Eastern Sierra Council of Governments^,
seasonal employment fluctuations in Mammoth Lakes have direct implications on housing needs. The
survey mdicated that a shortage of seasonal employee housing, coupled with downward salary
pressures, has resulted in employees residing in inadequate housing conditions and/or has forced
employees to seek housing options located at a significantiy far distancefiY)mtheir place of woik in
Mammoth Lakes. Employers reported absenteeism, tardiness, unfilled jobs, and high turnover as
frequent problems.
In 2003, the average annual income for the Leisure and Hospitality indusb^ in Mammoth Lakes was
approximately $20,800 ($24,500 m 2008 dollars), which places most workers in the veiy low-income
household income category. Cotisequentiy, seasonal employees are often heavily burdened by housing

'"Eastern Siena Housing Needs Assessment," March 2005.
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costs and must either seek more affordable accommodations outside of Mammoth Lakes or are forced
to over-crowd local housing units. The Mammoth Lakes Winter Seasonal Employee Survey (2005)
reported that about 66 percent of winter seasonal resident enqiloyees are cost-burdened (pay more
than 30 percent of their income on housing) and 44 percent of seasonal residents share a bedroom with
someone other than their spouse/significant other. Furthermore, 56 percent of winter employees
surveyed stated that it was difficult to find housing (mostfrequentlydue to cost or availability); this
was particularly true for single parent employees, as 100 percent of those surveyed reported difficulty.
Mammoth Mountain Ski Area (MMSA) provides 607 beds for its workforce within 34 different
properties. All units are located within a 4.5 mile radius of the ski area. Rental rates (including
utilities) vary from $16.00 per person per night for 2-bedroom to $21.00 per person per night for 6bedroom. As MMSA rents 2-bedroom units to 4 people, the rental rate for the typical MMSA 2bedroom workforce unit is $1,984 per month, a rate comparable to many market rate units in
Mammoth Lakes (Mammoth Lakes rental rates are discussed in more detail on page 60). A contact at
MMSA reported that the majonty of tenants are single individuals, though married couples are
occasional tenants as well. Children are not allowed to reside in MMSA housing units, eliminating
these units as a housing option for families.
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2.5

HOUSING STOCK CHARACTERISTICS

Mammotii Lakes* housing stock contains a lai^e 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 mam 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 9,200 persons, more than doubling the
population and likely having a greater proportional impact on local retail and recreation spending.^
Furthermore, the Town estimates the typical winter weekend population to be approximately 35,000
people, almost S times the year-round resident population.
A recreation-oriented community has to balance the demands of visitors witii the needs of its
workforce. Ideally, a town's housing stock should align with tiie needs of its local and visitor
population, able to supply both small and laige 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 Mono County.

' Occupancy information ftom 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 Mono County
(Table 2-18), primarily because of the large number of vacation condominiums present in Mammoth
Lakes. The majority (58%) of tiie housing stock in Mammoth Lakes is comprised of multifamily
housing, whereas Mono County's proportion of this housing type is less than half (45%). Single
family units make up 39 percent of the housing stock in Mammoth Lakes and 48 percent of the stock
of Mono County.
Table 2-18

Housing Stock, 2008

Single Family:
Detached

2,496

27.0%

4,994

39.0%

Attached

1,132

12.2%

1,132

8.8%

3,628

39.2%

6,126

47.8%

2-UnS&

338

3.7%

491

3.8%

3+Units

5.052

54.6%

5,285

41.3%

58J%

5,776

45.1%

SiDgle Family Total
Moltilaniily:

Multifamily Total

5^90

Other

' Single Family Detached - l-unit structure detached from any other house, with open space on all four sides.
Single Family Attached • l-unit structure that has one or more walls separating it fiom adjoining structures.
Multi&mily - structures containing 2 or more housing units.
Other - Mobile homes, boats, RVs, vans, and other housing types.
^ Includes the Town of Mammoth Lakes
Sourte: Clariuu. 2008; EDAW. 2008.
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TENURE

As shown in Table 2-19, approximately 54 percent of full-time Mammoth Lakes households own their
properly while 46 percent rent. The proportion of owner-occupied homes is slightly higher among
Mono Coun^ full-time households, representing 60 percent of total occupied dwellings. The higher
proportion of renter households in Mammoth Lakes is likely a reflection of its seasonal workforce,
\^ich may not desire to or cannot afford to purchase a home in the town, and the high proportion of
second homeowner units, units whose owners may chose to rent to longer-term tenants.

Table 2-19

Tenure, 2008 (Occupied Housing Units}

Owner-occupied housing units
Renter-occupied housing units
Occupied housing uuits

1.689
1.451

53.8%
46.2r9

3,232
2.182

59.7%
40.3%

3.140

100%

5,414

100%

' Includes the Town of Mammoth Lakes
Source: Chritas. 2008.
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OCCUPANCY

Due to Mammoth Lakes' resort-oriented economy, ^proximately 58 percent of all housing units in
Mammoth Lakes were categorized as being for recreational, temporary or occasional use in 2000
(Table 2>20). Additionally, these units accounted for nearly 90 percent of the town's vacant housing
units. Accounting for approximately 4,600 units of Mammoth Lakes' total housing supply, vacation
homes exceed those occupied by lull-time residents. Mammoth Lakes also had a larger share of
vacation units compared to the County, accounting for 58 percent of Mammoth Lakes' housing supply
versus 50 percent for the County overall.
As mentioned earlier, the disproportionate number of second homes for non-residents and vacation
rentals has a lai^e 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. 2000

Occupied

2,814

35.4%

5,137

43.7%

445
37

5.6%

483

4.1%

0.5%

1.1%

24

0.3%

125
66

0.6%

4.613

58.0%

5,856

49.8%

0

0.0%

10

0.1%

24

0.3%

80

0.7%

VacarU
For Rent
For Sale
Unoccupied (Rented or Sold)
Seasonal, Recreational, Occasional Use
For Migrant Workers
Other Vacant

Includes the Town of Manunoth Lakes
Source: U.S. Census, 2000: EDAW, 2008.
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HOUSING GROV/TH

According to data provided by the California Department of Finance, approximately 1,934 new
housing units were built in Mono Countyfrom2000 to 2008. Approximately 66 percent of these units
(1^75 units) were buih in Mammoth Lakes. The Town of Mammoth Lakes experienced an increase of
approximately 1,275 housing units from 2000 to 2008, averaging 160 new homes per year and
increasuig Mammoth Lakes* total housing supply by 16 percent. White data is not available for the
proportion of new homes constructed that were occupied by permanent residents, based on the
population increase between 2000 and 2008 (Table 2-1) and an average household size of 2.44,
approximately 130 of the new homes (10 percent of all new units) are occiq>ied by full-time residents.
This underlines the trend of second home construction from 2000 to 2008; construction was
predominantly in second homes during this time period^ with estimated ratio of nine second homes for
every one primary residence conq)aFed to a 2000 estimated ratio of fq)proximately 2 second homes for
every one primary residence.
Mammoth Lakes built a significantly higher proportion of multi-family units (82%) than the county
(54%) overall. Approximately 18 percent of new housing built in Mammoth Lakes during this period
was single-femily, compared to 38 percent for the county. This is likely more an indication of the
availability and price of land, as there are few single-&mily parcels available in Mammoth Lakes and
land prices remain high compared to the County overall. Table 2-21 compares housing production for
the Town of Mammoth Lakes and Mono County.
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Table 2-21

Single Family^
Muttifamily
Mobile Homes
Total
Percent of County

Estimated Housinp, Growth. 2000-2008

3,087
4,678
183

233
1,042
0
U75
65.9%

18.3%
81.7%
0.0%
100%

0.9%
2.5%
0.0%
1.9%

5,773
5,048
858

738
1,053
143
U934

38.2%
54.4%
7.4%
100%

1.5%
2.4%
1.8%
1.9%

' Includes Town of Mammoth Lakes
' Singlefamilyincludes both dtiached and attached units.
Sounx: DOF. 2008; EDAW. 2008.

HOUSING AGE AND CONDITIONS

Housing age is often an indicator of housing conditions in a given community. 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 industiy is that structures older dian 30 years begin to show signs of deterioration and require
reinvestment to maintain the initial quality. Homes older than SO years require major renovations to
keep the home in good woricing order unless they have been properly maintained. Further
confounding housing conditions are severe weather conditions, which help to speed the need for
housing rehabilitation.
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Table 2-22

Housing Units by Tenure and Age. 2008

Built 1999 to 2008

1,497

16.2%

2.038

15.6%

Built 1995 to 1998

550

5.9%

830

6.4%

Built 1990 to 1994

481

5.2%

1.017

7.8%

Built 1980 to 1989

2,033

22.0%

2,620

20.1%

Built 1970 to 1979

3.698

40.0%

4,287

32.9%

Built 1960 to 1969

783

8.5%

1.376

10.5%

Built 1950 to 1959

92

1.0%

342

2.6%

Built 1940 to 1949

22

0.2%

259

2.0%

Built 1939 or earlier

89

1.0%

278

2.1%

' Includea Town of Mammoth Lakes
Source: Clariias. 2008; EDAW. 2008.

As shown in Table 2-22, approximately 2 percent of the housing stock in Mammoth Lakes was buih
before 1960 (and now at least 48 years of age) and about half was buiU before 1980 (and now at least
28 years of age). Mono County's housing stock is similar to Mammoth Lakes*, with approximately SO
percent of its housing stock built before 1980, but with a higher concentration of imits built prior to
1960(7%).
Those homes constructed prior to 1980 represent the maximum potential housing population in need
of rehabilitation. Considering high land values and equally high home prices, it is expected that many
have been renovated and/or consistently maintained, remaining in relatively good condition. Thus, the
overall housing rehabilitation need is expected to be smaller than the estimated 4,700 homes
constructed prior to 1980.
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In 200S and 2006, the Town undertook a visual survey of proper^ 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 area. Based on the survey of exterior
conditions, an average of 5 to 7 percent of properties were identified as dilapidated or deteriorated. If
fq}plied community-wide, this would indicate that SOO to 600 homes in Mammoth may be in need of
some degree of rehabilitation.

Chart 2-4

Percent Housing Units by Year Built

:|9(K)

19()0}(

1970a

19R0!(

1990s

2000s

Sowve: Clariuu. 2008.
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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 accommodatmg second homeowners
and vacation homeowners while meeting the needs of its woricforce. Natural market forces have
placed significant cost burdens on local residents, limiting opportunities to both rent and own in
Manmioth Lakes. This section summarizes the costs and affordability of the housing stock to
Mammoth Lakes' residents.
HOME SALES TRENDS

Table 2-23 and Table 2-24 compare home sales in the Town of Mammoth Lakes and the City of
Bishop for one year (October 2007 to October 2008). During this period, the median price for homes
sold within the Town of Mammoth Lakes containing I-, 2-, 3- and 4-bedrooms was $365,000.
$225,000. $575,000 and $625,500. respectively.* The median price for all homes sold in Mammoth
Lakes during this period was $575,000. However, homes in nearby Bishop, a 45-mile drive south of
Manmioth Lakes, were considerably less expensive with a median price of $357,500. While the
commuting distance is significant, more affordable home prices steer many Mammoth Lakes
employees to live in Bishop with a median home price approximately 38 percent lower than
Mammoth Lakes. Many residents also commute from other nearby communities such as Crowley
Lake and June Lake, for similar reasons.

* The median home price for a 1-bedroom home is greater than that of a 2-bedroom home due to the wider range of 2-bedroom home
sales and the limited number of sales of 1-bedrooms recorded during the time period examined.
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Table 2-23

1

Tov/n of Mammoth Lakes Sale Prices. October 2007- October 2008

2
5

$365,000

$308

$365,000

$308

$345,000

2

$225,000

$208

$333,000

$280

$163,500

3

It

$575,000

$356

$612,136

$394

4

9

$625,000

$348

$615,000

$330

5+

2

$1,563,250

$439

$1,563,250

$439

to
to

$385,000

to
$295,000 to
$1,115,000 to

$975,000
$2,011,500

$400,000

$599,000

$795,000

Source: RealQmst, 2008: EDAiV. 2008.

Table 2-24

I

City of Bishop Home Sale Prices. October 2007- October 2008

$179,000

$2 to

$260,917

$233

$100,000

to

$692,500

2

1
17

$310,000

$227

$315,353

$234

$150,000

47

$355,000

$218

$378,019

$222

$165,000

to
to

$600,000

3
4

13
1

$396,000

$230

$420,662

$229

$325,000

$650,000

$440,000

$124

$440,000

$124

$440,000

to
to,

5+

$862,500

$440,000

Source: HealQtiesi. 2008: EDAW. 2008.
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As shown in Table 2-25 and Table 2-26, the price per square foot of homes in Mammoth Lakes and
Mono County increased at an average annual growth rate of 9.4 and 7.4 percent, respectively (not
accounting for 3 percent annual inflation) between 2001 and 2008. While homes appreciated above
the rate of inflation during the seven year period, household incomes have not kept pace with
inflation. The result is reduced home afTordability over time, assuming equivalent interest rates and
downpayment requirements. In 2000, a Mammoth Lakes household earning the median household
income could purchase a home with a purchase price of $220,500 in 2008 dollars. In 2008, a
Mammoth Lakes household earning the median household income could afford a $203,000 home,
approximately 65 percent below the median priced home in Mammoth Lakes.

Table 2-25

Home Sale Prices, Tov^n of Mammoth Lakes, 2 0 0 1 . 2008

2001

56

$293,722

2008

12

$612,500

9.6%

$174
$356

9.4%

' The rate of inflation was 2% from 2001 - 2008.
Source: RealQuest. 2008: EDAW. 2008.

Table 2-26

2001
2008

146
41

Home Sale Prices, Mono County, 2001. 2008"

$257,264
$565,000

$183
10.3%

$326

7.4%

' Includes Town of Mammoth Lakes.
^The rate of inflation vaa 3% fiom 2001 - 2008.
Sounx: RealQuest. 2008: EDAW. 2008.
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The RealQuest data collected did not distinguish single-family homes from condominium sales.
Therefore, data from Century 21 was used to provide a sample of condominium sales within
Mammoth Lakes and the surrounding area. As presented in Table 2-27, die average price of
condominiums sold by Century 21 in Mammoth Lakes was $616,000 in 2008, while prices outside of
town were considerably lower. The average price of condominiums has &llen between 2007 and
200S. as expected considering the recent financial crisis fac'mg tiie United States (and the world).
However, it is improbable that prices of condominiums and single-femily homes will decline to the
degree necessaiy to match current incomes.

Table 2-27

Mammoth Lakes Condominium Sales by Century 2 1 . 2006 - 2008

Mammoth Lakes
North of Mammoth Lakes
South of Mammoth Lakes

371
6
7

$662,680
$441,166
$312,750

278
2
3

$651,113
$575,000
$382,500

88
1
—

$616,014
$490,000

—

-5%
-15%
—

' Data as of March 31. 2008.
Source: hltp://www.mammolhcoHntry.com. 2008.

Since the data in Tables 2-23 to 2-27 was compiled, the economic downturn has had an overall unpact
on the housing maricet in the State, including housing prices in Mammoth Lakes. Table 2-28 provides
a summary of median single &mily home prices in 2008 and 2009; Table 2-29 shows the same data
for condominiums (including townhomes). As shown in the table, the median price of all singlefamily homes sold dropped by an average of 20 percent from 2008 to 2009, and median cost per
square foot by 17 percent The drop has not been uniform - three, four and five bedroom homes have
seen a drop of less than 10 percent, while the median price of a two bedroom home has dropped by
over 25 percent.
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Table 2-28

Mammoth Lakes Single Family Home Sale Price Comparison: 2008 and 2009

Sales

Category

Median Price

Median
Price

Sales

Median
Price/SF

I

2

$567,500

$415

0

na

2

3

$424

7

3

12

S4S0.O00
$562,500

$332

18
25

$329,000
$535,000

4
5+

17
10

$940,000
$1,542,982

$374
$391

10

$885,000
$1,432,500

Median
Price/SF

Price
% Change

na
$229

na
-27%

$284

-5%

$329
$353

-6%
-7%

Pricc/SF
% Change

na
-46%
-14%
-12%
-10%

Source: Mullipie Listing Service. 2010; Town a/Maitamith Lakes 20iQ.

Table 2-29

Mammoth Lakes Condominium Sale Price Comparison: 2008 and 2009

Sales

Category
y

Median Price

Me^an Price/
SF

Median
Price

Sales
s

Median
Price/SF

PHce
% Change

Price/SF
% Change

Studio

10

$223,250

$316

7

$166,750

$284

-25%

-J0%

\

43

$315,000

$350

59

$215,000

$272

-32%

-22%

2

65

$445,000

$368

114

$366,250

$301

-18%

-18%

3

30

$714,950

$405

58

$637,500

$341

-11%

-16%

4

6

$1,357,268

$441

27

$279,000

$229

•79%

-48%

Source: MultipU Listing Service. 2010: Town ofManunolh Lakes 20iO.
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The drop in condominium sale prices has been similar when considered across all unit sales, with a
drop in median price of 20 percent The median sale price of studio and one-bedroom units fell by 25
percent and 32 percent respectively; two and three bedroom units saw a less precipitous, but still
significant drop in prices by 18 percent and 11 percent respectively. Change in value per square foot
is relatively consistent, but more modest for the smaller units, with the largest drop in cost per square
foot for four bedroom units.
The data indicates a very large drop (79 percent) in prices for four bedroom condo units. However, it
should be noted that Uiis data is skewed by the sale of 17 four-bedroom units in the San Joaquin Villas
project. San Joaquin Villas was constructed by Intrawest as a mitigation housing project, with units
intended to be sold at a price point of 120% AMI. The unitsfeiledto sell as hoped due to the change
in market conditions, and per the terms of the Town's agreement with the project's owner, sold as nondeed restricted units at market rate. The low sales price of these four bedroom units (between
$250,000 and $300,000) depresses the median cost of four bedroom units for 2009; when diese units
are excluded from the data, the median cost of a four bedroom unit in 2009 was $647,000, which is
nonetheless a 52 percent decreasefromyear to year.

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 lead to an mcrease 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 payrisingmortgage payments and were forced to begin the
foreclosure process, flooding the market with homes for sale at below maricet rate prices. Furthermore,
lenders began adjusting their lending practices, making credit less available to those with blemished

* Some "teaser" tenns included little or no downpayment, and/or low interest rates. Often these low interest rates would expire and
become adjustable rales, resulting in a doubling or tripling of initial mortgage payments.
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credit or little downpayment. The residual impact to second home housing markets is likely to be
significant as homeowners can no longer pull equity out of their primary home to piu-chase a second
unit elsewiiere.
Despite these macroeconomic factors, foreclosure is currently not a major issue in Mammoth Lakes.
As of February 1,2010, there were 76 homes in zipK;odes 93546 (Mammoth Lakes) facing one of the
tiiree stages of foreclosure, accounting for over 91 percent all properties in Mono County facing
foreclosure (Table 2-30) and 0.8 percent of the total number of homes tn Mammoth Lakes. This is a
relatively small number of properties in contrast with the many other communities in California.
According to DataQuick, 1,6 percent of homes and condominiums in California received either of
notice of default or had a deed of trust recorded (signaling homes lost to foreclosure) in the fourth
quarter of 2009.

