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 Board of Directors  

Special Meeting  

 
Monday, February 10, 2020 

Meeting at 4:30 p.m. 
 

COUNCIL CHAMBER, 437 OLD MAMMOTH ROAD 

MINARET VILLAGE SHOPPING CENTER, SUITE Z 
 

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). 

 
1. Call to Order of the regular meeting of the public benefit corporation, 

501(c)3, Mammoth Lakes Housing, Inc. whose mission is to support 
affordable housing for a viable economy and sustainable community. 
 

Roll call: Lindsay Barksdale, Zoraya Cruz, Tom Hodges, Jiselle Kenny, 
Jennifer Kreitz, Kirk Stapp, Agnes Vianzon, Richard Plaisted 
 

2. 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.  
 

3. The Board will consider draft comments on the revisions to the Town 

Density Program including General Plan Amendment 19-002 and Zoning 
Code Amendment 19-002 – action item 

 
4. Board Member Reports – information item 

 
5. Adjourn, to the regular Board meeting scheduled for March 2, 2020 
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STAFF REPORT 

 
Subject:   The Board will consider draft comments on the revisions to the Town 

Density Program including General Plan Amendment 19-002 and Zoning 
Code Amendment 19-002 – action item 

 
Presented by: Patricia Robertson, Executive Director 
 Nolan Bobroff, Housing Coordinator, Town of Mammoth Lakes 
 

 
BACKGROUND 
On December 11, 2019 the PEDC held a public workshop to discuss the potential General 
Plan and Zoning Code Amendments related to workforce housing. 
 
The Town Council held a workshop on this item on December 18, 2019. 
 
According to the Planning Commission staff report for February 12, 2020: 
 

“The Town currently has two density bonus provisions for a developer to consider; 
however, neither of the density bonus programs have been used for a privately funded 
development project since 2004.1 The first density bonus program is the State 
Density Bonus Law (SDBL) (Government Code §65915) which is State mandated 
and allows up to a 35% density bonus for eligible projects and the second is the 
Town’s density bonus which allows a density bonus in addition to the State density 
bonus up to a combined double-density for projects where all units are deed restricted 
for workforce housing.2 As evidenced by the historic low usage of either density 
bonus program, changes to the density bonus programs are necessary in order for 
them to be successful in increasing the supply of workforce housing here in 
Mammoth Lakes. With regards to the State density bonus, the Town is required to 
allow applicants to use the States density bonus program as adopted and cannot make 
amendments to it; whereas, the Town’s density bonus program is discretionary and 
not required by the State and therefore, the Town has broader flexibility with regards 
to the implementation of a local density bonus program.” 

 
At their 2/12 meeting, the Planning & Economic Development Commission will be asked 
to approve revisions to the Town Density Program including General Plan Amendment 
19-002 and Zoning Code Amendment 19-002, as recommended by staff. 

Mammoth Lakes Housing, Inc.  
supports workforce housing  

for a viable economy and 
sustainable community. 
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ANALYSIS 
The Mammoth Lakes Housing Board of Directors directed staff to draft comments on the 
revisions of the Town’s Density Bonus Program for the Board to review at a special meeting.  
 
Those comments are attached to this staff report for the Board to review and provide feedback 
on.  
 
RECCOMENDATION 
The Board should review the draft comments and provide feedback and staff direction.  
 
ATTACHMENTS 

1. 2/12 Planning Commission staff report, includes the staff reports from the 12/11 Planning 
Commission and 12/18 Town Council staff reports 

2. 2/10 MLH Board of Directors draft comments, attached 



Town of Mammoth Lakes 

Planning & Economic Development Commission 
Staff Report 

Meeting Date: February 12, 2020 

SUMMARY: 
Proposal:  The Town Density Bonus Program Update includes the following modifications to 

the General Plan and Zoning Code: 
• Amend Land Use Element Policy L.2.D. to: (1) revise the existing Town 

Density Bonus Program to allow for it to be applied separately from the 
State density bonus; (2) reduce the eligible project size for the Town 
Density Bonus Program from projects with a minimum base density of 5 
units to multi-family residential projects with a minimum base density of 
2 units; and (3) revise the Town Density Bonus to allow flexibility and not 
require all units be restricted to workforce housing in order to be eligible. 

• Amend Housing Element Policy H.1.C. to clarify that projects can obtain a 
density bonus through the Town Density Bonus Program in addition to 
the State Density Bonus Program. 
 

AGENDA TITLE: Consider recommending to the Town Council approval of General Plan Amendment 19-002 
and Zoning Code Amendment 19-002 to adopt the Town Density Bonus Program Update and adoption of an 
Addendum to the 2016 General Plan Land Use Element/Zoning Code Amendments and Mobility Element 
Update Program Environmental Impact Report.  

 

REQUESTING DEPARTMENT: 
Community & Economic Development Department 

Report Prepared By:  Nolan Bobroff, Associate Planner – Housing Coordinator 
Report Approved By: Sandra Moberly, Community and Economic Development Director 

 

OBJECTIVE: 
1. Receive Staff presentation 
2. Planning & Economic Development Commission (PEDC) discussion 
3. PEDC action options: 

a. Adopt the attached Planning and Economic Development Commission Resolution (the Resolution), 
recommending that the Town Council take the following actions:  

(1) Consider the addendum to the 2016 General Plan Land Use Element/Zoning Code 
Amendments and Mobility Element Update Program Environmental Impact Report and 
adopt the required CEQA findings;  

(2) Adopt the required Municipal Code findings;  
(3) Approve General Plan Amendment 19-002 as recommended by staff;  
(4) Approved Zoning Code Amendment 19-002 as recommended by staff; and  
(5) Approve the Town Density Bonus Program Policy; or 

b. Adopt the Resolution with modifications; or 
c. Deny the Resolution 



• Develop Zoning Code regulations implementing the revised Town Density 
Bonus Program and allowing for multi-family residential projects to 
obtain proportionately greater density bonuses in exchange for deed 
restricting a greater percentage of the base density units. The maximum 
density increase (i.e., up to a maximum of twice the base density) would 
remain the same as the existing Town Density Bonus Program.  

Project Name:    Town Density Bonus Program Update (GPA 19-002 and ZCA 19-002) 
Location:   Town-Wide (Multi-Family Residential Properties) 
Zoning:    Multi-Family Residential Zoned Properties 
General Plan:   High-Density Residential Land Use Designated Properties 
Applicant:   Town of Mammoth Lakes 
Environmental Review: An Addendum to the previously certified 2016 General Plan Land Use 

Element/Zoning Code Amendments and Mobility Element Update Program 
Environmental Impact Report (2016 PEIR) (SCH NO. 2015052072) has been 
prepared which does not identify any new or substantially greater significant 
impacts than the levels and types of environmental impacts disclosed in the 2016 
PEIR. 

KEY ISSUES:   
1. Can the findings be made for approval of a General Plan and Zoning Code Amendment pursuant to Municipal 

Code (MC) Chapter 17.112? 
2. Is the proposed project consistent with the California Environmental Quality Act (CEQA)? 

The Town of Mammoth Lakes (“Town”) 2019-2027 Housing Element (adopted by Town Council in August 2019) 
and the Town’s 2017 Community Housing Action Plan (accepted by Town Council in December 2017) established 
goals and objectives aimed at increasing the supply and diversity of housing choices within the Town and removing 
governmental constraints that may disincentivize workforce housing development by being overly restrictive and 
too onerous. To assist in implementing those goals and objectives, the Town initiated an update to the Town’s 
Density Bonus Program in November 2019 to allow greater flexibility in utilization and to allow smaller multi-
family residential projects to qualify for the program. The updates to the Town Density Bonus Program are being 
processed as General Plan Amendment 19-002 and Zoning Code Amendment 19-0002 (“Project”). 

Following preliminary review of the Project, staff determined that the Project is subject to CEQA and an Addendum 
to the previously certified 2016 General Plan Land Use Element/Zoning Code Amendments and Mobility Element 
Update Program Environmental Impact Report (2016 PEIR) (SCH NO. 2015052072) was prepared. The Addendum 
found that although the required amendments to the General Plan and Zoning Code necessary to implement the 
Town Density Bonus Program Update slightly differ from what was analyzed in the 2016 PEIR, these changes do 
not trigger the need for preparation of a Subsequent or Supplemental EIR or Negative Declaration under the 
criteria listed in CEQA Guidelines §15162 and §15163. Specifically, Section 3.0, Evaluation of Project, and Section 
4.0, Evaluation of Environmental Effects, of the attached Addendum (Attachment 1 – Exhibit “A”) demonstrate 
that: 

“The proposed modifications to the Town’s General Plan and Zoning Code required to implement the 
Town’s Density Bonus Program update would not result in any new significant environmental effects or a 
substantial increase in the severity of the previously identified significant effects in the 2016 PEIR. No new 
information has become available and no substantial changes to the circumstances under which the 
Project is being undertaken since the certification of the 2016 PEIR has occurred. There are no new 

I. Introduction and Background 



mitigation measures required and no new alternatives available that would substantially reduce the 
environmental effects beyond those previously describe in the 2016 PEIR.  

The Addendum relies on the 2016 PEIR and the related administrative record, in addition to the additional 
documentation included to support the Addendum. The Addendum is to be included or attached to the 2016 PEIR 
and is not to be considered an independent or separate document. As this Addendum does not identify new or 
substantially greater significant impacts, circulation for public review and comment is not necessary pursuant to 
CEQA Guidelines §15164(c).  

The proposed amendments are discussed in greater detail in the Project Proposal section, below. 

Background: 
Density Bonus Programs 
The Town currently has two density bonus provisions for a developer to consider; however, neither of the density 
bonus programs have been used for a privately funded development project since 2004.1 The first density bonus 
program is the State Density Bonus Program (Government Code §65915) which is State mandated and allows up 
to a 35% density bonus for eligible projects. The second is the Town’s Density Bonus Program which allows a 
density bonus in addition to the State density bonus up to a combined double-density for projects where all units 
are deed restricted for workforce housing. 2 As evidenced by the historic low usage of either density bonus 
program, changes to both density bonus programs would help increase the supply of workforce housing in 
Mammoth Lakes. However, with regards to the State density bonus, the Town is required to allow applicants to 
use the States density bonus program as adopted and cannot make amendments to it; whereas, the Town’s 
density bonus is discretionary and not required by the State and therefore, the Town has broader flexibility with 
regards to the implementation of a local density bonus program. 

Challenges and limitations that have been identified as impediments to the utilization of either density bonus 
program includes: 

• The State Density Bonus Program only applies to housing developments with a base density of five or 
more dwelling units. The five-unit minimum has been an impediment to utilization of the State program 
locally due to the Town’s relatively low base density in relation to the average parcel size. Multi-family 
residential parcels in Mammoth Lakes have a base density of 12 units per acre, which require a minimum 
parcel size of 0.389 acres to achieve a base density of five units; whereas multi-family parcels in larger 
urban cities often have much higher base densities, thereby requiring a much smaller parcel to qualify for 
the State program (e.g., a parcel with a base density of 35 units per acre would require a minimum parcel 
size of 0.13 acres to achieve a base density of five units). 

• The existing Town Density Bonus Program is overly restrictive and requires 100% of the units (inclusive 
of the base density units and bonus units) be restricted to workforce housing. This is cost prohibitive for 
a project not being subsidized with government funding. The 2017 Housing Needs Assessment (HNA) 
estimated that the subsidy needed to construct a 1,200 sq. ft. townhome for a family earning the median 
income (100% AMI) was $100,000 per restricted unit (HNA, Part B(2), p. 22 et seq.). 

• The existing Town Density Bonus Program stipulates that the Town density bonus be in addition to the 
State density bonus. By restricting the application of the Town density bonus only to those projects that 

 

1 Mammoth Lakes Housing, Inc. utilized the Town density bonus in 2011 for the Star Apartments project, which was a CDBG 
grant subsidized project located at 1829 Old Mammoth Road. The most recent non-subsidized, privately developed projects 
to utilize the Town density bonus were the Mono Ridge (5-unit condominium project located at 463 Mono Street) and 
Manzanita Ridge (5-unit condominium project located at 408 Manzanita Road) projects in 2004. 
2 Chapter 17.140 of the Town’s Municipal Code implements the requirements of the State density bonus law -
https://library.municode.com/ca/mammoth_lakes_/codes/code_of_ordinances?nodeId=TIT17ZO_ARTVIAFWOHO_CH17.14
0AFHODEBOIN 

https://library.municode.com/ca/mammoth_lakes_/codes/code_of_ordinances?nodeId=TIT17ZO_ARTVIAFWOHO_CH17.140AFHODEBOIN
https://library.municode.com/ca/mammoth_lakes_/codes/code_of_ordinances?nodeId=TIT17ZO_ARTVIAFWOHO_CH17.140AFHODEBOIN


qualify for the State density bonus, the number of eligible parcels is greatly reduced since the State density 
bonus requires a base density of five units or more (requires a minimum parcel size of 0.389 acres). 

• Limited availability of vacant, multi-family zoned land. As of February 2020, there are 31 vacant multi-
family zoned parcels with a base density of 2-4 units and 12 vacant multi-family zoned parcels with a base 
density of 5 units or more. 

• Unclear process for the application of the Town’s Density Bonus. The only references to the Town 
Density Bonus Program are in General Plan Policy L.2.D and Zoning Code Section 17.136.050, and neither 
of those sections provide any relevant information in how the density bonus is to be applied. Researching 
past projects, dating back to 2000, the application of the various Town Density Bonus Programs has not 
been consistent nor has the language been interpreted in a consistent manner, thereby resulting in 
projects being treated differently.  

