
MAMMOTH LAKES HOUSING, INC.
 
Board of Directors Meeting
 

Monday, April 6, 2015
 
6:00 p.m.
 

Mammoth Lakes Housing Conference Room
 
587 Old Mammoth Rd.
 

Agenda
 

NOTE: In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please contact 
Mammoth Lakes Housing, Inc. at (760) 934-4740. Notification 48 hours prior to the meeting will enable Mammoth Lakes Housing, Inc to make 
arrangements to ensure accessibility to this meeting. (28 CFR 13.102-35.104 ADA Title II) 

I. Call to Order 

II.	 Roll Call 
Members: Bill Taylor, Kirk Stapp, Larry Johnston, Colin Fernie, Lindsay Barksdale, and 
Tom Mazaitis 

III.	 Public Comments 
This is the established time for any member of the public wishing to address the Mammoth Lakes 
Housing, Inc. Board of Directors on any matter that does not otherwise appear on the agenda. 
Members of the public desiring to speak on a matter appearing on the agenda should ask the 
Chairman for the opportunity to be heard when the item comes up for consideration. 

IV.	 Approval of Minutes from the March 2, 2015 regular BOD Meeting 

V.	 Review and provide recommendation on the Town of Mammoth Lakes Draft Housing 
Mitigation Ordinance 

VI.	 Discussion and direction to amend MLH Bylaws 

VII. Review and discussion of MLH Board letter to the Mammoth Lakes Town Council 

VIII. Board Member Reports 

IX.	 MLH Monthly Status Report 

X.	 Adjourn 



MAMMOTH LAKES HOUSING, INC.
 
Board of Directors Meeting
 

Monday, March 2, 2015
 
6:00 p.m. 

Mammoth Lakes Housing Conference Room 
587 Old Mammoth Rd. 

Minutes 

I.	 Call to Order 

II.	 Roll Call 
Members: Bill Taylor, Kirk Stapp, Larry Johnston, Colin Fernie, Lindsay Barksdale, and 
Tom Mazaitis 
Staff: Jennifer Halferty and Patricia Robertson 
Public: Jen Daugherty, Senior Planner; Shields Richardson, Town Council; Dan Holler, 
Town Manager 

III.	 Public Comments 
There were no comments from the public. 

IV.	 Approval of Minutes from the Feb~Llary 2,2015 regular BOD Meeting 
Lindsay Barksdale made a motion,tqapprove the minutes. Tom Mazaitis seconded the 
motion. The motion passed 5-0. Bill Taylor abstained. 

V.	 Review and recommendation orfthe Mountainside Project AHMP 
Jennifer Halferty presented the Mountainside Project AHIVIP. She explained that under 
the current Interim Policy, the AHIVIPlllUst meet two requirements in order to be 
considered: 1) that on site workforce hOU$ing is undesirable for the community or 
infeasible, and 2) that there will be substantial additional affordable housing benefit. She 
explained that the AHMP did not meet the required finding that on site housing is 
undesirable for the community due to the size of the units, new construction, as well as 
its location near a major employment center and transit hub. 

Jen Daugherty confirmed that the townhome units were 2,000 square feet each with an 
attached 2-car garage. The zoning allows for 21 units; however the site is difficult in 
terms of space for snow storage, etc. 

Kirk Stapp noted that the proposed fee of approximately $325,000 can hardly secure one 
unit of similar type and does not equate to a greater housing benefit required by the 
ordinance. 

Bill Taylor confirmed that the location is desirable based on its proximity to employment, 
major transit routes, and is a residential neighborhood. He noted that from the 
community's standpoint, this would make a good asset in terms of workforce housing. 

Kirk Stapp made a motion to recommend that the Town of Mammoth Lakes not accept 
the AHMP on grounds that it does not meet the findings required by the interim housing 



policy and recommend that the Town require the provision of the on-site unit and the 
$9,288.80 in fees as is consistent with the current policy (Option 1). Bill Taylor seconded 
the motion. The motion passed 5-0. Colin Fernie abstained. 

VI.	 Review and direction on the Draft Middle Income Workforce Homebuyer 
Assistance Program Policies and Guidelines 
Jennifer Halferty presented the Draft Middle Income Program Guidelines. Colin Fernie 
mentioned that he thought the starting point of a 10% down payment requirement or 
$50,000 maximum seemed reasonable. This would allow MLH to help approximately four 
families with $200,000 from Measure 2002A. Lindsay Barksdale asked about the 
modesty clause which limits the purchase to a 3 bedroom, 2 bath horn.~. Jennifer Halferty 
explained the importance of spending tax payer dollars judiciou~,ly:§he also mentioned 
that she would look for some conflict of interest language. Staff wiJlr~vise the draft and 
provide a copy to the Town Manager. 

VII.	 Discussion of upcoming joint meeting with the Town Council and the Planning 
and Economic Development Commission 
Kirk Stapp acknowledged the importance of framing the upcoming discussion with the 
Town Council and the Planning and Economic Development Commission. He explained 
that the reality is that we compete with other resqrts. He pointed out the community's 
success in providing units (MLH, Town, Marnmotljljospital, MCWD, and the business 
community have all participated in housing). He emphasized the importance of weighing 
the value of getting housing with the prospect of new development for the Town Council. 

Larry Johnston asked if we as a community wanted to be a place like Vail where no one 
can afford to live or if we wanted to be a thriving, vibr.ant community where people lived, 
worked, and volunteered. He noted that new housing policies should have only intended 
consequences. Kirk Stapp agreed that building a community was not the developer's 
prerogative but thaF~;~~tainability was our issue. Colin Fernie agreed that having 
affordable housing for pepple to live in is important as Mammoth Lakes continues to 
develop. 

BillTaylor pointed out that th~General Plan states that a priority for the Town is to 
increase the supply of adeqqkIte housing that workers can afford. Is this still a priority? 
And if so, how are we goingJO achieve this goal? Peer resort communities typically have 
a 3 to 1 ratio.of long-term hlJsing units compared to transient units. 

Colin Fernie seg:',that the concrete numbers and comparisons are useful tools to 
see how we are o!iJas a community. He also said that we need to think of more 
creative ways to Use locals. 

VIII.	 Board Member Reports 
Tom Mazaitis noted that he watched the Cornerstone webinar on inclusionary zoning 
and had concerns over whether and to what extent the Town has three of the five 
components that make fee-based policies successful: capacity, land, and community 
support. 

Larry Johnston noted that there will be a special Board of Supervisors meeting on March 
3rd at 6:00 PM at the Crowley Lake Community Center to discuss issues surrounding the 
Round Fire recovery efforts. 



IX.	 MLH Monthly Status Report 
Jennifer Halferty gave an update regarding Speaker Toni Atkins Housing Bill which is 
gaining momentum. The bill proposes four items: 

1.	 Create a permanent source for affordable housing at the State level throllgh a 
transfer tax, 

2.	 Increase the 4% tax credit allotment for affordable apartment developments, 
3.	 Establish the framework under which the State Department of Housing and 

Community Development will distribute federal National Housing Trust Fund 
dollars, 

4.	 And define a rapid rehousing program funded with savings from Prop 47, 
which required misdemeanor sentences (instead of felonies) for certain drug 
and property offenses. 

X.	 Adjourn 



I 

AgendaItem:~ 
April 6, 2015 

AGENDA BILL 

Subject: Review Town of Mammoth Lakes' Draft Housing Ordinance 

Presented by: Jennifer Halferty, Executive Director 

BACKGROUND:
 
The Town of Mammoth Lakes has entered into a contractual agreement with AECOM to
 
provide services that include updating the Town's housing mitigation ordinance, establishing a
 
nexus method for the housing mitigation fee, and providing a peer resort analysis. The Town
 
has requested Mammoth Lakes Housing, Inc. (MLH) review and provide expertise guidance on
 
the early draft policy. A more vetted version of the draft ordinance and draft nexus study is
 
anticipated to be presented to the MLH Board at their May 4, 2015 meeting.
 

ANALYSIS:
 
The Housing Definitions, Chapter 17.148 is attached. Below are staff analysis and
 
recommendations.
 

Definitions to be considered: 

1.	 Affordable Ownership Cost. Due to MLH's years of experience with affordable 
workforce housing ownership programs that have a cap of 35 percent of a household's 
income for housing costs; it is recommended to maintain the language in this 
definition. 

2.	 Below Market Rate (BMR) Unit. MLH suggests the following definition which will 
allow for more flexibility in income levels served by BMR units. For example, BMR 
is a tool that has been used in the past to serve households earning up to 200% of the 
AMI. 

A dwelling unit that shall be restricted to at an affordable rent or affordable 
ownership cost to individuals and households working in the community ofMammoth 
Lakes including but not limited to those at the very-low, low-, or moderate income 
levels pursuant to Chapter 17.136. 

3.	 Housing. 

•	 Affordable Housing is defined by H1JD as: In general, housing for which the 
occupant(s) is/are paying no more than 30 percent of his or her income for 
gross housing costs, including utilities. Please note that some jurisdictions 
may define affordable housing based on other, locally determined criteria, and 
that this definition is intended solely as an approximate guideline or general 
rule ofthumb. 

MLH proposes changing the Town's definition to read as: 



Housing that is restricted to a rental rate or sales price for which the 
occupant(s) is/are paying approximately 30 percent of their gross income for 
housing costs, adjustedfor household size. 

•	 Bedroom. As it is currently defined by the Town states that having a closet is 
optional. It is recommended that the definition be amended so that a closet is a 
requirement in a bedroom. 

•	 Deed Restriction. MLH currently enters into resale restrictions on behalf of 
the Town. MLH proposes adding "or its designee" in this definition. 

•	 Dwelling Unit. Based upon MLH experience with density at developments 
such as Meridian Court, where one bedroom units are approximately 500 
square feet, it's recommended to remove the one half unit calculation 
consistent with market rate residential projects. 

•	 Workforce Housing. MLH recommends the following definition which 
includes language discussed at the joint MLH, Town Council, and Planning 
and Economic Development Commission meeting: 

Housing that is restricted for rent or purchase by individuals and households 
working in the community of Mammoth Lakes. Worliforce housing is 
Affordable Housing for workers. Employment criteria, rental rates, and sales 
prices for Worliforce Housing shall be established administratively by the 
Town. 

II Draft Ordinance: 
The attached draft Housing Ordinance reflects Town Council direction to Town staff to create 
a policy that does not mandate on-site housing mitigation (not an inclusionalY policy), offers a 
toolbox of mitigation options without any preference for one tool over another, and includes a 
housing mitigation fee (not an "in-lieu" fee). Below are highlights of each section that either 
Town staff is seeking input from MLH, or that the MLH staff seeks to provide feedback on. 

17.136.010 Purpose of Chapter 
•	 The term "affordable housing" and "workforce housing" are used throughout the 

policy. Based upon the recommended definitions above, and the draft Housing Strategy 
it is more inclusive to either: I) only use the term "workforce housing" and understand 
that to mean housing affordable to the workforce, or 2) to combine them and be more 
explicit, though possibly redundant, by using "affordable workforce housing." 

o	 MLH staff request Board input. 

A.	 Section D reads: "Implement the goals, objectives, policies, and programs of the 
General Plan and Housing Element related to affordable and worliforce housing. " 

o	 MLH staff suggests that the Comprehensive Workforce Housing Strategy 
be added. Perhaps this should be considered throughout the ordinance, as 
appropriate. 
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17.137.020 Applicability 
•	 The mitigation toolbox includes: 

•	 Housing Impact Mitigation Fees 
•	 On-Site Provision of Units 
•	 Off-Site Provision of Units 
•	 Conveyance of Land 
•	 Alternate Housing Mitigation Plan 

o	 Are there any other tools that the Board would like to suggest be 
included? 

17.137.030 Housing Mitigation Credit for Existing Uses 
•	 Credits would be based on the calculated formula of the fee for the existing uses being 

credited. The fee is expected to be available for MLH review at their May 4, 2015 
meeting. 

o	 MLH staff does not have any comments or suggestions at this time. Does 
the Board have any comments? 

17.137.040 Housing Impact Mitigation Fees 
•	 The term "Director" is first used in this section and then throughout the document. 

Who is that if the Town doesn't have a Director? 
o	 MLH staff request clarification on this. 