Table 2-30

93546

Mammoth Lakes Homes Currently Facing Foreclosure. 2008

38

97.4%

28

82.4%

10

100.0%

Data retrieved February I. 2010
Source: http://wwwJbreclosxiredata.com
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RENTAL HOUSING COST

Rental housing in the Mammoth Lakes is also relatively more expensive than the neighboring C i ^ of
Bishop. As shown in Table 2-31 and Table 2-32, a loft/studio averages $1,067 per month in Mammoth
Lakes while a similar unit in Bishop is $760 per month. Furthermore, an average 2-bedroom
apartment in Mammo^ Lakes rents for double the price of a 2-bedroom in Bishop. Unfurnished
homes are generally more comparable between the two locations, at least for 2 and 4-bedrooms.
However, a 3-bedroom home in Mammoth Lakes averages approximately a thousand dollars more per
month than the average 3-bedroom home in Bishop. A large portion of Mammoth Lakes* rental stock
are ftimished 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.
Table 2-31

Tov^n of Mammoth Lakes Renta! Prices, October 2008

Apartments
Loft/Studio
1 Bedroom

$ 1,067
$1,184

$1,100

$900

to
to

$1,188
$1,188

$850
$850

to
to

$ 1,200
$1,550

2 Bedrooms
3 Bedrooms
House (unfurnished)

$1,756
$2,310

$1,800

$1,100

to
to

$2,050

$1,800

to
to

2 Bedrooms
3 Bedrooms
4+Bedrooms
House (furmsfwd)
2 Bedroom

$1,294
$2,100
$2,950

$1,300

$1,125

to
to

$2,300

$1,400

to
to

$2,000

$1,850

to
to

$1,500
$2,400
$5,000

$2,125

$2,125

$1,750

to
to

$2,500

3 Bedroom

$2,594

$2,600

$1,500

to
to

$3,450

$2,350
$3,500

Source: Mammoth Times Real Estate Classifieds. 2008: EDAW. 2008.
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Table 2-32

City of Bishop Rental Prices. November 2008

Apartments
Lofl/Studio/I Bedroom
2 Bedrooms
House (unfurnished^

$525
$800

to
to

$1,100

$863

$750
$875

2 Bedrooms
3 Bedrooms

$1,091

$1,100

to

$1,300

$1,163
$2,700

to
to

$1,400

4 Bedrooms

$1,190
$2,700

$900
$975

$760

$2,700

$975

$2,700

Source: ColdwellBanker, 2008; EDAW. 2008.

U T I L T T Y COSTS

Utility costs can add a substantial amount to monthly housing costs, particularly in locations with cold
winter cUnuttes 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 2-33 presents the utility allowance for Mono County.
According to HUD, monthly electricity costs (assuming electricity as the source for heating, cooking,
air conditioning, and water heating) in Mono County in 2006 varied fix)m $58 for a studio to $185 for
a S-bedroom unit. These costs are signiticantly more than those in more temperate climates in
California. For example, HUD*s utility allowance for all electric utilities in Monterey County varied
from $22 per month for a studio to $67 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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Table 2-33

Mono County Utility Allowance, 2006

Heating

Bottle Gas
Electric
Cooking Bottle Gas
Electric
Other Electric
Air Conditioning
Water
Bottle Gas
"^'"8
Electric
Water
Sewer
Trash
Range/Microwave
RefriKerator

$
$
$

s
$
$

s
s
$
$
$
$
$

32
16
11
5
IS
5
28
17
63
77
12
5
2

S 45
$
$
$
$
$
$
$
$

S
s
$
$

23
IS
7
22
6
39
23
63
77
12
7
3

$
$
$

S
$

s
$
$

s
$
$

s
$

57
29
19
9
28
8
50
29
63
77
12
9
4

$
$

S
S
s
s
s
$

s
$

s
$
$

70
36
23
12
34
10
62
36
63
77
12
12
5

$
$
$
S
S
S
$
$

s
$
$

s
$

89
46
30
IS
43
12
78
45
63
77
12
15
7

$ 102
$ 52
S 34
$ 17
$ 50
$ 14
S 89
$ 52
$ 63
$ 77
$ 12
$ 17
8
$

Source: HUD. 2006.

HOUSING AFFOROABILITY

A conununity'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 afibrdable housing should not result in a cost burden,
requiring more than 30 percent of a household's gross monthly income, nor overcrowding, housing
more than 1 peison per room.^ Clearly, housing affordability varies by income group, with extremely

Rooms include living rooms, dining rooms, bednwms, study, and other rooms, but does not include kitchens, hallways, or
bdUuooms.
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low-income households having greater challenges in accessing housing versus above moderateincome households who are able to spend significantly more on housing. This analysis evaluates
housing afrord£d)ility 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 HUD to provide updated income
limits, which are used to set rents and qualify households for income^estricted housing. From the
median household income estimates, HCD calculates income limits for very low-, low-, and moderateincome 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 for 2008 (described in the previous section) was conq)ared to household income limits in
2008. Table 2-34 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.
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 afTord. As previously
discussed,fromOctober 2007 to October 2008, the prices of 1-, 2-, 3- and 4-bedrooms were $365,000,
$225,000. $575,000 and $625,500, respectively, and average rents ranged from $1,100 for a
loft/studio to over $2,300 for a 3-bedroom.
In general, extremely low-, very low-, and low-income households cannot afford maiket rental or
owner-occupied housing in Mammoth Lakes. Moderate-income households and above can afford
maiket rates rents. However, home ownership is a limited possibility for all income levels examined,
as the median home price in Mammoth Lakes exceeds the affordable home price even for upper
income levels. That said, as shown in Table 2-23, there is a wide range of home prices in Mammoth
Lakes, indicating that middle- and upper-income households may be able to fmd homes on the lower
end of the home price range. Table 2-34 summarizes affordable rents and home prices by income
category.

^ 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 rnits for tncome-rcstricted units.
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Table 2-3^

Mammoth Lakes Alfordable Home Prices and Rental Rates. 2008

Extremely LAW-Income • >30% of AMI
1-Person
Studio
2-Persons
One-Bedroom
3-Persons
Two-Bedroom
4-Per5ons
Hiree-Bedroom
Very Low-Income - 31% to 50% of AMI
1-Person
Studio
2-Persons
One-Bedroom
3-Persons
Two-Bedn>om
4-Persons
Tbree-Bcdioom
Low-Income - 51% to 80% of AMI
1-Person
Studio
2-Persons
One-Bedroom
3-Persons
Two-Bedroom
4-Persons
Three-Bedroom
Moderate-Income - 81V« to t20V* of AMI
1-Person
Studio
2-Persons
One-Bedroom
3-Persons
Two-Bedroom
4-Persoiis
Three-Bedroom
Middle-Income - 121% to 150% of AMI
1-Person
Studio
2-Persons
One-Bedroom
3-Persons
Two-Bedroom
4>Persons
Three-Bedroom
Upper-Income - 151% to 200% of AMI
1-Person
Studio
2-Persons
One-Bedroom
3-Persons
Two-Bedroom
4-Persoas
Three-Bedroom

su.&so

$2,343

$46,863

$15,800

$2,675

$53,500

$17,800

$3,014

$60472

$19,750

$3,345

$66308

$346
$395
$445
$494

$23,050

$3,901

$78,015

$576

$26,350

$4,463

$89^56

$659

$29,650

$5,018

S1Q0J63

$741

$32,950

$5,580

$111,604

$824

$36,900

$5,814

$42,150

$6,639

$116^85
$132,789

$1,054

$47,450

$7,471

$149,419

$1,186

$52,700

$8,302

$166,049

$1318

$55,400

$38,751

$193,755

$M85

$63,300

$44,291

$221,454

$1,583

$71,200

$49,803

$249,013

$1,780

$79,100

$55,343

$276,713

$1,978

$69,200

$48,404

$242,019

$1,730

$79,100

$55,343

$1,978

$89,000

$62,253

$276,713
$311,267

$98,900

$69,192

$345,961

$2,473

$923

$2,225

$92^00

$64,492

$322,458

$2305

$105,400

$73,725

$368,624

$2,635

$118,600

$82,958

$414,789

$2,965

$131,800

$92,191

$460,955

$3^95

Source: EDAW. 2008.
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Table 2-3-4

Mammoth Lakes Affordable Housing Calculation Notes and Assumptions. 2008

Notations:

AMI = Area Median Income
Income figures are based on the 2008 HUD area median income figure for Mono County (AMI) of $65,900 for a family of four.
Calculation of affordable home sales prices based on an annual interest rate of 6.50% for a standard mortgage and 6.0% for a low-income household
mortgage, 30-year mortgage, and monthly payments that do not exceed 30% of the household monthly income.
See Appendix B for a more detailed on affordabitity and qualifying home price assumptions.
Source: EDAW. 2008.
AFFORDABIUTY 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 $550^50 between October 2007 and
October 2008, and on average, Mammoth Lakes residents pay between $1,100 and $2,300 to rent
These prices are compared to affordable home prices and rents for each mcome segment summarized
in Table 2-34. Essential to these assumptions is the ability of very low-, low- and moderate-income
households' ability to seciu^ home financing, which has become increasingly difficult in tiie ciurent
financial climate. Households with poor credit histories or unsteady employment will struggle to
secure home financing, regardless of ufiether 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 AMI. Based on calculating the qualifying home prices
with a S percent downpayment and 6 percent interest, the maximum affordable home price for an
extremely low-income household ranges from $46,900 for a one-person household to $66,900 for a
four-person household (Table 2-32). With 1-, 2-, 3- and 4-bedroom homes in Mammoth Lakes selling
for median prices of $365,000, $225,000, $575,000 and $625,500, 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 $346 to $494 in rent and utilities per month. In practical terms.
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this means that a one-person household cannot afford an average priced studio or l-bedroom without
assuming a cost burden or doubling up. The problem is exacerbated for larger extremely low-income
households.
Very-LoHf-income households. Veiy low-income households in the town earn between 31 and 50
percent of the Area Median Income (AMI). Assuming loan terms of 6 percent interest and a 5 percent
downpayment, the maximum qualifying home price for a very low-income household ranges from
$78,000 for a one-person household to $111,600 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 downpayment
Based on Table 2-32, a very low-income household can afford to pay $576 to $824 in rent and utilities
per month, depending on the household size. With the average rents in Mammoth Lakes ranging from
$1,100 for a studio/loft to $2,300 (and up) for a 3-bedroom, the average very low-income household
cannot afford to pay the average rental price for a home, regardless of household size. In practical
terms, this means that most very-low-income households caimot 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 6 percent interest rate and a S percent downpayment, the maximum qualifying home price for a
low-income household ranges from $116,300 for a 1-person household to $166,000 for a 4-person
household. As with extremely low- and very low-income households, these prices are below
prevailing market prices in Mammoth Lakes regardless of household size.
A low-income household can afford to pay $923 to $1,318 in rent (including utilities) per month,
depending on the household size. With the average rents in Mammoth Lakes ranging horn $1,100 for
a studio/lofl to $2,300 (and up) for a 3-bedroom, most low-income households cannot afford to pay
the average rental price for an ^artment in Mammoth Lakes. However, rental prices for apartments in
Mammoth Lakes were found to range widely, with some 1-bedrooms as low as $850 per month,
indicating that some 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 downpayment of 20 percent and an interest rate of 6.5 percent, the maximum
qualifying home price for a moderate-income household ranges from $193,800 for a one-person
household to $276,700 for a 4-person household. Thus, small and large moderate-income households
cannot afford to purchase a median priced home in Mammoth Lakes without further increasing their
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downpayment However, as shown in Table 2-23, home prices in Mammoth Lakes range widely, with
2-bedrooms homes found at prices as low as $163,500 and 4-bedrooms homes as low as $295,000,
indicating that some moderate-income households may be able tofinda home to purchase at the lower
end of the price range.
A moderate-income household can afford to pay $1,385 to $1,978 in rent plus utilities per month,
adjusting for household size. With the average rents in Mammoth Lakes ranging from $1,100 for a
studio/lofi to $2,300 (and up) for a 3-bedroom, small moderate-income households are able to afford
the average rental price for a home in Mammoth Lakes, as long as their utiliQ' costs are not exorbitant.
Larger households can afford an apartment at the lower end of the rental price range ($1,800 for a 3bedroom), again as long as their montiily utility costs are not excessive. However, the average 3bedroom in Mammoth Lakes is out of the price range affordable to most large moderate-income
households.
Middie-Income Households. Middle-income households earn between 121 and 150 percent of the
AMI, based on the Town's definition of this income categoiy. Assuming a downpayment of 20
percent and an interest rate of 6.5 percent, the maximum qualifying home price for a middle-income
household ranges from $242,000 for a one-person household to $346,000 for a 4-person household.
With 1-, 2-, 3- and 4-bedroom homes in Mammoth Lakes selling for median prices of $365,000,
$225,000. $575,000 and $625,500, respectively, small middle-income households may be able afford
to purchase a median priced (2-bedroom) home in Mammoth Lakes without further increasing their
downpayment. Larger middle-income households will have more difficulty finding an affordable
home to purchase in town, but with 4-bedrooms as low as $295,000, all households may be able to
find an affordably priced home.
A middle-income household can afford to pay $1,730 to $2,473 m rent (including utilities) per month,
adjustii^ for household size. With ^ e avenge rents in Mammoth Lakes ranging from $1,100 for a
studio/loft to $2,300 (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 tiie utility costs for targe households
are not exorbitant.
Vpper-Income Households. Upper-income households earn between 151 and 200 percent of the AMI,
based on the Town's definition of this income categoiy. Assuming a downpayment of 20 percent and
an interest rate of 6.5 percent, the maximum qualifying home price for an upper-income household
ranges from $322,500 for a one-person household to $461,000 for a 4-person household. With 1-, 2-,
3- and 4-bedroom homes in Mammoth Lakes selling for median prices of $365,000, $225,000,
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$575,000 and $625,500, respectively, only small upper-income households can afford to purchase a
median priced (2-bedroom) home in Mammoth Lakes without further increasing their downpayment
However, given the wide range of home prices in Mammoth L^es, upper-income households of all
sizes may be able to find a home to purchase at the lower end of the price range.
An upper-income household can afford to pay $2,305 to $3,295 in rent plus utilities per month,
adjusting for household size. With the average rents in Mammoth Lakes ranging from $1,100 for a
studio/lofl to $2,300 (and up) for a 3-bedroom, upper-income households are able to afford the
average rental price for a home in Mammotii Lakes.

Table 2-35 provides a representative summary of the gap between actual median home purchase
prices and median rental costs, based on 2008 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 chq)ter prices of single family homes and condominiums
have dropped by an average of 20 percent between 2008 and 2009, likely making a larger number of
imits more affordable to local households.
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Table 2-35

Median Home and Rental Cost "Gap" Summary 2008

Extremely Low-Income - >30% of AMI
2-Persons

One-Bedroom

$53,500

$365,000

($311,500)

$395

$1,188

($793)

3-Persons

Two-Bedroom

$60,272

$225,000

($164,728)

$445

$1,800

($1,355)

4-Persons

Three-Bedroom

$66,908

$575,000

($508,092)

$494

$2,050

($1,556)

$89,256

$365.000

($275,744)

$659

$1,188

($529)

Verv Low-Income - 31% to 50% of AMI
2-Persons
One-Bedroom
3-Persons

Two-Bedroom

$100,363

$225,000

($124,637)

$741

$1,800

($1,059)

4-Persons

Three-Bedroom

$111,604

$575,000

($463,396)

$824

$2,050

($1,226)

$132,789

$365.000

($232,211)

$1,054

$1,188

($134)

Low-Income - 51% to 80% of AMI
2-Persons
One-Bedroom
3-Persons

Two-Bedroom

$149,419

$225,000

($75,581)

$1,186

$1,800

($614)

4-Persons

Three-Bedroom

$166,049

$575,000

($408,951)

$1,318

$2,050

($732)

Moderate-Income - 81% to 120% of AMI
2-Persons
One-Bedroom

$221,454

$365,000

($143,546)

$1,583

$1,188

None

3-Persons

Two-Bedroom

$249,013

$225,000

($24,013)

$1,780

$1,800

($20)

4-Persons

Three-Bedroom

$276,713

$575,000

($298,287)

$1,978

$2,050

($72)

Middle-Income- l21%to 150% of AMI
2-Persons

One-Bedroom

$276,713

$365.000

($88,287)

$1,978

$1,188

None

3-Pcrsons
4-Persons

Two-Bedroom
Tliree-Bedroom

$311,267
$345,961

$225,000
$575,000

None
($229,039)

$2,225
$2,473

$1,800
$2,050

None
None
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Table 2-35

Median Home and Rental Cost "Gap" Summary 2008 (Continued)

Upper-Income - 151% to 200% of AMI
2-Per$ons

One-Bedroom

$368,624

$365,000

($3,624)

$2,635

$1,188

None

3-Persons

Two-Bedroom

$414,789

$225,000

None

$2,965

$1,800

None

4-Persons

Three-Bedroom

$460,955

$575,000

($114,045)

$3,295

$2,050

None

/. See Table 2-2S
2. See Table 2-32

Source: EDAW, 2008; Town of Mammoth Lakes, 2010

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 a 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 feinilies
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 1.51 occupants per room.
Perhaps due to the fact that there are fewer rental housing units available for lai^e households,
overcrowding sqtpears to be less of a problem in owner-occupied households in Manunoth Lakes, as
95 percent of those households had at most one occupant per room. In renter-occupied households, 83
percent had at most one occupant per room and 6 percent of households had 1.01 to 1.5 occupants per
room (Table 2-36). There is also a high incidence of severe overcrowding among renter-occupied
households in Mammoth Lakes, as 11 percent of all renter households had more than 1.51 occupants
per room.
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The Town of Mammoth Lakes has a larger percentage of severely overcrowded renter-occupied
households (11%) than Mono County (2%). However, 2 percent of Mono County's owner-occupied
households have more than l.Sl occupants per room, while less than 1 percent of owner-occupied
households in Mammoth Lakes experience severe overcrowding. It is also inqwrtant to note that the
incidence of overcrowding reported by the 2000 U.S. Census does not take into account the seasonal
workforce that were not in Mammoth Lakes during the time of the survey (March 2000) or chose not
to participate in the Census. Particularly during the winter season, the incidence of overcrowding in
Mammodi Lakes is likely more prevalent than presented in Table 2-33.

Tabie 2-36

Tenure by Occupants per Room, 2000

OwDer occupied:

1.00 or Less Occupants per Room
1.01 to 1.50 occupants per room
> 1.51 Occupants per Room
Renter occupied:
1.00 or Less Occupants per Room
1.01 to 1.50 occupants per room
> 1.51 Occupants per Room

1,487
1,415

52.8%
95.2%

3,086
2,929

61
11

4.1%
0.7%

89
68

60.1%
94.9%
2.9%
2.2%

1328
1.099

47J%
82.8%
5.9%

2,051
1.782
109

39.9%
92.5%
5.2%

11.3%

160

2.3%

79
ISO

' Includes Town of Mammoth Laka
Source: U.S. Census. 2000.
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COST BURDEN

Though housing afToFdability by household income has already been discussed, another way to
evaluate housing need 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. Further, severely cost burdened is defined as a household spending more than SO percent of a
household's gross monthly income on housing.
HUD uses 2000 U.S. Census data to evaluate housing cost burden by income group. According to
HUD data from 2000, renters and owners m the Town of Mammoth Lakes were similarly cost
burdened, with 45 percent of renters and 44 percent of owners paying more than 30 percent of their
income on housing (Table 2-37). These percentages are slightly higher than the state, as 40 percent of
California renters and 30 percent of California homeowners were cost burdened in 2000. Lai^e renter
households (5 or more related individuals) in Mammoth Lakes tended to be more cost burdened than
large owner households, as 77 percent of large renter families and 61 percent of large owner ^milies
had housing problems.
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Table 2-37

Housing Probiems by Income Classification and Household Type for Mammoth Lakes. 2000

<^30% McdUo Family
Income (MFI)

0

29

14

143

0

20

0

80

223

N/A

66%

100%

93%

N/A

100%

N/A

63%

82%

N/A

66%

100%

93%

N/A

100%

N/A

63%

82%

>30% to -0=50% MFI

14

91

34

lU

10

35

20

98

322

% with any housing
problems

700%

96%

100%

83%

0%

100%

100%

59%

72%

100%

22%

12%

30%

0%

71%

50%

55%

38%

0

97

34

311

10

82

20

192

503

N/A

60%

100%

49%

0%

90%

50%

78%

60%

N/A

0%

0%

0%

0%

37%

0%

31%

12%

25

215

49

619

144

574

50

1.118

1,737

0%

16%

i9%

19%

31%

31%

50%

33%

28%

0%

0%

8%

2%

10%

3%

0%

6%

5%

% with ar^ housing
problems
% Cost Burden >S0%

% Cost Burden >50%
>50 to <=80% MFI
% with (my housing
problems
% Cost Burden >50%
>80% MF!
% with ar^ housing
problems
% Cost Burden >50%

Sources: Stale of Cities Database System. HUD, 2000: EDAW. 2008.
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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 unite to convert to market-rate rents. As shown in Table 2-38, none
of the assisted rental projecte in Town have periods of affordability that would expire before 2040.
Therefore, none are currently considered at risk of conversion.