PEDC and Town Council Workshops 
The proposed amendments were reviewed and discussed at public workshops with the PEDC on December 11, 
2019 and the Town Council on December 18, 2019. Direction provided at those workshops was used to refine the 
proposed amendments (See Attachment 2 for the December 18, 2019 Town Council Staff Report and the 
December 11, 2019 PEDC staff report).  A summary of the direction provided, organized by discussion topic, at the 
workshops is below: 

• Discussion Topic 1: Should the Town density bonus to be amended to be more flexible and not require 
100% of the units be deed restricted to workforce housing? 

o PEDC Direction: There was consensus that: (1) the system needs to be flexible; (2) the percentages 
used in the points allocation table to determine the required number of restricted units might be 
too high (the Commission understood that lower percentages would require less units be 
restricted, but would incentivize developers to actually use the program); (3) having a “workforce 
only” restriction option that is not tied to an income level is a good way to increase housing that 
is available to locals; and (4) requested staff look into the feasibility for projects that deed restrict 
more units than required to be able to transfer/sell their excess credits to another project and if 
credits could be transferred, whether there is the potential for those credits to lose value over 
time to discourage developers from holding onto their credits and not using them. 

o Town Council Direction: The Town Council agreed with the recommendation of the PEDC. 
• Discussion Topic 2: Should the base density required to be eligible for the Town’s density bonus be 

reduced to a base density of less than five (5) units? 
o PEDC Direction: There was consensus that: (1) the five unit minimum is a barrier to workforce 

housing development; and (2) the base density should be reduced to parcels with a base density 
of two units (parcel size of 0.139 acres) to allow maximum flexibility. 

o Town Council Direction: The Town Council agreed with the recommendation of the PEDC. 
• Discussion Topic 3: Should projects utilizing the Town density bonus be eligible for automatic concessions 

and incentives similar to those offered in the State density bonus program? 
o PEDC Direction: There was consensus that: (1) an incentive/concession program (i.e., increase in 

lot coverage, reduced setbacks, etc.) that is similar to the State program should be developed that 
is flexible and tailored to Mammoth Lakes’ needs; (2) staff should look to past projects to 
determine if there is a trend in the concessions granted/requested for past projects; and (3) any 
concessions related to parking or snow storage should be carefully analyzed and the Commission 
is interested to hear the Town Council’s thoughts on concessions related to those items. 

o Town Council Direction: The Town Council agreed with the recommendation of the PEDC. 
 



• Discussion Topic 4: Should the usage of the Town density bonus program be limited only to those projects 
that don’t qualify for the State density bonus or should a developer be able to choose which program they 
use? 

o PEDC Direction: There was consensus that: (1) the system should be flexible to allow the developer 
to select which program they use (i.e., either the Town density bonus program or the State density 
bonus program, if eligible). 

o Town Council Direction: The Council agreed that the program should be flexible and allow a 
developer to choose what worked for them. 

• Discussion Topic 5: Where nightly rentals are permitted (i.e., the RMF-2 zone), should all of the units in 
the project be restricted from renting on a transient basis or only the required deed restricted units? 

o PEDC Direction: There was consensus that: (1) nightly rentals should not be allowed for any of the 
units in projects benefitting from a density bonus, separate from the State density bonus, 
regardless if the unit is deed restricted or not; and (2) there could be increased conflicts between 
long-term renters/occupants and nightly renters in projects with higher densities. 

o Town Council Direction: The Town Council supported the consensus of the PEDC. 
• Discussion Topic 6: Should a use permit be required for projects seeking a Town density bonus? 

o PEDC Direction: The Commission was mixed on this item and had the following comments: (1) A 
portion of the Commission supported not requiring a use permit in order to reduce barriers to 
workforce housing development and a portion of the Commission felt it was important for a use 
permit to be required to allow public participation and were interested to hear the Town Council’s 
thoughts on the use permit requirement. (2) The entire Commission agreed that design review is 
essential for all projects requesting density bonuses to ensure potential issues are addressed 
through careful site design and recommended that the design review size threshold for projects 
requesting a density bonus be adjusted accordingly. 

o Town Council Direction: The Town Council said they needed more information regarding the 
impacts of use permits. 

• Discussion Topic 7: Should the Town density bonus program be periodically reviewed by the Commission 
and Council to determine its effectiveness? 

o PEDC Direction: There was consensus that: (1) the program should be reviewed periodically to 
determine its effectiveness (time period recommendations ranged from 1-year to 2-years) and 
changes to the program should be made in response to that review. 

o Town Council Direction: The Town Council had consensus to review the policy in one year. 

Project Proposal: 
The key components of the General Plan and Zoning Code amendments are described below along with a brief 
explanation/rationale. For the complete text of all the proposed General Plan and Zoning Code Amendments 
shown in Track Changes, see Attachment 1 – Exhibits “B” and C”. 

Summary of the General Plan Amendments 

a) Revise General Plan Land Use Element L.2.D. and add Action L.2.D.1 to read as follows: 

Policy L.2.D. Encourage the development of workforce housing by offering a Town Density Bonus 
Program, in addition to the State density bonus program, that is flexible and adaptive and allows 
multi-family residential projects to construct up to twice the base density identified for the 
designation in which the project is located. Projects will be eligible to receive proportionately 
greater density bonuses, up to a maximum of twice the base density, in exchange for deed 
restricting a greater percentage of the base density units.  Density bonuses granted pursuant to 
this policy are mutually exclusive of density bonuses granted pursuant to the State Density Bonus 



Program (i.e., a developer can elect to utilize either the Town density bonus or the State density 
bonus, but not both). 

Action L.2.D.1. Amend the Zoning Code to implement the Town density bonus program 
and adopt a Town Density Bonus Program policy by Town Council resolution. 

Rationale: The proposed language creates the framework for the Town Density Bonus Program and is 
intended to be flexible and not be as restrictive as the existing Town density bonus, which restricts use of 
the Town density to projects where all units are deed restricted to workforce housing. Additionally, the 
policy language is intended to clarify that the Town density bonus is separate from the State density 
bonus.  

Summary of the Zoning Code Amendments 

a) Add Chapter 17.138 – Town Density Bonus Program to the Municipal Code 
Rationale: Since the Town density bonus is intended to be mutually exclusive of the State density bonus, 
it made sense to separate out the two programs to avoid confusion with regards to which standards and 
regulations applied to which program.  

b) Section 17.138.020.A - The proposed Town Density Bonus Program would apply to the following types of 
developments: 

• New multi-family residential projects with a minimum base density of two units; and 
• Rehabilitation or additions to existing multi-family residential structures that result in a net 

increase in the number of available residential units and do not displace any existing deed 
restricted unit. 

Rationale: The proposed development types that will be eligible for the Town density bonus are consistent 
with the development types that were discussed at the two public workshops and are consistent with the 
direction provided by the PEDC and Town Council. This is a change from the existing Town Density Bonus 
Program, which only applies to projects with a minimum base density of five units. 

c) Section 17.138.020.B - Projects that use the Town density bonus will not be eligible for a density bonus 
granted pursuant to the State density bonus provisions. 
Rationale: This is intended to clarify that projects that receive a Town density bonus are not eligible for a 
State density bonus. This is consistent with the direction provided at the two workshops and will allow for 
the developer to choose which program they use. 

d) Section 17.138.020.C - Projects that are granted a Town density bonus will still be subject to the Housing 
Mitigation requirements identified in MC Chapter 17.136 (Housing). 
Rationale: This is intended to clarify that market-rate units within a development are still subject to the 
housing mitigation requirements in Chapter 17.136 since not all of the units within a development will be 
deed restricted to workforce housing. In some cases, density bonus units could be used as mitigation units 
to satisfy the required housing mitigation if the affordability levels are consistent with the terms of 
Chapter 17.136 (Housing). 

e) Section 17.138.030.B - The Town Density Bonus program will be subject to periodic review by the Town 
Council. 
Rationale: This is intended to establish a set timeframe for review of the program. The initial direction 
provided by the PEDC and the Town Council was to review the program one year after adoption to 
consider the impacts of the program and to examine the impacts of the program on the Town’s housing 
supply.  

 



f) Section 17.138.030.D - A request for a density bonus through the Town Density Bonus Program will 
require approval of a use permit and design review, except in limited instances when a project meets the 
eligibility requirements for the Streamlined Ministerial Approval Process authorized by CA Government 
Code §65913.4., in which case they are exempt from the use permit requirement and instead subject to 
the Streamlined Multi-Family Review Process established by the Town in compliance with the State 
regulations. 
Rationale: At the PEDC and Town Council workshops, the two bodies were mixed on whether to require 
a use permit. After doing additional research, staff determined that the majority of jurisdictions that have 
a local density bonus program, separate from the State program, require use permits. A use permit allows 
for the review of land use activities which may be desirable, but whose effects on a site cannot be 
determined without additional review and analysis.  

The section includes an exemption to the use permit requirement for projects that are eligible for the 
Streamlined Ministerial Approval Process authorized by CA Government Code §65913.4. This Government 
code section implements the provisions of Senate Bill 35 (SB 35)3 and establishes the criteria for when a 
project is eligible for the streamlined review, which includes the following: 

• A commitment to deed restrict a minimum of 50% of the total number of units prior to calculating 
any density bonus to households making at or below 80% of the area median income (AMI); 

• The project is a multi-family residential project of two units or more; 
• The site is an in-fill site surrounded by urban uses; 
• The project is consistent with objective zoning, subdivision, and design review standards. The 

State guidelines clearly state that projects that receive a density bonus pursuant to the State 
density bonus program or a local density bonus program are still eligible for the Streamline review 
process. An objective standard is defined as a standard that involves no personal or subjective 
judgement. For example, “a front-yard setback of 20 feet” is an example of an objective standard 
whereas a standard that states “the building shall complement neighboring uses” is an example 
of a subjective standard.  

• For projects with more than 10 units, they are required to pay prevailing wage. 

This exemption will allow projects that are providing units restricted to low-income households (i.e., 80% 
AMI or below) to avoid the additional expense and risk of going through the use permit process. The 71 
Davison Street project that Mono County is involved in is an example of a project that could benefit from 
this exemption since it would exempt them form the use permit requirements and the project proponent 
has indicated that a percentage of the units will be deed restricted to low-income households.  

g) Section 17.138.030.G - All units within a project that are granted a Town density bonus are prohibited 
from being used as transient rentals. 
Rationale: This will restrict all units within a development that receives a Town density bonus from being 
used as transient rentals. This is consistent with the direction provided by the PEDC and the Town Council 
and the rationale was to avoid conflicts between long-term tenants and nightly renters.  

h) Section 17.138.040 - The Town Density Bonus Program is based on projects earning points through the 
provision of deed restricted workforce housing units and the amount of points required for the desired 
density bonus is based on the size of the density bonus requested. The larger the density bonus request 
(up to a maximum of twice the allowed density), the more workforce housing that a project must provide 

 

3 The complete text of Senate Bill 35 is available here: 
https://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=201720180SB35  

https://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=201720180SB35


to receive the bonus. The required percentages for the amount of units to be deed restricted will be 
included in the Town Density Bonus Program Policy adopted by Town Council resolution. 
Rationale: The proposed foundation of the Town Density Bonus Program has not changed from what was 
reviewed at the two public workshops. Under this system, applicants are rewarded with a proportionately 
greater amount of density in exchange for deed restricting a higher percentage of the base density units. 
The actual percentages of the number of deed restrictions can be reviewed by the PEDC and the Town 
Council during the annual periodic review to determine if they need to be adjusted up or down.  

i) Section 17.138.050 - The Town Density Bonus Program provides for concession and incentives similar to 
those offered by the State Density Bonus Program. 
Rationale: This is consistent with the direction provided at the two public workshops. Projects are eligible 
for a minimum of one concession and can be granted additional concessions if they deed restrict 
additional units or agree to a longer term for the deed restriction. Defined concessions include: 

• An increase in lot coverage (the limit is not defined to allow for flexibility, but justification is 
required to be provided for the amount requested); 

• Up to a 20% reduction in setbacks (this is consistent with the amount allowed by an Adjustment); 
• Up to a 25% reduction in the required number of guest parking spaces; 
• Up to a 10% increase in the maximum permitted structure height (this is consistent with the 

amount allowed by an Adjustment); 
• A reduction or elimination of one of the multi-family residential development and operational 

standards;  
• Approval of mixed-use zoning in an area not otherwise allowed (this is consistent with what is 

permitted under the State density bonus program). 

An additional concession is included to allow for projects that receive a Town density bonus to haul snow 
to an off-site location similar to what is allowed for commercial properties, except they are prohibited 
from storing snow on an interim basis in any required parking areas. A snow management plan and a 
recorded agreement between the property owner and the Town will be required for any project that 
intends to utilize this concession.  

j) Section 17.138.060 - The findings and conditions of approval required for approval of a use permit for a 
Town density bonus project includes additional findings and conditions of approval that are applicable 
only to density bonus projects.  
Rationale: The findings are intended to ensure that the project will provide the required number of deed 
restrictions to receive the desired density bonus and to ensure that the project will be compatible with 
surrounding land uses and not have negative impacts on neighboring properties. The conditions of 
approval are intended to ensure that the required deed restrictions are provided and that the deed 
restrictions will remain in place for the required term.  

k) Section 17.138.070, .080, and .090 - These sections of the code outline the Workforce Housing Agreement 
and Deed Restriction requirements for ownership and rental unit types. Additionally, these sections of the 
code specify that the preferences for ownership and/or rent of the restricted units is to persons employed 
in either Mono or Inyo County and then to current Mono or Into County residents, to the extent allowed 
by law. In the event that there is an issue finding a qualified occupant, the agreement with the property 
owner will allow for others to occupy the unit under limited circumstances.  
Rationale: These sections of the code are intended to clearly state what the requirements of the 
subsequent deed restrictions will be for ownership and rental projects and are intended to create the 
basis for the specific criteria contained in the Town Density Bonus Program Policy and the individual deed 
restrictions.  



Miscellaneous Amendments  

a) Language was added in General Plan Policy H.1.C. to add a reference to the Town Density Bonus Program. 

b) “State Density Bonus Program” was added to the title of Chapter 17.140 to clearly differentiate that 
chapter from Chapter 17.138 (Town Density Bonus Program). 

c) Definitions in Chapter 17.148 were updated as necessary to refer to the Town Density Bonus Program and 
a definition of “Town Density Bonus” was added.  