•	 Use of Fees: Currently, housing "in-lieu" fees are being used for planning (General 
Plan Housing Element Updates and the housing ordinance and nexus study update) and 
the Town's Revolving Loan Fund (RLF). Because the draft ordinance allows the 
payment of a housing mitigation fee as an equal option to all other mitigation options, 
it is likely that the fee will be utilized more often under the new ordinance. The use of 
the fee will directly correlate to the number or affordable workforce housing units 
created. 

o	 MLH staff recommends that the Town identify more specific parameters 
for the use of the fee as a way to ensure the creation of units without the 
overwhelming use of funds for planning or administration. This could be 
accomplished through different means, for example: a cap on the split of 
funds between planning, administering, subsidizing, or developing (i.e. 1/4 
each); or more specific focus on one or more strategic objectives from the 
Housing Strategy. The draft ordinance proposes that the Council establish 
direction for the use of the fee through the annual adoption of the 
resolution establishing the fees. 

17.136.050 On-Site Provision of Units 
•	 How will the AMI for the on-site units be decided? Will this be part of the nexus study 

by AECOM? How can MLH provide expertise to help inform the resolution? 
o	 MLH staff requests to be involved in the process. 

17.136.060 - Off-Site Provision of Units 
•	 Town housing policy has historically focused on serving the workforce housing needs 

within the Town limits. MLH has acknowledged that the affordable workforce housing 
challenge is a regional issue. As documented repeatedly through research, allowing or 
promoting off-site housing mitigation in locations outside of job centers/Mammoth 
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Lakes will exacerbate environmental degradation by encouraging more vehicle miles 
travelled, remove more local dollars from the local economy, and potentially reduce 
the quality of life for employees and visitors alike. 

o	 MLH staff requests input on this from the Board. 

•	 Current Town policy does not allow for mitigation of housing on the Shady Rest Tract. 
Members of the Mammoth Lakes community have expressed opposition to future 
housing mitigation being located in the Sierra Valley Sites. The draft ordinance 
identifies the following list of locations for off-site mitigation: Downtown, Old 
Mammoth Road, Mixed Lodging and Residential, Residential Multi-Family 2, Resort, 
or Specific Plan Zones. 

o	 Should mitigation be allowed on Shady Rest Tract? 
o	 Should Shady Rest Tract and Residential Mulitfamily-l (RMF-l) be 

options listed for off-site mitigation? 

17.136.070 Conveyance of Land 
•	 The value of the site upon the date of conveyance is equal to or greater than the 

applicable housing fee for the market-rate development. Fair market value shall be 
determined preliminarily at the time the market-rate development is submitted to the 
Town for review. Final determination of fair market value shall be made by a licensed 
California appraiser prior to building permit issuance and shall be net of any real estate 
commission for the conveyance of the land. 

o	 Should a lower value be considered due to the cost associated with 
conveyance (e.g., infrastructure, environmental review, appraiser, etc.)? 

•	 The Town is not be required to construct BMR units on land conveyed, but may sell, 
transfer, lease, or otherwise dispose of the dedicated site in order to facilitate the 
construction of units. 

o	 MLH staff questions: If the Town is not required to build residential 
units, but can sell the land, then why does the conveyed land have to have 
a "General Plan designation that authorizes residential uses and is zoned 
for residential development"? 

17.136.080 Alternate Housing Mitigation Plan 
•	 The AHMP is part of the toolbox, meant to allow developers an opportunity to provide 

new ideas on how to mitigate housing impacts. 
o	 Does the MLH Board have any input for the Town on this section? 

17.136.090 Residential Projects: Rental permitted if consistent with Costa Hawkins Act 
•	 Allowing the rental unit to be sold appears to not take into consideration the Condo 

Conversation section of the Municipal Code. 
o	 MLH staff request Town staff verify conformance with the Municipal 

Code. 

17.136.100 Exemptions from Housing Mitigation Requirements 
•	 While the Town does charge a housing mitigation fee for commercial development 

(office space) it excludes ground-floor retail and restaurant uses that are part of a 
mixed-use project where there is also residential or lodging uses on the same parcel. 
Should there be a threshold for mixed-use development's provision of residential units 
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in order to qualifY for the exemption? What are the peer resorts reviewed by AECOM 
doing in this type of scenario? 

o	 MLH staff requests Board input. 

•	 Currently, the Town exempts non-residential developments from mitigation when they 
create only one employee from mitigation. The peer resort community of Truckee 
exempts developments that create up to seven employees. 

o	 MLH staff requests Board feedback. 

•	 Live- work Unit: 
o	 MLH staff recommends a definition of a "Live - work unit" be included. 

17.136.110 Time Performance Required 
•	 The term "greater public benefit" is included. 

o	 MLH staff recommends that this term be clearly defined or eliminated 
given the existing confusion around similar terminology in the interim 
housing policy. 

17.136.120 Livability Standards 
•	 The Livability Standards are proposed to be created by AECOM and adopted through 

Council resolution. 
o	 MLH would like to review and provide feedback in the creation of the 

Standards. Could this be included for the May 4 meeting? 

•	 For on-site developments a developer may apply for an exemption from the Livability 
Standards if strict compliance with the standards are "infeasible or impractical." 

o	 MLH staff suggests this section should be clearer on the use of these terms 
to avoid abuse of this section and subjective interpretation. The units 
should be required to be consistent, still, with the market rate units being 
provided on-site. 

17.136.130 Eligibility, Continued Affordability 
•	 The current MLH resale restriction allows for a rental or leasing of the home under a 

hardship exemption. 
o	 MLH staff recommends this continue. 

•	 The draft ordinance proposes a minimum of 30 year restrictions. The current resale 
restriction in use in the Town is a 60 year restriction and the rental regulatory 
agreements created by MLH are for 55-99 years. 

o	 MLH staff recommends the mitigation of impacts to the community of 
Mammoth Lakes should stand the test of time to the greatest extent 
allowed under law. 

•	 As stated in the draft ordinance, the continued affordability agreement should allow 
the Town or its qualified designee the continuing right-of-first-refusal to purchase or 
lease any or all of the designated dwelling units at the appraised value subject to the 
resale restriction. 

o	 MLH staff recommends that "or the BMR value, whichever is less" be 
added to this section. 
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•	 Sales price formula: 
o	 MLH suggests the sales price formula and the rental rate formula for 

each specific development be included in the Planning and Economic 
Development Commission's Use Permit Resolution instead of a Council 
resolution, as suggested in the draft ordinance, given the process for 
planning approvals. 

•	 In section C.2.iv., there is a requirement that the resale restriction have a provision to 
release the restriction should the market-rate value of the property fall below the BMR 
value. As with all real estate holdings, there are no guarantees made by the Town, 
MLH or otherwise that the market forces will ensure any sales price or value into the 
future. This would not constitute sufficient reasoning to release the housing mitigation 
unit from the workforce restriction. 

o	 MLH staff advises against requiring such a provision. 

•	 Move-in Costs: 
o	 MLH staff suggests that the Move-in Costs section should reference the 

limits imposed by California State law on deposits be applicable at the 
time of leasing or renting. 

•	 Under Reporting Requirements, MLH commonly handles the reporting requirements of 
rental units and developments on behalf of the Town under more current rental 
restrictions. 

o	 MLH staff recommends the policy refer to the Town, "or is designee." 

RECOMMENDATION:
 
No action is requested. This workshop is an opportunity for the MLH Board of Directors to
 
provide feedback and direction to staff on the Town of Mammoth Lakes draft Housing
 
Mitigation Ordinance. MLH staff will in turn share the MLH Board input with Town staff.
 

Enclosures: 
1) Draft Town of Mammoth Lakes Zoning Code: Chapter 17.136 - Housing 
2) Draft Housing Definitions, Chapter 17.148 
3) AECOM Peer Resort Analysis 
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TOW11 of Mammolh Lakes Zoning Code Article VI - Affordable and Workforce Housing 
Chapter 17.136 

Housing 

Chapter 17.136 - Housing 

17.136.010 - Purpose of Chapter 
17.136.020 - Applicability 
17.136.030 - Housing Mitigation Credit for Existing Uses 
17.136.040 - Housing Impact Mitigation Fees 
17.136.050 - On-Site Provision of Units 
17.136.060 - Off-Site Provision of Units 
17.136.070 - Conveyance of Land 
17.136.080 - Alternate Housing Mitigation Plan 
17.136.090 - Residential Projects: Rental permitted if consistent with Costa Hawkins Act 
17.136.100 - Exemptions from I-lousing Mitigation Requirements 
17.136.110 - Time Performance Required 
17.136.120 - Livability Standards 
17.136.130 - Eligibility, Continued Affordability 

17.136.01 0 - Purpose of Chapter 
The purpose ofthis Chapter is to: 

A. Encourage the development and availability of housing that is affordable to a broad range 
of households with varying income levels within the town as mandated by State law, 
Government Code Section 65580; 

B.	 Promote the Town's goal to add to, and preserve the existing stock of ~ffordable and 
workforcd, housing units wi!hin_t~et_o\V_n;_______ __ __ _ _ 

C.	 Mitigate the impacts of market rate residential and non-residential development on the need 
for affordable and workforce housing in the town through the imposition of affordable and 
workforce housing requirements as included in this Chapter; and 

D.	 Implement the goals, objectives, policies, and programs of the General Plan and Housing 
Element related to affordable and workforce housing. 

17.136.020 - Applicability 
New development, additions, and conversion of uses from one type to another, that are not exempt 
pursuant to Section 17.136.100, shall be required to mitigate housing in accordance with the 
options identified in Sections 17.136.040 through 17.136.080, listed below. 

Mitigation Option Code Section 

Housing Impact Mitigation Fees 17.136.040 

On-Site Provision of Units 17.136.050 

Off-Site Provision of Units 17.136.060 
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Town of Mammoth Lakes Zoning Code Article VI - Alfordable and Workforce Housing 
Chapter 17.136 

Housing 

Conveyance of Land 17.136.070 

Alternate Housing Mitigation Plan 17.136.080 

17.136.030 - Housing Mitigation Credit for Existing Uses 
Where a project would replace existing residential, lodging, or non-residential uses on the project 
site, the project shall only be required to mitigate the incremental new demand of the proposed 
project (such as an increase in gross commercial or industrial square footage, the net increase in the 
number of lodging rooms, or the net increase in the number of market rate housing units). Credit 
for existing uses shall be calculated based on the housing impact mitigation fee(s) applicable to thc 
existing use(s) at the time of demolition prasTolloWs. 

A.	 An ex.isting hotel roolnshall equateto obe half ofaresidential ~ni~. 

B.	 Each90Q<~ross~q!l~e~t:~t()ry}isting non"residential use(retail, restaurant, of!1ce,etc.),or 
industrialuseshall equat(;ltoone residential ~ni~: 

C.	 \\llJere.' th~,existiq.gd~Yt:lopl)1~nt consists of>a;l)1i}(Wre" Qf<p~.es, the calculati.ol1of 
cre4itf()rexj~tingusesshallbe determined by theJ~irector, basedbn the factors listedin a) 

andb),above.I...... . '. . ,. . . 

17.136.040 - Housing Impact Mitigation Fees 

A.	 The housing impact mitigation fee ("housing fee") applicable to each use shall be 
established by resolution of the Council, in accordance with the provisions of Subsection 
17.136.040.0. 

B.	 The Director shall determine the appropriate category for the development, and shall 
calculate the amount of the housing fee based on the adopted fee schedule, based on the 
provisions herein. 

C.	 Housing Fee Calculations. Housing fees shall be calculated as follows: 

I.	 New residential developments: 

Housingfee = (number ofnew units) X (applicable housingfeefor new use) 

2.	 Existing residential developments that include the addition of new gross square feet 
of habitable space: 

Housing.fee = (gross square feet ofnew habitable residential space) X (applicable 
.fee) 

3.	 New lodging developments: 

Housing.fee = (number ofnew rooms) X (applicable housingfeefor new use) 

4.	 Non-residential developments that include new construction or addition to existing 

Page 2 of 15 

Comment [JG2]: 

It Is likely that thalthis ratio Is a bit on the high side 
compared to case study jurisdictions. Mammoth 
Lakesmay want to consider 0.3 - 0.35 residential 
unit per hotel,ri;>om. 