Table 2-38

Assisted Affordable Housing Developments

Bristlecone Apartments
Glass Mountain Apartments
Jeffreys Apartments
Manzanita Apartments
Aspen Village Phase I

1996
1999
2006
2008
2007

30
25
14
14
48

2040
2038
2061

Not at Risk
Not at Risk
Not at Risk

2063
2064

Not at Risk
Not at Risk

Source: Town of Mammoth Lakes. 2010

2.8

REGIONAL HOUSING NEEDS

The California Department of Housing and Community Development (HCD) was responsible for
determining the Town of Mammoth Lakes' Regional Housing Need Allocation (RHNA). This section
presente the RHNA allocation for the Town of Mammoth Lakes for the current housing element
period (January 2007 - 2014).
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Table 2-39

Extremely Low'
Very Low'
Low
Moderate
Above Moderate

Mammoth Lakes Regional Housing Need Allocation by income Group

27
28

10%
10%

30
30

10%
10%

56
58
110

20%
21%

53

18%
23%
39%

39%

69
114

Source: Town o/Mammoih Lakes. 2008.
' Mammoth Lakes projects 30 or 31 households qualify as extremely low-income households. This estimate presumes SO percent of
the veiy low-income households qualify as extremely low-income households.

As shown in Table 2-39, the Town of Mammoth Lakes should plan for 279 new housing units
between January 2007 and 2014. Approximately 20 percent of these imits should be for very lowincome households, 20 percent for low-income households, 21 percent for moderate-income
households, and 39 percent for above moderate-income households. If Mammoth Lakes* construction
kept pace with the previous seven years of housing production, the Town would be able to
accommodate in number the amount of housing need allocated to Mammoth Lakes. More challenging
is, and will likely remain, the production of units affordable to very low-, low-, and moderate-income
households.
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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
housmg. 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 AAARKET 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 maricet conditions, jurisdictions have some leverage in instituting policies and programs to
address these constraints.
LAND COST

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. Based on input from local
realtors, and available data at the time the Housing Needs Assessment was prepared, land offering
views and/or located near golf courses or the ski resort list for up to approximately $60 per square foot
(S2.6 million per acre). Land closer to the center of town without such vistas lists for up to
approximately $20 per square foot ($870,000 per acre). Using tax assessor records for 2008, the value
of residential land in Mammoth Lakes also varied by zoning designation: an average of $14 per square
foot ($601,100 per acre) in Residential Multi-Family 2 (RMF-2). $24 per square foot ($1.1 million per
acre) in Residential Multi-Family 1 (RMF-1), $20 per square foot ($854,000 per acre) in RR (Rural
Residential), and $33 per square foot ($1.4 million per acre) in Residential Single Family (RSF). The
average value of all residential land in 2008 was $20 per square foot ($887,500 per acre). Since the
above data was compiled, the severity of the economic recession has impacted the entire property
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market in Mammoth Lakes, likely resulting in decreases in the above costs of raw land for
development.

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 inq)act of new development on local
infrastructure and services. In Mammoth Lakes, a portion of those development cost are those
associated with required mitigations for affordable and workforce housing.
As may be expected, residential development costs vary greatly depending on land costs, construction
type and amenities, and other variables. Costs associated wiA developer fees and other local
government imposed costs are discussed in detail later in this chapter.
As shown in Table 3-1, based on the listed assumptions, a single-femily unit on a 4,000 square foot lot
would cost approximately $471,200 to build, including land. An S-unit multi-family apartment
complex on a 0.66-acre lot would cost approximately $2.76 million to build, with each 1,100 square
foot unit costing approximately $345,847.' As shown in the table, an inflation fector of 22 percent is
added to baseline construction costs to reflect the actual typical costs to develop in Mammoth Lakes.
Locally-specific factors contributing to these increased costs include the community's remoteness,
which results in higher transportation and delivery costs for building materiab, higher labor costs due
to a more restricted labor pool, a shortened construction season that can cause a project's construction
to extend over more than one season, and more stringent local building codes related to snow loads,
wind, and seismic conditions.

This analysis assumes thai a single developer would purchase raw land, provide the necessary infiastnicture and improvements for
home constnictJon, and build the homes. In many cases, the development process is perfonned by tW) 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.
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Table 3-1

Residential Development Costs Summary for Typical Home

Devdopment Program AssumptionM
Lot Area (sq.n.)

4.000

29,040

Unit Size (sq. ft.)

2,000

1.100

Building Area (sq. ft)

2.000

8.800

$132,000

$696,960

Costs
Improved Land Costs'
Government Fees (see Table 3-6)
Building Costs^
Soft Costs^

$39,967

$371,104

S225,000

$1,161,000

$67,500

$348,300

' Assumes ihe single family home would be buill in zmie RSF (S3S per square foot), townhome and multi-famUy in zone RMF-I
($24 per square fool).
'Assumes one-story voodframe stucco construction ofaverage quality and a two car attached garagefor singlefamify home
and two-story woodframestucco construction and suiface parkingfor the multi-family buildit^. Includes a 22 percent
ii^Uon factor to haseiine construction costs to account for local carnations.
^Assumes soft costs are 30 percent ofhard construction costs. Soft costs include architecture and engineering costs, financing
ctuts. devel<^r overhead, legal and accounting, and contingencies.
Sources: Town of Mammoth Lakes. 2010: RS Means, 2008: EDAW. 2008.

While developer profit is a cost to the home purchaser, development profit is not included in Table 3-1
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 earn 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
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MORTGAGE AND REHABILITATION FINANCING

Hie availability of financing affects a person's ability to purchase or improve a home. In the early
2000s, mortgage interest rates reached new lows and access to mortgage financmg expanded
significantly. Many new homebuyers were able to purchase homes with little money down, lower
credit scores, and/or with low initial monthly payments. In 2005, the average 30-year fixed mortgage
was approximately 5.8 percent compared to 72 percent in 2001; by September of 2008, the average
30-year fixed loan had climbed back up to 6.7 percent annual interest^
As a result of more lenient lending practices during the early to niid-2000s, changing economic
conditions in the late 2000s, andfellinghome prices, many homeowners face difficulties in making
their monthly mortgage payments and are unable to refinance their home loans or sell their homes to
pay off their mortgages. In response, lenders have 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 histoiy, 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 in^trove 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, evidenced in the stalling of a number of local development projects
in Mammoth Lakes.
Home Loans
Mortgages backed by the Federal Housing Administration (FHA) have increased in recent months 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

HSH National Monthly Mortgage Statistics accessed October 2008. HSH Fixed-Rate Mortgage Indicator includes jumbo loans and
second mongages. This provides a combined average mortgage interest rate that is often higher than conventional loans (hat under
S300.000.
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alternative. FHA-backed mortgages typically require a lower down payment (recent figures cite as
little as 3 percent) and a good credit score is not essential.^

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 in^rovement requirements, fees and
exactions, permit processing procedures, and various other issues may present constraints to the
maintenance, development, and improvement of housing. However, other govenunental policies or
actions can also &cilitate 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 zoningregulationsof
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 eight zones that permitresidentialuses, and which are intended to
accommodate existing and future housing development They include fourresidentialzones, a mobile
home park zone, two commercial zones (in which residential uses are also permitted), a resort zone
intended for larger scale master planned residential and commercial development, and two areas
designed as Specific Plan, principally intended for mixed lodging, commercial and residential
development. Beyond these eight zones, the town includes land zoned for non-residential uses
including public facilities, industrial development, and open space.

http://www,hud.sov/buYmB/loj'ns,tlni Housing & Communities. U.S. Depaitinenl of Housing and Urban Development. Retrieved:
December 18,2008.
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Rural Residential (RR). This zone is intended as an area for single-family rural residential
development with lai^er 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 ! (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 maximimi 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-femily 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.
Commercial Lodging (CL). This zone is intended as an area designed primarily for the location of
transient lodg'mg facilities and supporting commercial uses such as restaurants and other commercial
businesses that provide services to residents and visitors to the community. This zone is intended for
medium-scale commercial mixed use and lodging, and permits residential density consistent with the
RMF zones
Commercial General (CG). This zone is intended as an area for the location of ofRce uses, retail, and
wholesale commercial activities and such other business or activities that offer services to both
permanent resident and visitors. This zone is intended for medium-and large-scale commercial mixed
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use, and pemiits residential density consistent with the RMF zones; i.e. a maximum of 12 units per
acre.
The commercial zones permit emergency and transitional housing by right and condominiums,
^artments for rent, and single room occupancy units with an approved conditional use permit.
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, recreationalfecilities,and public or quasi-public uses.
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 diat will &cilitate 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.
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Clearwater Specific Plan (CSF). The Clearwater Specific Plan zone was created in conjunction 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 a provision for an Affordable Housing
Overlay Zone. The Affordable Housing Overlay helps fecilitate the development of lower income
units. In this zone, all units must be affordable to households with incomes ranging fium very lowincome 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.
Currently, this code provision has only been applied to one approximately 25-acre parcel known as the
Shady Rest site. The underlying zone ofthis property is zoned RMF-1, withamaximumdensity of 12
units per acre. The land exchange ofthis 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.
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Residential Development Standards
As shown in Table 3-2, minimum lot sizes inresidentialzones range ftom 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 multi-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 withrelativelyrestrictivelot coverage requirements are necessary to
maintain setbacks, accommodate snow storage on-site, and to minimize impermeable sur&ces. The
Town's minimum lot coverage requirements are sufBcient to achieve the allowable densities in each
zone and do not constrain development
Appendix B provides a summary of multi-unitresidentialprojects constructed within the Residential
Mutti Family and Commercial zones between 2001 and 2008, incliuling the densities at which ^ese
projects were developed. As shown in the appendix, most projects have built at or above the
permitted density of 12 units per acre for residential uses in these zones. In the case of projects
building 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), that allowed small residential units (one
bedroom or studio units) to coimt as a half, rather than a full unit of density. Table 3-3 summarizes
the average density of all existing multi-family projects by zone. As shown in the table, existing
multifamily 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 3-2

Residential Development Standards

Density Range per/acre

1-2

1-4

6-12

6-12

6-12

6-12

25/10/20/20

20/10/20/10

20/10/20/10

25/10/20/20

20/0/20/0

20/0/20/0

30%

40%

50%

60%

60%

70%

Minimum Lot Size

15,000

7,500

10,000

40,000

10,000

10,000

Minimum Building Site Area

2,000

2,000

5.000

24,000

3

3

1/studio or 1 bdr;
2/2-3bdr; 3/4
bdrf

l/studioor 1 bdr:
2/2-3bdr; 3/4 bdH-

1/studloor 1 bdr;
2/2-3bdr; 3/4
bdH-

l/studioor 1 bdr;
2/2'3bdr, 3/4 bdH-

Setbacks (tront/side/street
side/rear)
Lot Coverage

Minimum Parking
Requirements (in spaces)

Height Maximum

35 feet as measuredfromnatural grade. For any multiple-family structure uiiere the majority of the groundflooris devoted
to understructure parking, the Plaiming Commission may approve an increase in height of up to ten feet subject to a use
permit. Please see "Development Permit Procedures" section later in this chapter for a discussion of the use permit
process.

Source: Mammoth lakes Municipal Code, 2008.

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. As shown in Appendix B,
a large number of projects have taken advantage of tiiese bonus provisions in recent years. As
permitted by State Density Bonus law, die 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.
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Table 3-3

Existing Residential Development Density by Zone

RMF-1

/.

469

34.73

13.5

100

26.87

3.72

9.24
16.16

RMF-2

3854

232.66

16.56

25

7.31

3.42

CL

265

14.16

18.71

8

2.45

3.2

16.43

CG

393

14.63

26.86

1

0.36

2.7

26.27

Includes apartments, condominiums and townhomes.

Source: Town of Mammoth Lakes, 2010

Parking Requirements
Single-&mily residences must have a minimum of three spaces for each residence, at least one of
which must be enclosed and one of which must be unenclosed. For residences with a floor area over
3,000 square feet (exclusive of garages and decks), a minimum of one additional space must be
provided. The requirement of ttiree 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.
Muldple-fomily 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 SO percent of the required paridng is required to be covered (i.e. in a
garage or carport). 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
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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 paricing requirement 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 paiking requirements for projects that incorporate affordable
housing units, including ^plication 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 and other private developers.
In addition, the Town has initiated a study to look at opportunities to reduce parking standards in
mixed use areas such as the north Old Mammoth Road, North Village, and Main Street districts, and
plans to include updated paiking standards as a component of the planned Zoning Code update (see
below).
Snow Storage
Given Mammoth Lakes winter conditions, with an average of over 300 inches of snowfall annually,
proving adequate space for snow storage is an important development requirement The Town
requires an area equal to a minimum of 60 percent of all uncovered required parking and driveway
areas to be provided for snow storage. Furthermore, all designated snow storage areas must be at least
10 feet wide and deep in the smallest dimension. These areas must also be unpaved and free and clear
of obstructions. Snow storage requirements may be reduced if a maintenance district is formed for
public snow removal, parking is located to the rear of the structure, the affected property participates
in a snow removal maintenance district, and the property owner commits (in the form of a recorded
document between the property owner and the Town) to permanently haul on-site snow from the
property to an ^proved off-site storage area. This alternative method of compliance may help reduce
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the potential cost impact and constraint of having to set aside land for snow storage, but may also
increase maintenance costs.
ZONING CODE UPDATES AND AMENDMENTS

The Town has adopted updates to selected sections of the 2^ning Code over recent years, reflecting
relatively minor changes to development standards. In addition* the Town will be undertaking a
con:q>rehensive Zoning Code update by 2011, in order to ensure better consistency between the
General Plan adopted in 2007 and the Code.
Recent Zoning Code Amendments for Development Standards
Two recent zoning code amendments pertaining to development standards ^ptied 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 multi-family residential zones; in practice it lead to "overbuilding" 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, wiiich 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 remforced the existing and prevailing method of calculating lot
area.
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 are not reflected in the existing Municipal Code, which has not
been comprehensively updated in many years. As a result, some areas of conflict and ambiguity exist
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between the General Plan and Zoning Ordinance *m particular, which has added additional complexity
to some recent permit applications. To address this, the Town has initiated a comprehensive Zoning
Code update, which it anticipates will be complete by 2011.
The Zoning Code update will include review of administrative procedures, as well as development
standards, and will consider ways in which the Code can be made more user-friendly and processes
more streamlined. For exan:^)le, the design review process hasfrequentlyrequired projects to go
before the Planning Commission, adding time and ejqjense to the process. The Planning Commission
has recenUy established a design subcommittee with which staff can consult, and based on input,
approve a design review administratively. The Town also anticipates a revision and update to the sign
code, and to the list of zoning districts and their allowed uses to reduce the degree to which
Community Development Director or Planning Commission determinations are required.

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. A copy of the Ordinance is included in Appendix C.
The driving principle of the ordinance is that development must provide housing for the woricforce 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 4-2 shows the FTEE generation table by project type,
which can then be lued 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

Ihe Full Time Equivalent Employee (FTEE) is a fiill 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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developer will owe the Town for the project. Certain projects including small residential
developments of less than five units and other small lodging and commercial developments are
permitted to pay fui in-lieu fee. (Rental housing and affordable housing projects are exempt from
mitigation requirements).
When units are built the Ordinance includes a formula by which those units of different sizes (number
of twdrooms and living area) may satisfy FTEEs. When in-lieu fees are paid, they are calculated by
muhiplying the total FTEE by the in-lieu fee, which is established by ordinance and periodically
updated.
Mammoth Lakes' housing program requires that the FTEE units be developed on-site unless the it can
be demonstrated that the location is undesirable for the community or infeasible, or there is an
alternative that would better achieve community affordable workforce bousing goals. In such cases,
the ordinance allows for Alternate Housing Mitigation Plans (APlMPs) that can include construction
on a different location, land dedications, housing acquisition and rehabilitation, or payment of in-lieu
fees. An AHMP requires approval by the Planning Commission.
Because many of the development projects in Manunoth in recent years have been less conducive to
mcluding on-site housing (lodging, luxury condominiums, etc), it has not been unusual for the Town
to negotiate with developers and propose win-win alternatives to 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 tiie production of new affordable housing units in Mammoth Lakes. Mammoth Lakes
Housing and its accomplishments are described in additional detail in Chapter 4.
Since 2003, a total of 195 below-markct-rate (BMR) for-sale and rental units have been produced in
the Town of Mammoth Lakes. The majority of these units have been buih to satisfy the mitigation
requirements of the Housing Ordinance, or have been constructed by Mammoth Lakes Housing using
leveraged in-lieu housing mitigation funds. Over 75 percent of these units have been rented or sold at
prices affordable to those making 120% of AMI or less.
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The Town's Housing Ordinance is not a constraint to maricet rate housuig development As discussed
in Table 2-34 in Chapter 2, although the median priced home or condominium is not affordable to
most moderate-income fenulies in Maramo^ Lakes, ttiere is wide variation in the cost of housing
units, including some units priced at a level that offers homeownership opportunities for Mammoth
Lakes' residents. Furthermore, while the sales price of a market rate single feraily home is out of
reach of most moderate income household, the Town's Housing Ordinance cannot be held responsible
for tiie high cost of housing in Mammoth Lakes. The credit environment of the early and mid-2000's,
and ongoing pressure created by the market for second homes from affluent buyers outside of
Mammoth Lake helped to drive a highly inflated local housing market Given these conditions, it is
likely that maricet rate prices would have been about the same in Mammoth Lakes with or without the
Housing Ordinance in place.
Furthermore, it is likely that, without the Ordinance in place, many fewer affordable housing units
would have been built in the last decade. It has facilitated the production of housing for many families
that would not otherwise have been able to afford to rent or purchase units.
Despite its obvious merits and importance, the Town also recognizes that the Housing Ordinance,
alongside other development fees, may contribute to mcreased costs for developers of future
homebuyers. 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 temporaiy 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, and Housing Ordinance and associated in-lieu fees. A Towncommissioned 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
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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 in^de 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 reduce fees for most development types by
around SO percent from previous levels. The Town and Mammoth Lakes Housing developed the
Interim Affordable Housing Mitigation Policy cooperatively, to include the following provisions:
•

An inclusionaiy 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%ofAMIorless.