KEY ISSUE #1: Can the findings be made for approval of a General Plan and Zoning Code Amendment pursuant 
to Municipal Code Chapter 17.112? 

Pursuant to MC Chapter 17.112, amendments to the General Plan and Zoning Code may be approved only after 
all of the findings required by MC Section 17.112.060 are made. Below is staff’s analysis of the project’s 
consistency with each required finding. 

General Plan Consistency 
The Project maintains consistency with the General Plan because the proposed amendments are consistent with 
the Town Vision of “Providing adequate and appropriate housing that residents and workers can afford.” The 
proposed amendments are consistent with this vision since the purpose of the amendments is to increase the 
supply of housing available to the workforce and to encourage the development of units that are restricted to a 
range of affordability levels for persons working and living in the region. Additionally, the proposed amendments 
to Land Use Policy L.2.D. are consistent with other applicable sections of the General Plan because it will allow for 
an increase in the supply and diversification of housing choices within the Town by allowing for greater flexibility 
in the usage of the Town Density Bonus Program. 
Furthermore, the proposed amendments are consistent with many of the goals, policies, and objectives of the 
General Plan, particularly the goals and policies of the Housing Element and the Land Use Policies related to 
increasing the supply of workforce housing.  

Municipal Code Consistency 
The project maintains consistency with the Municipal Code because the amendments do not result in substantive 
changes to the intent and policies within the Municipal Code. Additionally, the update to the Town Density Bonus 
Program does not allow for greater density increases than what is currently permitted (i.e., twice the base density) 
and allows for greater flexibility with regards to usage and the allowance for smaller multi-family parcels with a 
base density of 2-4 units to qualify for the program. The allowance for smaller parcels to qualify for the program 
does not substantially increase the number of potential units town-wide since the number of vacant parcels in 
that size range is minimal (~30 parcels) and the potential increase in the overall number of units if 100% of the 
vacant parcels were to develop at double-density would only represent a 1.6% (88 additional units) increase over 
the number of units analyzed in the most recent buildout calculations completed as part of the 2016 General Plan 
update project. The concessions that are permitted by the proposed program are consistent with the concessions 
allowed by the State Density Bonus Program (Chapter 17.140) and/or the minor modifications to development 
standards currently allowed by Chapter 17.76 (Adjustments), and therefore, the allowed minor deviations from 
certain development standards remain internally consistent with the other applicable provisions of the Zoning 
Code. Usage of the Town Density Bonus Program requires Use Permit approval in accordance with Chapter 17.68 
(Use Permits), Design Review approval in accordance with Chapter 17.88 (Design Review), and conformance with 
the Multi-Family Residential Development and Operational Standards specified in Section 17.52.210, thereby 
maintaining internals consistency with the approval process for other similar discretionary multi-family residential 
projects. Lastly, the proposed Zoning Code Amendment includes revisions to applicable definitions in Chapter 
17.148 (Definitions), thereby maintaining internal consistency throughout the Zoning Code. 

II. Analysis of Key Issues 



Additional Required Findings 
The other required findings to approve amendments to the General Plan and Zoning Code include: 

(1) The proposed amendments are consistent with the provisions of CEQA because an Addendum has been 
prepared in accordance with CEQA and considered by the decision-making body as a part of this project. 
See the CEQA discussion below for additional information. 

(2) The proposed amendments would not be detrimental to the public interest, health, safety, convenience, 
or welfare of the Town because the proposed amendments do not substantively alter the policies and 
intent of the General Plan or the Zoning Code and the amendments will provide increased flexibility in 
how the Town Density Bonus Program is utilized. This will then subsequently create opportunities for the 
development of additional workforce housing units throughout the Town which will provide increased 
accessibility to housing that is conveniently located and restricted to occupancy by eligible households. 
Additionally, workforce housing units are required to meet the Workforce Housing Amenity and Design 
Standards which will help ensure that the units are adequate and appropriate. Lastly, projects that are 
granted a density bonus pursuant to the Town’s Density Bonus Program require approval of a use permit, 
which is a discretionary permit, meaning the project is subject to environmental review under CEQA and 
requires a determination be made that the project would not result in significant and unavoidable 
environmental impacts. 

(3) The proposed General Plan amendment does not result in a mandatory element of the General Plan being 
amended more than four times in a calendar year because this would be the first amendment to the Land 
Use and Housing Elements in 2020 (Government Code §65358, Municipal Code §17.112.080). 

KEY ISSUES #2: Is the proposed project consistent with the California Environmental Quality Act (CEQA)? 

As discussed previously, an Addendum has been prepared in accordance with the California Environmental Quality 
Act (CEQA). The Addendum evaluated the potential environmental impacts of the proposed modifications to the 
Town’s General Plan and Zoning Code required to implement the Town Density Bonus Program Update in 
accordance with the potential environmental impacts analyzed in the 2016 General Plan Land Use Element/Zoning 
Code Amendments and Mobility Element Update Program Environmental Impact Report (2016 PEIR), State 
Clearinghouse No. 2015052072, certified in December 2016 (See Attachment 1 – Exhibit “A” for complete 
Addendum). The Addendum provides as assessment of potential environmental impacts associated with the 
Project compared to the assumptions from the 2016 PEIR. This Addendum has been prepared in accordance with 
Section 21166 of CEQA and CEQA Guidelines §15162 and §15164. A summary of the relevant findings of the 
Addendum are included below: 

Although the proposed modifications to the Town’s General Plan and Zoning Code required to implement 
the Town Density Bonus Program update slightly differ from what was analyzed in the 2016 PEIR, these 
changes do not trigger the need for preparation of a Subsequent or Supplemental EIR or Negative 
Declaration under the criteria listed in CEQA Guidelines §15162 and §15163. Specifically, Section 3.0, 
Evaluation of Project, and Section 4.0, Evaluation of Environmental Effects, of the Addendum (Attachment 
1 – Exhibit “A”) demonstrate that: 
(1) No substantial changes would result from the proposed Project which would lead to new or more 

severe impacts of previously identified significant impacts (CEQA Guidelines §15162[a][1]). 
Specifically, the proposed Project, as compared to the Project analyzed in the 2016 PEIR, do not result 
in new or substantially greater significant impacts, as the scale of the proposed modifications to the 
General Plan and Zoning Code are similar to those analyzed in the 2016 PEIR such that the impacts of 
the Project are within the levels and types of environmental impacts disclosed in the 2016 PEIR. 

(2) There are no substantial changes to the circumstances under which the Project will be undertaken 
since the environmental conditions of the Town have not significantly changed since the 2016 PEIR 
was certified. Additionally, the Town has not received any new information indicating that there has 



been a substantial change in any circumstance that would result in a new or substantially greater 
significant impact (CEQA Guidelines §15162[a][2]). 

(3) No new information, which was not known and could not have been known at the time of the 2016 
PEIR preparation, has been revealed that shows new or substantially greater significant impacts would 
result (CEQA Guidelines §15162[a][3]). There are no new or different mitigation measures or 
alternatives that would substantially reduce one or more significant impacts identified in the 2016 
PEIR that are not adopted. The proposed Project does not identify or require adoption of any further 
mitigation measures or alternatives beyond those provided in the 2016 PEIR (CEQA Guidelines 
§15162[a][3]). 

The Addendum relies on the 2016 PEIR and the related administrative record, in addition to the additional 
documentation included to support the Addendum. The Addendum is to be included or attached to the 
2016 PEIR and is not to be considered an independent or separate document. 

Since the Addendum does not identify new or substantially greater significant impacts, circulation for 
public review is not necessary pursuant to CEQA Guidelines §15164[c]. 

Based on the analysis provided in this report, staff has made the determination that the required findings to 
support the approval of the project can be made and recommends that the Planning and Economic Development 
Commission adopt the attached Planning and Economic Development Commission Resolution, making the 
required CEQA findings and Municipal Code findings, and recommending that the Town Council take the following 
actions:  

(1) Consider the addendum to the 2016 General Plan Land Use Element/Zoning Code Amendments and 
Mobility Element Update Program Environmental Impact Report and adopt the required CEQA findings;  

(2) Adopt the required Municipal Code findings;  
(3) Approve General Plan Amendment 19-002 as recommended by staff;  
(4) Approved Zoning Code Amendment 19-002 as recommended by staff; and  
(5) Approve the Town Density Bonus Program Policy.  

 

Attachments  

Attachment 1: Planning and Economic Development Commission Resolution for GPA 19-002 and ZCA 19-002 

Exhibit “A” – Addendum to the 2016 General Plan Land Use Element/Zoning Code Amendments and 
Mobility Element Update Program Environmental Impact Report 

 Exhibit “B” – Proposed General Plan Amendments 

Exhibit “C” – Proposed Zoning Code Amendments 

 Exhibit “D” – Proposed Town Density Bonus Program Policy 

Attachment 2: December 18, 2019 Town Council Staff Report and December 11, 2019 Planning and Economic 
Development Commission Staff Report 

 

III. Staff Findings and Recommendation 



ATTACHMENT 1 
 
 

Planning and Economic Development Commission Resolution for GPA 19-002 and ZCA 19-002 
 

Exhibit “A” – Addendum to the 2016 General Plan Land Use Element/Zoning Code Amendments 
and Mobility Element Update Program Environmental Impact Report 

 
Exhibit “B” – Proposed General Plan Amendments 

 
Exhibit “C” – Proposed Zoning Code Amendments 

 
Exhibit “D” – Proposed Town Density Bonus Program Policy 

 
  



RESOLUTION NO. PEDC 2020-__ 

 

A RESOLUTION OF THE MAMMOTH LAKES PLANNING AND 

ECONOMIC DEVELOPMENT COMMISSION RECOMMENDING THAT  

THE TOWN COUNCIL TAKE THE FOLLOWING ACTIONS: 

1. Consider the Addendum to the 2016 General Plan Land Use Element/Zoning Code 
Amendments and Mobility Element Update Program Environmental Impact  

Report and Adopt the Required CEQA Findings 

2. Adopt the Required Municipal Code Findings; 

3. Approve General Plan Amendment 19-002  
(Amendments to the Land Use and Housing Elements); 

4. Approve Zoning Code Amendment 19-002  
(Town Density Bonus Program); and 

5. Approve the Town Density Bonus Program Update Policy 

 

 WHEREAS, the Town’s 2019-2027 Housing Element (adopted by Town Council in 
August 2019) and the Town’s 2017 Community Housing Action Plan (accepted by Town Council 
in December 2017) established goals and objectives aimed at increasing the supply and diversity 
of housing choices within the Town and removing governmental constraints that may disincentivize 
workforce housing development by being overly restrictive and too onerous; and 

WHEREAS, the Town has had a Town Density Bonus Program with varying degrees of 
success since the adoption of the original 1987 General Plan, but has experienced very limited 
usage of the existing Town Density Bonus Program since it was adopted in 2007 due to a variety 
of reasons; and 

WHEREAS, eligible projects are able to qualify for a density bonus pursuant to the State 
Density Bonus Program mandated by Government Code §65915 for up to a 35% density bonus and 
other applicable incentives, concessions, waivers, or reductions to applicable development 
regulations, but the State density bonus is limited to parcels with a minimum base density of five 
units which has led to low usage of the State density bonus due to limited adequately sized vacant 
multi-family zoned land; and 

WHEREAS, the Town cannot make amendments to the State density bonus program and 
are required to allow eligible applicants to use the State density bonus program as adopted; 
however, the Town’s density bonus program is discretionary and not required by the State and 
therefore, the Town has broader flexibility with regards to the implementation of a local density 
bonus program; and 

WHEREAS, to assist in implementing the goals and objectives identified in the Town 
Council adopted 2019-2027 Housing Element and the Town Council accepted 2017 Community 
Housing Action Plan and to develop a Town Density Bonus Program that can potentially be 
successful at increasing the supply of workforce housing in Mammoth Lakes, a request for 
consideration of a General Plan Amendment and a Zoning Code Amendment was filed by the Town 
of Mammoth Lakes for the Town Density Bonus Program Update in November 2019 in accordance 
with Chapter 17.112 of the Town of Mammoth Lakes Municipal Code; and 
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WHEREAS, the Planning and Economic Development Commission conducted a noticed 
public hearing on February 12, 2020, at which time all those desiring to be heard were heard; and 

WHEREAS, the Planning and Economic Development Commission considered, without 
limitation: 

1. The staff report to the Planning and Economic Development Commission with 
attachments; 

2. The General Plan, Municipal Code, and associated Land Use Maps; 

3. Oral evidence submitted at the hearing;  

4. Written evidence submitted at the hearing; and  

5. The 2016 General Plan Land Use Element/Zoning Code Amendments and 
Mobility Element Update Draft Program Environmental Impact Report (2016 
PEIR), Final 2016 PEIR, Final 2016 PEIR Addendum, and associated technical 
appendices (collectively, the “2016 Program Environmental Impact Report” or 
“2016 PEIR”) (State Clearinghouse No. 2015052072), incorporated herein by 
reference. 

NOW THEREFORE, THE PLANNING AND ECONOMIC DEVELOPMENT 
COMMISSION OF THE TOWN OF MAMMOTH LAKES DOES RESOLVE, 
DETERMINE, FIND AND ORDER AS FOLLOWS: 

SECTION 1. FINDINGS.  