Comparison coml11,unitles emplovee Of. housing 
generation rates (based on nexus study) or 
requIrements: 

AspemO.5 workers per 1,000 square feet which, 
depending on ,the amount of. non·hotel room sqU?1re 
footage, \yould equate to alikely range of 0.25-0.35 
workers per room. 

Jackson: 1.234 workers per 1,000 square feet 
Crested Butte: 0.5 workers per ri;>om (Note: This is 
the City's requi~emen~, not base on a ne~us ~tudy) 

Telluride: 0.33 per unlt(Note:Thlsls the City's 
requirements, not based on a nexus study) 

Truckee: based on <:omparativesludyof relevaht 
type of lodging 

Commel1t [JG3]:Comparison case study 
·communities .use JTE ratios of about 1 to.about 4 
per 1;000 squareteet; Average Is about2 FTe per 
1,000 S<Ware feet:M~rnrllothLakesratio is at the 
':QW en:q, but, ~[h~p,S th~ Town's expetience is that 
thiS ratIO Is aboul "gilt.' 



Town of Mammoth Lakes Zoning Code Article VI- Affordable and Workforce Housing 
Chapter 17.136 

Housing 
non-residential space: 

Housing fee = (gross square fiet of new non-residential space) X (applicable 
fie by type ofuse) 

5.	 Conversion of one non-residential use, without addition of new space, to another 
non-residential use: 

Housingfie = [(gross squarefiet) X (applicable housingfiefor new use)l
[(gross squarefiet) X (applicable housing fiefor prior use)l 

6.	 Conversion from a residential use to a non-residential use: 

Housingfie = [(gross squarefiet ofnew non-residential use) X (applicable housing 
fee)l- [(number ofprior residential units) X (applicable housingfee)l 

7.	 Conversion from a lodging use to a non-residential use: 

Housingfie = [(gross squarefiet ofnew non-residential use) X (applicable housing 
fee]) - [(number ofprior lodging rooms) X (applicable housingjee)l 

D.	 Individualized Use Determination for Housing Fees. The land use category for a 
development shall be determined by the Director based on an individualized determination 
only if: 

I.	 The adopted fee schedule so specifies; or 

2.	 The Director determines that insufficient generalized information is available to 
permit a determination that the use falls within one of the specified use categories. 

3.	 Any application for a non-residential project where an individualized fee 
determination is required pursuant to this Section shall be accompanied by 
information sufficient to enable the Director to make a determination of employee 
generation or density. The determination of employee generation or density shall 
be based on: data concerning anticipated employee generation or density for 
the project submitted by the applicant; employment surveys or other research on 
similar uses submitted by the applicant or independently researched by the Director; 
or any other data or information the Director determines relevant. Based on the 
evidence submitted, the Director shall determine the most similar land use category, 
or shall establish a mixed fee, as appropriate. 

E.	 Appeal. An applicant may appeal the Director's fee determination to the Council according 
to provisions of Chapter 17.104 (Appeals) of the Municipal Code. 

F.	 Refund or Rebate of Housing Fees Based on Conversion of Use. No refund or rebate of 
housing fees previously paid shall be made in the case of conversion from one use with a 
higher housing fee to one with a lesser housing fee, or conversion from a non-exempt to an 
exempt use. 
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'1'0\\111 of Mammoth Lakes Zoning Code Article VI - Affordable and Worklorce Housing
 
Chapter 17,136
 

Housing
 
G.	 Housing Fees Established. 

I.	 All housing fees shall be established by resolution of the Town Council. Such fees
 
shall not exceed the cost of mitigating the impact of market-rate residential and non

residential projects on the need for affordable and workforce housing in the town,
 
based on an approved nexus study.
 

2.	 Housing fees shall be established per unit for for-sale transient and non-transient
 
residential uses; per room for lodging uses; and per gross square foot for non

residential uses (office, retail, restaurant, and industrial) and residential additions.
 

3.	 Review and Update. The Town Council shall periodically review the housing fees
 
for various land uses including residential, lodging and non-residential
 
developments and adjust the fees by resolution. At a minimum the housing fees
 
shall be reviewed and, if appropriate, revised at the time of each Housing Element
 
update. The Town Manager shall prepare a recommendation to the Council for
 
such fee revision.
 

4.	 Use of Housing Fees. Fees collected pursuant to this Chapter shall be placed in a
 
separate fund of the Town and shall be used only for the purposes of planning for,
 
~dt11inisteri~~, subsidizin'"or developing afforda? Ie, ,or w?~kf?rce~?usin&.)£~,t
 
g~~,n9ilm~~>~t . >tction, ,consistent"with .~ijj,~~pb§r9H9I1iX?r~~tgN~~Y~Y
 
tH@?~·t:ij~oPRijt:i> •• ,tsolu.tion,establishing,}ijefees;Thisdirection would,J.)e
 
sUPPOrtedby.tne)[ approved Housing Strategy;!/-[Comm(!nt[JD5]: oi~~U~~f(' 

17.136.050 - On-Site Provision of Units 

A.	 Transient and non-transient residential ownership developments including condominiums,
 
fractional ownership, and single family or other subdivisions may propose to provide on

site unites) to satisfy the housing mitigation requirement for the development. The cost to
 
the developer of such on-site unites) shall not be required to exceed the value of the
 
applicable housing fee pursuant to Section 17.136.040.
 

B.	 On-Site Unit Requirements. The on-site unites) required to satisfy housing mitigation for a
 
particular residential ownership development shall comply with the following:
 

1.	 The affordability level(s) of the unites) (stated as a proportion of Area Median
 
Income (AMI)) shall comply with those established by Council resolution, which
 
shall be periodically reviewed and updated.
 

2.	 Such units shall be for-sale units, unless the builder/developer chooses the rental
 
alternative specified in Section 17.136.090 of this Chapter.
 

3.	 If the total cost to the developer to mitigate on-site would result in a fraction of a
 
dwelling unit, the proportionate share of the housing fee described in Section
 
17.136.040 shall be paid for the fraction. 
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4.	 The proposed off-site units shall meet or exceed the livability and design standards
 

described in Section 17.136.120 unless a waiver or modification to those standards
 
has been approved by the Town.
 

C.	 Application Requirements. If on-site mitigation housing is proposed, the applicant shall
 
provide the following information for Town review, prior to project approval:
 

I. Identification of the location within the project of the mitigation unites). 

2.	 A description and floor plan of the proposed unites) including habitable square
 
footage, number of bedrooms, living areas, and proposed resident amenities. Such
 
information shall be provided in sufficient detail so as to permit an evaluation of the
 
units' conformance with the livability and design criteria set forth in Section
 
17.136.120. 

3.	 The proposed timeframe for development of the mItIgation unites), including
 
number of units to be provided within each phase of multi-phase projects.
 

4.	 The proposed sales price, or rental price if applicable (refer to Section 17.136.090),
 
and calculation method or basis for establishing such price).
 

5.	 ~ocumentation demonstrating'the Value!cos)oflhepl'Qvision ofthe on-siteun.it(s).! .... ' ·¢9m~tPP~l:9r Pr!'G!~T requi'T(l1ent 
!>,,~si<lplls~edtqrallp (:<>~ncll resolution? 

D. ~:a~~~~:~onu:tt:::~.~~tt~e~:~~la~~~S~t }~i&?~i~J~rti&ehm~i~f~J~;;~)~n(et~.JWro~;7~~~i _ ,{(~"1¢iit [~pi]:.j{n~Yfq#h~~kN~pa 2~se
 
Ratio (FAR» lifallo[ th.efo.IJ()\¥i~g,c.o~diti()n.s(lpply: . ... ....... .. _ ·{.comineiltt~p8]:polib\l~y~~ti~A
 

I.	 The project fully satisfies its housing mitigation requirements on-site by providing
 
on-site housing units consistent with the target AMI established by Council
 
resolution;
 

2.	 The project is located in the Downtown, Old Mammoth Road, Mixed
 
Lodging/Residential, or Residential Multi-Family 2 zones, or in an area subject to a
 
specific plan or master plan that permits such an exclusion;
 

Comment [369]: Propose deleting <is eway to 
furthe~:inceiitivjze afforda~leh~~slng:p~~du.ction. 

4.	 Findings can be made in conjunction with project approval that the total project
 
density or intensity, considering all uses, would meet all applicable design and
 
development standards of the Municipal Code, would not result in significant and
 
unavoidable environmental impacts, and would be compatible with surrounding
 
uses.
 

5.	 In all other cases, total project density or intensity (e.g., Floor Area Ratio (FAR»,
 
inclusive of provided on-site housing units, shall not exceed the maximum density
 
or intensity for the zone in which the project is located, except as permitted by the
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provisions of Chapter 17.140 (Affordable Housing Density Bonuses and Incentives). 

17.136.060 - Off-Site Provision of Units 

A.	 Off-site housing units may be proposed Iwithin the Town JiQ1its~o satisfy the .housil1& C:;OIllI11i:!ht [lPIQ]: Policy queslion (Shields 
~oti)menls from $/la joinl workshop) , mitigation requirement for the development. Off-site housing units may include any
 

combination of new dwelling units, new dwelling units created in existing structures, or
 
conversion of existing market-rate to below market rate (BMR) units. The cost to the
 
developer of such off-site unites), including acquisition and rehabilitation, shall not be
 
required to exceed the value of the applicable housing fee pursuant to Section 17.136.040.
 

B.	 Off-Site Unit Requirements. The off-site unites) required to satisfy housing mitigation for
 
a particular development shall comply with the following:
 

1.	 for'ncw CQQ~trH~fjg~j)QfQff-site.units, s4sh units shall be within the 
qp»,ntown, .Ol?N:~W~Btll Road, .. Mixed Lodging arid Resideritial, Residential 
Multi-Family 2, Rcsort;or SpecificPJanZones.1 .... ment [lDll]: Policy queslion-this would 

W off·site miligallon hous.lng 1n the RMF·l 
InclUding the Sierra Valley Siles and the Shady

2.	 Units acquired shall not be currently serving as long-term (Le., non- transient) rental est Tracl
 

units.
 

3.	 The affordability level(s) of the unites) (stated as a proportion of Area Median
 
Income (AMI» shall comply with those established by Council resolution, which
 
shall be periodically reviewed and updated.
 

4.	 If the total cost to the developer to mitigate off-site would result in a fraction of a
 
dwelling unit, the proportionate share of the housing fee described in Section
 
17.136.040 shall be paid for the fraction. 

5.	 The proposed off-site units shall meet or exceed the livability and design standards
 
described in Section 17.136.120 to the extent feasible unless a waiver or
 
modification to those standards has been approved by the Town.
 

6.	 If the off-site housing units will not be constructed or otherwise secured
 
concurrently with the market-rate units, the builder shall specify the security to be
 
provided to the Town to ensure the timely construction or acquisition of said units,
 
including evidence of ownership, control or other legally-binding commitment to
 
required sites, and evidence that funding has been secured for the off-site units.
 
Such security shall be provided prior to issuance of any certificates of occupancy for
 
the market-rate units.
 

c.	 . n Requirements. The applicant shall provide documentation demonstrating the
 
of the provision of the off-site unit(s).l . . ..
 

D.	 Deed Restricting Existing Market-Rate Ownership Unites) within the Town. iA~ a
 
condition of project approval, when the deed restriction of existing market-rate unites) IS·
 
proposed, the applicant must describe the specific unites) to be deed restricted. Applicants
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must demonstrate: 

I.	 The long term affordability of the proposed unites) is adequately protected,
 
considering issues including but not limitcd to long term maintenance and
 
homeowner's assessments.
 

2.	 The targeted income level(s) of the deed restricted units. 

3.	 If under the jurisdiction of a homeowner's association, that the project's governing
 
documents, if any, do not prohibit the deed restrictions.
 

4.	 Provisions to ensure that any unites) so restricted meets long term standards for
 
maintenance and affordability.
 

5.	 The Town may request additional information about the proposed unites) as
 
reasonable to make such a determination.
 