•

An in-lieu fee requirement for small residential and lodging projects, commercial and
industrial development

•

Exen^ions from housing mitigation requirements for small single-family residences (under
2,500 square feet), rental ^sartments 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.

The policy also requires, as a subsequent action of the Town, amendment of the existing Housing
Ordinance to reflect the direction established in the Interim Affordable Housing Mitigation Policy.
The t^Klated Housing Element includes policies that also direct these amendments, reflecting the
interim policy, any additional policy direction related to a future Municipal Code Amendment, and as
modifications needed as a result of recent judicial rulings on Inctusionary Programs.
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Urban Growth Boundary
The Town adopted an Urban Growth Boundary (UGB) in 1993 to ensure a compact urban fonn,
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 die UGB. The land outside
of the UGB but within the Municipal Boundary consists lai^ely 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
fix>m 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 Urban Growth
Boundary are shown in Figure 3-1.
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 c^}acity of the ski area willremainconstant 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
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•

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 27. 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 project ^provals.
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-fiunily housing, multifamily housing, factory'built housing, mobile homes, housing for the disabled, emergency shelters,
and transitional housing, among others. Table 3-4 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 earning lower incomes, seniors, the disabled,
seasonal workers, and the homeless, among others.
Multi-Family Units
The Municipal Code permits multi-&mily housing in the residential multiple &mily zones (RMF-1
and RMF-2) by right. RMF-1 and RMF-2 zones allow a maximum of 12 dwellings per acre.
Approximately 45 percent of the Town housing stock consists of multi*femily residences.^
Condominiums
The Town requires a use pennit for all condominium developments. Due to the resort-oriented nature
of Mammoth Lakes, the Planning 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. The use pennit 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 relatively high
land and construction costs in Mammoth Lakes.

* Source: Claritas, 2008; EDAW 2008. Multi&milyrefersto structures containing 2 or more housing units.
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Table 3-4

Housing Types By Zones

Residential Uses

P

P

Condominiium'

U

u

Muiti-fiunily (5 or more)'/Apartments for Rent

P

P

Single family detached/attached

P

P

Mobile homes

P

P

P

p

Manufactured homes

P

P

P

p

Mobile home parks

U

U

U

u

Granny housing

P

P

P

p

Caretaker's quarters

A

A

U

u
u
u
u

u
u

u
u

u

u

u

u

p

p

Special Needs Housing^
Group Living Facilities (including supportive housitig)
Residential care (other similar uses, including supportive housing)
Boardii^ houses
Single room occupancy units

u
u
u

Emergency and transitional housitig

'Density shall be the same and calculated in the same manner a5 in the RMF zones and as specified in Section 17.20.040(BK5). Within the CG ziHie, residential uses are not permitted as primary
uses on properties fronting on arterial streets.
' Special needs housing (residential care fiicilities and group living fecilities) are discussed more thoroughly in the "Housing for Persons with Disabilities section" beginning on page 115. As
noted there, no local agency can impose stricter zoning or building and safety standards on group homes or residential care &cilities serving six or fewer residents dian otherwise required for
homes in the same district. Therefore, this Housing Element includes a program to amend the Municipal Code to address this issue.
P = Permitted Use U = Use Permit A= Administrative Permit
Source: Town of Mammoth Lakes Municipal Code 200S
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The Town's Municipal Code Chapter 17.52 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 are 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 M ^ Act and
State law.
Secondary Units
The Town Council determined that second units (as defined in Section 65852.2(d)(3) of the
Government Code), are not ^propriate in the Town's two residential single*&nuly zones based on the
findings outlined in the Town's Municipal Code Section 17.32.110:
•

That prohibition of second units may limit housing opporftmities, adequate provisions are
contained within this title for the establishment of housing for all economic segments of the
community;

•

That development of second units would create an increased need for off-street parking that
reasonably could not be expected to be met on most properties. This is critical during the
snow season since excess streetright-of-wayis needed for snow clearing operations. Second
units also could impede the ability to meet snow storage needs on single-^mily lots;

•

That development of second units would unduly tax the town's limited water supply and
would impose an additional burden to meet water demands particularly during drought
conditions;

•

That the infiastructure, particularly the street capacities and utility facilities in existing singlefiunily neighborhoods, are not capable of sustaining the additional demands that would be
realized if second units were allowed.

Although second units are not generally permitted, in order to promote housing for seniors, and to
fecilitate the provision of on-site housing for a domestic employee or caretaker, both **Granny
Housing" (secondary units for the elderly aged 62 and over) and caretakers units are permitted in all
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residential zones if it conforms to the Town Municipal Code Section 17.16.140. The Housing
Element includes a program to amend the Municipal Code to allow secondary units more generally,
provided that other development standards, such as those for parking and lot coverage can be met and
adequate water supply provided
Mobile Homes
Mobile and manu&ctured homes offer an affordable housing option to many low and moderateincome 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 applies to site-built single-family homes. According to the California Department of
Finance, 227 mobile homes, boats, RVs, vans and other housing were located in the town in 2008.
Mobile Home Parks
Mobile home paries are allowed in all residential zones with approval of a use permit Hie use permit
process is described below; as shown in Table 3-5, an application for a use permit for a major project
can take an estimated nine months to a year to complete, and is intended to assure that certain land
uses meets appropriate standards for design, site planning and use, consistent with Town policy.
The Zoning Code also includes a "Mobile Home Park" (MHP) zone, which specifies various
development standards for mobile home parks. The Town of Mammoth Lakes has two mobile home
paries, 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 often acres.

•

A minimum site area per unit of 5,000 square feet, (effective density of 8.7 units/acre)

•

Minimum setback of 20 feet adjoining a street, and ten feet adjoining another lot line

•

Maximum height of 35 feet

The Zoning Code would allow the option of establishing a mobile home park as a conditional use
within residential zones; however, it is likely that, since the MHP zoning standards are less restrictive
(particularly for site area and sed)acks) than those of the residential zones, it is likely that an ^plicant
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hoping to develop a new mobile home park would apply for a rezoning to MHP. The Town estimates
that review of the rezoning application would take approximately the same amount of time to be
processed as a Use Permit, since similar issues would be involved; however. Town Council approval
of the rezoning request is also required, adding approximately one month to the process.
The Town has not received any f^)plications for a mobile home park since incorporation; it is
uncertmn 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. Both the Use Permit and re-zoning process reflect reasonable
processes intended to ensure compatibility of any proposed mobile home park with surrounding uses,
and that such a use 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 65852.3, a town or a city shall allow the
installation of manu&ctured homes certified under the National Manufactured Housing Construction
and Safety Standards Act of 1974 (42 U.S.C. Sees. 5401 et seq.) on a foundation system, pursuant to
Section 18551 of the 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. Manufactured housing is not specifically mentioned in the Town of
Mammoth Lakes* Municipal Code; however, it is permitted and expected to follow the same permitted
process and regulations as buildings with traditional construction. Therefore, the Town will include a
program in its Housing Plan to amend its Mimicipal Code to specifically allow manufactured housing,
provided that meets snow load requirements and other Municipal and State Codes, in all residential
zones, to ensure dial manu&ctured housing is treated in a similar fashion as conventional singlefemily dwellings.
Section 17.28.030 of the Municipal Code precludes mobile homes, a form of manufactured housing,
fix>m being occupied of used for living or sleeping purposes unless located in a mobile home park.
The Town's Code defines "mobile home" as a "moveable or transportable structure designed for use as
a dwelling and as defined by State law." In order to reduce ambiguity and to ensure that Town code

Town of Mammoth Lakes General Plan

101

HOUSING ELEMENT
CHAPTER 3: HOUSING CONSTRAINTS

complies with State law, this Housing Element includes a program to amend the Code to clarify,
through revision to the definition of Mobile Home in Section 17^8.030 that the prohibition against
sleeping in mobile homes applies only to pre-1976 manufactured homes and other factory-built homes
that do not comply with the Manufactured Housing Act.
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 witiiin the vicinity of Mammoth Lakes. Therefore,fermworkerhousing is not a need for this
community.
Emergency Shelters and Transitional and Supportive Housing
As noted above. Mammoth Lakes does not have a large homeless population, due in targe part to the
harsh winter cUmate. The members of the Mammoth Lakes Ministerial Association have and will
provide emergency shelter for homeless individuals. The Mammoth Lakes Police Department also
assists homeless individuals in securing emergency shelter.
The Town Municipal Code permits emergency shelters and transitional housing ^ilities in the
Commercial Lodging (CL) and Commercial General (CG) districts. The Town's zoning regulations
pertaining to emergency shelters and transitional housing comply 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 the CL and CG districts. However, as with
commercial or industrial projects and any residential projects of two or more units, if the proposed
shelter or transitional housing is new construction or requires significant exterior work to an existing
building, a design review, either administrative or by planning commission, would be required.
Pursuant to SB 2, the Town has included an action m the Housing Element specifying that this design
review will be non-discretionaiy. Also, the Town's permit procedures and development and
management standards do not speci6cally encourage andfecilitatethe development of or conversion
to emeigency shelters. Therefore, an action has also been added to Chapter 5 to specifically describe
emergency shelters and transitional housing in the zoning code and to further examine the
development standards to ensure the uses are not infeasible. Upon examination, the Town may choose
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to establish written, objective development and management standards for emergency shelters, such as
the maximum number of beds or persons permitted to be served nightly and the length of stay.
Analysis of available land use capacity in the CG and CL zones indicate that there are 24 vacant infill
parcels, totalmg 12 acres, in these two zones; all are served by water and sewer infrastructure. (Also
see the discussion of Mammoth Lakes' land mventory in Chapter 4). Therefore, there is capacity for at
least one emergency shelter or transitional housing development, which should be adequate to
accommodate Mammoth Lakes' relatively small population in need of such services.
As indicated in Table 3-4, supportive housmg is permitted in the RMF-1 and RMF-2 zones and
requires a use permit. SB 2 requires supportive and transitional housing to be permitted as a residential
use subject to only those restrictions that apply to other residential uses of the same type in the same
zone. Therefore, an action has been added to Ch^ter 5 to modify the zoning code to allow transitional
and supportive housing as a residential use, subject to only those restrictions that apply to other
residential uses of the same type in the same zone.
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 woricers have illegally occupied vacant buildings or camped on Forest
Service land around the town (this is likely more common m summer than in winter, due to severe
weather conditions). As previously discussed, in order to sufficiently mitigate the mcreased
wori^force housing demands created by new development, the Town's Municipal Code, and the
recently adopted Interim Affordable Housing Mitigation Policy include provisions to require
workforce housing as part of new development. The Housing Program also includes an action to
update the Seasonal Employee Study completed in 2005 to ensure it accurately reflects the issues and
demands for seasonal employee housing in Mammoth Lakes.
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 in^rovement of housing by reducing, to the extent possible, the time and
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uncertainty involved in gaining approvals for various development permits. This section outlines the
target timeframesfor planning entitlement review and approval of new residential projects.
The Town has a streamlined ^plications process to reduce impediments to housing provision.
Currently, ^plications for a primary permitted use are processed in less than six weeks. Residential
development, as a primary permitted use in the appropriate zones, may be permitted ministerially
through staff design review and plan check. Table 3-4 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 more on the
complexity of the project than the number of lots or units involved. 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-S, the planning, engineering, and design review phase, which
usually runs concurrently with tiie CEQA process, requires the most time during the enthlement and
planning phase but typically takes less than a year. The building review phase, necessary in order to
achieve a certificate of occupancy, requires a maximum of two months. The Development Review
Process is outiined in The Town of Mammoth Lakes Development Review Process Flowchart, Chart
3-1. Typically, processing time for an application to build a smgle-lamily home is no more than 30
days; a multi-family project requiring a use permit may take three to sbc months, including cumulative
timeto^prove the use permit and building permit
DISTRICT PLANNING

In June 2007, the Town Council adopted a policy that established distiict planning. District planning is
a structured process that studies the wider geogr^hic 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 conununity. 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 paiticipation through this process is also
important to the Town.
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Table 3-5

Development Review Timeframes

Administrative Permit

ODays

30 Days

7-14 Days

0 Weeks

NA

NA

30-90 Days

90 Days

4-8 Weeks

0-4 Months^

3 Weeks

NA

30-90 Days

90^ Days

8-16 Weeks

4-9 Months^

3 Weeks

NA

Legislative Action (General Plan,
Zoning Amendment, Master or
Specific Plan)

30-90 Days

220 Days

4-12 Months

4-12 Months*

3 Weeks

3+Weeks

Tract Map/Parcel Map^

30-90 Days

90+ Days

4-6 Months*

0-9 Months

3 Weeks

NA

(No Hearing)
Use Permit Application (Minor
Project)
Use Permit Application
(Major Project)

All Timeframes reflect Town staff work periods only: applicant work periods or delays may lengthen these schedules. All timefraines also reflect calendar days, not working days.
' CEQA and project review typically run concuirently
^ Assumes Categorical Exemption or Negative Declaration
' Assumes Neg. Dec/MND or EIR
* Assumes Neg. Dec/MND or EIR
* TTM/TPM often processed concurrently with Use Pamit or other entitlement
^ Timeframe depends on complexity of project (e.g. degree of ofbite improvements, dedications or easements involved), rather than number of lots or units involved.
Source: Town of Mammoth Lakes. 2009.
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Development Review Process Flow Chart
PROJECT CONSTRUCTION PHASE

PROJECT DESIGN PHASE

Submit Building

~~rPlan Check

I
Building Permit

Concept Review Application
(optional)

I
Submit Planning Application

Building/ Grading

::::::A::::::::
Certificate of
Occupancy
Completeness Review

1

CEQA
Project Review

i
Discretionary Reviews
(includes Design Review)

1
Planning Commission
Approval

feral Plan

Engineering
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Major steps of district planning are 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 (^ically) in four phases:
o

Existing Conditions, OpporUinities and Constraints Analysis.

o

Alternatives Development

o

Alternatives Analysis and Selection.

o

Plan Development and "acceptance"

To date, district plans have principally been associated with major projects that request an amendment
to then- existing zoning. Recently, the Town initiated processes to complete district planning for otiier
areas including the Main Street corridor and Shady Rest site'. This effort is expected to provide more
clear-cut guidance for development as it moves forward in this area, and to fecilitate re-hivestment
and redevelopment
District planning is intended to complement, rather than replace, other established and legally required
review processes for individual projects. Completion of district planning did add some time to the
processing of some tnajor applications that were initiated in 2007 and 2008. However, some major
district plans are now complete, and the remainder are due for completion in 2010. Therefore, this is
not expected to create long-term or ongoing delays for future development
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. Ultimately, the recommendations of all accepted district plans will be
codified through the Zoning Code update, anticipated to be complete by 2011, and will thus not create
an additional "layer" of review outside of the ^ i c a l application of zoning and development standards.
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DESIGN REVIEW

The Town's Design Guidelines aftp\y to all commercial and multi-family development and singlefemily development within master plan areas. These Design Guidelines have been written to provide a
greater level of detail regarding the design of development Aiat promotes the Town's Vision
Statement, General Plan and Municipal Code. All of the above-mentioned development projects are
subject to review by staff. Planning Commission 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*4, the
design review process is part of the overall planning review process. The overall planning process can
take anywhere from seven days to 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 design guidelines may have resulted in some overall
increases in the cost to develop in Mammoth Lakes. For example, an articulated or pitehed 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 tiiat die Town prefers. Historically, therefore, staff, the ADP and Plaiming
Commission has been able to work constructively with applicants through the design review process
to reach acceptable design solutions that do not typically require reductions in project density, or
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 surroimding development and natural land forms, and that the project would
maintain and enhance the image, attractiveness, and environmental qualities of the town.
USE PERAUTS

In the various zones, certain uses are permitted subject to the granting of a use permit Because of
theu" 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
Planning Commission is empowered to grant or deny ^plications for use permits and to impose
reasonable conditions upon the granting of such permits.
Within twenty-one days following tiie closing of the public hearing on a use permit ^plication the
Plannmg Commission shall act on the {qiplication. The Commission may either grant by resolution a
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use permit asrequestedby the applicant, with modifications, or they may deny the application. A use
permit may berevocable,granted for a limited time period, or granted subject to such conditions as
the payment of drainage fees, requiring special yards, open spaces, buffers, fences, and walls;
requiring installation and maintei^nce of landscaping, requiring street dedications and improvements,
regulation of points of vehicular ingress and egress,regulationof traffic circulation, regulation of
signs, regulation of hours and/or methods of operation, control of potential nuisances, prescribing
standards for maintenance of buildings and grounds, prescription of development schedules and/or
standards, and such other conditions as the commission may deem necessary to ensure compatibility
of the use with surrounding developments and uses and to preserve the public health, safety and
welfare.
The Planning 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 mmntained 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 Townrequiresa use permits are condominiums, mobile home parks,
and most types of special needs housing such as group living and residential care facilities. Because
the Town has not received any a4)plications for mobile home paries or special needs housing, it is not
possible to provide details ontypicalconditions 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 pemutted uses in any (residential or commercial zone); i.e. generally similar to other
multi&mily or condominium uses: Typical conditions ^plied to condominium projects include:
•

"Standard" planning and engineering condhions such as requirements for dedication of public
access or easements, such as sidewalks and trails, and installation of required infrastructure.

•

Conditions related to envhonmental mitigation (e.g. storm water managements, CEQArequired traffic or infrastructure inq)rovements)
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•

Life safe^ and health-related conditions including requirements from the Mammoth Lakes
Fire Protection District for provision offireaccess.

•

Special planning conditions related to occupancy and operation (for exan^le, 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 group homes andresidentialcare &cilities is provided later
in this chapter under the discussion of "Housing for Persons with Disabilities." As noted in that
section, to comply with State law. the Town will include a program in its housing plan to permit
licensed group homes for the disabled andresidentialcare &cilities serving six or fewer residents in
zones that permit single-fonuly residences.

ZONING ADJUSTMENTS AND VARIANCES

Applicants may makerequestsfor minor modifications or adjustments to certsun requirements of the
Town's zoning requirements when such requests constitute areasonableuse 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 therequiredlot area, width or depth; a decrease of the required width of a side yard or
the yard between buildings; a decrease of the required front orrearyard; 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 the above permitted increases or decreases.
Requests for adjustments are approved at the administrative level.
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, topogr^hy, location or
surroimdings, the strict application of this title deprives such property of the privileges enjoyed by
other property in the vicinity or under identical zoning classification. Any variance granted shall be
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subject to such conditions as will assure the adjustment thereby authorized shall not constitute a grant
of special privileges inconsistent with the limitation upon other properties in the vicinity or zone in
which such property is situated. All requests for variances must meet specific findings prescribed in
California Government Code Section and must be sf>proved by the Planning Commission.
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 ^plication.
Table 3-6 summarizes plaiming, development, and other fees charged for residential development
Town policies do allow the waiving of processing fees upon ^plication in special circumstances; the
Town 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 infi'astructure.
The planning fees charged by the Town of Mammoth for residential development were increased in
2008, as the Town found that the fees were not high enough to cover the stafTtime required to process
planning requests. The Town performed an extensive study of how much time staff spent by project
type and increased fees accordingly. Though the development community was not pleased with the
increased cost, the Town found this to be an essential action to take in order to maintain financial
solvency.
The Town also levies fees on new development that are intended to mitigate the inq^acts of that
development on community services and facilities. Historically, the number and amount of the Townin^)Osed Development Impact Fees (DIF) have been large, adding substantially to the cost to develop
in Mammoth Lakes.
As discussed elsewhere in this chapter, in 2008 and 2009, the nationwide economic downturn
prompted the Town to reconsider its development impact fees. In 2008, the Town enacted a short-term
reduction in DIF fees for Single Family and Single Family Transient development, lowering them by
an average of 49% (these reduced fees are applicable through August 2010). In 2009, the Town
conmiissioned an independent assessment of the DIF program, v^ch concluded that fees should be
reduced substantially for all categories of development on a permanent basis. The Town adopted an
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interim fee policy in November 2009, whichreducedDIF by between 48% and 55%fromits previous
levels, depending on categoiy. The Town will be undertaking more detailed study in order to refine
the interim fees in 2010, and to enact a long-term reduced fee schedule. This fee schedule was
adopted in May, 2010, and is substantially similar to the interim fee program.
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 &ir 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 diey are accurate and fair.