1. CEQA. 

Program Environmental Impact Report Addendum 
Public Resources Code Section 21166 

California Environmental Quality Act Guidelines Section 15162 and 15164 

a. The Planning and Economic Development Commission considered the proposed 
Addendum to the 2016 General Plan Land Use Element/Zoning Code Amendments 
and Mobility Element Update Program Environmental Impact Report (State 
Clearinghouse No. 2015052072) together with the Program Environmental Impact 
Report (2016 PEIR), any comments received, and finds that on the basis of the whole 
record, there is no substantial evidence that the proposed Town Density Bonus 
Program Update, which includes General Plan Amendment 19-002 and Zoning Code 
Amendment 19-002 (“Project”), will result in any new or substantially increased 
significant effects on the environment. 

b. An Addendum is adequate because the Addendum demonstrates that the 
environmental analysis and impacts identified in the 2016 PEIR remain substantively 
unchanged by the Project, and supports the finding that the proposed modifications do 
not trigger the need for preparation of a Subsequent or Supplemental EIR or Negative 
Declaration under the criteria listed in CEQA Guidelines §15162 and §15163. 

c. The Planning and Economic Development Commission finds that the Addendum to 
the 2016 PEIR reflects the lead agency’s independent judgement and analysis. 

d. The custodian and location of the documents and other material which constitute the 
record of proceedings upon which this decision is based is the Town Clerk at the Town 
of Mammoth Lakes Offices, 437 Old Mammoth Road, Suite 230, Mammoth Lakes, 
CA 93546. 
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e. The Planning and Economic Development Commission finds that there are no new or 
different mitigation measures or alternatives that would substantially reduce one or 
more significant impacts identified in the 2016 PEIR that are not adopted. The 
proposed Project does not identify or require adoption of any further mitigation 
measures or alternatives beyond those provided in the 2016 PEIR. 

f. The Planning and Economic Development Commission finds that the Project will not 
result in a safety hazard or noise problem for persons using the Mammoth-Yosemite 
Airport or for persons residing or working in the Project area because the Project site 
is located more than ten miles from the Mammoth-Yosemite Airport. 

  
2. MUNICIPAL CODE FINDINGS. 

FINDINGS FOR GENERAL PLAN AMENDMENT 
AND ZONING CODE AMENDMENT 

(Municipal Code Section 17.112.060) 

a. The proposed General Plan amendment is internally consistent with all other 
provisions of the General Plan because the Project is consistent with the Town Vision 
of “Providing adequate and appropriate housing that residents and workers can afford” 
since the purpose of the amendments is to increase the supply of housing available to 
the workforce and encourage the development of units that are restricted to a range of 
affordability levels. are consistent with this vision since the stated purpose of the by 
allowing additional multi-family units to be built at various affordability levels. The 
proposed amendments to Land Use Policy L.2.D are consistent with all other 
provisions of the General Plan because the amendments will allow for an increase in 
the supply and diversification of housing choices within the Town by allowing for 
greater flexibility in the usage of the Town Density Bonus Program and the proposed 
amendments to Housing Element Policy H.1.C. will provide a reference to the Town 
Density Bonus Program to ensure internal consistency. The amendments to the Zoning 
Code are consistent with the General Plan because the Zoning Code amendments will 
implement General Plan Policy L.2.D. in a manner that is predictable and easy to 
understand. 

Additionally, the proposed amendment supports and incorporates the following 
General Plan Goals and Policies: 

Land Use Element 

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

Policy L.2.B. Encourage a mix of housing types and forms consistent with design 
and land use policies.   

Policy L.2.C. Rehabilitate existing housing and build new housing for workforce 
housing.  

2019-2027 Housing Element: 
Goal H.2. Promote construction of an adequate supply of housing to meet the 
needs of all sectors of the community, including the conservations and 
improvement of existing housing supplies. 
Policy H.2.A. Utilize a range of strategies to facilitate a diverse range of housing 
types, consistent with Town design and land use policies, to meet the needs of all 
local residents, particularly the local workforce. 
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Policy H.2.C. Support the development of market-rate and affordable rental 
housing. 
Policy H.3.A. Ensure that units built as affordable and workforce housing units 
meet minimum standards for design, amenities, and livability, and prioritize 
livability as a criterion in assessing any housing mitigation, or Alternative Housing 
Mitigation Plan. 
Goal H.4. Reduce governmental constraints to housing production and 
affordability. 
Policy H.4.C. Ensure that the Zoning Code continues to meet State law 
requirements and does not unduly restrict certain types of housing to be developed.  
Policy H.4.E. Periodically review and update Town codes, ordinances, fee 
programs, and procedures to ensure that they do not unduly constrain housing 
development while ensuring development impacts are adequately mitigated 
through development impact fees and/or other appropriate measure(s).  
Policy H.4.F. Prioritize workforce and affordable housing when considering future 
development proposals relative to Town policies that limit overall population 
growth. 

There is no applicable specific plan or master plan. 

b. The proposed amendment would not be detrimental to the public interest, health, 
safety, convenience, or welfare of the town because the proposed amendments do not 
substantively alter the policies and intent of the General Plan or the Zoning Code. The 
amendments will provide increased flexibility in how the existing Town Density Bonus 
Program is utilized, thereby creating opportunities for the development of additional 
workforce housing units throughout the Town which will provide increased 
accessibility to housing that is conveniently located and restricted to occupancy by 
eligible households. Additionally, workforce housing units are required to meet the 
Workforce Housing Amenity and Design Standards which will help ensure that the 
units are adequate and appropriate. Lastly, projects that are granted a density bonus 
pursuant to the Town’s Density Bonus Program require approval of a use permit, which 
is a discretionary permit, meaning the project is subject to environmental review under 
CEQA and requires a determination be made that the project would not result in 
significant and unavoidable environmental impacts.  

c. The proposed amendment is consistent with the provisions of the California 
Environmental Quality Act (CEQA) because an Addendum to the 2016 General Plan 
Land Use Element/Zoning Code Amendments and Mobility Element Update Program 
Environmental Impact Report (State Clearinghouse No. 2015052072) has been 
prepared and considered by the decision-making bodies for this Project.  

d. The proposed amendment is internally consistent with other applicable provisions of 
this Zoning Code because the amendments do not result in substantive changes to the 
intent and policies within the Municipal Code. Additionally, the update to the Town 
Density Bonus Program does not allow for greater density increases than what is 
currently permitted (i.e., twice the base density) and allows for greater flexibility with 
regards to usage and the allowance for smaller multi-family parcels with a base density 
of 2-4 units to qualify for the program. The allowance for smaller parcels to qualify for 
the program does not substantially increase the number of potential units town-wide 
since the number of vacant parcels in that size range is minimal (~30 parcels) and the 
potential increase in the overall number of units if 100% of the vacant parcels were to 
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develop at double-density would only represent a 1.6% (88 additional units) increase 
over the number of units analyzed in the most recent buildout calculations completed 
as part of the 2016 General Plan update project. The concessions that are permitted by 
the proposed program are consistent with the concessions allowed by the State Density 
Bonus Program (Chapter 17.140) and/or the minor modifications to development 
standards currently allowed by Chapter 17.76 (Adjustments), and therefore, the 
allowed minor deviations from certain development standards remain internally 
consistent with the other applicable provisions of the Zoning Code. Usage of the Town 
Density Bonus Program requires Use Permit approval in accordance with Chapter 
17.68 (Use Permits), Design Review approval in accordance with Chapter 17.88 
(Design Review), and conformance with the Multi-Family Residential Development 
and Operational Standards specified in Section 17.52.210, thereby maintaining internal 
consistency with the approval process for other similar discretionary multi-family 
residential projects. Lastly, the proposed Zoning Code Amendment includes revisions 
to applicable definitions in Chapter 17.148 (Definitions), thereby maintaining internal 
consistency throughout the Zoning Code.  

e. The proposed General Plan Amendment does not result in a mandatory element of the 
General Plan being amended more than four times during any calendar year because 
this would be the first amendment to the Land Use and Housing Elements in 2020 
(Government Code §65358, Municipal Code §17.112.080).  
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SECTION 2. PLANNING AND ECONOMIC DEVELOPMENT COMMISSION ACTIONS. 
The Planning and Economic Development Commission hereby takes the following actions: 

1. Recommends to the Town Council consideration of the Addendum to the 2016 General 
Plan Land Use Element/Zoning Code Amendments and Mobility Element Update Program 
Environmental Impact Report (State Clearinghouse No. 2015052072) (Exhibit “A”) and 
adoption of the required California Environmental Quality Act findings;  

2. Recommends to the Town Council adoption of the required Municipal Code findings and 
approval of General Plan Amendment 19-002 (Exhibit “B”) and Zoning Code Amendment 
19-002 (Exhibit “C”); 

3. Recommends to the Town Council approval of the Town Density Bonus Program policy 
(Exhibit “D”); and 

4. Recommends Town Council direct staff to file a Notice of Determination.   
 

 PASSED AND ADOPTED this 12th day of February 2020, by the following vote, to wit: 
 
AYES:   

NAYS:  

ABSENT:  

ABSTAIN:  

 

ATTEST: 

 
 
________________________________ ________________________________ 
Sandra Moberly,  Michael Vanderhurst,  
Community and Economic Development  Chair of the Mammoth Lakes Planning                                       
Director and Economic Development Commission 
 
        



Resolution No. PEDC 2020-__ 
Page 7 of 54 
 

 

EXHIBIT “A” 
Resolution No. PEDC 2020-__ 

Case No. GPA 19-002 and ZCA 19-002 
 

ADDENDUM TO THE 2016 LAND USE ELEMENT/ZONING CODE AMENDMENTS  
AND MOBILITY ELEMENT UPDATE PROGRAM ENVIRONMENTAL IMPACT REPORT  

  



ADDENDUM TO THE 2016 GENERAL PLAN LAND USE 
ELEMENT/ZONING CODE AMENDMENTS AND  

MOBILITY ELEMENT UPDATE  
PROGRAM ENVIRONMENTAL IMPACT REPORT 

(State Clearinghouse No. 2015052072) 
 

Town Density Bonus Program Update 
General Plan Amendment 19-002 &  

Zoning Code Amendment 19-002 

 
February 12, 2020 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Lead Agency: 
 

Town of Mammoth Lakes 
437 Old Mammoth Road 

Mammoth Lakes, CA 93546 
Contact: Nolan Bobroff 

Associate Planner – Housing Coordinator 
Phone: (760) 965-3631 

Email: nbobroff@townofmammothlakes.ca.gov 
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1.0  INTRODUCTION 
The Town of Mammoth Lakes (“Town”) 2019-2027 Housing Element (adopted by Town Council in 
August 2019) and the Town’s 2017 Community Housing Action Plan (accepted by Town Council in 
December 2017) established goals and objectives aimed at increasing the supply and diversity of housing 
choices within the Town and removing governmental constraints that may disincentivize workforce 
housing development by being overly restrictive and too onerous. To assist in implementing those 
goals and objectives, the Town initiated an update to the Town’s Density Bonus Program in 
November 2019 to allow greater flexibility and to allow smaller multi-family residential projects to 
qualify for the program than what is currently allowed. The updates to the Town Density Bonus 
Program are being processed as General Plan Amendment 19-002 and Zoning Code Amendment 19-
0002.  

This Addendum to the 2016 General Plan Land Use Element/Zoning Code Amendments and 
Mobility Element Update Program Environmental Impact Report (2016 PEIR) has been prepared by 
the Town to assess the potential environmental impacts from the Town Density Bonus Program 
Update (“Project”). The Project includes modifications to the General Plan Land Use and Housing 
Elements and the Zoning Code and includes the following General Plan and Zoning Code 
amendments: 

1. Amend Land Use Element Policy L.2.D. to: (1) revise the existing Town Density Bonus 
Program to allow for it to be applied separately from the State density bonus; (2) reduce the 
eligible project size for the Town Density Bonus Program from projects with a minimum base 
density of 5 units to multi-family residential projects with a minimum base density of 2 units; 
and (3) revise the Town Density Bonus to allow flexibility and not require all units be restricted 
to workforce housing in order to be eligible; 

2. Amend Housing Element Policy H.1.C. to clarify that projects can obtain a density bonus 
through the Town Density Bonus Program in addition to the State Density Bonus Program; 
and 

3. Develop Zoning Code regulations implementing the revised Town Density Bonus Program 
and allowing for multi-family residential projects to obtain proportionately greater density 
bonuses in exchange for deed restricting a greater percentage of the base density units. The 
maximum density increase (i.e., up to a maximum of twice the base density) would remain the 
same as the existing Town Density Bonus Program.  

For the purposes of the analysis in this Addendum, the overall increase in the number of units and 
population that could result from the proposed revisions to the Town’s Density Bonus Program are 
compared to the buildout scenario used in the certified 2016 PEIR. Based on the number and size of 
vacant multi-family zoned parcels with a base density of 2-4 units as of February 2020, the proposed 
revisions to the Town’s Density Bonus Program would have the potential to result in an additional 88 
units (1.6% increase) and an additional 318 persons (0.6% increase) town-wide beyond what is 
currently assumed in the General Plan buildout table that was analyzed in the 2016 PEIR.1 Larger 
parcels (i.e., those with a base density of 5 units or more) are not included in this analysis since those 
parcels are already eligible for a density bonus under the Town’s existing density bonus program and 
no change would occur to the potential development intensity of those parcels. With regards to the 
proposed changes to the required number of deed restrictions, those changes would not change the 

 
1 This assumption was based on a household size of 3.47 persons per unit, which is consistent with the household size 
used in the General Plan Buildout Table analyzed in the 2016 PEIR. 
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overall development intensity potential since a deed restricted unit is the same as a non-deed restricted 
unit with regards to unit count and occupancy numbers, and therefore, the development intensity 
would not be any greater as a result of that change.  
 
2.0 BACKGROUND 
2.1 2007 GENERAL PLAN UPDATE AND 2007 PEIR 
The Town’s existing Density Bonus Program was adopted in August 2007 as part of the 
comprehensive update to the General Plan and the density bonus program, as adopted, allowed only 
those projects that would otherwise qualify for the State Density Bonus Program (i.e., housing 
developments with a minimum base density of 5 units) to exceed the State 35% density bonus 
(Government Code §65915) and go up to double the base density if 100% of the units are deed 
restricted to workforce housing.2 Other components of the 2007 General Plan update included an 
update of the buildout calculations resulting in an estimated population at buildout of 52,000 People 
At One Time (PAOT) and the development of goals, polices, and actions that provide the Town’s 
long-range comprehensive direction for guiding future development and identify the community’s 
environmental, social, and economic goals.  