J7.J36.070 - Conveyance of Land 

A.	 The dedication of land may be proposed satisfy the housing mitigation requirement, if it can
 
be determined by the Town that all of the following criteria have been met:
 

I.	 Marketable title to the site is transferred to the Town, or an affordable housing
 
developer or non-profit approved by the Town, no later than the approval of a final
 
map or issuance of first building permit, pursuant to an agreement between the
 
market-rate project developer and the Town, and such agreement is in the best
 
interest of the Town.
 

2.	 The site has a General Plan designation that authorizes residential uses and is zoned
 
for residential development.
 

3.	 The site is suitable for development of the affordable workforce units in
 
terms of configuration, physical characteristics, location, access, adjacent uses, and
 
other relevant planning and development criteria including, but not limited to,
 
factors such as the cost of construction or development arising from the nature,
 
condition, or location of the site.
 

4.	 Infrastructure to serve the dedicated site, including but not limited to streets and 
public utilities, must be available at the property line, or will b~~~g~~~ail~bl~~~i~r 

to issuance of ce~ti~~~~i~~~r~c.c~p~nc~,.at. the .p.ropeFt)' line ~ttqlJl~Y~,~l~Ye~!~mhl~!11 ... - Comment (JG14]: ned to occupancy of 
proposed project, which could heJpWith project PHr@!·mttQ zOl1ingT~gY!~liQI1§llllQwable reskb:ntillI.I.. _ __ . financing/feasibility.This wouI.dbe consistent With 
donation occurring by, or·before. i$$uance of first 
building permit. 5.	 Environmental review of the proposed site has been completed to allow full 

.... jdisclosure for the conveyance of the proposed site, including analysis of the site for "( Comment [J01S]: Unclear; clarify 

the presence of hazardous materials and geological review for the presence of 
geologic hazards and that such hazards are or will be mitigated to the satisfaction of 
the Town prior to acceptance of the site by the Town. 
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6.	 The value of the site upon the date of conveyance lis equal toOl' greater than the 
ilIlpIicable housingfee.lfor the market-rate development. Fair market value shall be (:Qmment [3016]: Should alowerxal.~ebe 
~eterlninedl preliminarily at the time the market-rate development :i's 'submitted' to the' c eddu~tothe cost a~sociated..Wlth 

Town for review.' Finaf'determination' of fair market va]ueshall be made 'by iI'··..· PtM;.I~::~)stcture;#nVir9nmental 
licensed California appraiser prior to building permit issuance and shall be net of ···.F====~==~===~=<Comment [3G17]: Based on Telluride ordinance. 
any real estate commission for the conveyance of the land. 

7. The land is located per the provisions of l7.136.060.B.1. 

B.	 The Town shall not be required to construct BMR units on the site dedicated to the Town,
 
but may sell, transfer, lease, or otherwise dispose of the dedicated site in order to facilitate
 
the construction of those units. Any funds collected as a result of sale, transfer, lease, or
 
other disposition of sites dedicated to the Town shall be deposited into the Town's Housing
 
Mitigation Fund and the funds and interest accrued shall remain in the fund and shall be
 
used pursuant to Subsection 17.136.040.G.4.
 

C.	 Conveyance of Development-Ready Lots within the P."oject Site. The builder or
 
developer may dedicate development-ready lots within the project site according to the
 
provisions of 17.136.060. All such conveyed lots shall be part of an approved final
 
subdivision map and have completed utility connections and roadway improvements at the
 
time of conveyance so as to be development readyl.
 COmment [JG18]: Allowed by Crested Butte 

COmment [3019]: Should this 
,conveyance to qualified househol 
then Town/MLH finds qualified ho 

17.136.080 - Alternate Housing Mitigation Plan 
Projects that are required to mitigation housing and propose to utilize a combination of the options 
identified herein or an alternative method of mitigation not identified herein, may propose an 
Alternate Housing Mitigation Plan (AHMP) subject to approval by the Town, based on the 
following provisions: 

A. Application.	 An AHMP shall be submitted at time of the application for first approval
 
associated with the project. The application shall include:
 

1.	 A calculation of the housing mitigation requirements generated by the project, as
 
defined herein.
 

2.	 A description of the proposal by which the housing mitigation requirement is to be
 
satisfied.
 

3.	 An analysis demonstrating that the AHMP provides housing mitigation at an
 
equivalent value as other methods outlined in Sections 17.136.040 through
 
17.1 36.070. 

4.	 A description of how the AHMP is in conformance with the Town's approved
 
Housing Strategy.
 

5. Any other information determined relevant to the application by the Director. 
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B.	 Early Consultation. Prior to submitting an application for an AHMP, the applicant should
 

hold preliminary consultations with the Director to provide the applicant information and
 
guidance.
 

C.	 Approval. The Review Authority may approve, conditionally approve, or reject any
 
alternative proposed by a builder/developer as part of an AHMP. Approval or conditional
 
approval shall be based on the conformance to this Chapter and applicable Council
 
resolutions, including the resolution establishing the target AMI.
 

17.136.090 - Residential Projects: Rental permitted if consistent with Costa Hawkins Act 

A.	 Rental Housing Alternative. As an alternative to providing for-sale mitigation units on

site pursuant to Section 17.136.050, an applicant may propose to provide some or all of the
 
mitigation units as BMR rental units restricted to occupancy by households at the target
 
proportion of AMI. The target AMI shall be established by Council resolution. To ensure
 
compliance with the Costa-Hawkins Act (Chapter 2.7 of Title 5 of Part 4 of Division 3 of
 
the Civil Code), the Town may only approve such a proposal if the applicant agrees in a
 
rent regulatory agreement with the Town to limit rents in consideration for a direct financial
 
contribution or a form of assistance specified in Section 65915 of the Government Code
 
(State Density Bonus Law).
 

B.	 Rental Regulatory Agreement Provisions. The rent regulatory agreement with the Town
 
shall include provisions for sale of affordable units and relocation benefits for tenants of the
 
affordable units if the owner of the residential project later determines to offer any
 
affordable units in the residential project for sale. If dwelling units in the residential project
 
are later sold, the applicant shall provide payment of the specified housing fees described in
 
Section 17.136.040, as applicable or other mitigation consistent with this Chapter.
 
Continued affordability of such units shall be assured through deed restrictions or other
 
document acceptable to the Director, and include all other relevant requirements as noted in
 
Section 17.136.130.
 

17.136.100 - Exemptions from Housing Mitigation RequiJ'ements 
The following development types are exempt from the housing mitigation requirements set forth in 
this Chapter: 

A.	 Any non-residential development where it can be determined, ~ytl1epire9t9~,thatthe_..... · Comment [3D20]: Me 17.104.
 
P1rfl!c:torcili!clsion.tQ'pe app~a!,~,~
project would not contribute new demand for employment or housing within the
 

c~~~~~i~~(~';~:replacement~~~~!~~~;~~ie~!~~eor facility, '. '" ..... I:lstrUcture;or

f"ll,'iHtY:!pqtiptended for perman~nt:()££upapcyby employees;p Sj. I' addition of
 
non-habitable square footage such as storage). . ..
 

B.	 New single family residences with habitable space of 2,500 square feet or less, in the 
Residential Single Family, Rural Residential, and Residential Multi-Family I zones. 
~tariaaIOneuriit$thatareparti)f8oBdoIi1trti~tnaeYelOpmeBfl;if~ifi'9t!~~~mpt;I . 3D22]: For example, the 

in the MOLJntainside pr 

C.	 Subdivision of property into single family lots is exempt. Applicable housing fees for single
 
family homes built on these lots will be assessed at time of building permit issuance.
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D.	 Additions to, or remodels of, single fami Iy residences in the Residential Single Family, 
Rural Residential, and Residential Multi-Family I zones, that would not cause total 
habitable space to exceed 2,500 square feet; or for residences with over 2,500 square feet of 
habitable space, that would add less than 400 habitable square feet in aggregate per 
building. Fees shall only be charged for the incremental habitable square footage addition 
above the 400 square foot exemption. 

E.	 Multi-family projects of four or fewer units in the Residential Multi-Family 1 Zone, where 
the average habitable area per unit would not exceed 1,300 square feet. 

F.	 Live-work units. 

G.	 Legally-permitted secondary residential units. 

H.	 Non-transient market-rate rental apartments. 

I.	 Rental or for-sale units that are deed restricted to affordable housing or workforce housing 
in any zone. 

J.	 prouiJ.d~floor retail and restaurant u ded a~ part of a mixed-llse pr()'ect, where the 
commercial component would be I same buildingoropth e parcel as 
residential· Or. lodging uses, wi town, Old Mammoth oad, Mixed 
Lodging/Residential, and Resort zon a specific plan o~master plan area.) 

K.	 Any development operated by a non-profit or social services organization to provide food 
storage, meal service, and/or temporary shelter to the homeless. 

L.	 Residential care and assisted living facilities. 

M.	 Any non-residential development generating no more than ~ne ~(}taLelllpl(}yee. 

17.136.110 - Time Performance Required 

A.	 No certificate of occupancy shall be issued for any market-rate unit or development subject 
to the requirements of this Chapter until the permittee has: 

I.	 Complied with housing mitigation requirements specified in Sections 17.136.040 to 
17.136.070; 

2.	 Received certification fi'om the Director that the permittee has met, or made 
arrangements satisfactory to the Town to meet, an alternative requirement as 
specified in Section 17.136.080; or 

3.	 Received Director approval to modify the timing requirements because the Town 
determined that this will provide greater public benefit and to accommodate phasing 
schedules, model variations, or other appropriate factors. 
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B.	 No final inspection for occupancy for any market-rate unit in a for-sale project shall be 
completed until the permittee has complied with Section 17.136.11 O.A. 

17.136.120 - Livability Standards 
The following livability standards shall apply to all housing mitigation units developed pursuant to 
the requirements of the Municipal Code. The intent of these requirements is to ensure that 
developers of housing mitigation units build units that meet minimum standards of square footage 
and amenities necessary for households living and working in Mammoth Lakes. 

A.	 Distribution of Units. Housing mitigation units shall be distributed throughout a project to 
the extent feasible, and, where units at multiple levels of affordability are proposed, such 
units shall also be distributed both throughout the project and in relationship to one another 
to the extent feasible. 

B.	 Size of Units. Housing mitigation units shall meet minimum size requirements for square 
footage and number of rooms. It is the Town's desire to achieve comparability of average 
size and number of rooms of housing mitigation units and market-rate units to the extent 
feasible. 

c.	 Minimum Square Footage. Housing mitigation units shall meet the following minimum
 
square footage requirements, exelusive of garages, decks and balconies, as ~ollow~: __ _ __
 

I.	 A studio unit shall be no less than 450 square feet 

2.	 A one (I) bedroom unit shall be no less than 650 square feet 

3.	 A two (2) bedroom unit shall be no less than 900 square feet 

4.	 A three (3) bedroom unit shall be no less than 1,150 square feet 

5.	 A four (4) bedroom unit shall be no less than 1,350 square feet 

D.	 Amenities and Design ~tandards~ I--I()using _mitigatio_n _units shall_lIle{:t _l11il1i_I11!1I11_ aJlle_nitr ,'_ 
and design standards adopted by Council resolution. These standards may be revised, as '., 
needed, to meet changing affordable and workforce housing needs and housing , 
development practices and technologies. The amenities and design standards shall address 
minimum requirements for: 

I.	 Kitchen, bathroom, laundry, and other appliances and fixtures, including appliance 
and fixture energy and water efficiency standards; 

2.	 Minimum kitchen cabinet, e1oset, and other storage space; 

3.	 Dining area; 

4.	 Number and dimensions of bedrooms;
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iJased '00 examlnatlon of minimum, average, and 
rahg:e: of unit hlz.es· i n the Jackson, Asperll ,drested 
Butte, and Tellur.ide housing design guidelines. 

These minim"'rn"izes. would be comparable to 
typical sizesQf condos designed for year·rQund 
occupancy In multi-unit Quildings. 

M,?st of thecqmparablE:!·~.as~stu.~y co'~~nunit~es_ 

have,adopted. s~pa,~ate desl&ri gUI~eli.n~s:th.a(a:re 
nQt cQdified.· . 