Table 3-7 provides a hypothetical comparison between fees charged per unit to develop an eight unit
single>&mily development versus an eight-unit multi-family (condominium) development.^ The fees
charged for multi-family residential development are less than those charged for single-&mily for
building permits and plan check, water and sewer connections, and school fees. However, they are
higher for development impact fees, and include fees associated with the need for a use permit and
designreview,as well as a housing in-lieu fee of $23^22 per unit (Since the table assumes the single
family units would be less than 2,500 square feet, no housing fees are applied, as specified in the
November 2009 interim fee policy.)
The above considerations result in a fee cost per unit that is greater for the 8-unit multi-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 multi-family condominium development. If
the 8-unit multi-&mily project were rental units, rather than condominiimis, neither the affordable
housing fee, nor the costs to process a use permit or tentative tract map would be incurred, which
would reduce the total fee amount by half,fromjust under $50,000 per unit to under $25,000 per unit.
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.

' This comparison is hypothetical only to provide a 'per unit* comparison between single &mily and multi-fomily development- In
practice, few (^portunities exist in Mattunoth Lakes to develop eight single-femily lots as a single project.
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Table 3-6

Planning and Development Fees

Building Permits

Fee varies according to valuation

Design Review (Administrative - Major)'

$743-$7,033

Use Permit

Cost Accounted. $2.S00 Deposit

Tentative Parcel Map

$6,243

Tentative Tract Map

Cost Accounted. $6,000 Deposit

General Plan Amendment

Cost Accounted. $10,000 Deposit

Zone Code Amendment/District Zoning Amendment

Cost Accounted. $6,000 Deposit

Environmental Review Fees'

$369 • Cost Accounted. $10,000 Deposit

Sewer and Water Connection (MCWD Fees)

Depends on meter size and number of fixtures

Development Impact Fees'

Single Family

Multi-Family

Parkland & Recreation Fee

$8l8-$l,367/umt

$8l8-$l,367/umt

Stonn Drainage*

$7,324 - $7070/unit

$2,062-$2.484/unit

General Facilities*

$698-$1,165/unit

$698-$1,165/unit

Streets & Traffic Signals

$2907 - $l,483/unit

$1,483 - $2,762/unit

Law Enforcement

$63S-$l.06l/unit

$635-$l,06l/unil

Fire

$1,182-$l.560/unil

$74S-$l,561/unit

Transit & Trails*

$3,430-$5,728/unit

$3,430 - $5,728^nit

Library

$34O-$2,00I/unit

$340-$l,72l/unit

Child Care

$374 - $624/unit

$374-$624/unit

Airport

$45-$75/unit

$45-$75/unit

Public Art

Exempt

0.05 X Valuation

In-lieu Low Income Housing Fee

$2.68/sf for area >2,500sf

$23.222Ainit

Administrative design review completed at staff level; Major Design Review requires Planning Commission approval^
Fee dependant on type of environmental review required (Exemption, Neg. Dec. or EIR).
* Based on November 2009 Interim Fee Schedule
May be partially deferred through Mello Roos District
Source: Town of Mammoth Lakes. 2008-2009 Fee Schedule: 2009 Interim Development Impact Fee schedule
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Table 3-7
Estimate of Planning and
Development and Housing Fee Policies)

Development

Fees and Costs

{Based on

November

2009

Interim

Use Peimit

Not required

$750

One use permit required for 8 unit project; $6000 (deposit only.)

Tentative Tract Map

Not Required

$750

TTM required for 8 unit condo project; $6000 (deposit only)

$7,466

$3,370

$0

$336

Design review fee for 8 unit condo project $2,695

$375

$375

Design review fee for In-House/Negative Declaration

$19,414

$8,520

MCWD Water Connection^

$5,155

$4,124

MCWD Sanitary Sewer Connection^

$2^97

$1,837

$0

$23,451

$5^60

$2,873

Building PermitsiTlan Check
Design Review
Environmental Review
Development Impact Fees

Housing In-Lieu Fee
School Fees

Per valuation based fee schedule

Per November 2009 Interim Development Impact Fee Policy
Based on 1 SF unit = IMEU; 1 MF Unit = Approx 0.75 MEU. (1
MEU = 39 fixture units; 1 Kitchen and Approx 3 Bathrooms)
Based on I SF unit = IMEU; 1 MF Unit = Approx 0.75 MEU. (Per
MCWD: 1 MEU = 39 fixture units; 1 Kitchen and Approx 3
Bathrooms)
Single-Family Residences <2,000 square feet exemptfromhousing
mitigation requirements.

^2^000 habitable square feet, and average construction costs per unit of $235/sq ft =$470,200
^ Assumes multiftmily unit constitutes approximately 0.8 MEU
Source: Town of Mammoth Lakes, 2009
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BUILDING CODES AND THEIR ENFORCEAAENT

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 OfRcials and the State. The Town updates its Code according to Conference updates with
some nunor amendments to reflect local conditions, including seismic activity, wind, and snow loads.
Some of tiiese 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 Development Department enforces building codes at the
time of construction. Other Town staff usually address compliance actions after construction 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 ^plication of its zoning and building
regulations.
Any disabled person who requires reasonable accommodation in the ^plication 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 Development Department. The ^)plicant is required provide the
following information:
•

Applicant's name, address and telephone number;

•

Address of the property for >^4iich the request is being made;

•

The current use of the property;
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•

The Municipal Code provision, regulation or policy, or building code provision, regulation, or
policy &om which accommodation is being requested; and

•

The basis for the claim that the individual is considered disabled under tiie Fair Housit^ Act
and why the accommodation is necessary to make the specific housing available to the
individual.

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
Development Department Office and accommodation is discussed as an option during pre-^plication
consultations in {^)p^opriate 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-bycase basis to &cilitate retrofitting to meet
accessibility requirements. As the Town of Mammoth Lakes does not have any special permitting
requirements for group homes, the approval process is similar to that of a primary permitted use.
Please see the discussion of "Use Permits" above, and of "Licensed Group Homes and Residential
Care Facilities" below for additional mformation on this topic.
As part of this Housing Element, the Town has reviewed its Zoning Code and did not find any
provisions that would inherently preclude or place a significant regulatory constraint on the ability to
accommodate persons with disabilities.

Review Zoning and Land Use Policies and Practices
The Town periodically reviews its zoning laws, policies, and practices to ensure compliance with &ir
housing Uiw. Currently, the Town Code reads that handicapped paiking spaces shall be provided,
designated, located, and signed in accordance with the California Administrative Code. The Town
does not have special residential parking standards for persons with all disabilities, but the Town Code
does allow for the reduction of paiking requirements for special needs housing if a project proponent
demonstrates the need for a reduction in paridng, 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
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applied according to zone and would apply to special needs housing development in accordance with
the zone in which it is developed.
The Town Municipal Code does not currently have occupancy standards that apply specifically to
unrelated adults and not to families. The only occupancy standards included in the Municipal Code are
those that allow or disallow 'transient occupancy," for the purpose of nightly resort/vacation rentals.
Licensed Group Homes and Residential Care Faciiities
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. The use of property for the care of six or fewer disabled
persons is a residential use for the purpose of zoning. A State-authorized, certified or licensed &mily
care home, foster home, or group home serving six or fewer disabled persons or dependent and
neglected children on a 24-hour-a-day basis 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 However, the Town would
evaluate any such proposal relative to similar uses that are allowed in the Code, which allows for
"other uses" that are "similar to and no more detrimental than" existing permitted uses in any
(residential or commercial) zone.
In residential zones, similar uses (hospitals and medical clinics, and group living quarters with shared
&cilities) are allowed with a use permit in the multt-family zones. In commercial zones, convalescent
homes and hospitals are permitted with a use permit in the CG zone; emergency and transitional
housing is a permitted use in both CG and CL zones; residential uses (rental ^)artments and
condominiums) are also permitted in both commercial zones.
To comply with California law, the Town will include a program in its Housing Plan to amend its
Municipal Code to permit licensed group homes for the disabled and residential care facilities serving
six or fewer residents in zones that permit single-family residences.
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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 fecilities 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 group homes. This allows for
the conversion of an existing residence to a group home, without any special permits or approvals,
other than a building permit which could be required for retrofit construction. Because the approval of
group homes is treated the same as any residential development, the public input for the approval of a
group home would occur at the Planning Commission meeting at v^ch approval is considered. If the
group home is in a zone where it is a primary permitted use that does not require Commission
approval, public input is not sought.
Group homes 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 group home
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 2007 and
continues to update its Code according to the International Conference of Building Officials and the
State updates. Although Uie Town of Mammoth has amended its Mimicipal 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 permite. 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 surrounduig 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 dwellmg, 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 accommodafion would impose an undue financial or
administrative burden on the town; and

•

Whether the requested accommodafion would require a fijndamental alteration in the
nature of a program,

ON/OFF-SITE IMPROVEMENTS

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 andfiitureresidents 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.
Currentiy, 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
includmg: a minimum dedicated right-of-way width of 40 feet, a minimum of twenty-24 feet of
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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, Master Trail 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 Explicable master or
specific plans, environmental docimientation, Caltrans review, district planning, and other adopted
policies.
The Town is fiilly served with water and sewer infrastructure. The Mammoth Community Water
District (MCWD) adopted an Urban Water Management Plan (UWMP) in 2005 and is due to
complete an update to this document in 2010. The UWMP identifies a potential long-range shortfall in
water supply under multiple dry year conditions; though various measures are identified that could
address the short&ll (including conservation, pipeline replacement, recycled water use and
development of new sources). However, this short&ll is not expected to affect development of
housing within the near term planning period of the housing element.
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
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 in^>rovements 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 2007-2014

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. The Town's share of the entire
County RHNA is 48.9 percent; this allocation is based on demographic projections developed by
HCD. The Plan allocates the projected Countywide housing need between the unincorporated County
and the Town across the various income categories, based on demogr^hic data and a *'fair share"
policy adjustment The RHNA plan covers the 7 '/i year planning period of January 1, 2007 through
June 30,2014.
Table 4-1 summarizes the progress made by the Town in meeting the RHNA, counting all units
constructed after January 1,2007, and the net remaining growth need for the period 2009-2014. Table
4-2 summarizes the various affordable housing projects built in Mammoth since 2007. In addition to
these affordable units. The Town has exceeded the RHNA for Low-income units as of 2009, but has a
net remaining deficit of 27 Extremely-Low, 16 Low, 41 Moderate and 65 Above-Moderate units. The
affordability levels cited in the table are based on actual purchase price and rental costs assigned to the
various units through deed restrictions.
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Table 4-1 Affordable Housing Units Completed 2007-2009

Tosca Townhomes

2007

Jeffries

2007

3

Nordica

2007

1

1
16

13

1

1401 TaveraRoad

2007

1

Bigwood

2007

I

463 Mono Rd

2007

San Joaquin Villas

2008

Aspen Village Ph. 1

2008

5

43

48

Manzanita Apts

2008

3

11

14

Aspen Village Phase 11

2009

1
4

10

2

2

24

38

19

24

Source: Town of Mammoth Lake Community Development Departments. 2010

A.l

AVAILABLE LAND TO ACCOAMODATE HOUSING

As part of the Housing Element Update process. Town stafT inventoried all lands within the Town's
Urban Growth Boundary 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 &cilitate production
of the Town's regional share of housing. To determine uiiether 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 taw, (California Government Code section 6S583(c)(l)), adequate sites
are those with appropriate development standards and with services and infrastructure needed to
&cilitate and encourage the development of a variety of housing for all income levels.
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Table 4-2

Regional Housing Needs Allocation: Summary of Completed and Remaining Units

Regional Hoiuing Needs Allocation

27

28

56

58

no

Units Completed 2007

0

4

14

2

26

Units Completed 2008

0

8

58

10

0

Units Completed 2009

0

0

0

5

19

Source: Town of Mammoth Lakes Community Development Department, March 2009

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 the town's total new construction need for each income group over
the next five years.
b) Analysis ofrelevantzoning standards for a variety of housing types, including single-femily,
multifamily, mobile homes) and at ^propriate densities to meet the Town'sregionalhousing
need by income category, including very low and low-income households.
Theresidentialsites identified and discussed in this ch^ter 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 &cilities over the next five years.

4.3

UND 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.
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defined by the Town's Urban Growth Boundary, is under private ownership, and therefore
developable. The Town does not anticipate that the Urban Growth boundary will be modified or
expanded in the foreseeable future.
Two major conqxinents make up the Town's inventory of suitable sites.
1) Resort designated and Master Planned areas that include land allocated for affordable
housing, approved housing projects, sites entitled for or otiierwise committed to
residential development, including affordable housing, and larger (>0.S acre) vacant
and underutilized sites tn the Residential Multi-Family zone. Many of these are sites
that will be required to provide housing as a result of the Town's inclusionaiy
housingrequirements,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 fiill zoning capacity. .
RESORT DEVELOPJAENT, 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 peimit, and/or
which are otherwise committed to providing additional affordable housing units. The locations of
these projecte are shown in Figure 4-1, and the projects are siutunarized in Tables 4-3 and 4-4. Table
4-3 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 4-4 includes additional detail of the
anticipated affordability levels of those units, based on actual approvals or on the Town's inclusionaiy
housing requirement. It should be noted that several of the projects include a combination of lodging
and r^idential units; in those cases, only the residential units are summarized in Table 4-4.
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Table 4-3

Housing Sites Subject to Approved Permits, Plans, or Affordable Housing Overlay Zoning

33-10-017,331. Holiday Haus

2. Shady Rest Master Plan
3. Clearwater Specific Plan/Old
Mammoth Place

1.55

ZS.OO

6.09

CL

C-1

1)0-01
35-010-20
35-230-06
35-230-07

RMF-1
(AH)

HDR-1

CG

C-2

12 Units/

18.6 Units ££

80 Rooms*

124 Hotel Rooms

12

172 Units

60 Units

12 Units/80

73 Units 01

8 Units

rooms*

488 Hotel Rooms

15 Units

4. MMSA Arrowhead Road

1.24

35-16-083

RMF-2

HDR-2

12 Units

15 Units

15 Units

S.Sierra Star 4 A Site

3.6

33-33-062

R

R

28 Units

100 Units

30 Units

R

R

790 Units gad

200Units

40-07-011

8 Units
143

7. Ettinger, 2144 Old Mammoth Road

1.05

22-242-14

RMF-1

HDR-1

12 Units

12 Units

12 Units

8. Tihana Townhomes. 48 Lupin Street

0.54

33-122-08

RMF-1

HDR-1

12 Units

9 units**

9 Units

9. SaraC41 ManzanitaRoad

0.49

33-125-01

RMF-1

HDR-1

12 Units

6 units

4 Units

70 units

48 Units

6. Snowcreek Master Plan

10. Large Vacant/Underutilized RMF
Sites (See Table 4-5 for detail)

5.83

Various (see
Table 4-5)

RMF-1

HDR-1

200 Hotel Rooms

12 Units

Total
*The
Town
specifies
permitted
density
for
hotels
and
lodging
uses
in
terms
** Nine units permitted by use permit, based on previous Town Code allowing one-bedroom units under 850 sf to equal one half unit of density

401 Units
of

rooms

per

*** Two units exist on this site,fora net addition of four units
Source: Town of Mammoth Lakes Community Develt^ment Department, 2009
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Table 4-4

Summary of Projected Housing Units 2009-2014, By Category'

1. Holiday Haus
2. Shady Rest Master Plan

CL

0

0

15

0

15

0

60

0

8

0

20

20

20

0

0

4

4

RMF-2

10

5

0

0

0

15

5. Sierra Star 4A Site

R

5

5

10

10

0

30

6. Snowcreek Master Plan^

R

0

0

200

200
12
9

3. Clearwater Specific Plan/Old
Mammoth Place
4. MMSA Arrowhead Road

AH

0

SP

7. Ettinger, 2144 Old Mammoth Road

RMF-1

0

0

0

0

12

8. Tihana Townhomes, 48 Lupin Street

RMF-I

0

0

0

0

9

9. SaraC 41 Manzanita Road

RMF-1

0

0

0

0

4

4

10. Other Large RMF-1-Zoned Sites
(See Table 4-5 for DetaU)

0

24

24

48

30

34

49

205

333

16

(16)

41

65

(14)

(50)

(8)

(140)

0

0

Total

15

Net Remaining RHNA (Table 4-1)
Balance with Construction of Projected
Housing Units (Number in parentheses
indicates surplus of units beyond
RHNA allocation)

27

12

RMF-1

/. Proposed hotel rooms are not Included in residential unit totals shown in this table.
Source: Town of Mammoth Lakes Community Development Department, 2010
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Each of the sites is described below, keyed to the numbers shown in Figure 4-1. 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
E^jplicf^le zonii^ and development standards, and their ability to facilitate or constrain the production
of housing. As noted in that chapter, witii some minor exceptions, which are addressed through
policies and programs of this Housing Element, 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.
t. Holiday Ham
The Holiday Haus project is located on Main Street in the Commercial Lodging (CL) Zone, which
permits both residential and commercial uses. A use permit for the Holiday Haus project was
approved in October 2008; although the project has not yet broken ground, it is expected to be under
construction within the next five years. The project includes a 120-room condominium hotel, and in
conformance with the Town's on-site affordable housing mitigation requirements, 14 moderateincome affordable housing units and 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 onsite. 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 2S-^re site, with those units to include SO units of very-low, 72 units of low-, and 52
units of moderate income housing. The site is also zoned RMF-I, with an Affordable Housing (AH)
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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 pait 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
currently forested character, wiiich 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 wiih 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 ^plication is on hold, 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 extremely
unlikely to occur, any re-zoning would be to restore the property to its underlying RMF-1 zoning,
which would continue to allow multi-femily 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
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by the site and expects to work closely with the property owner to facilitate the Master Plan update.
As a first step, the Town is working to complete a District Planning study (see Chapter 3), expected to
be complete by M of 2010, for the area that includes Shady Rest The Plannii^ Study identifies the
major planning concepts for the site, including its development as "livable workforce neighborhood,"
that will be the basis of, and will 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
Plan would provide for streamlined and simplified review of future projects that conform to its
requirements. To support this, die Housing Element includes a policy for the Town to work with the
^plicant 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 ^proval process for subsequent projects brought forward under the
Master Plan.
Because of the need for the Master Plan to be l^xlated, it is probable that the entire 172 units allowed
on this site would not be constructed during the Housing Element period. Therefore, Table 4-4
conservatively assumes that only about one-third of the units would be constructed by 2014, 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 detemiined. Given the affordability levels
required by the existing Master Plan, it is likely that some form of partnership would be necessaiy to
feciiitate 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, to develop this site as
intended.
i. 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 1 S6-room motel and two restaurants. The Specific
Plan allows for the construction of a more intetisive mixed-use project than the existing on-site
development, that includes a hotel, ground level commereial space, and which requires that all of the
project's workforce housing demand be accommodated on site. The Specific Plan allows that the on-
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project's workforce housing demand be accommodated on site. The Specific Plan allows that the onsite workforce housing would be exemptfromthe density calculation for the site. Following adoption
of the Specific Plan, tentative tract m ^ and use permit applications for the Old Mammoth Place
project were approved in March 2010, indicating the developer's intent to construct the project in the
next one to three years. 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
mfiastructure. The development of the Specific Plan included the preparation of detailed conceptual
plans that illustrated the feasibility of accommodating the proposed development intensity on this site;
tfie 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 Pemiit ^plies 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.
A detailed financial analysis of the project has been provided to the Town, demonstrating the financial
feasibility of the project as proposed, including the pro[>osed number of on-site workforce housing
units. The Town feels that the likelihood of this site developing as proposed is significant. The
property is within the North Old Mammoth Road district, which the General Plan and a recently
prepared district plan cite as an opportunity area for focused redevelopment as Mammoth's "town
center", incorporating exactly the t}^e of higher intensity infill and redevelopment as anticipated in
the Specific Plan and included in the current development proposal.
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 5S-year deed restriction would be applied.
4. MMSA Arrowhead Road Site
Mammoth Mountain Ski Area owns this 1.24 acre site, which is included in their current land
inventory as a site for a future employee housing project As remaining Intrawest properties build out
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over the next S to 7 years, housing mitigation will be required, which 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 &ct that it adjoins a similar MMSA-owned employee housing project, it is highly
unlikely that MMSA elect to develop this site with anything other than employee housing units.
An estimated IS 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 veiy 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
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 en^jloyee housing the units would be rental £q)artments or rooms,
the Town would only require a design review of a friture project A stand-alone design review
requires a Planning Commission approval, and typically takes three 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 SS-year deed restriction would be applied.