As a part of the project, the Town, acting as the Lead Agency under the California Environmental 
Quality Act (CEQA), determined that a Program Environmental Impact Report was required for the 
2007 General Plan update (2007 PEIR). The 2007 PEIR was prepared in accordance with CEQA 
(California Public Resources Code [PRC] §21000 et seq.); CEQA Guidelines (California Code of 
Regulations [CCR], Title 14, Section 15000 et seq.); and the rules, regulations, and procedures for 
implementation of CEQA, as adopted by the Town. The purpose of the 2007 PEIR was to, at a broad 
programmatic level, identify the significant adverse impacts of the proposed project, identify 
mitigation measures for those impacts, and identify alternatives to the proposed project that might 
lesson or avoid adverse environmental impacts. The 2007 PEIR focused on the following potentially 
significant impacts: 

• Aesthetics, Light and Glare 
• Air Quality 
• Biological Resources 
• Geology and Soils 
• Public Safety/Hazards 
• Hydrology and Water Quality 
• Land Use and Planning 

• Noise 
• Population, Housing, and Employment 
• Public Services 
• Public Utilities 
• Recreation 
• Transportation and Circulation 
• Cultural Resources 

The analysis contained in the 2007 PEIR concluded that after the incorporation of all feasible 
mitigation measures, the project would still result in a significant and unavoidable direct impact in 
seven areas and a Statement of Overriding Considerations was adopted pursuant to CEQA Guidelines 
§15093. The seven areas that would result in significant and unavoidable impacts were: 

• Aesthetics, Light and Glare 
• Air Quality 
• Biological Resources 

• Noise 
• Public Services and Utilities  
• Recreation 

 
2 The most recent project to utilize the Town density bonus was the Star Apartments project (1829 Old Mammoth Road) 
in 2011, which was a Mammoth Lakes Housing, Inc. sponsored project and was subsidized by a CDBG grant. No privately 
funded development project has utilized the Town density bonus since it was adopted in 2007.  
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• Public Safety/Hazards 

With the implementation of mitigation measures, it was determined that no other significant and 
unavoidable impacts were expected to occur as a result of the project and the 2007 PEIR was certified 
by the Town Council in August 2007.  

The certified 2007 PEIR is available online at: https://www.townofmammothlakes.ca.gov/163/. 
 
2.2 2016 GENERAL PLAN UPDATE AND 2016 PEIR 
In 2016, the Town adopted the General Plan Land Use Element/Zoning Code Amendments and 
Mobility Element Update which included the following: 

• Changed the allowable intensity of development within the commercially designated and 
zoned areas to a maximum of 2.0 Floor Area Ratio (FAR) and removed the density limits 
based on units and rooms per acre for those areas; 

• Changed the land use element policy and text associated with regulating population growth 
from a PAOT approach to an impact assessment based approach and updated the buildout 
calculations resulting in a projected population at buildout of 52,940 people;3 

• Revised the boundaries of the commercially designated land in the Land Use Element to match 
current commercial zoning boundaries in the Zoning Code; 

• Deleted the Land Use Element Community Benefits Incentive Zoning (CBIZ) policy and 
modified the Transfer of Development Rights (TDR) policy;  

• Adopted Zoning Code Amendments to implement the FAR approach; and 
• Adopted and implemented a comprehensive update to the Mobility Element which addressed 

the triple-bottom line and “feet-first” transportation concepts from the 2007 General Plan. 

As a part of the project, the Town determined that an update to the 2007 PEIR was necessary pursuant 
to CEQA and the Town, acting as the Lead Agency, prepared the 2016 General Plan Land Use 
Element/Zoning Code Amendments and Mobility Element Update Program Environmental Impact 
Report (2016 PEIR) to analyze the potential impacts of the project at a programmatic level. The 2016 
PEIR built off the analysis in the 2007 PEIR and focused on the potential impacts of the 2016 General 
Plan Update project, specifically analyzing: (1) the potential impacts that could occur as a result of the 
change in how buildout is calculated and the potential for increased intensity of development as a 
result of the transition to FAR and the increase in population; and (2) impacts to transportation and 
traffic as a result of the mobility element update.  

The 2016 PEIR focused on the following potentially significant impacts:   
• Aesthetics 
• Air Quality 
• Forestry Resources 
• Biological Resources 
• Cultural Resources 
• Greenhouse Gas Emissions 

• Land Use and Planning 
• Noise and Vibration 
• Population and Housing 
• Public Services 
• Transportation and Circulation 
• Public Utilities 

 
3 DZA 16-002, which included a 2.6 percent increase in overall density in the North Village Specific Plan (NVSP) area, 
was approved in June 2017 and resulted in a slight increase in the projected buildout to 53,091 people.  

https://www.townofmammothlakes.ca.gov/163/
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The analysis in the 2016 PEIR concluded that after the incorporation of all feasible mitigation 
measures, the project would still result in a significant and unavoidable direct impact in three areas 
and a Statement of Overriding Considerations was adopted pursuant to CEQA Guidelines §15093. 
The three areas that would result in significant and unavoidable impacts were:  

• Air Quality 
• Recreation (part of the Public Services 

Chapter in the 2016 PEIR) 

• Traffic (part of the Transportation and 
Circulation Chapter in the 2016 PEIR) 

With the implementation of mitigation measures, it was determined that no other significant and 
unavoidable impacts were expected to occur as a result of the project and the 2016 PEIR was certified 
by the Town Council in December 2016.  

The certified 2016 PEIR is available online at: https://www.townofmammothlakes.ca.gov/945. 
 
2.3 TOWN DENSITY BONUS PROGRAM UPDATE 
Under CEQA, Program EIRs analyze, at a general level, the implications and potential environmental 
impacts that revised development standards and policies may have on future development. Site-
specific impacts that may occur as future projects are considered require independent and project-
specific environmental review. The proposed changes to the Town’s Density Bonus Program only 
impact the development intensity of a small number of parcels, and therefore, are considered to be 
minor changes. Following preliminary review of the Project, the Town determined that it is subject to 
the guidelines and regulations of the California Environmental Quality Act (CEQA) and that an 
addendum is the appropriate CEQA document, as described below. 
 
2.4 STATUTORY AUTHORITY AND REQUIREMENTS 
According to State CEQA Guidelines §15162, when an EIR has been certified or a negative 
declaration adopted for a project, no subsequent or supplemental environmental review 
documentation shall be required unless one or more of the following events occurs: 

(1) Substantial changes are proposed in the project which will require major revisions of the 
previous EIR or negative declaration due to the involvement of new significant environmental 
effects or a substantial increase in the severity of previously identified significant effects;  
(2) Substantial changes occur with respect to the circumstances under which the project is 
undertaken which will require major revisions of the previous EIR or Negative Declaration due 
to the involvement of new significant environmental effects or a substantial increase in the severity 
of previously identified significant effects; or  
(3) New information of substantial importance, which was not known and could not have been 
known with the exercise of reasonable diligence at the time the previous EIR was certified as 
complete or the Negative Declaration was adopted, shows any of the following: 

(A) The project will have one or more significant effects not discussed in the previous EIR or 
negative declaration; 

(B) Significant effects previously examined will be substantially more severe than shown in the 
previous EIR; 

(C) Mitigation measures or alternatives previously found not to be feasible would in fact be 
feasible, and would substantially reduce one or more significant effects of the project, but 
the project proponents decline to adopt the mitigation measure or alternative; or  

https://www.townofmammothlakes.ca.gov/945
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(D) Mitigation measures or alternatives which are considerably different from those analyzed 
in the previous EIR would substantially reduce one or more significant effects on the 
environment, but the project proponents decline to adopt the mitigation measure or 
alternative. 

When none of the above events has occurred, yet minor technical changes or additions to the 
previously certified EIR or negative declaration are necessary, an addendum bay be prepared (State 
CEQA Guidelines §15161[b]). 

As discussed below, none of the conditions described in State CEQA Guidelines §15162 calling for 
preparation of subsequent environmental review have occurred. This Addendum supports the 
conclusion that the proposed modifications are minor technical changes that no not result in any new 
significant effects or a substantial increase in the severity of previously identified significant effects. In 
addition, as discussed below, the proposed modifications would not result in any new or substantially 
increased significant environmental impacts, no new mitigation measures, or new alternatives. As a 
result, an addendum is an appropriate CEQA document for analysis and consideration of the 
proposed modifications.  

Circulation of an addendum for public review is not necessary (State CEQA Guidelines §15164[c]; 
however, the addendum must be considered in conjunction with the adopted Final EIR by the 
decision-making body (State CEQA Guidelines §15164[d]).  
 
3.0  EVALUATION OF PROJECT 
The proposed modifications to the General Plan Land Use and Housing Elements and the Zoning 
Code are described below.  

3.1 REVISIONS TO THE GENERAL PLAN  
(shown below in strikethrough for deleted text and underline for added text). 
a. Land Use Element – Policy L.2.D. 
For housing development projects where all units are deed restricted for workforce housing, 
a density bonus may be granted in addition to any bonus granted pursuant to the State Density 
Bonus Law up to a combined bonus of twice the density identified for the designation in 
which the project is located. 
Encourage the development of workforce housing by offering a Town Density Bonus 
Program, in addition to the State density bonus program, that is flexible and adaptive and 
allows multi-family residential projects to construct up to twice the base density identified for 
the designation in which the project is located. Projects will be eligible to receive 
proportionately greater density bonuses, up to a maximum of twice the base density, in 
exchange for deed restricting a greater percentage of the base density units.  Density bonuses 
granted pursuant to this policy are mutually exclusive of density bonuses granted pursuant to 
the State Density Bonus Program (i.e., a developer can elect to utilize either the Town density 
bonus or the State density bonus, but not both). 

L.2.D.1 Action: Amend the Zoning Code to implement the Town density bonus 
program and adopt a Town Density Bonus Program policy by Town Council 
resolution. 

b. Housing Element – Policy H.1.C.  
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Allow for density bonuses for projects that provide deed-restricted workforce housing in 
accordance with State density bonus law and/or the Town density bonus programs. 
Projects that have applied for and received State, Town, or other housing-related density 
bonuses shall not be permitted to subsequently move or transfer qualifying units off-site.  

3.2 REVISIONS TO THE ZONING CODE 
The Project proposes: (1) a comprehensive update to all references to the Town’s Density 
Bonus Program; (2) a new Municipal Code chapter, Chapter 17.138 (Town Density Bonus 
Program); and (3) minor revisions to associated Town Density Bonus Program definitions 
contained in Chapter 17.148 (Definitions). Municipal Code Chapter 17.138 will include the 
overall framework for the implementation of General Plan Policy L.2.D. and establish the 
general requirements and regulations for the program.  

3.3 2016 PEIR COMPARISON 
a. The proposed modifications would allow development that is nearly identical to that 

analyzed in the 2016 PEIR in the following respects: 
• All development standards, other than the allowance for smaller projects to qualify for 

the density bonus, remain unchanged. The allowed concessions that are part of the 
Town Density Bonus Program are identical to the concessions allowed by the State 
Density Bonus Program and/or the minor modifications to development standards 
currently allowed by Chapter 17.76, Adjustments, and therefore, the development 
standards at a project level remain unchanged from what previously analyzed.  

• All future development projects would be required to undergo separate environmental 
review under CEQA and be subject to the applicable Town’s review process, including 
design review, and therefore, project-level impacts with regards to aesthetics, light and 
glare, air quality, biological resources, cultural resources, noise, public services, traffic, 
and utilities would be analyzed at the project level. 

• Due to the small overall increase in allowable units and because the future projects 
would be spread throughout the Multi-Family Residential zones town-wide, impacts 
to traffic would be minimal and the proposed Project would not directly result in the 
imposition of any of the traffic mitigation measures (i.e., MM TRAF) identified in the 
2016 PEIR.  

b. The proposed Project differs from the 2016 PEIR in the following respects: 
• Density Increase – A slight increase to the assumed buildout would occur as a result of 

the Project. Based on the number and size of the vacant multi-family zoned parcels 
with a base density of 2-4 units as of February 2020, the proposed project would have 
the potential to result in an additional 88 units (1.6% increase) and an additional 318 
persons (0.6% increase) town-wide beyond what is currently assumed in the General 
Plan buildout table that was analyzed in the 2016 PEIR (see Appendix B, Vacant Multi-
Family Zoned Parcels). Larger parcels (i.e., those with a base density of 5 units or more) 
are not included in this analysis since those parcels are already eligible for a density 
bonus under the Town’s existing density bonus program, and therefore, no change 
would occur to the potential development intensity of those parcels. With regards to 
the proposed changes to the required number of deed restrictions, those changes 
would not change the overall development intensity potential since a deed restricted 
unit is the same as a non-deed restricted unit with regards to unit count or occupancy 
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numbers, and therefore, the development intensity would not be any greater as a result 
of that change. 

In assessing the potential for new or more severe impacts, the Town conducted a thorough review of 
all potential impacts and the conclusions of that process are incorporated into the conclusions of this 
Addendum. 

All impact areas have been analyzed and it has been determined that no changes or new impacts would 
result from the proposed Project. No new impacts, not previously analyzed in the 2016 PEIR, would 
occur as a result of the changes because the Project is within the scope of originally approved project.  
 
4.0 EVALUATION OF ENVIRONMENTAL EFFECTS 
As discussed previously, for the purposes of the analysis in this Addendum, the overall increase in the 
number of units and population that could result from the proposed revisions to the Town’s Density 
Bonus Program are compared to the buildout scenario used in the certified 2016 PEIR and are based 
on the number and size of vacant multi-family zoned parcels with a base density of 2-4 units as of 
February 2020. Potential environmental impacts resulting from the proposed Project, as compared to 
the analysis in the 2016 PEIR, are presented below for each environmental topic area considered in 
the 2016 PEIR. Other areas not discussed below were considered to be an “Effect Found Not to be 
Significant” in the 2016 PEIR documentation. All mitigation measures referenced in the analyses 
below were required by the 2016 PEIR and are presented in Appendix A, 2016 PEIR Final EIR 
Mitigation Measures.  