~ 

comment [JG26]: As we discussed on the .last 
cpnf~r~nce. «:;all, we recommend t~at f:\met:llty and 
DeslgnStaridards be adopted separately by Town 
Council resolutlpri so that they can be updated and 
revlsed'r,'-()rE!~~~dny~Dda5 fr~quently as needed 
withouthavlngtpe amend the HQusing O,dinance, 
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5.	 Number of bathrooms, bathroom fixtures, and amenities; 

6.	 Sound insulation and other noise attenuation; 

7.	 Quality and external appearance of construction materials and finishes; 

8.	 Comparability of project amenities for occupants of housing mitigation units 
relative to market-rate units (except as specified in Chapter 17.140); and 

9.	 Convenient access to private or common outdoor space that is provided in 
conformance with Section 17.52.210 (Multi-Family Residential Projects). 

E. Request for Waiver or Modification of Livability Standards. 

I.	 A developer may submit a request for a waiver or modification of one or more of 
the standards identified by Council resolution based on site- or project-specific 
conditions that would make strict compliance with that standard infeasible or 
impractical. Agreement to any such concession shall be made at the discretion of 
the Review Authority. 

2.	 In the case of off-site units provided through acqUIsItIOn and rehabilitation of 
existing unites), particularly when such units are located within an existing larger 
development of market-rate units, strict adherence to standards for interior room 
size and configuration, noise insulation, number of bathrooms, and common areas 
used by all residents of the project shall only be required to the extent feasible based 
on the existing characteristics and location of the unit being acquired. Such a 
determination shall be made by the Director. 

17.136.130 - Eligibility, Continued Affordability 

A. Eligibility for lBelowM;arketRate!lJllits_(o_vvner-oc_cllpi_ell_all<lrentalullits)_ 

1.	 No household shall be permitted to occupy a BMR unit, or to purchase a BMR unit 
for owner occupancy, unless the Town or its designee has approved the household's 
eligibility. If the Town or its designee maintains a list of eligible households, 
households selected to occupy such units shall be first selected from that list to the 
extent provided in the affordable housing agreement, rent regulatory agreement, 
or resale restrictions. 

2.	 Any household which occupies a rental BMR unit or purchases a BMR unit shall 
occupy that unit as its principal residence and shall not lease or sublease to a 
different ~nlessiillQ:weq:jt1)SP~Qil:l.I••• circumstancesas.gdC~!n~~~~g'···jn.th~geed 

B. Continued Affordability Requirements (owner-occupied and rental units). Prior to the 
issuance	 of certificates of occupancy for BMR units provided in accordance with this 
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Chapter, resale restrictions, deeds of trust, rent regulatory agreements, and/or other
 
documents, as appropriate, all of which must be acceptable to the Director and Town
 
Attomey and consistent with the requirements of this Chapter, shall be recorded against
 
parcels or units having such BMR units and shall ensure that each BMR unit remains
 
affordable to the same income level for a minimum of ~ol xears: ;\t 3: minil11um agreements /···f c:oll1ll1l3llt[)i:l~9]:Shpuldthis~emp~e than30? ] 

provided in accordance with this Section shall provide: 

I.	 A provision to provide the Town or its qualified designee the continuing right-of

first-refusal to purchase or lease any or all of the designated dwelling units at the
 
appraised value of the unit subject to the resale restriction;
 

2.	 A covenant stating that the developer or successors-in-interest shall not assign,
 
lease, rent, sell, sublet, or otherwise transfer any interests for the designated units
 
without the written approval of the Town or its designee;
 

3.	 That the Town or its designee shall have the authority to enter into other
 
agreements with the developer, or purchasers of the designated dwelling units, to
 
ensure that the required dwelling units are continuously occupied by eligible
 
households for the agreed to affordability period;
 

4.	 Provisions, in a form satisfactory to the Town, for the enforcement of owner or
 
developer compliance. Any default or failure to comply may result in foreclosure,
 
specific performance, or withdrawal of the certificate of occupancy;
 

5.	 That in any action taken to enforce compliance with the deed restrictions, the Town
 
Attorney shall, if compliance is ordered by a court of competent jurisdiction,
 
take all action that may be allowed by law to recover all of the Town's costs of
 
action including legal services; and
 

6.	 That compliance with the agreement will be monitored and enforced in
 
compliance with the measures included in the agreement.
 

C.	 Initial and Continued Affordability: Owner-Occupied Units. In addition to the 
minimum requirements set forth in Subsection B, the developer shall agree to the following 
measures to assure the initial and on-going affordability of required BMR units: 

I.	 Initial Sales Price for Below Market Rate Units. The initial sales price of a for

sale BMR unit shall be set by the Town or its designee at the time a building permit
 
is issued for the unit, so that the eligible household will pay an affordable ownership
 
cost. The initial sales price shall be based on the developer's estimate of
 
homeowners association dues, if any, the Town's assumptions for interest rates
 
and other factors, and the formula for calculating sales prices contained in the
 
~()iJncilt¢sQjWtioBl·.rhe 'fo\V1l shallpro"ide.thedevelo]Jery . 'Xi.tll. ~Il. ~~ti.tll3:t.~. oX .the _ .
 31]: MlH - shpuld we 

r'the affmdable ren~ f~initial sales price for the BMR units at an earlier date if so requested by the
 
developer in writing. After the building permit is issued, the initial sales price may
 
be adjusted by the Town, due to changes in market factors upon written request by
 
the developer no less than 90 days prior to marketing of the BMR units.
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2.	 Resale Restrictions. Documents to assure continued affordability shall be 
recorded against the property in accordance with the provisions of Subsections A 
and B, above, and the following concerning resale restrictions: 

a.	 Terms and conditions concerning the resale of the units shall be specified as 
necessary to ensure their continuing affordabiJity. Such requirements may 
include, but are not limited to: 

i.	 Limits on resale price, based on an appropriate calculation method. 

ii.	 Provisions offering units for resale to the Town or its designee, 
and/or which limit resale to households determined to be eligible for 
af10rdable units by the Town in compliance with this Section. 

iii.	 Monitoring requirements for resale of units, including required 
notice of intent to sell in a timely manner before the unit is 
intended to be marketed. 

iv.	 Provisions concerning release of applicable restrictions, should 
market conditions dictate that the market-rate value of the property is 
below the designated affordability level in the initial agreement. 

b.	 The Town reserves the right to modify or waive recorded resale restrictions 
at the time of resale, as warranted, based on residential real estate market 
conditions or economic hardship on the part of the BMR homeowner. A 
BMR homeowner may request a modification or waiver of resale restrictions 
by completing a modification/waiver request form provided by the Town. 

D.	 Initial and Continued Affordability: Rental Units 

1.	 Initial Rents for Below Market Rate Units. The initial rent of BMR units shall be 
set by the Town or its designee at least 30 days prior to the marketing of the BMR 
unit, so that the eligible households will pay an affordable rental cost in accordance 
with the established affordability level. The initial rent shall be based on the 
Town's assumptions for utility costs and the formula for calculating rents contained 
in ~heCpUl"ibilr¢~()juii<iN ..T~eTown.shallprovid~the~eveI()P.er.\Vith.an.~~!~I)1~te.or_ .. · 
the initial rent for the BMR units at an earlier date upon written request. 

2.	 Rent Regulatory Agreement. A rent regulatory agreement acceptable to the Town 
shall be recorded against the residential development prior to issuance of certificate 
of occupancy. Such an agreement shall reflect the limitations on rents required by 
this Chapter, the provisions of Subsection A, above, and the minimum requirements 
outlined below: 

a.	 Nondiscrimination. When selecting tenants, the owners ofBMR units shall 
follow all fair-housing laws, rules, regulations and guidelines. The owner 
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Town of Mammoth Lakes Zoning Code Article VI - Affordable and Workforce Housing 
Chapter 17. 136 

Housing 
shall apply the same rental terms and conditions to tenants of BMR units as 
are applied to all other tenants, except as required to comply with this 
chapter (for example, rent levels and income requirements) or with other 
applicable government subsidy programs. 

b.	 Move-in Costs. Total deposits, including security deposits, required of 
households occupying a BMR unit shall be limited to first and last 
month's rent plus a cleaning deposit not to exceed one month's rent. 

c.	 Reporting Requirements. 

i.	 The owner (or their designated agent) shall be required to submit an 
annual report summarizing the occupancy of each BMR unit for the 
year, demonstrating the continuing eligibility of each tenant, and the 
rent charged for each 'narktSfratel.lpiv,.The T0'Yn_l11ayreguire / --( com~~~tjl)~3]: BMR? 

additional information to confirm household income and rents 
charged for the unit if it determines necessary. 

ii.	 The Town shall maintain the right to periodically audit the 
information supplied to the Town for the annual repOlt if deemed 
necessary to ensure compliance with this Chapter. 

d.	 The owners of any BMR unit shall agree to cooperate with any audit or 
reporting requirements conducted by the Town, State agencies, federal 
agencies, or their designees. 

e.	 Provisions concerning changes in tenant income, where, after moving into a 
unit a tenant's household income would exceed the specified limit for that 
unit. 
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DRAFT 

HOUSING DEFINITIONS, CHAPTER 17.148 

Current Definitions - Proposed to be revised 

Affordable Housing Unit. A housing unit that is available at an Affordable Rent, or Affordable 
Ownership Cost. 

Affordable Rent. Monthly housing expenses, including rent and a reasonable allowance for 
utilities, which does not exceed ~me-twelfth ofthirty,1Qpercent of the maximum annual 
income for a househol~ofthe ap)Jlicable inc()lTIe level for !V1()no.C:()ulltY.llsPllbli.shed ..... Comment [PAK1]: Can we just say 30% of the 

gross mont~lv in~ome?annually pursuant to Title 25 ofthe California Code of Regulations, Section 6932 (or its
 
successor provision) by the California Depmtment ofI-Iousing and Community
 
Development, and adjusted for household size.
 

Affordable Ownership Cost. A sales price for a housing unit resulting in projected average
 
monthly housing payments, during the first calendar year of a household's occupancy,
 
including interest, principal, mortgage insurance, property taxes, homeowners insurance,
 
homeowner's association dues if any, ~nd a reasonable allowance for utilities, property
 
maintenance and repair~~ .allas ~eterD1ille~b)'the Town, which ~oes not. e.xc.ee(!~p~-.t\VeIJlh..... Comment [PAK2]: ?
 

0~35 per()~l1t ()fJh.~D1axirn.uIl1~I11111al in.c()ll1() Ifor.a household ofthe applica~leincome level'..... ~co=.~m=me~.·~!l#t;;,[J",
..l>=3;;,]:=c=he~ck~w~i~th=M=LH=========< 
for Mono County as published annually pursuant to Title 25 of the Califoll1ia Code of - commenf[PAl<4]: Or% of gross monthly 

Regulations, Section 6932 (or its successor provision) by the California Department of Income?· 

Housing and Community Development, and adjusted for household size. 

Alternate Housing Mitigation Plan (AHMP). A plan, prepared in conformance with the 
requirements of Chapter 17.136, proposing an alternate means to fulfill the inclusionar-y-housing 
requirements otherwise required by the Chapter. 

Below.-Market Rate (BMR) Unit. A dwelling unit that shall be offered at an affordable rent or 
affordable ownership cost ~ovely-Iow, low-, or moderate income households ~nd~i~srequired:by Comment [PAKSI: Are we limited to these 

Income levels?the-'fown-pursuant to Chapter 17.136. At the Town's discretion, a Workforce Housing ytJnit may 
also be classified as a BMR unit. 

!H&usillg Mitiguti~.j\nfIPplical'lt's statement,·de...~loped in accordul1ce?t't'iththe 
p~yisions o(Gflapte1'·i.l2..l.ap,.·.·q~\V-a-p~ieet-wHl-eol1~e-the-Cf-ewn!s-inclusio~sing 

~e-als()J'AIteri1gte.-Woo.sil1g Mitigatioh:l>Jari."I ..._.._.. _.__ _ .__ . ._..... _. _. 
Housing. The following terms are defined for the purposes otChapter 17.136 (Housing). 