' httpV^obs fr't^TP"1gthtnountain.comA9Usipg/|?tt?/inctex.cftn: accessed May 11,2010
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5. Sierra Star/Lodestar 4A Site
The Sierra Star 4A site is located within the Lodestar Master Plan area, also zoned Resort. The Resort
Zone permitsresidentialuses, including workforce housing, consistent with the adopted Master Plan.
The 1981 Lodestar Master Plan identifies the 4A site as a location dedicated to affordable housing, to
accommodate the future housii^ mitigation demands associated with the buildout of the Master Plan
and other Intrawestresortdevelopment projects. An update to the Lodestar Master Plan was initiated
in 2005 (project currently on hold), which continues to dedicate the 4A site for affordable housing. A
second site within the Master Plan Area, immediately to the north of the 4A 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 storagerequirements.Thus, although a higher density is assigned to this site in the
Master Plan, the 30 units of housing assigned to the 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 more may ultimately be possible. The
site is proximate to other development and to water, sewer and other infiastructure, and extending
utilities on to this site would not be a constraint to development Based on similar recent projects, 10
of the 30 units are projected to be for extremely low and very low-income households, 10 for lowincome households and 10formoderate-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. A Use permit would typically take
six to nine months to complete; a design review takes approximately three months to complete.
Following the designreviewor 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 assuredttiroughdeedrestriction;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 ^plied.
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6. Sriowcreek 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 are specified to be dedicated to workforce housing to meet the
Town's workforce housing mitigation requirements. Since the Town's interim housing policy requires
a project to provide workforce housing at a 10 percent inclusionary ratio, it is assumed that a
minimum of 80 total woricforce units will be buiU for the entire project, proportionate to each pliase of
development Because the project proposes phased development, this analysis assumes that no more
than one quarter of the total project, amounting to 200 units and including [^proximately 20
woricforce-housing units, would be built during the 2007-2014 Housing Element period. A Use
Permit would be required for each phase of the project's development, with an estimated processing
time of four to sbc months, based on the complexity of this project
Following approval of the Master Plan in 2009, a grading permit application was submitted to allow
for preliminary mass grading of the site; this application review is still in process. The ^plicant is
currently negotiating a Development Agreement with the Town, expected to be ^proved in Jime of
2010 that will include more specific details on the location, affordability levels and phasing of the
workforce housing imits. The applicant has preliminarily proposed the on-site units to be in the abovemoderate category, although deedrestrictedto less than 200% of the AMI. Given the recent decline in
housing prices, a 200% AMI unit is likely to be more costly than many maricet-rate units in Town, and
so it is likely that the Town may require a lower affordability level to be applied to these units.
Nonetheless,tiiisanalysis projects all of these units to be in the above-moderate category.
Although the site is currently undeveloped, the recent 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 uidicated its ability to serve the entire project with
water, including the affordable housing units.
Affordability of the imits would be assured through deedrestriction;w^ich would be developed prior
to issuance of a Certificate of Occupancy for the units. It is anticipated that, similar to past projects, a
minimum 5S-year deedrestrictionwould be applied.
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7. Ettinger Project
The Ettinger project is a 12 unit town-home project, located on Lupin Street, for which a Use Permit
and Tract Map was e^proved in October 2007. 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 Twelve units have been approved in the Use Permit for this l.09-acre site. In its
findings to approve the project the Planning Commission concluded that there was adequate
infrastructure available and Ae 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
one to two months to complete. Since the Use Permit and ME^) 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. The
project is approved to construct 9 town-home condominium units on a O.S3-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 ^>ove-moderate
category), with no deed restriction. A grading and construction permit would be needed prior to
construction, which may take one to two months to complete. Since the Use Permit and Map
continues to be valid, it is reasonable to assume that the project would be buih in the Housing Element
period.
9. SarafApartments
The Saraf Apartments are a six-unit rental project located on Manzanita Road, for which the Plaiming
Commission approved a Design Review in 2008. The site is zoned RMF-1, which permits nontransient residential uses at a maximum density of 12 units per acre. The sue imits approved for the
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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 fqjproval was required; demolition, grading and building permits will be required
to develop the project. Findings for the design review ^proval included that the site could
acconunodate the proposed development and that adequate infiastnicture exists. Hie applicant
recently had ^proved a one-year extension of the Design Review approval, indicating his intent to
begin construction of the site by 2011.
i 0. Other Large Residential-Zoned Properties
In addition to the nine 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 of
one half acre or more, 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-S, 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 muhifamily projects in this zone. Table 3-3 in Chapter 3 includes a summary of existing
residential density, showing that the average densi^ of multi-&mily projects in the RMF-1 zone is
13.S units per acre. Furthermore, a number of affordable housing projects have been built within this
zone in the past decade, including three MMSA employee housing developments and Mammoth
Lakes Housing's Jeffrey's ^lartment 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 (ie. 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.
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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, 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, the Table 4-5 assigns half of
the projected 48 units to the moderate-income category and half to the above-moderate income
category.

Table 4-5

Residential Development Capacity Analysis, Large Sites in RMF-1 Zone

191 Dorrance
262Manzanita
206 Manzanita
26 Lupin Street
97 Mono Street
122 Joaquin Road
324 Joaquin Road
256 Joaquin R
2116 Old
Mammoth Road
TOTAL

0.51
0.63
0.54
0.54
0.53

33-142-01
33-147-07
33-147-05
33-122-07
33-134-04

RMF-1
RMF-1
RMF-1
RMF-1

12 DU/Ac
12DU/AC
12 DU/Ac
12 DU/Ac
12 DU/Ac

33-131-02

RMF-1
RMF-1

0.65

33-170-01
33-141-03

RMF-1
RMF-1

12 DU/Ac
12 DU/Ac
12 DU/Ac

1.03

22-242-26

RMF-1

12 DU/Ac

0.55
0.8S

5.83
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9 DU/AC
9 DU/AC

5
6

9 DU/AC
9 DU/AC

5
5

9 DU/AC
9 DU/AC

5
5

9 DU/AC
9 DU/AC

8
6

9 DU/AC

9
TOTAL

48

137

HOUSING ELEMENT
CHAPTER 4: HOUSING RESOURCES
OTHER VACAHT 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.
As shown in the table, the Residential Single Family (RSF) and Rural Residential (RR) Zones are
intended for single-femily residential development on large lots of between one half and one quarter
acre, equating to two and four units per acre, respectively. Two higher density residential zones.
Residential Multi Family 1 (RMF-1) and Residential Multi 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 Paric (MHP), which include existing mobile home developments. In addition, both of the
Town's Commercial Zones (Commercial Lodging and Commercial General) permit multi-femily
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 sites dedicated for affordable
housing units.
Figure 4-2 shows vacant parcels in the town's Uitan Growth Boundary tiiat are zoned for residential
development; these include a number of parcels within designated Master Plan and Specific Plan
Areas, some which have approved entitiements 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 4-6, and includes an estimate of the total number
of residential units that might resultfix>mdevelopment of those sites. To avoid double counting, none
of the units counted in the inventory of "Resort Development, Master Planned Areas and Other
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Table 4-6

inventory of Vacant Residential Land

Resort Zone^

R

Per Master Plan

Altis Master Plan

n.a.

R

Per Master Plan

20

Greyhawk Master Plan

n.a.

R

Per Master Plan

18

Jumper Ridge Master Plan

n.&

R

Per Master Plan

12

Lodestar Master Plan^

n.a.

R

Per Master Plan

S14

48 to 80

50

SP

North Village Specific Plan^

rooms/acre

Rural Residential

65 acres

RR

2 DU/Acre

104

Residential Single Family Zone

59 acres

RSF

4 DU/Acre

270

Residential Multi-Family 2^

14 acres

RMF-2

12 DU/Acre

52

Vacant acreage includes only privately held parcels with Ute potential to tkvelop with new residential uses; a number of Town and other publicly-owned parcels
are found within these zones, but have not been counted eutumg the "available " acreage
Includes remaining unbuilt units within MasUr Plan Areas. The Snowcreek filter
amounts in Table 3-2 and so is not included here.

Plan is also zoned Resort, but is included among the estimated development

Unit totals dos not include the Sierra Star "4A " Site listed in Table 3-2
The North Village Specific Plan has an estimated remaining development capacity of 1.594 "rooms "(eguivaleni to appraximauly 797 residential units). Ofdtese,
633 rooms are existing or entitled lodging rooms. The minority of the remaining properties expected to be develt^ted as hotel or lodgit^ uses: only an estimated 10
percent are assumed in this table to develop as residential uses (condominiians or rental housing).
SEstimate of total residential potential assumes thai 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 {7S3i of maximum density) due to potential pl^sical development constraints. Total excludes 15 units for Arrowhead Road
site shown in Table 4-2 and 4-3.

Approved Projects" above, are Included iti Table 4-6. 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 4-5 for specific assumptions applied).
These assumptions derive from a detailed study of vacant land capacity completed by the Town in
2009. used to develop a more refined buildout model to be used for estimates of future population.
The inventory also excludesresidentiallyzoned 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 the table, based on these conservative assumptions, there is the potential for up to 1,040
additionalresidentialunits. Conservatively, the table shows all of these units as falling into the abovemoderate category. However, the recently-adopted Interim Housing Policy incorporates an
inclusionary set-aside of 10 percent of all market rate units as woikforce housing units, limited to an
affordability level no greater than 120% AMI. Therefore, h may bereasonableto expect a portion of
the 1,126residentialunits to be dedicated for workforce housing. Assuming that approximately 25
percent of projects will comply with tiie inclusionary requirement by building units on-site, an
additional 25 to 30 affordable housing units might be produced, in the extremely low, very low, low
and moderate income categories.^
SUMMARY

As described in the above sections, and summarized in Table 4-7, the Town of Mammoth Lakes has a
sufficient inventory of suitable sites to accommodate the remaining 136 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 woricforce 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 feir share of theregionalhousing need in the very-low, low,
moderate and above-moderate income categories. Other suitable sites planned for and dedicated to
residential uses, including approved Master Plan areas, properties with existing use permits, and
vacantresidentially-zonedparcels, can easily accommodate the allocated number of above-moderate

' This estimate is based on the bet that the Housing Policy exempts certain residential projecl ^tpes from the inclusionary
requirement, and the likelihood that a proportion of projects will satisfy theti mitigation requirements throu^ payment of in-licu
fees.
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and market rate units. As discussed above, ihe Town's recently adopted interim housing policy would
require at least a portion of these to be deed restricted below-maiket rate, thus contributing to the
potential affordable housing supply.
Despite the fact that the cq>acity of these sites produces a number of units that exceeds the total
RHNA. it will be more challenging for the Town to meet its fair share of extremely-low (ELI) units.
In recent years. Mammoth Lakes Housing 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 located on Old Mammoth Road and make it available as
affordable housing. This Housing Element includes policies and programs that support the on-going
work of Mammoth Lakes Housing 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 ELI households. Furthermore, this Housing Element
includes a number of policies and programs aimed at providing housing for Extremely Low-income
households, including housing types such as mobile homes, supportive and transitional housing,
seasonal employee housing (doimitory and SRO's) 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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Table 4-7

Summary of Projected Housing Units 2009-201-4, by Category

Total Estimated Housing Units:
Housing Sites Subject to
Approved Pennits or Plans,

IS

30

34

49

205

large RMF-l sites
Total Estimated Housing Units:
Vacant Residential Land

1,040

0

Net Remaining RHNA (Table
3-2)

27

16

(16)

41

65

Source: Town of Mammoth Lakes Community Development Department. 2009

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.
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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 allocation
of a proportion of Transient Occupancy Tax (TOT) revenues to housing. It should be noted that
none of the projects listed in Table 4-3 are assumed to rely upon allocation of TOT or in4ieu
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's recently adopted Interim Affordable Housing Policy, which will be incorporated into
an updated and amended Affordable Housing Mitigation Ordinance, constitutes a significant local
resource for the provision of workforce and affordable housing. As discussed in greater detail in
Chapter 3. through the Ordinance and policy, 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-Iieu fees that support affordable
housing programs.
The Town receives payment of in-Heu fees for small residential and commercial projects based on the
requirements set forth in Municipal Code Chapter 17.36 (and as recently modified in the Interim
Affordable Housing Fee Policy). As allowed for in these regulations, projects that are required to
directly provide worieforce housing are permitted to pay in-lieu fees, subject to the approval of an
Housing Mitigation Development Plan (HMD?). As directed by the Ordinance, these monies are
deposited in a Housing Trust Fund that may be used for the purposes of planning for, administering,
subsidizing or developing affordable housing. As of early 2009, the total funds available were
approximately $400,000.
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 period, given the
degree of uncertainty in the development community overall. In the period 2004 to 2009, the
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Town collected at total of $3.23 million in housing in-lieu fees, an average of $645,000 annually
during the five-year period. Given the economic slow-down, as well as the revisions to the
housing in-Iie fee requirement recently adopted by the Town Council, it is expected that future
revenues will dropfix)mprevious levels. Conservatively assuming that a quarter as much money
will be collected going forward, the Town might expect $150,000 to be available annually, or
tq^proximately $1 million over the course of the seven year planning period.
Transient Occupancy Tax Allocation

In 2002, the Town adopted an Ordinance increasing the Transient Occupancy Tax (TOT) Rate to 12%,
with a commitment that one half of the increase, amounting to approximately 7.7% of TOT revenues,
be designated towards the development of workforce and affordable housing within the Town. As a
resort community, TOT in Mammoth Lakes is a significant portion (over 60 percent) of local
revenues. Between 2003 and 2008, the Town collected an average of $9.2 Million annually in TOT,
translating to an average of over $700,000 annually for housing. TOT revenues have increased
modestly over the past 6 years, and although the Town is projecting a decrease in overall room
occupancy and revenues in the near future, due to the economic downturn, TOT will nonetheless
continue to contribute substantially as a local resource for the provision of workforce and afTordable
housing.
Over $800,000 was available in 2009 through the TOT allocation program for housing. As noted
below, these monies are principally dedicated to funding the work and programs of Mammoth
Lakes Housing, Inc., a non-profit organization formed by the Town with other participants in
2003.

Redevelopment
The Town of Mammoth Lakes does not have a Redevelopment Plan or Agency in place; therefore
redevelopment funding is not a financial resource available to the Town.
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ORGANIZATIONS

Mammoth Lakes Homing, 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 receives the m^ority of its current operating funding fVom the
Town of Mammoth Lakes, which in turn derives this money from an allocation of 1/12 of all
Transient Occupancy Tax revenues specifically dedicated to workforce housing.
MLH's Board of Directors currently includes the representation from ttie Town of Mammoth Lakes
staff. Town Council, the Mono County Board of Supervisors, a representative from MMSA, and three
at-large members.
Since its creation, MLH has successfully &cilitated the construction of five separate affordable
housing projects, including 107 units of deed-restricted rental and for-sale housing. Funding for these
projects was achieved with a combination of resources, including pass-through grant funding ^plied
for in cooperation with the Town, otiier State and Federal financing, and monies from developer
housing impact fees. MLH also provides management of affordable rental housing, &cilitating
ownership and rental of affordable housing unite, and providing technical and financial assistance to
homebuyers and renters, as well as to entities seeking to develop affordable and workforce housing
unite.
In 2006, MLH brought 48 new for-rent units and 24 for-sale units onto the market. In both 2007
and 2008. MLH completed 14 new for-rent units. In 2009,24 new for-sale units were completed.
Inyo Mono Advocates for Community Action (IMACA)
IMACA is a private non-profit organization active that provides a range of social services fimctions,
including some aimed at housing. IMACA constructed and manages the Glass Mountain Apartments,
a 25 unit affordable housing project in Mammoth Lakes. IMACA administers the Housing Choice
Voucher Program, with 15 Section 8 vouchers available in Mono County, distributes vouchers for
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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 have actively pursued and been awarded grant iunding for
housing-related projects. These ^plications 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, and
others.
The Town and Mammoth Lakes housing 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 period both for new construction of rehabilitation of existing units.
MLH also applies 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, and CalHFA HELP.
Although these applications are becoming increasingly competitive, it is anticipated that the Town and
MLH will continue to apply for and receive these funds, {q)proxiinately 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 plays a critical role helping to identify the commimi^'s housing needs,
and develop targeted approaches and programs to address them. In 2008, the Mammoth Lakes
Housing Board directed its staff to woilc with Town staff to develop a long-range strategic
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planning document, including a "Housing Toolkit," intended to focus and directs its efforts to
facilitate and provide workforce housing in Mammoth Lakes. The Town expects to be closely
involved with development of the Housing Strategy so that it can complement and effectively
implement the Housing Element and Town housing ordinance. The Housing Program includes,
as a key action to work with MLH to develop and adopt the Housing Strategy, in order to more
effectively guide their 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 Community Housing Strategy will clearly outline the roles of Town staff as well as
MLH staff so that the parmership can continue to function effectively and best serve the
conununity.

4.5

ENERGY CONSERVATION OPPORTUNITIES

Energy conservation is in^rtant 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 ondemand heaters can result in dramatic energy savings.
State law has established "energy budget" standards through Title 24 of the California
Administrative Code. Title 24 requirements apply to most building components that have an
influence on energy consumption. 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
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for energy efficient appliances. SCE also offers an energy rebate program for residential
developers and 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 pro^'am.
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.
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5

HOUSING PROGRAM

This ch^ter 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 pit 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 over the past decade for
affordable housing to be placed on-^ite 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 m conjunction with major projects. In addition to these resources, vacant
residentially zoned property, including a large, 2S-acre property zoned with an "AfTordable Housing
Overlay", have the potential to supply a significant number of new affordable housing units.

5.1

EVALUATION OF ACHIEVEMENTS (2003-2008)

This section documents the Town's achievements under the 2003 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 (2003-2008) 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:
•

Formation of Mammoth Lakes Housing, Inc. in 2003, a non-profit agency, largely funded by
the Town, which is dedicated to the creation of affordable and workforce housing
opportunities in the Town.