4.1 AESTHETICS 
The 2016 PEIR analyzed potential impacts to visual character, scenic vistas and resources, and light 
and glare that could occur town-wide under a buildout scenario and concluded that with 
implementation of the recommended mitigation measures, potential impacts related to aesthetics 
would be reduced to a less than significant level.  

The Project does not grant entitlements for new projects or include site-specific design proposals and 
the concessions allowed by the proposed Town Density Bonus Program are identical to the 
concessions allowed by the State Density Bonus Program and/or the minor modifications to 
development standards currently allowed by Chapter 17.76, Adjustments. Future multi-family 
residential development projects would be eligible for a density bonus pursuant to the updated Town’s 
Density Bonus Program and would be required to undergo separate environmental review under 
CEQA and the applicable Town’s review process, including design review. This process will ensure 
that future development complements existing development and the surrounding environment.  

Final 2016 PEIR Mitigation Measure MM AES-1, which mitigates impacts on visual resources related 
to construction equipment, would remain applicable, and therefore, the Project would not change the 
level of impact described in the 2106 PEIR. 

4.2 AIR QUALITY 
Impacts of the 2016 General Plan update project analyzed in the 2016 PEIR were found to be 
significant and unavoidable with regards to air quality due to the potential air quality impacts related 
to construction activities and the incremental change in peak daily operational emissions associated 
with increased development. Air quality impacts from this project are not anticipated to be substantial 
since the number of vacant parcels that are affected by the Project is minimal (~30 parcels) and the 
potential increase in the overall number of units if 100% of the vacant parcels were to develop at 
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double-density would only represent a 1.6% increase over the number of units analyzed in the 2016 
PEIR. Therefore, vehicle trips that contribute to impacts to air quality are also not anticipated to 
substantially increase from what was previously analyzed since the maximum number of potential 
additional units is small. Additionally, future development projects would be required to undergo 
separate environmental review under CEQA and would be reviewed for conformance with Town 
Codes and Standards regarding air quality, including the prohibition on the installation of solid fuel 
burning appliances (e.g., wood burning fireplace) in new multi-unit residential developments.  

With implementation of identified Final Mitigation Measures MM AIR-1, MM AIR-2, and MM AIR-
4, which mitigates short-term air quality impacts related to construction activities, and Mitigation 
Measure MM AIR-3, which mitigates long-term air quality impacts by encouraging “feet-first” 
transportation, the proposed Project would not result in any new, different, or potentially adverse air 
quality impacts not previously considered and addressed in the 2016 PEIR. Therefore, the changes as 
a result of the Project will not require revisions to the EIR and the Project would not result in a 
substantial increase in the previously identified significant and unavoidable impacts related to air 
quality.  

4.3 FORESTRY RESOURCES 
The 2016 PEIR analyzed potential impacts to forestry resources that could occur town-wide under a 
buildout scenario and concluded that all potential impacts related to greenhouse gas emissions would 
be less than significant.  

The Project does not include any specific provisions related to forest land or resources. Future 
development projects would be required to undergo separate environmental review under CEQA and 
would be reviewed for conformance with Town Codes and Standards regarding tree removal and the 
protection of forest resources.  

Therefore, forestry resources impacts as a result of the Project would continue to be less than 
significant. No mitigation measures related to forestry resources were included in the 2016 PEIR. 

4.4 BIOLOGICAL RESOURCES 
The 2016 PEIR analyzed potential impacts to biological resources that could occur town-wide under 
a buildout scenario and concluded that with implementation of the recommended mitigation 
measures, potential impacts related to biological resources would be reduced to a less than significant 
level. 

The Project does not grant entitlements for new projects or include site-specific design proposals and 
future projects would be required to undergo separate environmental review under CEQA and the 
applicable Town’s review process, including design review. This process will ensure that future 
development avoids sensitive biological resources and implement the applicable mitigation measures 
from the 2016 PEIR. Concessions allowed by the proposed Town Density Bonus Program would be 
limited to the minimum required to implement the project and design review would ensure that 
projects avoid any sensitive biological resources.  

Final 2016 PEIR Mitigation Measures MM BIO-1 through BIO-3, which mitigates biological impacts 
related to wildlife, and Mitigation Measures MM BIO-4 through BIO-6, which mitigates biological 
impacts related to vegetation and wetlands, would remain applicable, and therefore, the proposed 
Project would not result in any new, different, or potentially adverse biological resources impacts not 
previously considered and addressed in the 2016 PEIR and the level of impact described in the 2016 
PEIR would not change. 
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4.5 CULTURAL RESOURCES 
The 2016 PEIR analyzed potential impacts to cultural resources that could occur town-wide under a 
buildout scenario and concluded that with implementation of the recommended mitigation measures, 
potential impacts related to cultural resources would be reduced to a less than significant level. 

The Project does not grant entitlements for new projects or include site-specific design proposals and 
future projects would be required to undergo separate environmental review under CEQA. This 
process will ensure that future development avoids sensitive cultural resources and implement the 
applicable mitigation measures from the 2016 PEIR. Concessions allowed by the proposed Town 
Density Bonus Program would be limited to the minimum required to implement the project and 
design review would ensure that projects avoid any sensitive cultural resources. 

Final 2016 PEIR Mitigation Measure TSMM 4.D-8, which mitigates cultural resource impacts related 
to paleontological resources, would remain applicable, and therefore, the proposed Project would not 
result in any new, different, or potentially adverse cultural resources impacts not previously considered 
and addressed in the 2016 PEIR and the level of impact described in the 2016 PEIR would not change. 

4.6 GREENHOUSE GAS EMISSIONS 
The 2016 PEIR analyzed potential impacts to greenhouse gas emissions that could occur town-wide 
under a buildout scenario and concluded that all potential impacts related to greenhouse gas emissions 
would be less than significant.  

The Project would not generate greenhouse gas emissions, either directly or indirectly, that may have 
a significant impact on the environment and would not conflict with an applicable plan, policy or 
regulation adopted for the purpose of reducing the emissions of greenhouse gases. not grant 
entitlements for new projects or include site-specific proposals.  

Therefore, greenhouse gas emission impacts as a result of the Project would continue to be less than 
significant. No mitigation measures related to greenhouse gas emissions were included in the 2016 
PEIR. 

4.7 LAND USE AND PLANNING 
The 2016 PEIR analyzed potential impacts to land use and planning that could occur town-wide under 
a buildout scenario and concluded that all potential impacts related to land use and planning would be 
less than significant.  

The Project would not conflict with the objectives of the State of California General Plan Guidelines 
and would be consistent with all applicable elements, goals, policies, and actions of the adopted 
Mammoth Lakes 2007 General Plan, including the Housing Element provisions that encourage 
increasing the supply and diversity of housing choices within the Town and encourage removing 
governmental constraints that may disincentivize workforce housing development by being overly 
restrictive and too onerous.  

The Project does not grant entitlements for new projects or include site-specific design proposals and 
future projects would be required to undergo separate environmental review under CEQA and the 
applicable Town’s review process, including a review to ensure conformance with all applicable 
Zoning Code standards. The land uses allowed by the Project would remain consistent with adjacent 
land uses since only residential uses would be allowed by the Project which would be consistent with 
adjacent residential uses. 

Lastly, the Project will not conflict with any applicable habitat conservation plan or natural community 
conservation plan.  
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Therefore, land use and planning impacts as a result of the Project would continue to be less than 
significant. No mitigation measures related to land use and planning were included in the 2016 PEIR. 

4.8 NOISE 
The 2016 PEIR analyzed potential impacts to noise that could occur town-wide under a buildout 
scenario and concluded that all potential impacts related to noise would be less than significant with 
the implementation of the recommended mitigation measures.  

The Project would allow a 1.6% increase in the intensity of development if all vacant parcels were to 
develop at double density; however, because the parcels are spread throughout the Multi-Family 
Residential zones and development is not likely to occur all at the same time, impacts to noise would 
be minimal and are not anticipated to be exceed the noise impact levels analyzed in the 2016 PEIR. 
Future development projects would be required to undergo separate environmental review under 
CEQA and the applicable Town’s review process, including compliance with the Town’s Noise 
Regulations.  

Final 2016 PEIR Mitigation Measure MM NOISE-1, which mitigates noise from construction 
equipment, would still be applicable, and therefore, noise impacts as a result of the Project would not 
result in any new, different, or potentially adverse noise impacts not previously considered and 
addressed in the 2016 PEIR and the level of impact described in the 2016 PEIR would not change. 

4.9 POPULATION AND HOUSING 
The 2016 PEIR analyzed potential impacts to population and housing that could occur town-wide 
under a buildout scenario and concluded that all potential impacts related to population and housing 
would be less than significant.  

The Project would allow a slight increase in population density in the multi-family residential zoning 
districts compared with current regulations. The potential increase in population would be 
approximately 0.6% greater than the Town buildout anticipated in the 2016 PEIR. The 0.6% increase 
is not considered substantial and would not cause an exceedance of capacity for providing 
infrastructure and services.  

The Project is intended to increase the supply and diversity of housing choices within the Town and 
would not cause the displacement of existing population or housing. The amendments would 
accommodate additional housing opportunities in support of the Housing Element and would not 
alter or interfere with implementation of the Town’s affordable housing provisions. 

Therefore, population and housing impacts as a result of the Project would continue to be less than 
significant. No mitigation measures related to population and housing were included in the 2016 
PEIR. 

4.10 PUBLIC SERVICES 
Impacts from the 2016 General Plan update project analyzed in the 2016 PEIR were found to be 
significant and unavoidable with regards to recreation due to the potential impacts that an increase in 
population would have on the demand for existing neighborhood/regional parks and other 
recreational facilities. All other potential impacts related to public services that could occur town-wide 
under a buildout scenario were found to be less than significant.  

The Project would allow a slight increase in population density compared with current regulations. 
The potential increase in population would be approximately 0.6% greater than the Town buildout 
anticipated in the 2016 PEIR. The 0.6% increase is not considered substantial and the impacts to 
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recreational facilities are not anticipated to substantially increase from what was previously analyzed 
since the potential population increase is minimal.  

No mitigation measures were proposed in the 2016 PEIR that would reduce the impacts identified in 
the 2016 PEIR to a less than significant level and the proposed Project would not result in any new, 
different, or potentially adverse public services impacts not previously considered and addressed in 
the 2016 PEIR. Therefore, the changes as a result of the Project will not require revisions to the EIR 
and the Project would not result in a substantial increase in the previously identified significant and 
unavoidable impacts related to public services.  

4.11 TRANSPORTATION AND CIRCULATION 
Impacts from the 2016 General Plan update project analyzed in the 2016 PEIR were found to be 
significant and unavoidable with regards to traffic due to the potential that Caltrans may not approve 
future signals at Main Street intersections despite there being a need for a new signal as a result of 
increased development. All other potential impacts related to transportation and circulation that could 
occur town-wide under a buildout scenario were found to be less than significant. 

The Project would allow a slight increase in population density compared with current regulations. 
The potential increase in population would be approximately 0.6% greater than the Town buildout 
anticipated in the 2016 PEIR. The 0.6% increase is not considered substantial and the impacts to 
transportation and circulation are not anticipated to substantially increase from what was previously 
analyzed since the potential population increase is minimal. 

The Project does not grant entitlements for new projects or include site-specific proposals. Future 
development projects would be required to undergo separate environmental review under CEQA and 
the applicable Town’s review process.  

Final 2016 PEIR Mitigation Measures MM TRAF-1 through TRAF-9, which mitigates impacts to 
various intersection throughout Town to maintain an adequate level of service, would remain 
applicable, and therefore, the proposed Project would not result in any new, different, or potentially 
adverse transportation and circulation impacts not previously considered and addressed in the 2016 
PEIR and the level of impact described in the 2016 PEIR would not change. 

4.12 PUBLIC UTILITIES 
The 2016 PEIR analyzed potential impacts to public utilities that could occur town-wide under a 
buildout scenario and concluded that all potential impacts related to public utilities would be less than 
significant with the implementation of the recommended mitigation measures.  

The Project would allow a 1.6% increase in the overall number of units if all vacant parcels were to 
develop at double density; however, because the increase is minimal and the parcels are spread 
throughout the Multi-Family Residential zones, impacts to public utilities would be minimal and are 
not anticipated to exceed the impact levels analyzed in the 2016 PEIR. Future development projects 
would be required to undergo separate environmental review under CEQA and are required to get 
permits from the Mammoth Community Water District for water and sewer services. Additionally, as 
part of the future development project review, the Town will review the project for conformance with 
all required stormwater regulations. 

Final 2016 PEIR Mitigation Measures MM WW-1, which mitigates deficiencies in local sewer lines, 
and Mitigation Measure MM STRM-1, which mitigates peak surface runoff, would remain applicable, 
and therefore, the proposed Project would not result in any new, different, or potentially adverse 
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public utility impacts not previously considered and addressed in the 2016 PEIR and the level of 
impact described in the 2016 PEIR would not change. 
 
5.0 FINDINGS 
In preparing this Addendum, each environmental topic area considered in the 2016 PEIR was 
considered and for all impact areas, a detailed review determined that the proposed Project is within 
the scope of the 2016 PEIR analysis and no changes to impacts or mitigation measures are required. 
For all impact areas, the specific findings required under the CEQA Guidelines (Section 15162) are: 
(1) There are no substantial changes that would lead to new or more severe impacts of previously 

identified significant effects. 
(2) There are no substantial changes to the circumstances under which the Project will be undertaken 

that result in new significant environmental effects or a substantial increase in the severity of 
previously identified significant effects. 