•	 Affordable Housing. Housing that is restricted as to rental rate or sales price based upon 

~~~~~~~ ~~~:~ and size criteria as defined by the ~tate of California pr.!heJ)owno[ --···--{~~mm~~,~t.~~il:,_£~,i:~~_r0~E~yq!,•............. J 

•	 Bedroom. A room designed to be used for sleeping purposes which may contain closets,
 
shall have access to a bathroom and which meets applicable California Building
 
Standards Code requirements for light, ventilation, sanitation and egress and has a
 

Comment [PAK8]: Current livability standardsminimum floor area ofl100 square feet pluscloset__. __ . . __ _ . 
reqUire 120 squ~re feet 
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] 

oooupafleycfueiHt¥.I.....	 .. __ .. .. . .. _. _--' -lc:om~ndJ,~~~j;~i~~p'ng area not pro~~;;d--J 

DRAFT 

•	 Deed Restriction. A recorded contract entered into between the Itown of Mammoth
 
Lakes and the owner or purchaser of real property identiiying the conditions of
 
occupancy and resale.
 

•	 Iowelling Unit. For the purposes ofcaiculatjng del1sity for Workforce Housing
 
develo)2menm..in multjple-familyzones,a one bedrqol11 unit or studio unit uPJr a
 
maximum eighthundredfiftY§~Q net square feet ()flivingarea, shall be considered to
 
equalone-halfofadweIling.1	 '.. . . 

•	 Existing Long-Iterm Rental Unit. Any dwelling that has been leased for residential 
purposes for a period or periods in excess of thirty consecutive days for more than five 
months per year withil1 the last two years. 

• -'Filn~timec.E(JuiVfllent-Employee-{Fcr-EE}.-A-fllH4im&etnploye&m'-£ombinatio/l-{jfpart
t~m~~mployeesiW·hen.employeegenerationcalculation:fesultsin·seasonal-Ofp~l't4ilne 

efl'li3loyees,tfl~r~o~d together to tomrF:mBs~Ful1..time(e~r?~\IDd 
employeeS'e(jUal-on~art-time..year--round-employees an44ilH-time seas()n$ 
#:~reS-eqllal{)ne-half-FTEE;andpart-timeseasonal.empl{)yt,"Csequalone;;quarter 

.!.._-_ .. _-------_ .. _ _----_.-... . , ------ .. ------_...... _. 

.jHousing-Mitigatioll-J)~velopment.Plan..(lIJ\1.P}l1;--A.··housing1l1itigatiol1· 
and submitted by the developer; that details-how-the developer·intends-to mi 
~""~ .•-'~Ll~ L~._.L_ ,~_~~.~ I
 
~ --- 

•	 New Development. Any new construction or conversion of use resulting in an increase in 
!J.Q!!~Lng mitigali9n.r~<Ll!lr~JlI.\a"ill'- the employee generation as described in Table 
17.132.020-lChapJer 17J].§. New development includes expansions of, or additions to, 
existing uses. 

•	 ~leepin~~FO?m,loft~~ ~!l6~~~d ","ith ~eds, foldbut 
~r oth~r sllllllar-sleeplllg-4'urn#ure-witflffavlsltor.aeeommodatlOnltranslent 

•	 Workforce Housing. Housing that is restricted for rent or purchase by individuals and 
households working in the community of Mammoth Lakes.l Workforce Housing includes, 
!:mU~.n9JJimH~sU9.,.AffQr9.£l.p.!~_.HQ1J~ingj. Emplo),ll1~nt.criteria, .rel1tal.rates,.al1d sales 
prices for Wworkforce Hhousing shall be established administratively by the Town. 

Current Definitions - Not proposed to be changed 

Affordable Housing Density Bonus. A density increase over the otherwise maximum allowable 
residential density under the applicable zone and designation of the Land Use Element of the 
General Plan as of the date of the application by the applicant to the Town, as allowed under 
Government Code 65915 or Article IV (Affordable and Workforce Housing). 

Page 2 00 
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Comment [PAI<:I.3]: Maybe "workf.orce housing 
may serve.lpc:~1 erJ,lploye'e~ of.,allincome groups and 
may inplude ".1arke~ rat~' !Jl.1lts..'/ ..} 

Comment [JD9]: We removed this Y, unit 
calculation from market rate. residential 'projects; do 
we want to keep for Workforce Mousing projects7 
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DRAFT 

Area Median Income (AMI). The median household income for Mono County as published by 
the State of California pursuant to California Code of Regulations, Title 25, Section 6932, or 
successor provision. 

Household. One person living alone or two or more persons sharing residency whose income is 
considered for housing payments. 
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Agenda Item:~ 
April 6, 2015 ~ 

AGENDA BILL 

Subject: MLH Bylaw Amendment 

Presented by: Jennifer Halferty, Executive Director 

BACKGROUND: 
The California Nonprofit Corporation Law was amended as of January 1,2015 to prohibit 
nonprofit public benefit corporations to have non-voting members of the Board of Directors. 
Mammoth Lakes Housing, Inc. (MLH) has two officer positions, the Secretary, and the Vice 
President of Sales, that are non-voting board members under the current bylaws. 

OPTIONS: 
Outline below are the options for MLH to bring itself into compliance with the change in 
California law. 

All options require yet another change to MLH's recently amended and restated bylaws to 
remove the provision stating that the Secretary and the Vice President of Sales are non-voting 
Board members. We have the following options: 

1.	 Amend the bylaws to make the positions of Secretary and Vice President of Sales full, 
voting Board member positions. If this is done, special attention to the recently-adopted 
CHDO requirement that one-third of your Board members must be residents oflow 
income neighborhoods or representatives of low income organizations. Also, since these 
Board member(s) are also paid staff of the organization, they will need to recuse 
themselves from Board decisions affecting compensation or benefits in which they have 
an economic interest and, therefore, a conflict of interest. 

2.	 Officers of a nonprofit corporation are not required to be Board members. Consequently, 
MLH could amend the bylaws to state that the offices of Secretary and Vice President of 
Sales shall be appointed by the Board, have specified powers, and shall attend Board 
meetings, but that those officers are not Board members. The bylaws could also state that 
the Executive Director shall always serve as the Secretary of the Corporation. 

RECOMMENDATION: 
Option 2 is recommended because it will not interfere with the CHDO Board member 
composition requirements. MLH staffwill work with legal counsel to draft an amendment and 
bring it back to the MLH Board of Directors for adoption. 



April2015 

Dear Mayor Jo Bacon and Town Council: 

Thank you for convening the joint meeting with Mammoth Lakes Housing, Inc. Board of 
Directors and the Planning and Economic Development Commission. 

As productive as the meeting was, MLH's Board of Directors thinks that it would be worthwhile 
to provide further background information and clarification of some of the questions and 
suggestions that the Council will consider prior to adopting a final workforce housing strategy, 
policy, and ordinance. 

MLH Role: 
Mammoth Lakes Housing, Inc. ("MLH") provides consulting services to the Town, focused on 
the delivery of affordable workforce housing services and programs, as well as assistance to 
Town staff in the implementation of the Town's adopted housing programs and policies, 
including the Housing Ordinance and General Plan Housing Element. 

The organization's mission is "Mammoth Lakes Housing, Inc. supports workforce housing for a 
viable economy and a sustainable community." That mission finds its roots in the General Plan 
Vision of "Adequate and appropriate housing that residents and workers can afford," and the 
Goal to "Substantially incryilSe housing supply available to the workforce." When reviewing 
proposals such as MouD:t~ipside.Project AHMP, MLH basis its analysis and recommendation on 
the Town's housing mitigation ordinance, using MLH's mission, and the Town's vision, and 
goal as our guiding prin i les. 

Acknowledgments: 
•	 Mammoth Lakes has affordable housing deficit of 170 units according to the 2011 

Needs Assessment. 
•	 Inclusionary housing, in part, was adopted in consideration of the fact that the community 

lacks available land to address the workforce housing needs. 
•	 Some ofthe town's workforce choose to live down valley. 
•	 Down valley workforce negatively impacts the town's businesses, workers, community, 

environment, and visitors. 
•	 At build-out, it is estimated that Mammoth Lakes may need approximately 1,250 

workforce housing units to house workers (p. 14: Comprehensive Workforce Housing 
Strategy.) 

•	 MMSA's base lodge development is not included in the 1,250 assessment for future 
workforce housing. 

•	 Currently the MLH website provides a "Rental Vacancy Bulletin Board" for owners to 
list market rate rentals (apartments, homes, and condos) available to the public. This is a 
community service. 



Shady Rest: 
There are several issues related to Shady Rest that should be considered in conjunction with any 
proposed changes to the current Master Plan. Primary among these is the availability of land 
suitably zoned for workforce housing. 

The issue ofnew development utilizing Shady Rest to mitigate their impacts was raised at the 
March 18,2015 meeting. Current regulations exclude Shady Rest from use for mitigation of new 
development impacts because there is a shortfall between the amount of land needed to meet 
Mammoth Lakes' projected workforce housing needs and suitably zoned land for that use. 

In 2009, MLH, Town staff, and a representative from the development community analyzed the 
available land in the Town of Mammoth Lakes for workforce;, housing. Through housing needs 
assessments, growth projections, and estimates of housing generation based on development 
projections at build-out, Mammoth Lakes will need an additional 1,000 workforce housing units 
to house employees generated by new development impacts. Updated analysis in the draft 
Housing Strategy estimates a need for 1,250 workforce housing units at build out. This number 
could increase with the projected redevelopment of Main Street and the Mammoth Mountain Ski 
Area Base Lodge. 

Mammoth Lakes' available land in 2009, excluding land governed by a Master or Specific Plan, 
was as follows: 

• Commercial General - 4 acres 
• Commercial Lodging - 5 acres 
• Residential Multifamily 1 - 9 acres 
• Residential Multifamily 2 - 15 acres 
• Total- 33 acres 

MLH has developed several sites with densities from 12 units per acre to 24 units per 
acre. ThrQugh these developments the organization has learned a tremendous amount about 
providing livable workforce housing communities. MLH would recommend that workforce 
housing be developed at no more than 16 units per acre. 

Assuming a densityrange of 12 6 units per net acre, 1,000 units requires between 62 and 83 
acres of land. 1,250 units woul ... quire between 77 and 104 acres. It is unrealistic to expect that 
workforce housing wiillJebtlilf~h all the available vacant land within the above mentioned 
zones. At best, the available vacant land can meet half of the projected need if it is all 
developed for workforce housing, an unlikely outcome. Inclusionary housing, in part, was 
adopted as policy in consideration of the fact that the town lacked available land to address 
Mammoth Lakes' workforce housing needs 

Therefore, in order to meet the workforce housing demands of new development other methods 
ofhousing delivery will need to be utilized. Developers will have to incorporate housing units 
into their developments, existing market rate units will have to be converted to workforce 
housing, and Shady Rest Tract will have to be developed within its current zoning. 



The MLH Board recommends that the Town Council direct Town and MLH staff to further
 
analyze the available land for workforce housing within both the town and the county. This can
 
be easily accomplished using the Town's GIS software and should be available in conjunction
 
with the policy update.
 

Underutilized Assets in Mammoth Lakes:
 
Can the Town leverage and/or rehabilitate underutilized assets (incentivize owners of
 
condos/homes) to meet some of Mammoth Lakes' workforce housing need? Can the Town rehab
 
underutilized assets to address some of Mammoth Lakes' workforce housing needs?
 

Rental: 
•	 What would MLH's role be in addressing a private property transaction between a 

landlord and a tenant? Would MLH operate as a management company, monitoring units 
that have been turned over to MLH to rent (collecting rents, repairs, etc), or would MLB 
simply attempt to match renters with owners, or would MLH purchase units and manage 
them? 

•	 Currently, MLH financially qualifies households (what they can afford as members ofthe 
workforce, etc) with a workforce unit available for rent. The unit being rented should be 
approximately 30% of the household's income. 

•	 The unit should substantially meet the Town's "'Wgrkforce Housing Livability
 
Requirements."
 

•	 Matching members of the workforce with units they caij:~t;ford could result in an
 
affordability gap between what a landlord can rent his condp/home for on the open
 
market and what a qualified workforce renter can afford.
 

•	 Second home owners who might consider renting their units year-around will forgo the 
private use of their units as vacation homes. 

Ownership: 
•	 MLH has proposed a Mid,dle Income Workforce Assistance Program to provide lending 

assistance to the workforcernaking up to 150% of the Area Median Income (AMI). 
•	 Currently, under the "First Time Homeowner Down-payment Assistance" program, MLH 

qualifies (with a primary lender) potential home buyers. The qualified employee then 
goes out and searches the market for a unit that he or she can purchase. This is only one 
solution, does not create additional affordable housing units or long term affordability, 
and will likely require additional subsidies over time as property values rise. 

•	 Where there is deferred maintenance, it may not be possible for MLH or the Town to 
upgrade the exterior or structure of a single unit as those are the responsibility of the 