•

Ongoing financial support for Mammoth Lakes Housing and tiieir extensive program of
services for direct provision and &cilitation of workforce and affordable housing, through
allocation of Transient Occupancy Tax revenues and housing in-lieu fees.

•

Approval and siq)port for Mammoth Lakes Housing's construction of 107 units of affordable
housing for rent and for ownership in Mammoth Lakes, plus support and facilitation of the
production of an additional 39 units of mitigation housing provided by private developers.

•

Assistance to 52 households, amounting to $3.5 million, for low-interest loans for purchase of
local homes.

•

Ongoing monitoring of deed-restricted housing units.

Table 5-1 summarizes the Town's progress towards achieving the various actions specified in the
2003 Housing Element
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Table 5-1

SUMMARY OF PROGRESS TOWARDS 2003 HOUSING ELEMENT GOALS

1. The Town has set a target of a minimum of
60 new units of very low-income housing, 53
units of low-income housing, and 69 units of
moderate income housing for the five-year
period ending in December 2008. This
number corresponds to the ^ r share of the
regional need. Assistance for development of
these units shall be though Inclusionaiy
Zoning, pursuit of Community Development
Block Grants and HOME funds, continued
allocation of one-twelfth of TOTrevenuesfor
housing, and partnership with public and
private agencies

The following number of housing units were provided in the
Housing Element period 2003-2008:

2. The Town shall review afTordability
levels, incomes, and market housing rates
and may choose to pursue additional density

The Town initiated a zoning code amendment in 2005 (ZCA 200505), to amend the Housing Chapter of the Zoning Code. This
amendment, approved in 2006,revisedthe density bonus section of

Town of Mammoth Lakes General Plan

•

Very Low: 19

•

Low: 114

"

Moderate: 25

In addition, 44 units of deed-restricted above-moderate income
housing were developed during the period. The above-listed units
were achieved through ^plication of TOT>derived funds, housing
impact fees, and pursuit of grants.

The 2009 Housing Element
should include an updated
policy to meet the RHNA
allocation for the 2007-2012
Housing Element period, and
actions
identifying
the
strategies that should be
pursued to accomplish this
goal

The Town significantly exceeded its RHNA tai^et for Low-income
housing, but fell short of the target for very-low and moderateincome units. However, a number of units in the Low-income
category were deedrestrictedto 60% of AMI, at the lower end of
the Low-income category. In part, this was due to the availability of
grant funding for projects, which was more readily available in the
60% AMI category, and the challenge for private developers to
provide units in the lowest income categories, because of the larger
subsidy required.
This
action
has
been
substantially
accomplished
through the General Plan
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bonus provisions that will allow for bonuses
on a case-by-case basis for development
projects offering deed restricted units for
households earning above 120 percent of the
area median income.

the Code to be consistent with State Density Bonus Law provisions;
however, this does not allow density bonuses for households
earning above 120% of the area median income.
The Town adopted an update to its General Plan in 2007, including
Policy L.2.D. Which states that ^"For housing developments where
all units are deed restricted to workforce housing (emphasis
added), a density bonus may be granted in addition to ar^ 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" The Municipal Code includes a definition
of "workforce" housing as housing restricted for rent or purchase
by individuals or households working within the community of
Mammoth Lakes, and allows criteria including rent and sales price
to be determined administratively. (17.36.020).

update; however, this Housing
Element should include an
action to codify this provision
as part of an update to the
Housing Ordinance.

This provision, which is yet to be codified as part of Chapter 17.36,
would allow for housing at affordability levels above State^leftned
criteria to qualify for an additional density bonus. The Town is
initiating a Zoning Code update in 2009 to ensure that the
Municipal Code is entirely consistent with the updated general plan,
including the above.
3. The Town shall research and review ofT-site
density transfer provisions and the transfer of
development rights as tools to encourage
affordable housing development, and may
choose to pursue one or both of these methods
of permitting increased density for appropriate

Town of Mammoth txikes General Plat^

In 2007, the Town adopted a new General Plan that includes
density transfer policies, including Policy L.3.H: "Densify may be
clustered or transferred within clearly articulated district, master,
and specific plans to enhance General Plan goals and policies"
An action in the 2007 General Plan is for the Town to "prepare a
transfer of development rights ordinance describing the methods

Action has been substantially
accomplished through General
Plan update and wilt be
implemented through the
forthcoming Zoning Code
update.
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properties.

and findings for approving such density transfers" (Action
L.3.H.1). Therefore, the Town has chosen to pursue the transfer of
development rights; however, the implementation of this policy
through an ordinance has not yet been completed. It is expected
that this will be included intiieZoning Code Update.

4. The Town shall partner with private
developers to facilitate ^ e acquisition and
development of work force housing at
appropriate affordability levels through
economic
support
and
regulatory
concessions.

The Town has implemented this Housing Element program during
the past several in a number of ways, including the following
specific exan^)les:

Towr) ofMamtnoth Lakes General Plan

•

In 2003. a private developer deeded land to MLH for
affordable housing. MLH has since developed 72
woricforce-housing units on the site (Aspen Village). In
addition, the Town has relax^ development standards for
density, paricing, lot coverage and setbacks for the
Manzanita Apartments, and parking and stream setback
requirements for the Aspen Village apartments, in order to
facilitate these projects. In 2008, the Town ^proved the
Holiday Haus project that includes 14 affordable housing
units on-site. The developer of this project woriced with
the Town and MLH to configure the housmg units and
provide adequate amenities and storage. A building height
concession and density bonus was provided per State
requirements. These concessions were granted pursuant to
State housmg law.

•

In 2006 and 2007 the Town and Mammoth Lakes
Housing, woridng with an affordable housing developer,
partnered on a proposal for an affordable housmg project
on the Tavern Road site, a town-owned parking lot. The

Actions should be included in
tiie 2009 Housing Element
Update for on-going economic
and regulatory support for
woricforce housing.
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Use Permit for the project was ^proved, altiiough die
project was subsequently determined to be financially
infeasible.
In 2004, the Town approved an Affordable Housing
Mitigation Plan (AHMP) for the 80/50 development for
$3,000,000 to of^et the project's affordable housing
requirements.
In 2006, the Town approved the Hillside project that
included 36 bedrooms for the very-low income
affordability level. Subsequently, the Town and MLH
reviewed detailed construction plans with the developer
and determined that this was not the best location or
project for affordable housing. Therefore, an AHMP for
this project was ^proved for $5,586,000 to offset the
project's affordable housing reqmrements.
The Town's housmg ordinance, as adopted in 2005, does
not require housing mitigation for maiitet-rate rental
apartments, in order to encourage this needed type of
workforce housing

5. The Town shall bi-annually review the
Inclusionary Zoning and Linkage Fee
regulations to ensure they accurately reflect
the costs associated with building and
providing affordable housing. Necessary
revisions to the fee structure shall be proposed

Town of Mammoth Lakes General Plan

The Town has substantially implemented this action through
periodic review and revision of housing fees:
In 2003-4, the Town updated the Affordable Housing Ordinance
originally adopted in 2000, and the Town's entire housing
mitigation program, including fees, was reviewed and updated In

A
similar
action,
to
periodically
review and
update housing mitigation
fees and policies should be
included in the 2009 Housing
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to Town Council when appropriate.

2005. Housing fees have also been adjusted annually to reflect
inflation and cun^nt constniction costs. In 2009, the Town initiated
a comprehensive review of its fee program, including fees
associated with housing, to determine if they are in line with
current economic conditions, costs, and community needs. As
noted in Chapter 3, this study has resulted in the adoption of an
Interim Affordable Housing Mitigation Policy which, among other
aspects, adjusts previous mitigation requirements and in-lie fees to
better respond to economic conditions, and not unduly restrict the
production of housing

Element.

The Town also reviews in-Iieu fee proposals associated with
submittal of Housing Development Mitigation Plans. The latter
fees have been reviewed on a case-by-case basis with the MLH
Board, and calculated based on actual construction costs for
affordable housing.
6. The Town shall develop and/or support
through partnership, homebuyer assistance
programs.

This action has been implemented. Mammoth Lakes Housing
launched a homebuyer assistance program in 2006, and since that
date has provided i^roximately $3.5 million to assist 52
households with low-interest loans for purchase of local homes.

Action has been substantially
accon^lished.
Ongoing
support for a range of
programs operated by MLH,
including the homebuyer
assistance programs should be
included as an action of the
Housing Element.

7. The Town shall develop and/or support
through partnership, a rental acquisition and/or
rehabilitation program.

Although neither the Town or Mammoth Lakes Housing have
acquirod/rehabilitated units during the Housing Element period,the
Town has nuide progresstowardsimplementing this action through

Ongoing support for a range
of programs operated by
MLH, including a rental

Town of Mammoth Lakes General Plan
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its support of the programs of Mammoth Lakes Housing, and
implementation of its affordable housing Ordinance. The Town
has allowed two private developers to purchase and rehabilitate
condo units (two) to serve as mitigation housing. However, this has
proven to be relatively costly compared to other means of
providing affordable units. . NtLH adopted a "Housing Toolbox"
in 2008 that includes deed restriction of existing condominiums
and apartment units for workforce housing. To date, however, the
purchase, deed restriction and rehabilitation of rental units has not
been a priority for Mammoth Lakes Housing, for the abovementioned reason.

acquisition
and/or
rehabilitation programs should
continue to be included as an
action of the Housing
Element. The cost-benefit of
acquiring affordable rental
units should be balanced
against that of other programs
that might more effectively
increase overall affordable
housing supply.

In addition, and as documented in the Housing Needs Assessment
Ch^ter, rental housing units already built provide a relatively
affordable supply of housing in the community.
8. The Community Development Department
shall continue to review site design to assure
maximum efficiency mcluding building
placement and orientation to maximize passive
solar heat, snow removal, and circulation.

The Community Development Department's review procedure
uicludes analysis of energy efficiency and solar access/shade. In
2007, the Town's Planning Application Form was updated to
require a description of energy saving techniques used in design,
construction or ultimate operation of the project. The Community
Development Department coordinates development project plan
review with the Public Works Department to ensure adequate snow
storage and circulation design of all projects.
The 2007 General Plan includes numerous policies and programs
to encourage quality site design. The Town is initiating a Zoning
Code Update in 2009 to implement these updated policies.

Reviewing projects for energy
efRciency in site design and
planning should be included
in the Housing Element as an
ongoing program, updated to
reflect
recent regulatory
changes and consistency with
other elements of the General
Plan.

As requu'ed by the State, the Town will adopt the California Green

Town of Mammoth Lakes General Plan
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Building Code standards and implement these in project review.
9. The Town shall continue to work with local
utility con^anies, and other area partners
ofTering home weatherization programs.

The Community Development Department regularly routes
development project plans to Southern California Edison for review
and comment. On January 18, 2005, the Town adopted a resolution
supporting a partnership between Southern California Edison and the
Town of Mammoth Lakes, and creating the High Sierra Energy
Foundation, to which the Town provides ongoing financial support
HSEF has developed a number of resources supporting eneigy
efficiency in residential and commercial project, including Mammoth
Energy Smart, an informational guide to energy efficiency. HSEF's
programs in 2009 are anticipated to uiclude implementation of SCE
energy efficiency programs, with supporting local advertising and
in^lementation assistance, and development of unique programs for
electric heating efficiency in the high alpine areas of Mono County

The Housing Element should
update this program to
describe more specifically the
actions the Town will take to
publicize and encourage
uptake of IMACA and HSEF
energy efficiency and home
weatherization programs.

IMACA, a local non-profit provides low-cost home weatherization
services to qualifying households in Mammoth Lakes, although
there has not been significant uptake of these services.

10. The Town shall identify neighboriioods
needing concentrated housing rehabilitation
assistance and publicfecilityimprovements.

Town of Mammoth Lakes General Plan

This action has substantially been inq)lemented. hi 2005 and 2006,
a property conditions survey was conducted over a significant
portion of the Town. The survey was focused on and cataloged
property conditions in older residential neighborhoods including
the Sierra Valley Sites, portions of the Old Mammoth
neighboihood, and neighborhoods along and adjacent to Main
Street Since completion of the survey, the Town adopted an
updated General Plan, which includes the concept of "district

The Housing Element should
include an updated action that
employs district planning,
updates to
infrastructure
studies and plans, and ongoing
cooperation with Mammoth
Lakes Housing and other nonprofits to target improvements
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planning" for various areas of tiie Town, and which will allow for
better-defined policies and programs for upgraded infrastructure
and neighborhood improvements.

and assistance to identified
neighborhoods.

In addition, in 2007, the Town's Public Works Department
identified the Sierra Valley Sites, a high-density residential
neighborhood, as an area that may need storm drain infrastructure
improvements. As a result, a report was prepared in 2008 that
included recommendations for updating the Town's Storm Drain
Master Plan. These recommendations included storm drain
enhancements/ improvements and new storm drains in different
areas of town, including various residential neighboiiioods.
The Town's Sidewalk Master Plan and Bikeway Master Plan also
identify areas where infrastructure improvements are needed for
non-motorized modes of transportation. The Town is currentiy
developing a town-wide Mobility Plan based on a town-wide
survey of existing transportation infrastructure that will identify
targeted public improvements and priorities.

The Town shall continue to allow existing, nonconforming residential uses, and will allow for
the rehabilitation of those units, rather tiian
conversion.

Town of Mammoth Lakes General Plan

This action has been implemented during the past housing element
period. During this time, the Town has continued to allow existing
non-conforming residential uses in non-residential zones, and to
permit upgrades of non-conforming structures to a value of 100%
of the assessed value, without correcting the non-conformance.
Existing legal residential uses may be reinstated if they are
destroyed, provided that current property development standards
are met when the structure is rebuilt.

The ongoing ^plication of
existing Town Codes will
ensure that existing nonconforming residential uses
may continue, subject to
certain requirements.
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The Town shall promote equal housing for all
persons regardless of race, religion, sex, marital
status, ancestry, national origin, color, familial
status or disability.

Town of Mammoth Lakes General Plan

The Town has not instituted a program to actively promote fair and
equal housing to all. However, Mammoth Lakes Housing, the
Town-liinded non-profit that provides housing and housing-related
services, adheres to fair housing requirements in the administration
of its programs and makes available information on equal housing
laws to its clients.

This should be included in the
Housing Element as an
ongoing
program
and
amended to note specific
actions the Town may take to
promote fair housing, and to
cooperate with Mammoth
Lakes Housing in this regard.
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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 wi^ the programs that implement the goals and policies.
The goals and policies are established to guide the development, rehabilitation and preservation of a
balanced inventory of housing tp 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 5-2 at the end of this section, indicating the entity responsible for implementing the
program, funding source, timefi'ame to accomplish, and overall program objective.

H.I GOAL:
Assure adequate sites for housing development with
appropriate land use and zoning designations to accommodate the Town's
share of the Regional IHousing Need.
H.I.A. Policy: Provide for a sufficieot amount of land designated at appropriate residential and
mixed use densities to accommodate the Town's share of the regional need for affordable
housing, Uicluding land to accommodate extremely-low, very-low, low- and moderate income
housing.
H.l^.l Action: Maintain an up to date, GIS-based inventory of potential sites available for
future housing development, and provide this information to Mammoth Lakes Housing and
prospective developers.
H.l.A.2. Action: 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.

Town of Mammoth Lakes General Plan
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H.l A.3. Action: 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.I.B. Policy: Allow housing development as part of infill and mixed-use development within
commercial zoning districts.
H.l.B.l Action: As part of the amendments to the Housing Ordinance, analyze the
implications and benefits of excluding required on-site affordable and woricforce housing
from density calculations in all nuxed-use projects in the Commercial General and
Commercial Lodging Zones, and lodging andresidentialprojects in the Residential MultiFamily 2 zones. 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 into the Municipal Code, this
provision shall only be applicable to projects ineligible for Town- or State- housing density
bonuses.
H.I.C. Policy: As part of the District Plans and their subsequent codification, develop
incentives to encourage residential mixed use and infill development Such incentives may
include:
•

Relaxation of development standards such as reduced parking requirements, modified
setbacks or lot coverage, and height concessions.

•

Allowances for shared parkii^, particularly for mixed use projects and those proximate
to transit and services.

•

Provisions to support the non-residential component of such projects such that the
financial feasibility of theresidentialportion is increased.

H.l.C.l. Action: Include a section in each District Plan specifically addressing residential uses
and workforce housing, and the quantity, quality and livability of that housing. This may reflect
the any incentives determined to be appropriate as outiined in Policy H. 1 .D., and should include:
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•

A District Plan for the "Downtown Area" including Main Street and adjacent areas,
including specific policies and/or incentives to support the development of mixed use and
infill commercial/residential projects along Main Street, and infill residential-only
development on sites that do not front directly on Main Street

•

Codification of the North Old Mammoth District Plan and Downtown District Plans,
including specific incentives to encourage residential mixed use and infill development,
and refined zoning standards that promote mixed use residential and commercial
development.

H.I.D. 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 other housing-related density
bonuses shall not be permitted to subsequently move or transfer qualifying units off-site.
H.1.E.1: Action; 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.I.E. Policy: Require that applicants proposing off-site housing or in-iieu fees, instead of onsite mitigation housing, are held to a higher standard of demonstrating ''greater housing
benefit** when seeking approval of such proposals.
H.I.E.1.Action: Work with Mammoth Lakes Housing to develop criteria, 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 sooner than might otherwise be the
case, or units that better meet an identified community housing need.
H.LF. Policy: Through the Town's zoning standards, provide opportunities for development of
housing to serve extremely low-income and special needs populations, including seniors, the
physically disabled, homeless, at-risk youth, seasonal employees and female-beaded households.

Town of Mammoth iMkes General Plan
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H.l.F.l.Action: Continue to apply zoning standards that allow for the following types of
special needs housing in Mammoth Lakes:
•

Emergency shelters and transitional housing facilities in the Commercial Lodging
(CL) and Commercial General (CG) districts. Emergency shelters will continue
to be allowed by right without discretionary action, subject to the same
development and management standards that apply to other uses within the CL
and CG districts.

•• Group living quarters, including dormitoiy type residential uses, boarding houses,
and Single Room Occupancy units in muhi-family residential zones.
H. 1 .F.2. Action: Pursuant to SB 2, modify the Municipal Code to:
•

Specify that design review required for the new construction of an emergency shelter
or for significant exterior building modifications to create an emergency shelter will
be non-discretionary;

•

Allow transitional and supportive housing as a residential use, subject to only those
restrictions that apply to other residential uses of the same type in the same zone; and
to

•

Specifically describe emergency shelters and transitional housing in the zoning code.
The Town will also fiirther examine the development standards to ensure the uses are
not infeasible.

H.LG. 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; can
create a livable workforce neighborhood; and streamline the approval process for subsequent
projects brought forward under the Master Plan.

Town of Mammoth Lxikes General Plan

165

HOUSING ELEMENT
CHAPTER 5: HOUSING PROGRAM

H.2 GOAL: 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.
iL2.A. Policy: Utilize a range of strategies to fecilitate 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.
H.2.A.1: Action. Dedicate one percentage point of all revenues from Transient Occupancy
Tax to fund afTordable and workforce housing programs, and the work of Mammoth Lakes
Housing.
H.2A.2: Action. Pursue available grant tunds, in cooperation with Mammoth Lakes Housing,
to support andfecilitatethe provision of workforce and affordable housing. In particular, the
Town will seek State and Federal tlinding specifically targeted for the development of
housing affordable to extremely low-income households, such as the Local Housing Trust
Fund program and Proposition 1-C funds.
H.2.A.3: Action. Develop and adopt a Community Housing Strategy m collaboration mth
Mammoth Lakes Housmg 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 Housmg 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.