(3) There is no new information of substantial importance, which was not known and could not have 
been known with the exercise of reasonable diligence at the time the previous EIR was certified 
as complete, which shows any of the following: 

(A) The Project will have one or more significant effects not discussed in the previous EIR or 
Negative Declaration; 
(B) Significant effects previously examined will be substantially more severe than shown in the 
previous EIR;  
(C) Mitigation measures or alternatives previously found not to be feasible would in fact be 
feasible, and would substantially reduce one or more significant effects of the Project, but the 
project proponents decline to adopt the mitigation measure or alternative; or 
(D) Mitigation measures or alternatives which are considerably different from those analyzed 
in the previous EIR would substantially reduce one or more significant effects on the 
environment, but the Project proponents decline to adopt the mitigation measure or 
alternative. 

 
6.0 CONCLUSIONS AND SUMMARY 
As detailed in the analysis above, this Addendum supports the conclusion that the proposed 
modifications to the Town’s General Plan and Zoning Code required to implement the Town Density 
Bonus Program Update would not result in any new significant environmental effects or a substantial 
increase in the severity of the previously identified significant effects in the 2016 PEIR. No new 
information has become available and no substantial changes to the circumstances under which the 
Project is being undertaken since the certification of the 2016 PEIR has occurred. There are no new 
mitigation measures required and no new alternatives available that would substantially reduce the 
environmental effects beyond those previously described in the 2016 PEIR.  
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APPENDIX A – 2016 Land Use Element/Zoning Code Amendments 
and Mobility Element Final Program EIR Mitigation Measures 



 

 

The following are the applicable mitigation measures as derived from the 2016 General Plan 
Land Use Element/Zoning Code Amendments and Mobility Element Update Final Program 
EIR. 
 
AESTHETICS 

MM AES-1: Construction equipment staging areas shall use appropriate screening (i.e., temporary 
fencing with opaque material) to buffer views of construction equipment and material from public 
and sensitive viewers (e.g., residents and motorists/bicyclists/pedestrians), when feasible.  Staging 
locations shall be indicated on the project Building Permit and Grading Plans and shall be subject 
to review by the Town of Mammoth Lakes Community and Economic Development Director in 
accordance with the Municipal Code requirements. 

AIR QUALITY 

MM AIR-1: Prior to the issuance of a grading or building permit, individual proposed projects 
shall comply with the following land preparation, excavation, and/or demolition mitigation 
measures during construction activities: 
• All soil excavated or graded should be sufficiently watered to prevent excessive dust.  Watering 

should occur as needed with complete coverage of disturbed soil areas.  Watering should be a 
minimum of twice daily on unpaved/untreated roads and on disturbed soil areas with active 
operations. 

• All clearing, grading, earth moving and excavation activities should cease: (a) during periods 
of winds greater than 20 mph (averaged over one hour), if disturbed material is easily 
windblown, or  (b) when dust plumes of 20 percent or greater opacity impact public roads, 
occupied structures or neighboring property.  

• Vehicles traveling over unpaved roadways shall be limited to 15 miles per hour or less.  Signs 
shall be posted at construction sites enforcing the speed limit. 

• All trucks hauling dirt, sand, soil, or other loose material shall be covered or maintain at least 
two feet or freeboards in accordance with the requirements of California Vehicle Code (CVC) 
Section 23114.  

• If more than 5,000 cubic yards of fill material will be imported or exported from the site, then 
all haul trucks shall be required to exit the site via an access point where a gravel pad, rumble 
pad, or similar control has been installed. 

• Streets adjacent to project construction areas shall be kept clean.  Adjacent streets with visible 
dust, dirt, sand, or soil material accumulation shall be cleaned and the accumulated material 
removed using Town-approved street sweepers. 

• Stockpiles of soil or other fine loose material shall be stabilized by watering or other 
appropriate method to prevent wind-blown fugitive dust.  

• Where acceptable to the local fire department, weed control should be accomplished by 
mowing instead of discing, thereby, leaving the ground undisturbed and with a mulch covering. 

MM AIR-2: Prior to the issuance of a grading or building permit, individual proposed projects 
shall comply with the following construction equipment mitigation measures: 
• Construction equipment, on-road trucks, and emission control devices shall be properly 

maintained and tuned in accordance with manufacturer specifications. 
 
 



 

 

• Construction contractors shall be required to comply with California’s on-road and off-road 
vehicle emissions regulations, including the CARB idling restrictions and the USEPA/CARB 
on-road and off-road diesel vehicle emissions standards. 

MM AIR-3: Prior to the issuance of a building permit, individual proposed projects shall comply 
with the following mitigation measures: 
• Provide direct pedestrian and bicycle access to off-site adjacent neighborhood amenities, 

parks, schools, shopping areas, existing bike paths, and transit stops in any residential 
development with a density of four or more residences per acre and in any mixed-use or 
commercial development.  Low, medium, and high density developments should have curbs 
and sidewalks on both sides of the street. 

• For medium to high density residential, mixed-use, or commercial developments where transit 
services exist but no transit stop is located within 1/2 mile of the site, projects shall provide 
plans indicating locations of bus turnouts and loading areas with shelters that are acceptable 
to the local transit provider.  This area will provide for future easement for bus turnouts and 
shelters.  If transit service does not exist, but the project is within a transit district’s sphere of 
influence, provide a site at a location and size acceptable to the transit provider. 

MM AIR-4: Prior to the issuance of a grading or building permit, individual proposed projects 
shall comply with the following mitigation measures to reduce TAC impacts: 
• Projects locating sources of TAC emissions near sensitive receptors within the advisory 

guideline recommendations in the CARB Air Quality and Land Use Handbook (or future 
adopted subsequent document) shall conduct a screening or refined health risk assessment to 
sufficiently demonstrate that impacts would not exceed the adopted significance thresholds 
inclusive of project-level design features, as appropriate and feasible. 

• Projects requiring the use of substantial numbers of diesel-fueled heavy-duty construction 
equipment within 500 feet of sensitive receptors shall conduct a screening or refined health 
risk assessment to sufficiently demonstrate that impacts would not exceed the adopted 
significance thresholds inclusive of project-level design features, as appropriate and feasible. 

BIOLOGICAL RESOURCES 

MM BIO-1 Willow Flycatcher: Prior to approval of road improvement projects and MUPs 
proposed under the Mobility Element Update that have the potential to significantly disturb 
riparian vegetation associated with Mammoth Creek and its tributaries, the Town shall require a 
habitat evaluation by a biologist well versed in the requirements of willow flycatcher to be 
completed.  If no suitable habitat for the species is identified within 300 feet of construction or 
maintenance activities, no further measures would be required in association with the project.  If 
suitable habitat for the species is identified within 300 feet of such activities, the Town shall require 
that a survey be completed prior to construction by a qualified biologist for the species according 
to CDFW survey guidelines (Bombay et. al., May 29, 2003).  This survey protocol requires a 
minimum of two surveys, one between June 15-25 and one during either June 1-14 or June 26-
July 15.  Surveys during these periods must be at least five days apart and the second survey shall 
be conducted no more than one week prior to clearing of vegetation and/or the operation of 
motorized heavy equipment.  If the surveys determine the species is not present within 300 feet 
of the area to be affected by an individual project, no further action shall be required.  If, however, 
willow flycatcher is determined to be present and is using habitat within 300 feet of Project-related 
activities, inclusive of nesting and foraging, the Town shall consult with CDFW prior to initiating 
any construction activities in the area.  Consultation may entail the processing of a 2081 Incidental 



 

 

Take Permit that includes certain conditions to avoid and/or mitigate for potential impacts to the 
species.  Such conditions could include, but not be limited to, restrictions on the time of year for 
construction, noise monitoring, restrictions on equipment use, and others. 

MM BIO-2 Migratory Birds: To the extent practicable, brush and tree removal related to 
projects proposed under the Land Use Element and Zoning Code Amendments and Mobility 
Element Update shall be initiated outside of the nesting bird season, which is generally held to be 
from April 1 to August 31 in the Mammoth Lakes area, and shall be carried out with no more than 
a two week lapse in the work.  If the Town deems this to not be practicable, the Town shall require 
a nesting bird survey by a monitoring biologist to be conducted within 300 feet (for songbirds) 
and 500 feet (for raptorial birds) of construction sites no more than one week prior to initiating 
construction to ensure no birds protected under the MBTA and/or State Fish and Game Code 
Section 3503 et seq. are harmed or harassed.  

If no active nests of songbirds and raptors are found within 300 feet and 500 feet, respectively, of 
the construction site, the work may begin.  If active nests are found within the survey areas the 
Town shall delineate a buffer zone of 300 feet and 500 feet for songbirds and raptors, respectively, 
around the nest.  Based on the nature of the work to be performed and the equipment to be used, 
the monitoring biologist may reduce the buffer zone based on intervening vegetation and 
topography.  Such buffer zones shall remain in place until the young in the nest have fledged or 
the nest has failed, as determined by the monitoring biologist. All projects involving removal of 
trees or vegetation capable of supporting nesting birds shall be subject to the requirements of this 
Mitigation Measure. 

MM BIO-3 Other Special-Status Wildlife: As discussed earlier, there are a number of wildlife 
species of special concern to Federal and State resource agencies that are known or are expected 
to occur within the planned road improvement and MUP areas under the Mobility Element 
Update.   
• For such avian species, including northern goshawk, greater sage-grouse, yellow warbler, and 

great gray owl, implementation of MM BIO-2 for nesting birds will suffice in reducing impacts 
to these species to less than significant.  

• For such amphibian species, including the Mount Lyell salamander and Yosemite toad, where 
suitable habitat exists for these species, a thorough search of areas to be disturbed shall be 
made by construction personnel trained in the methods of searching for these species.  If any 
amphibians are found, regardless of species, they will be captured and relocated in like habitat 
no less than 100 feet away from construction sites.  

• For such special-status mammal species with the potential to occur in conjunction with 
particular project components, including the Sierra Nevada red fox, Pacific marten, Sierra 
Nevada mountain beaver, Townsend’s western big-eared bat, and Mount Lyell shrew, and 
where suitable habitat for these species exists in the Project Area, pre-construction surveys 
shall be conducted by a biologist familiar with the sign of each species to identify signs of their 
presence or determine their absence no more than two weeks prior to initiating construction 
activities.  Such surveys shall encompass the area to be disturbed and the habitat within 300 
feet of construction activities.  Due the secretive and/or nocturnal activity patterns of these 
species, the following signs shall be used: 

o Mount Lyell shrew – evidence of nests of dry leaves or grasses in stumps or under logs 
or piles of brush. 

o Townsend’s western big-eared bat – evidence of occupation by colonies in caves, mine 
tunnels, and buildings. 



 

 

o Sierra Nevada mountain beaver – evidence of extensive tunnels, runways and burrows 
beneath dense streamside vegetation. 

o Pacific marten – evidence of den, normally in hollow trees or downed logs. 
o Sierra Nevada red fox – evidence of den, normally on slopes with porous soils. 

If no evidence of the presence of any of these species is found, no further mitigation activities 
shall be required.  However, if evidence of the presence of any of these species is observed, impacts 
will be avoided or minimized in one or more of the following ways and in consultation with 
CDFW and/or USFS: realigning roads and/or trails so as to retain a 100-foot buffer between the 
occupied site and construction activities and human use; suspending construction activities within 
300 feet of the den, nest, or bat roosts during the breeding period, (generally held to be March 1 
to July 31 for these species); verifying the actual occupation of dens, nests, or roosts by means 
such as placing tracking medium around the den or nest entrance or conducting a bat survey at 
the roost entrance at sunset; temporarily blocking the entrance of a den or nest verified to be 
unoccupied until after construction is completed. 

MM BIO-4 Special-Status Plants: Prior to approval of individual projects proposed under the 
Land Use Element and Zoning Code Amendments and Mobility Element Update that are 
determined to have habitat suitable to support special-status plants, the Town shall require a survey 
be completed by a qualified botanist for special-status plant species within 100 feet on either side 
of a trail alignment or within the disturbance area of other proposed projects.  These surveys shall 
be conducted during the blooming period for the potential occurring species, which is when they 
are most easily identifiable.  For those species with at least a low potential to occur in the Project 
Area, this period is usually from late June to mid-August.  If no special-status plant species are 
located within the area of disturbance, no further action shall be required.  If special-status plant 
species are located within such areas and are likely to be impacted by and individual project, 
conservation actions shall be implemented.  Such actions shall include, but not necessarily limited 
to, re-routing the trail alignment so as to avoid or minimize impacts to special-status plants while 
preserving an off-site population that is substantially larger than the population to be impacted, 
developing a transplantation program, and collecting seeds to move populations elsewhere out of 
harm’s way.  These measures shall be developed in consultation with the CDFW and USFS. 

MM BIO-5 Special-Status Habitats: Three vegetation types within the Project Area that are 
considered special-status: aspen forest and woodland, mixed willow riparian scrub, and montane 
wet meadow.  To the extent practicable Project components shall avoid these vegetation types.  
In the event this is not practicable, impacts shall be minimized by restricting the Project footprint, 
including temporary and permanent impacts, to the minimum required to implement the project. 

In the event the Town elects to repair, maintain and/or improve trail crossings along stream 
courses and other drainage features (that often support the special-status vegetation types 
mentioned above) in association with individual projects proposed under the Project, prior to 
approval the Town shall notify and consult with the CDFW regarding the need for a Streambed 
Alteration Agreement (SAA).  All work shall be performed in compliance with the conditions set 
forth in the SAA, as determined by the CDFW.  Such conditions may include the in-kind 
replacement or restoration of riparian habitat at a 1:1 ratio for temporary impacts and a 2:1 ratio 
for permanent impacts within the Project Area, or as otherwise directed by the CDFW.  
Alternatively, if the impacts are very minor, the CDFW may, at its discretion, allow the work to 
proceed under a letter of law without mitigation other than notification and consultation.  