project's BOA. 

•	 When evaluating the purchase of a condo unit, the buyer must consider the purchase 
price, the monthly HOA fees, and the HOA's percentage of capital reserves to prevent 
future major assessments among other considerations. Increases in HOA fees or special 
assessments are out of the control of the Town, MLH, or the unit occupant making 
assurance of affordability impossible. 

•	 If the Town adopts a housing mitigation fee with the intention to purchase underutilized 
units, an inventory will need to be established. 



•	 If a fee program is included in the new mitigation policy's toolbox, the full cost of 
impacts will need to be evaluated to ensure the fee collected will fully mitigate the new 
development's impacts. 

If it is the desire of the Town Council to analyze the availability of underutiIized assets to 
address Mammoth Lakes' growing workforce housing shortage, then the first step is to create an 
inventory which assesses the available homes/condos that could be utilized for affordable 
workforce housing including: units on rental programs, livability, affordability of homes and 
condos (monthly HOA fees, and the adequacy of the HOA's reserve). Currently, this 
inventory/evaluation does not exist. 

Rehabbing Existing Units: 
In collaboration with the Town, MLH applied for and was awarded acquisition and rehabilitation 
funding from CDBG. This grant allowed MLH to buy a mid-1960's three unit apartment 
building. With the grant, MLH was able to bring into compliance an illegal fourth unit as well as 
extensive interior remodeling throughout the building. Today, these four apartments serve the 
low-income «80% AMI) segment of Mammoth Lakes' workforce. 

Under a second CDBG award, the Town and MLH will soonimplement the first ever owner or 
investor rehabilitation program in Mammoth Lakes. This:Rl.'ogram will also serve the low-income 
segment of Mammoth Lakes' workforce and will allow fotrIJpgrades that will increase a home's 
energy efficiencies. 

Down Valley-Up Valley Workforce Housing Options: 
The intent of past TownCouncilswCis to provide housing in town for those workers that
 
preferred to live within Mammoth Lakes. As of the 2000 census, roughly 80% of the permanent
 
resident workforce resided in the town. This does not include seasonal residents, but does
 
include seasonal workers who;;;f!:Iypermanent residents. That 80% number became a soft target
 
for providing workforce housing:
 

Reasons for keeping the workforce in town included social, economic, and environmental
 
components. Workers who live in town engage in local activities and spend more of their money
 
in town, supporting local clubs, events, and businesses. Workers who live elsewhere tend to
 
spend their free time and money in the communities where they live. Long commutes lead to a
 
greatly increased carbon foot print (roughly 9 tons per year per commute from Benton or
 
Bishop), contrary to the General Plan Goal to "Reduce greenhouse gas emissions." If gasoline
 
goes back to $4.00 a gallon, the round trip Bishop or June Lake commute could cost an
 
employee $16 driving to and from work. If the employee's workday is cut short, the employee
 
could actually go behind financially.
 

Past proposals to house workers in other regional communities have run into a couple of
 
practical obstacles. The first is a lack of suitably zoned land. Based on the housing elements of
 
Bishop, Inyo County, and Mono County, there is not enough land between June Lake and Bishop
 
to house Mammoth's workforce, even if all of it were put to that pUl'pose, an unlikely outcome.
 
The development of June Lake's "Rodeo Grounds" could further exacerbate Mammoth Lakes'
 
workforce housing options.
 



The second is political will. A proposal to construct an affordable housing project in Crowley 
Lake ran into strong local opposition based on water availability, aesthetics, and other 
considerations. The project was not built. Other regional communities have expressed a 
reluctance to absorb Mammoth Lakes' workforce overflow. 

All that being said, housing outside of Mammoth will continue to provide housing alternatives 
for workers seeking housing options that Mammoth Lakes cannot provide. MLH continues to 
work with Bishop and Mono County to provide down payment assistance and other forms of 
assistance in those areas. Some of that assistance supports Mammoth Lakes' workers. 

Thank you for scheduling the meeting with MLH, Town staff, Council and the Planning and
 
Economic Development Commission. Hopefully the information above will inform the Council
 
in their decision making. MLH is looking for further direction in respect to addressing Mammoth
 
Lakes' workforce housing needs.
 

Sincerely,
 
Kirk Stapp, MLH President
 

Cc. Planning and Economic Development Commission
 
Enclosure: MLH, TC, Joint Meeting Handout
 



MAMMOTH LAKES HOUSING, INC. 

Joint Meeting March 18, 2015 
4:30 - 6:00 PM, Suite Z 

Mammoth Lakes Housing, Inc. Board of Directors 
Planning and Economic Development Commission 

Mammoth Lakes Town Council 

Since 2003, Mammoth Lakes Housing, Inc. (MLH) has been working in partnership
 
with the Town ofMammoth Lakes and the community
 

to create workforce housing opportunities that support
 
a vibrant community and a stable workforce for local businesses.
 

I.	 WHY WORKFORCE HOUSING MATTERS: 

Definition: "Workforce" refers to teachers, first responders, utility providers, forest service employees, 
hospitality and food service employees, and service workers who clean toilets, make beds, and shovel snow. 

•	 Businesses: A shortage ofworkforce housing can negatively impact local employers' ability: to 
attract and keep workers; to reduce employee turnover; to reduce the time and cost of training 
new employees; to find qualified applicants; to fill vacant job positions; and to foster positive 
employee attitude and job satisfaction which can eliminate bad guest experiences. Conversely, a 
sufficient workforce housing supply results in: fewer turnovers; job retention; less training; and 
qualified employees that care about their jobs and community. 

•	 Employees: A shortage of workforce housing can negatively impact local employees by: 
requiring long commutes which increases household expenses; creating longer work days which 
reduces quality time with family and friends; decreasing available parking for both workers and 
visitors; increasing traffic. Conversely, a sufficient workforce housing supply results in: healthier 
community members and families; reduced vehicle miles travelled; and personal savings which 
can be spent in the community. 

• Community: A shortage of workforce housing can negatively impact the community by: 
encouraging sprawl; forcing out full-time community members; increasing traffic congestion and 
greenhouse gas emissions; and straining available parking. Conversely, a sufficient workforce 
housing supply can result in: long-term commitment and investment in the well-being of the 
community; healthy families; and better performing schools; as well as volunteerism (Volunteer 
Fire Department, Fourth of July events, school and community events, athletic events, and clubs 
such as Rotary, Lions, and Friends of the Inyo). 

"In Glenwood Springs, volunteer clubs can't recruit enough members to put on 
charity pancake breakfasts or chili suppers, because downtown employees spend 

their free time commuting to cheaper homes far from town. " -Denver Post 

~ What is the community's goal for workforce housing? 

--~~_.._.__ ~.._._-~----_ .._-~~- ------;;	 ~-_. 
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II. OTHER RESORTS 

Mammoth Lakes competes for much of the same investment capital and development as other destination resort 
communities in North America. Investors are looking for many factors when evaluating whether a community is 
a smart place to invest. A community that is an economically viable investment includes assets such as the 
ability to provide a stable workforce that can support the new development. Housing mitigation policies help 
ensure the ongoing supply of a local workforce. 

Commercial 
Resort Linkage 

Requirement 

Aspen, CO 6,658 5,929 2,062 35% 
Provide for a critical mass of 

YES
year-round residents 
Maintain a diverse and 
enduring community by 

Crested 
1,487 1,069 199 19% 

providing dispersed housing for 
YES

Butte, CO people of all economic levels, 
employees, and people who 
contribute to the community 

Telluride, 
2,325 2,070 310 15% At least 70% YES 

CO 

Vail, CO 5,305 7,230 727 10% 
Deed restricted housing for at 

YES
least 30% of Vail's workforce 

Jackson 
9,577 4,736 357 8% 65% of those employed locally YES 

Hole, WY 
A high value on adequate and 

Mammoth 
8,234 9,626 1911 2% 

appropriate housing that 
NO 

Lakes, CA residents and workers can 
afford 

Does the community want to quantifY our housing goal
 
beyond the General Plan vision for
 
"adequate and appropriate housing
 

that residents and workers can afford"?
 

1 Includes: Aspen Village (48), MLH Apartments (30), STAR Apartments (4), Bristlecone (30), Kitzbuhl (17), Glass Mountain (25), 
and 37 ownership units monitored by MLH. 
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III. WHERE WE ARE TODAY: WHO IS DOING HOUSING?
 

MLH 119 

MMSA (seasonal and long-term) 183 

Town of Mammoth Lakes 2 

Mammoth Community Water District 4 

Mammoth Hospital 6 

Local businesses ??? 

Cerro Coso Student Housing 35 

IMACA 25 

Intrawest DA 31 

Bristlecone 30 

TOTAL 435+ 

Holiday Haus 14 

Shady Rest Master Plan 172 

IClearwater Specific Plan/Old Mammoth Place 8
 

MMSA Arrowhead Road 15
 

Lodestar Housing site 30
 

Snowcreek Master Plan 47
 

TOTAL 286
 

IV. WHAT ARE OUR WORKFORCE HOUSING NEEDS? 

• At Build-Out: The Town is in the midst of modifying it's methodology of calculating build-out. 
The Strategy currently utilizes the figure from the 2009 POAT Town study. Based on current 
calculations, at build-out the community will need approximately 1,250 more units for the 
workforce. This figure includes both deed restricted and market rate units. 

This calculation does not take into consideration additional impacts due to the MMSA land trade 
or any impacts that may result from the forthcoming Floor Area Ratio (FAR) density 
requirements for commercial development. 

• Past needs: Through grants and the TOT allocation to Housing, MLH seeks to address the 
current deficit in workforce housing. 

.--.-.-- - ------..-.-;:-:------0-:;-:::-::-:::-:-::---
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•	 New development: New development only provides for their impacts and has been exempt from 
providing for very low-income households under the current policy. This impact is the 
responsibility of MLH. As with Developer impact fees, the housing mitigation fee should collect 
the actual impact to workforce housing as a result of new development and at the same time the 
town must not penalize current developments for any historical housing deficiencies. 

V.	 HOW WILL THE FUTURE HOUSING MITIGATION POLICY HELP US MEET THE
 
WORKFORCE HOUSING NEED?
 

The proposed new policy does not require on-site housing mitigation. A mitigation fee and other options will be 
available to developers for mitigation of their housing impacts. It is anticipated that developers will more 
often choose to pay the fee. Units not built by the developer will need to be created by the community. The 
Town, through its consultant, is looking at both, the production cost gap and the affordability gap 
methodology to determine the housing mitigation fee. 

How the mitigation fee will provide additional workforce housing (at all income levels including extremely low, 
very low, moderate, above moderate, etc.) should address the advantages and limitations of the fee, including: 

•	 How much land can be bought (and then how many units can that land support)? 

•	 How many units will the mitigation fee produce at various income levels; evaluating non- prevailing 
wage development and prevailing wage development when state and federal funds are used for 
leverage? 

•	 How many additional staff will be necessary (MLH & Town) to implement a more fee centric 
ordinance? 

•	 What percent of Mammoth Lakes' current condominium developments are viable options for
 
purchase/rehab/restriction/resale? Viable meaning:
 

a) Accommodates full-time ownership occupancy livability standards,
 
b) Affordable, well-managed HOA with the required reserve balance,
 
c) No major deferred maintenance or major assessments.
 

VI.	 THE HOUSING STRAGEGY 

The Housing Strategy is meant to be a flexible resource that will change with the times. 

MLH recommends the Town adopt the five community housing strategies and the 31 actions to address 
workforce housing past deficits, and new impacts. No single strategy or action is more important than any 
other, due to the local variables and the availability of state and federal funding resources. 

What is the community's goal for workforce housing? ~
 
-_."'.'"'"---~-::-----:-~~-----~~---
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April 2015 - Mammoth Lakes Housing Status Update 

1) Community Resource 

a) Wait-List Management
 

1) 33 low and very low income households currently on rental waiting list
 

2) Processed three (3) new rental application for Town's Low-income units
 

3) Processed two (2) new first-time homebuyer applications.
 

b) Application distribution, provide program/project information
 

1) Distributed fifteen (15) rental and purchase applications
 

2) Answered nineteen (19) rental inquiries via phone/email/walk-ins
 

3) Answered twenty three (23) ownership inquiries via phone/email/walk-ins
 

4) Answered one (1) fair housing inquiries via email
 

c) Counseling Programs
 

i. There were two participants at our Homebuyer Education Course on Tuesday, March 9th 