Town of Mammoth Lakes General Plan
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•

Review of Housing Mitigation 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.

H.2A.4.: Action. Recognizing the housing burdens of extremely low-income households, the
Town will conduct an in-depth analysis of ELI household housing needs and will develop a
local policy target percentage of affordable housmg in-lieu fees and/or Transient Occupancy
Tax allocation to meet the housing needs of this segment of the City's population, consistent
with all ^plicable statutory obligations.
H.2.B. Policy: Update the Town's workforce housing initiation requirements to ensure that
they meet the following objectives:
•

Respond to a technically sound Worlcforce Housing Needs Assessment that reflects the
existing housing resources, seasonality, commuting patterns, and afTordability categories.

•

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

•

Ensure that new development mitigates an ^propriate 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.

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

HJ.C.

•

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-rale 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 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 wliich may pay in-lieu fees rather than providing units on-site.
This may include small multi&mily residential and lodging projects, uidustrial
and some commercial projects.

•

Provisions defining alternate housing mitigation proposals 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, mamtained 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.

Policy: Support the development of market-rate and affordable rental housing.
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H^.D. Policy: Encourage the renovation and conversion of existing non-workforce units, such
as condominiums currently used as second homes, to hecome part of the workforce housing
supply.
H.2.D.I. Action: As part of the Housing Strategy, work with Mammoth Lakes Housing 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^.E. Policy: 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.
H.2.E. 1. Action: As part of the Housing Strategy study potential strategies to incentivize and
encourage upgrades of existing multi-lamily rental properties, and how code enforcement
techniques may be inqiroved used to correct building violations that pose a threat to residents'
safety or wellbeing.
H.2.F. Policy: Continue to enforce Municipal Code requirements that preserve the existing
supply of non-transient rental housing units.
IL2.G. Policy: Avoid the inadvertent loss of deed-restricted units.
H.2.G.I.Action. As part of the Housing Strategy work with Mammoth Lakes Housing 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.

•

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

H.2.H. Policy: Support the provision ofaffordable housing for the seasonal workforce.
H.2.H.l.Action. As part of the Workforce Housing Needs Assessment, update the 2006
Employee Housing shidy and use the results of the update to target efforts aimed at increasing
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the supply of housing for winter and summer seasonal employees, including cooperative
effort with MMSA and other major local employers to house their employees.

H.3

GOAL: MAINTAIN HIGH QUALTTY, LIVABLE HOUSING

UNrrs AND NEIGHBORHOODS IN

MAMMOTH LAKES.

H3.A. Policy Ensure that unite built as affordable and workforce housing units meet minimum
standards for d e s ^ , amenities, and livability, and prioritize livability as a criteria in assessing
any housing mitigation, or alternate housing mit^ation proposal:
H.3A.1. Action. As part of the Housing Strategy, work with Mammoth Lakes Housing. Inc.,
to develop and adopt minimum design and livability standards for affordable and woricforce
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 efRciency, and resident amenities.
H3.B. Policy. Support code enforcement activities, and the work of public safety personnel, to
ensure that Town ne^hborhoods are safe, attractive and livable.
HJ.C. Policy. Improve Uvability, infrastructure public safety, and mobility conditions within
the Sierra Valley Sites neighborhood and other neighborhoods with a h ^ proportion of older
structures.
H.3.C.I.Action. Complete a District Plan for the Sierra Valley Sites, including a special
focus on the livability, mobility and infrastructure issues of this workforce neighborhood, and
the preservation of this district as a mixed single- and multi-femily woricforce neighborhood.

H.4.

GOAL:

REDUCE GOVERNMENTAL CONSTRAINTS TO HOUSING PRODUCTION AND

AFFORDABILTTY.
H.4.A. Policy. Periodically review and update permit and development fees to ensure that they
appropriately reflect the cost of pro(»ssing applications and providing services to new
development, without unduly increasing costs to build housing.
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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.B.I.Action. Adopt a resolution waiving a proportion of the a^ipUcation processing fees
for developments in which at least 5 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.
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.
H.4.C.1 Action. Amend the Municipal Code to allow residential care and assisted living
facilities within high-density residential and commercial zones.
H.4.C.2:Action: Amend the Municipal Code to permit licensed group homes for the disabled
and small residential care facilities serving six or fewer residents in zones that permit singlefamily residences.
H.4.C.3.Action. Amend the Municipal Code to clarify that manufactured housing is
permitted in all residential zones, subject to conformance with State and local building code
standards, and that the prohibition against dwelling in recreational vehicles applies only to
those that do not comply with the Manu&ctured Housing Act.
H.4.D. Policy. Expand the Town's existing provisions that currently limit second units to
granny units (deed restricted to seniors) and caretaker units only, to allow for second units more
generally within single Camily residential zones, provided that parking, design, and other Town
development standards can be met:
H.4.D.1 Action. Amend the Municipal Code to allow additional types of secondary housing
units within the Rural Residential and Residential Single Family Zone, addressing issues such
as paiidng and site planning, as well as neighborhood compatibility, and to ensure that the
Town's second units regulations comply with the regulations and findings required by State
law.
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H.4.E. Policy. Periodically review and update Town codes, ordinances, fee pn^rams and
procedures to ensure that they do not unduly constrain housing development
H.4.E.I. Action. Complete the update of the Municipal Code to bring it into conformance
with the 2007 General Phin, and the Housing Element Update.
H.4.E.2. Action. Amend the Town's development impact fee ordinance to assure that impact
fees to not create an economic impediment ttiat deters construction of housing needed to meet
the Town's Regional Housing Needs Allocation or workforce housing objectives.
H.4.E.3. Action. Update and amend the Town's parking standards to allow for reduced
parking requirements for affordable housing units, and other housing ^pes (such as mixed
use and high density infill projects close to transit) where appropriate.
H.4.F. Policy. Prioritize workforce and affordable housing when considering future
development proposals relative to Town policies that limit overall population growth.

H.5

GoAi.: PROVIDE EQUAL HOUSING oppoRTUNmES FOR ALL RESIDENTS OF MAAMOTH
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.S.B.1. Action. Provide information regarding fair housing practices at the Town of
Mammoth Lakes offices and website, the Mammoth Lakes Community Center and Libraiy,
and the Mono County offices located in Mammoth Lakes.
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.
H.S.C.I. Action. Develop a process for addressing Fair Housing inquiries and complaints,
including referral of complaints concerning deed-restricted units to Mammoth Lakes
Housing, and other complaints to the California Department of Fair Housing and Equal
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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
conqjlaints is included in the public information distributed regarding fair housing practices
(Action H.5.B. I).

H.6

GOAL: 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 enei^-efficient and
sustainable building practices, including the use of alternate energy sources such as geotbermaL
H.6.B. Policy: Review all projects for energy efficiency in site design and planning, and for
conformance with State and Town building codes.
H.6A.1. Action. 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.
H.6.B. Policy. Support efforts to weatherize and retrofit exbting home to be more enei^
efficient
H.6.B.I. Action. Work with Inyo Mono Advocates for Community Action (IMACA) and
Mammoth Lakes Housing 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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T,U)!t> 5-2

Housinij Pr'O^tam Stirnmdry

GIS
Coordinator
H. 1 -A. 1 Maintain an up to date, GIS database.

H. 1 .A.2. Provide annual reporting on the Town's progress to
meeting the Housing Element.

Mono County
Assessor's
office
Community
Development
Department
(CDD)

Ongoing

General Fund

Annually, ongoing

General Fund

Ongoing

Specific Plan/Master
Plan Applicants

CDD
H.l.A.3. Ensure Master Plan/Specific Plan updates provide
development capacity and policy to meet housing needs.

Planning
Commission

General Fund
Town Council

H.1.B.1 Study exemption from density calculations for
required on-site affordable and workforce housing,

CDD

Complete study by
2011

General Fund

H.I.C.L Prepare and codify District Plans th^ address
livabili^ and woritforce housing and incentives for infill,
mixed-use development.

CDD

Complete district
plans by end 2010;
codify 2011

General Fund

H.l.D.1. Amend the Housing Ordinance to incorporate
General Plan policy L.2.D. allowing additional densi^
bonuses for deed-restricted housing projects.

CDD

2010

General Fund

H. I.E.I. Develop criteria, standards and thresholds for
assessment and approval for Alternative Housing Mitigation
Plans.

CDD
Mammoth
Lakes Housing

2010

H. I .F. I. Continue to apply zoning standards ttuit ^low for
special needs housing.

CDD

Ongoing
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Housing Program Summaiy

CDD
H.l .F.2. Modify the Municipal Code pursuant to SB 2.

2011 (within one
year of Housing
Element adoption)

General Fund

Town Council

Annual: 2009-2014

Housing Fund (TOT)

Mammoth
Lakes Housing

Annual: 2009-2014

Grant Funds

2010

Housing Fund (TOT)

2011

Housing Fund (TOT)

2010

General Fund

Mammoth
Lakes Housing

2012

Housing Fund (TOT)

CDD

2012

Housing Fund (TOT)

Mammoth
Lakes Housing
Tovm Council

H.2.A. I: Dedicate TOT revenues to fund housing programs,
loans and grants.
H.2.A.2: Pursue grant hmds to support housing programs-

Town Council
H.2.A.3: Develop and adopt a Community Housing Strategy.

Mammoth
Lakes Housing
CDD

H.2j\.4: Clonduct an analysis of ELI household housuig
needs and develop a local policy target percentage of
affordable housuig funds for housing the ELI populatioa

CDD
Mammoth
Lakes Housing
Town Council
CDD

H.2.B.I: Develop and adopt an amended Housing Ordinance.

Mammoth
Lakes Housing
Town Council

H.2D.1 .Conduct a study for acquisition and renovation of
housing units.
H.2.E.I. Study potential strategies to encourage upgrades of
existing multi-family rental properties.
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Housintj Proyiani Sumrndiy

H.2.G. 1. Work with Mammoth Lakes Housing to study and
develop procedures that will avoid the inadvertent loss of
deed-restricted units.

'
•

CDD

H.2.H.I. Update the 2006 Employee Housing study and use
the results of the update to target efforts to facilitate
development of employee housing units.

•

CDD

«

Mammoth
Lakes Housing

H.3.A.I. Work with Mammoth Lakes Housing, Inc., to
develop and adopt minimum design and livability standards
for affordable and workforce housing units.

'

CDD

•

Mammoth
Lakes Housing

2010

Housing Fund (TOT)

H.3.C.I. Complete a District Plan for the Sierra Valley Sites.

'

CDD

2010

General Fund

•

CDD

•

Plaiming
Commission

2011

General Fund

'

Town Council

«

CDD

•

Planning
Commission

2011

General Fund

•

Town Council

•

CDD

•

Planning
Commission

2011

General Fund

•

Town Council

H.4.B.1 Adopt a resolution waiving 100 percent o f the
application processing fees for developments in which at
least 5 percent of units are affordable to extremely lowincome households.

H.4.C. I Amend the Municipal Code to allow residential care
and assisted living facilities.

H.4.C.2; Amend the Municipal Code to permit licensed group
homes and small residential care &cilities.
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Housing Program Summafv

CDD
H.4.C.3. Amend the Municipal Code to clarify that
manu&ctured housing is permitted in all residential zones.

Planning
Commission

2011

General Fund

Town Council
CDD (CDD)

H.4.D. 1 Allow additional types of secondary housing units
within the Rural Residential and Residential Single Family
Zones.

Planning
Commission

General Fund
2012

Housing Fund (TOT)

Town Council
CDD

H.4.E.I. Complete the update ofthe Municipal Code to bring
it into conformance with the 2007 General Plan, and the
Housing Element Update.

Planning
Commission

2011

General Fund

2010

General Fund

Town Council
H.4.E.2. Amend the DIF Ordinance to assure that impact fees
do not impeded housing production to meet the Town's
RHNA..

Town
Manager's
OfRce
Town Council

H.4.E.3. Amend the Town's parking standards to allow
reduced parking standards for affordable housing, and infill
and mixed use housing.

CDD

2011

General Fund

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

CDD

2010 and Ongoing

General Fund

H.5.C.lEstabIish a process to address &ir housing complaints
and inquiries.

CDD

2011 and Ongoing

General Fund
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Housmy Piogiani Smnmarv

H.6.A. 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 technologiestiiatexceed building code
requirements.
H.6.B.I. Work with Inyo Mono Advocates for Community
Action (IMACA) and Mammoth Lakes Housing to increase
the number of weatherization retrofits and other upgrades of
owner occupied and non-transient rental housing units in
Mammoth Lakes

5.3

CDD
Plaiming
Commission

2010 and Ongoing

General Fund

2010 and Ongoing

General Fund

Town Council
CDD

Mammoth
Lakes Housing

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 achievement.
Quantified objectives are shown in Table 5-3have been established for the following categories:
•

Accommodate the Town's share of the regional housing need

•

Housing construction

•

Homebuyer assistance

•

Housing rehabilitation

•

Conservation of existing affordable housuig imits
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Table 5-3

Quantified Objectives 2007-2014

Extremely Low

27

Veiy Low

28

Low
Moderate

0

5

0

15

10

5

22

56

100

10

5

149

58

41

25

0

32

no

110

20

0

63

15

132

Above-Moderate

1.

This quantified objective is per the Regional Housing Needs Asisessment target.

2.

This quantified objective covers the period 2007-2014, including all housing units constructed during that po-iod, based on anticipated markti rate housing production,
availability of funding for deed-restricted projects, and likelihood of identiGed projects including afibrdable housing to be constructed.

3.

This figure is conservUive since a housing rehabilitation program has not yet been established.

4.

Based on number of existing deed-restricted rental units.

5.

Based on existing m(4)ile home park units. Most residents of mobile home parks are assumed to be at moderate incomes or below.
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APPENDIX A: RELEVANT GENERAL PLAN POLICIES

Table A - 1 : General Plan Policies Relevant, to the Housing Element

Goal E 3

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.

Policy E.3.A
Policy E.3.J

Continue to attract a diversified labor force through a mix of housing types and housing affordability.

Policy E.3.K

Support expansion of local higher educational and continuing education institutions to meet workforce
training needs.

L CommunltarAChaFacter;''i I

li

Goal C I
Goal C.2
Policy C.2.C
Policy C.2.D
Policy C.2.L.

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 disbicts through focused attention on land use, community
design and economic development.
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.

Policy C.2.T

Use natural, high quality building materials to reflect Mammoth Laltes* character and mountain setting.

Policy C.2.U.

Require unique, authentic and diverse design that conveys innovation and creativity and discourages
architectural monotony.
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Policy C.2.V.
Policy C.2.X.

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.

Goal L.I.:

Be stewards of the community's ^mall town character and charm, compact form, spectacular natural
surroundings and access to public lands by planning for and managing growth.

Policy L.I.A.

Limit total peak population of permanent and seasonal residents and visitors to 52,000 people.

Policy L. I.e.

Give preference to infill development.

Policy L.l.D.

Conduct district planning and focused studies for special areas and sites within the community to aid in
future planning.

Goal L.2.

Substantially increase housing supply available to the workforce.

Policy L.2-A.

Emphasize workforce housing for essential public service employees, such asfirefighters,police, snow
removal operators, and teachers.

Policy L.2.B.

Encourage a mix of housing types and forms consistent with design and land use policies.

Policy L.2.C.

Rehabilitate existing housing and build new housing for workforce housing.

Policy L.2.D.

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.

GOAL L3:

Enhance livability by designing neighborhoods and districts for walking through the arrangement of
land uses and development intensities.
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Policy L.3.A.:

Achieve a diversity of uses and activities and efficient use of land by maintaining a range of development
types.

Policy L.3.E.

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.

Polity L.3.F.

Ensure appropriate community benefits are provided through district plamiing and development projects.

Policy L.3.G.

E>o not allow the transfer of unused density from built parcels.

Policy L.3.H.

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 fiirthers protration of identified environmentally sensitive areas.

Goal L.6.

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

Policy U6A.:

No residential, commercial, or industrial development is permitted outside the Urban Growth Boundary
(UGB) identified in Figure 4.

Policy L.6.D.:

Support land exchanges for existing special uses that maintain the integrity of the General Plan and promote
Town policies ulien determined to be in the public interest and compatible with other Town goals.

Policy L.6.F.

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.

Policy L.6.G.

Coordinate with agencies undertaking planning or development activities outside of the UGB and within the
Town's Planning Area.
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Policy M.3.C.

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 neighboriiood
serving commercial mixed use centers.

Policy Noise.4.2.1.

Policy: New development of noise-sensitive land uses shall not be permitted in areas exposed to existing or
projected future levels of noisefromtransportation B noise sources \^ich exceed 60 dB L*^ in outdoor
activity areas or 45 dB L'^ in interior spaces.

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.
Goal R.6.:

Optimize efficient use of energy.

Policy R.6.A.

Reduce energy demand by promoting energy efficiency in all sectors of the community.

Policy R.6.B.

Encourage and support reduction of energy demand in existing buildings.

Policy R.6.C.

Encourage energy efficiency in new building and retrofit construction, as well as resource conservation and
use of recycled materials.

Policy R.7.A.

Use green building practices to greatest extent possible in all construction projects.
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Policy R.7.B.0

Encourage development of housing close to work, commercial services, recreation areas and transit routes to
reduce fuel consumption.

Goal R.8.

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

Policy R.8.A.

Educate community, both residents and visitors, on economic and environmental benefits of energy
efficiency, use of renewable resources and potential cost savings with energy efficient retrofits and remodels.

Policy R.8.C. y:

Research and facilitate cost-beneflt analysis for energy and resource conservation in new and existing
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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AGENCIES AND ORGANIZATIONS CONSULTED
Town of Mammoth Lakes
Mammoth Lakes Housing inc.
Mono County Community Development Department
Inyo Mono Advocates for Community Action

PRIAURY SOURCES
Town of Mammoth Lakes General Plan, 2007
Town of Mammoth Lakes Municipal Code
Eastern Sierra Housing Needs Assessment, March 2005
Century 21, Mammoth Lakes Office
Coldwell Banker, Bishop Office
US Census 2000 (on-line)
American Communities Survey, US Census (on>line), 2007
California Department of Finance
California Department of Housing and Community Development
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California Employment Development Department (on-line statistics)
Claritas
Realquest, 2008
Multiple Listing Service, 2010
State of the Cities Database System, US Department of Housing and Urban Development
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Sections:
17.36.
17.36.
17.36.
17.36.
17.36.
17.36.
17.36.
17.36.
17.36.
'

010
020
030
040
050
060
070
080
090

Purpose.
Definitions.
Housing requirements.
Housing mitigation development plan.
Alternate housing proposals.
Income and eligibility guidelines.
Payment i n - l i e u .
Administration.
Density bonus provisions.

Editor'5 Note:
Ord. 06-09 S I .

The

t i t l e of C h .

17.36

was amended

by

17.36.010
Purpose.
A.
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(Mammoth L a k e s

10/06)
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STATE OF CALIFORNIA
)
COUNTY OF MONO
)
TOWN OF MAMMOTH LAKES)

ss.

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. 10-25
adopted by the Town Coimcil of the Town of Mammoth Lakes, California, at a meeting thereof
held on the 23rd day of June, 2010, by the following vote:
AYES:

Councilmembers Bacon, Harvey, Sugimura, Mayor Pro Tem Eastman,
and Mayor McCarroll

NOES:

None

ABSENT:

None

ABSTAIN:

None

DISQUALIFICATION:

None

GRAY, TowA Clerk