. 

d) Mammoth Lakes Housing Website Data: 
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2) Housing Program Development, Management and Maintenance 

a) One Kitzbuhl rental application was processed in accordance with the Town's Deed Restriction 

on that property and under our service agreement with the Town. 

b) Down Payment Assistance-

i. One household closed on the purchase of a Manufactured Home using the CalHome loan 

program. The home is located in Mammoth Lakes. We have two other applications being 

processed. 

ii. BEGIN Funds available in Town of Mammoth Lakes. Up to 20% of purchase price available as 

deferred loan to households earning up to 120% of the AMI at Aspen Village, Meridian 

Court, and San Joaquin Villas. 

iii. HOME funds for the City of Bishop and the Town of Mammoth Lakes' HOME funds are now 

available. One Town Program applicant is shopping the market for a home to combine with 

the program. 

c)	 The CHODO application has been review by the State. We have received comments and 

requests for additional information. Staff will work to address the response over the next 

month. 

d)	 Staff attended both the Mono County Planning Commission and the Board of Supervisors' 

meetings to participate in the Public Hearings for their 2015 CDBG application. MLH 

recommended an application for funds to perform a county-wide housing needs assessment. 

3)	 Deed Restriction Management 

a)	 MLH purchased deed restricted unit Hl05 at Aspen Village. The unit is in escrow and scheduled 

to close at the end of May. 

b)	 MLH is in escrow to buy back a deed restricted San Joaquin Villas using both the Town Revolving 

Loan Fund and IVILH capital. 

c)	 Corresponding with a deed restricted rental unit in which the owner lives in the unit which is in 

violation of the restriction. 

4)	 Administration of Local Housing Trust Fund and Other Funding Opportunities 

a)	 Special condition set-up for the Town's CDBG award is complete. 

b)	 Staff participated in a joint meeting with Town staff and CDBG staff to review the Town's 

current award and the management of the grant. 

c)	 A draft Alpine County Housing Element Update has been submitted to the Department of 

Housing and Community Development (HCD). 



d)	 MLH is working with Mono County staff on a draft Subrecipient Agreement for their 2013 HOME 

award. 

5)	 Market Analysis 

a)	 MLH staff is tracking the real estate market for the potential sale of deed restricted units. 

b)	 Watching for BEGIN eligible units to promote those down payment assistance funds 

i. One deed restricted San Joaquin Villa units is anticipated to be on the market in early May. 

c)	 Median home sales figures for Mammoth Lakes: 

2012 

•	 Single family: $575,000 

•	 Condominiums: $244,000 

2013 

•	 Single family: $575,000 

•	 Condominiums: $260,500 

2014 

•	 Single family: $619,000 

•	 Condominiums: $292,500 

2015 Year-to-Date 

•	 Single family: $907,500 

•	 Condominiums: $294,500 

6)	 Coordination with Town of Mammoth Lakes Staff 

a)	 MLH staff provided input to Town staff on the inclusionary housing ordinance update process. 

MLH staff provided names of comparable resorts for housing ordinance comparison. AECOM has 

provided a draft ordinance which staff has reviewed with Town staff and in preparation for the 

April MLH Board meeting. 

b)	 MLH staff prepared a handout for and attended the joint Town Council and PEDC meeting on 

the Draft Housing Strategy. Feedback from the meeting has been integrated into the Strategy. 

The revised Draft will go back before the Commission at their April 8 meeting. 

c)	 MLH staff attended the Town Hall Meeting of the Mammoth Lakes Police Hispanic Advisory 

Committee on March 19. 

d)	 Staff responded to Town inquiring on Star Apartment's net rents. 

e)	 Tracking the Tallus project's required update for housing mitigation on phase 1 as required from 

last year's use permit condition. 



f)	 On March 25, staff attended the Planning and Economic Development Commission (PEDe) 

meeting for their Mountainside Project workshop. While the PEDC took no action, the majority 

expressed support for the Mountainside Project's alternate housing mitigation proposal 

(AHMP). At the March MLH Board of Directors' meeting, the Board recommended the PEDC 

adhere to the 2009 Interim Housing Mitigation Policy for an on-site unit due to the applicant's 

application under said policy and the proposal's lack of compliance with the required findings 

for an AHMP. 





AECOM 916.414.5800  tel 
2020 L Street, Suite 400 916.414.5850  fax 
Sacramento, CA 95811 
www.aecom.com 

Peer Resort Analysis 

To: Sandra Moberly, Jen Daugherty 

From: Jeff Goldman, Matt Hertel 

Date: March 30, 2015  

Subject: Peer Resort Analysis 

 

INTRODUCTION 

In advance of the Town of Mammoth Lake’s (Town) update to its housing ordinance, this memo 

provides a summary of housing mitigation requirements of five mountain resort communities similarly 

positioned to the Town. The five peer resort communities reviewed, include: Aspen, Colorado; Jackson, 

Wyoming; Mt. Crested Butte, Colorado; Telluride, Colorado; and Truckee, California. AECOM also 

reviewed other potential peer resort case studies (Breckenridge, Colorado, Park City Utah, and Big Bear 

Lake, and South Lake Tahoe, California), but determined that these cities did not have specific 

inclusionary requirements or were not comparable in terms of housing market context.   As part of this 

memo, we prepared a matrix with a quick snapshot of the housing mitigation requirements for each of 

these communities (see page 4).  

 

The housing mitigation requirements for Steamboat Springs, Colorado were also reviewed, but not 

included in this summary. In July 2013, the Steamboat Springs City Council suspended the Community 

Housing Ordinance and its affordable housing requirements for a period of two years. The City Council 

is presently reviewing affordable housing policies in advance of the suspension’s expiration this August.  

 

This memo explores five areas of housing mitigation policy—inclusionary housing requirements, 

housing mitigations options, employee generation mitigation, and the unit size of newly deed restricted 

affordable housing.  

INCLUSIONARY HOUSING REQUIREMENTS 

Three of the communities maintain inclusionary housing requirements. Jackson, Wyoming requires 25 

percent of residential development be affordable, with an even split of units made available to low-

income, moderate-income, and middle-income households. Two communities require 15 percent of new 

residential units be affordable. In addition to an inclusionary housing requirement, Mt. Crested Butte 

also requires employee generation mitigation for residential development. Mt. Crested Butte’s 

inclusionary housing is restricted for low and moderate-income households, whereas Truckee also sets-

aside units for very low-income households.  
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HOUSING MITIGATION OPTIONS 

Each of the five communities offered a variety of options to meet housing mitigation requirements. All 

of the communities allowed the following options for mitigation: on-site affordable housing, off-site 

affordable housing, fees in-lieu of constructing affordable housing, and dedication of land to the 

municipality or housing authority.  Some communities expressed preference for on-site housing, and 

others required additional approvals to take advantage of the full-range of mitigation options. Mt. 

Crested Butte also allows developers to meet their single-family/duplex affordable housing obligations 

by transferring ownership of deed restricted lots to builders, or sell them to eligible households who are 

able demonstrate the capacity to build the home. Telluride permits the construction of dormitory or 

shared facility units to meet requirements. Developers can purchase inclusionary housing credits from 

other residential development projects with excess affordable units to meet Truckee’s affordable 

housing obligations. Housing mitigation is limited to in-lieu fees for single-family and duplexes in many 

of the communities. In Aspen, these fees are deferred if the owner of the unit is a qualified working 

resident. 

EMPLOYEE GENERATION MITIGATION—RESIDENTIAL  

Two communities require residential developments to address imputed affordable housing needs for 

workers at specified targeted income levels. Mt. Crested Butte’s goal is to mitigate 30 percent of the 

demand for affordable housing (for income levels at or below 80 percent AMI) generated by the 

permanent jobs created. Employee mitigation requirements are calculated by multiplying the number of 

affordable housing units needed by the specified job generation rates (i.e. ≤ 2,000 square feet: 12 full-

time equivalent employees), divided by the number of employee generated per unit (1.8), and then 

multiplied by the mitigation rate of 30 percent.  

 

Telluride requires mitigation for job creation for new residential development with the town limits. 

Telluride determined that 4.5 employees are generated for every 1,000 square feet of net floor area of 

commercial, and .33 employees are generated per unit for multi-family and accommodations, and .07 

employees are generated by single-family and duplex residences. An independent calculation of the 

number of employees to be generated by a proposed development can also be submitted by the project 

applicant. Mitigation units are restricted to households with incomes that do not exceed 120 percent 

AMI (Tier 1), or 180 percent AMI (Tier 2). 

EMPLOYEE GENERATION MITIGATION—COMMERCIAL 

All five of the communities have enacted employee generation mitigation requirements for commercial 

development. Employee generation requirements are typically based upon the incremental employee 

generation difference between the existing development and the proposed development. 

 

Aspen quantifies employee generation as full-time equivalents (FTEs) per 1,000 square feet of net 

leasable space or per lodge bedroom. The city determined that 4.7 employees are generated per 1,000 

square feet of net leasable space. Employee generation rates are also determined for each of the other 

types of commercial or lodging development. The number of employees housed by employee generation 

mitigation units type is as follows:, 1.25 employees per studio, 1.75 employees per one-bedroom unit, 

2.25 employees per two-bedroom unit, and 3 employees per three-bedroom unit.  

 

Jackson’s employee generation mitigation requirements are calculated by requiring a specific number of 

residential square feet assumed to be needed for affordable housing for every 1,000 square feet of 

commercial or industrial uses that are developed. Retail has the largest floor area requirement of 378 
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square feet of affordable housing required for every 1,000 square feet of commercial development. 

Industrial uses have the smallest floor area requirement at 8 square feet.  

 

Mt. Crested Butte requires commercial development to provide affordable housing units (for income 

levels at or below 80 percent AMI) equivalent to 15 percent of the demand for additional housing units 

generated by the employees of that development. Accommodation development (e.g. hotel) must 

provide 15 percent (30 percent in the Downtown Development Authority (DDA) District) of the housing 

units for which demand is generated by on-site permanent employment for households with incomes at 

or below 80 percent AMI. The number of jobs generated (2.9 per 1,000 square feet of commercial and 

0.5 per room for accommodations) is divided by the number of employees per job (1.3). The number of 

employees generated is then divided by the number of employees per unit (1.8) to obtain the number of 

households generated. This is then multiplied by 15 percent (30 percent in DDA District) to determine 

the number of housing mitigation units required. 

 

Truckee has determined that one FTE employee is created for every 500 square feet of gross floor space 

of commercial and for every 1,000 square feet of industrial. Truckee’s employee generation mitigation 

requirements are calculated by the number employees generated by the project (FTE) and the number of 

very low, low, and moderate-income category employees the project creates. Projects are exempt if less 

than seven employees are created. For projects that create over seven jobs the number of affordable 

units required are directly proportional to the number and income levels of the jobs created, based on a 

prescribed formula.  

AFFORDABLE UNIT SIZE 

The minimum net square footage requirements for newly deed restricted affordable housing units are 

between 400-450 square feet for a studio, and 150 square feet for dormitory or lodge housing. This 

requirement is generally flexible if it can be demonstrated that livability and storage is appropriately 

accommodated. In some cases, there is a maximum unit size requirement to ensure an adequate supply 

of housing to meet the needs of the community.  
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Aspen, Colorado (6,658)  

(Affordable Housing Guidelines, 2015 & Land Use Code)  


 



        



 



  

                

Jackson, Wyoming (9,577)  

(Land Use Development Regulations, 2015 & Teton Housing 

Authority Guidelines) 

               

                

Mt. Crested Butte, Colorado (1,487)  

(Community Housing Guidelines, 2009 & Town Code) 
               

                

Telluride Colorado (2,325)  

(Land Use Code & Affordable Housing Guidelines, 2014) 
               

                 

Truckee, California (16,181)  

(Municipal Code, 2013) 
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