 



 

 

As part of the SAA agreement process and prior to beginning construction within CDFW 
regulated drainages, a Habitat Mitigation and Monitoring Plan (HMMP) should be developed in 
coordination with the CDFW and USFS if necessary that ensures no net loss of riparian habitat 
value or acreage.  The HMMP shall include, but not necessarily be limited to, the following: 
• The establishment of a reference site near regulated resources to be impacted that have similar 

hydrology, soil regimes, and exposure as the resources to be impacted. 
• The establishment of baseline conditions at the reference site regarding absolute native shrub 

and tree cover, woody shrub and tree stalk density, percentage cover by non-native plant 
species, and plant species diversity the vegetation using the Sorensen method within a 400 
square foot prescribed reference plot. 

• The establishment of a restoration site to encompass the mitigation needs of one or more 
Project elements either on the Project element site or off site within the Mammoth Creek 
watershed. 

• A minimum 3-year establishment, monitoring, and maintenance (trash collection, weeding, 
etc.) period.  

• The establishment of the following success criteria within a 400 square foot prescribed plot 
within the restoration site – 70 % of baseline absolute cover by native shrubs and trees; 70 % 
of baseline woody shrub and tree stalk density; no more than 5% cover by non-native plant 
species; and a Sorensen value of 0.6.  

MM BIO-6 Federally Protected Wetlands: Prior to any project approval for construction, 
repair, maintenance and/or improvements in association with individual projects proposed under 
the Land Use Element and Zoning Code Updates and Mobility Element Update within waters of 
the U.S. and federally protected wetlands, the Town shall notify and consult with the ACOE 
regarding the need for a Section 404 Permit and the RWQCB regarding the need for its 401 
certification.  All work shall be performed in compliance with the conditions set forth in the 
Permit, as determined by the ACOE.  Such conditions may include the in-kind replacement or 
restoration of waters and/or wetlands at a ratio of 1:1 for temporary impacts and a ratio of 2:1 for 
permanent impacts within the Project Area, or as otherwise directed by the ACOE.  Alternatively, 
if the impacts are less than 0.1 acre, the ACOE may, at its discretion, allow the work to proceed 
without mitigation other than notification and consultation. 

The mitigation shall use the same approach as is outlined above for the mitigation of impacts to 
CDFW regulated special-status habitats.  As is usually the case, CDFW jurisdiction extends beyond 
that of ACOE and mitigation for impacts to CDFW regulated resources is inclusive of ACOE 
mitigation needs. 

CULTURAL RESOURCES 

TSMM 4.D-8: If paleontological resources are encountered during implementation of the Project, 
ground-disturbing activities shall temporarily be redirected from the vicinity of the find.  The 
Town shall immediately notify a qualified paleontologist of the find.  The paleontologist shall 
coordinate with the Town as to the immediate treatment of the find until a proper site visit and 
evaluation is made by the paleontologist.  Treatment may include the implementation of salvage 
excavations or preservation in place.  If preservation in place is not feasible, the paleontologist 
shall implement a paleontological salvage program to remove the resources form the project site.  
Any fossils encountered and recovered shall be prepared to the point of identification and 
catalogued before they are submitted to their final repository.  Any fossils collected shall be curated 
at a public, non-profit institution with a research interest in the materials, such as the University 



 

 

of California Museum of Paleontology or the Natural History Museum of Los Angeles County, if 
such an institution agrees to accept the fossils.  If no institution accepts the fossil collection, they 
shall be donated to a local school in the area for educational purposes.    Accompanying notes, 
maps, and photographs shall also be filed at the repository and/or school.  The paleontologist 
shall prepare a final report on the find that shall include appropriate description of the fossils, 
treatment, and curation.  A copy of the report shall be filed with the Town and an appropriate 
paleontological institution, and shall accompany any curated fossils.  The paleontologist shall also 
determine the need for paleontological monitoring for any ground-disturbing activities in the area 
of the find thereafter.  If paleontological resources are encountered on federal lands, ground-
disturbing activities shall cease in the immediate vicinity of the find and the Inyo National Forest 
shall be contacted immediately.  In such cases, the Inyo National Forest shall provide direction as 
to the appropriate evaluation, treatment, and curation of the find. 

NOISE 

MM NOISE-1: Heavy construction equipment such as large dozers shall not operate within 43 
feet from sensitive receptor locations.  If heavy construction equipment would be required for 
construction, alternative methods shall be used such as small dozers. 

TRANSPORTATION AND CIRCULATION 

MM TRAF-1: Main Street/Mountain Boulevard:  A traffic signal shall be installed to achieve 
LOS D or better.  Further analysis of a potential new signal, such as signal warrant analysis per 
the California Manual on Uniform Traffic Control Devices (CA MUTCD), is expected to be 
provided as a part of project-specific analysis (not needed for LOS mitigation). 

MM TRAF-2: Main Street/Mountain Boulevard:  A southbound right-turn lane on Mountain 
Boulevard shall be provided to achieve LOS D or better.    

MM TRAF-3:  Old Mammoth Road/Minaret Road/Fairway Drive:  Improvements, such as 
the installation of a roundabout, restriping, or widening of the roadway, shall be implemented to 
ensure that the intersection operates at LOS D or better.      

MM TRAF-4:  Main Street/Post Office: A traffic signal shall be installed at the Main 
Street/Post Office intersection to achieve LOS D or better.  Further analysis of potential new 
signals, such as signal warrant analysis per the CA MUTCD, is expected to be provided as part of 
project-specific analyses (not needed for LOS mitigation). 

MM TRAF-5:  Main Street/Center Street:  A northbound right-turn on Center Street shall be 
provided to achieve LOS D or better. Further analysis of a potential new signal, such as signal 
warrant analysis per the CA MUTCD, is expected to be provided as a part of project-specific 
analyses (not needed for LOS mitigation). 

MM TRAF-6:  Old Mammoth Road/ Tavern Road:  An eastbound right-turn lane shall be 
provided on Tavern Road to Old Mammoth Road to achieve LOS D or better. 

MM TRAF- 7: Main Street/Forest Trail:  Southbound left-turn movements from Forest Trail 
onto Main Street shall be prohibited to achieve LOS D or better.   

MM TRAF 8: Main Street/Laurel Mountain Road:  A northbound right-turn lane shall be 
provided on Laurel Mountain Road to Main Street to achieve LOS D or better.    

   



 

 

MM TRAF-9:  Old Mammoth Road/Sierra Nevada Road:  Eastbound and westbound right-
turn lanes shall be provided at the Sierra Nevada Road approaches to achieve LOS D or better. 

PUBLIC UTILITIES 
MM WW-1: During the review of an application by the MCWD for a wastewater permit, if 
deficiencies in local sewer lines resulting from the application would cause the denial of the sewer 
permit, the applicant shall install improvements that would comply with Division VII of the Sewer 
Code (as reviewed by the MCWD).  Where general deficiencies are identified, the Sanitary Sewer 
Code already provides for the collection of fees for sewer main lines, new laterals and other 
infrastructure.   

MM STRM-1: Potential peak surface runoff shall be determined for all private projects.  
Suitable infiltration or other containment systems, such as dry wells, galleries, or basins, shall be 
designed to reduce net runoff increase to existing conditions.  All infiltration devices shall be 
consistent with the Town Standards and shall be reviewed and approved by the Department of 
Public Works.  The property owner shall perform inspection twice a year (Spring and Fall) and 
after major storm events and shall provide any needed maintenance or cleanout. 

  



 

 

 
 
 
 
 
 
 
APPENDIX B – Vacant Multi-Family Zoned Parcels as of February 
2020 w/ a Base Density of 2-4 Units 
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Vacant Multi-Family Parcels
February 2020

Parcel Size Base Density
Allowed 
Density

0.139 12 1.67 Minimum size to round-up
0.167 12 2
0.223 12 2.67 Minimum size to round-up
0.250 12 3
0.306 12 3.67 Minimum size to round-up
0.333 12 4
0.389 12 4.67 Minimum size to round-up
0.417 12 5

APN Address Zoning LUD Parcel Size Base Density

033132002000 177 Joaquin Road RMF-1 HDR-1 0.229 2.75
033150038000 393 Manzanita Road RMF-1 HDR-1 0.229 2.75
033150039000 377 Manzanita Road RMF-1 HDR-1 0.230 2.76
033143014000 200 Lupin Street RMF-1 HDR-1 0.230 2.76
033131009000 154 Joaquin Road RMF-1 HDR-1 0.239 2.87
033121005000 60 Joaquin Road RMF-1 HDR-1 0.246 2.95
033123012000 54 Mono Street RMF-1 HDR-1 0.247 2.96
033132015000 118 Lupin Street RMF-1 HDR-1 0.253 3.03
033150036000 314 Manzanita Road RMF-1 HDR-1 0.261 3.13
033132020000 142 Lupin Street RMF-1 HDR-1 0.272 3.26
033150027000 414 Mono Street RMF-1 HDR-1 0.277 3.32
022322035000 2125 Old Mammoth Road RMF-1 HDR-1 0.304 3.65
022262049000 2014 Old Mammoth Road RMF-1 HDR-1 0.326 3.92
035160017000 362 Chaparral Road RMF-1 HDR-1 0.355 4.26
031071001000 196 Davison Road RMF-2 HDR-2 0.222 2.67
031071005000 136 Davison Road RMF-2 HDR-2 0.223 2.68
022370025000 47 Ski Trail RMF-2 HDR-2 0.224 2.69
033160009000 558 Lupin Street RMF-2 HDR-2 0.229 2.75
022262026000 1912 Old Mammoth Road RMF-2 HDR-1 0.235 2.82
031041014000 10 Davison Road RMF-2 HDR-2 0.238 2.85
033210031000 52 White Pine Drive RMF-2 LDR-2 0.244 2.93
033170005000 2604 Joaquin Road RMF-2 HDR-2 0.260 3.12
022350030000 19 Crawford Avenue RMF-2 HDR-2 0.381 4.58

Total 72
Additional Units at 
Double-Density

262
Additional Persons at 
Double-Density

14

11
14
14

11
11
11
11
11
11
11
11

4

11

3
3
3

3
4
4
3
3

3
3
3

11
11
11
11
113

3

3
3

11
11
11
11

3

3
3

Vacant w/ Base Density of 3 - 4 Units
Average Base Density Calculated for all Eligilbe Parcels w/ a Base Density of > 3 Units (excluding the Parcel *): 7 units

23 parcels - (14) RMF-1 parcels, (9) RMF-2 parcels

3

Additional Persons as a Result of 
Double-Density

(Assumed 3.47 persons 
per unit)

11

Rounded 
(Rounded down if ≤ 0.66)

3
3
3



Vacant Multi-Family Parcels
February 2020

Parcel Size Base Density
Allowed 
Density

0.139 12 1.67 Minimum size to round-up
0.167 12 2
0.223 12 2.67 Minimum size to round-up
0.250 12 3
0.306 12 3.67 Minimum size to round-up
0.333 12 4
0.389 12 4.67 Minimum size to round-up
0.417 12 5

APN Address Zoning LUD Parcel Size Base Density

022322034000 2109 Old Mammoth Road RMF-1 HDR-1 0.167 2.00
022322033000 2095 Old Mammoth Road RMF-1 HDR-1 0.167 2.01
033160048000 457 Joaquin Road RMF-1 HDR-1 0.169 2.03
033160034000 519 Joaquin Road RMF-1 HDR-1 0.174 2.09
033160005000 480 Lupin Street RMF-1 HDR-1 0.211 2.53
033160004000 466 Lupin Street RMF-1 HDR-1 0.211 2.53
031041023000 13 Davison Road RMF-2 HDR-2 0.198 2.37
022370012000 85 Ski Trail RMF-2 HDR-2 0.203 2.44

Total 16
Additional Units at 
Double-Density

56
Additional Persons at 
Double-Density

Rounded 
(Rounded down if ≤ 0.66)

Additional Persons as a Result of 
Double-Density

(Assumed 3.47 persons 
per unit)

8 Parcels - (6) RMF-1 parcels; (2) RMF-2 parcels

2
2
2
2
2
2
2
2

7
7
7
7
7
7
7
7

Vacant w/ Base Density of 2 Units
Average Base Density Calculated for all Eligilbe Parcels w/ a Base Density of > 2 Units (excluding the Parcel *): 6 units
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EXHIBIT “B” 
Resolution No. PEDC 2020-__ 

Case No. GPA 19-002 and ZCA 19-002 
 

PROPOSED GENERAL PLAN AMENDMENTS 
(shown below strikethrough for deleted text and underline for added text) 

General Plan Policy L.2.D. 

For housing development projects where all units are deed restricted for workforce housing, a density bonus 
may be granted in addition to any bonus granted pursuant to the State Density Bonus Law up to a combined 
bonus of twice the density identified for the designation in which the project is located. 

Encourage the development of workforce housing by offering a Town Density Bonus Program, in addition 
to the State density bonus program, that is flexible and adaptive and allows multi-family residential projects 
to construct up to twice the base density identified for the designation in which the project is located. 
Projects will be eligible to receive proportionately greater density bonuses, up to a maximum of twice the 
base density, in exchange for deed restricting a greater percentage of the base density units.  Density 
bonuses granted pursuant to this policy are mutually exclusive of density bonuses granted pursuant to the 
State Density Bonus Program (i.e., a developer can elect to utilize either the Town density bonus or the 
State density bonus, but not both). 

Action L.2.D.1: Amend the Zoning Code to implement the Town density bonus program and adopt 
a Town Density Bonus Program policy by Town Council resolution.  

 
 
General Plan Policy H.1.C.  

Allow for density bonuses for projects that provide deed-restricted workforce housing in accordance with 
State density bonus law and/or the Town density bonus programs. Projects that have applied for and 
received State, Town, or other housing-related density bonuses shall not be permitted to subsequently move 
or transfer qualifying units off-site. 
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EXHIBIT “C” 
Resolution No. PEDC 2020-__ 

Case No. GPA 19-002 and ZCA 19-002 
 

PROPOSED ZONING CODE AMENDMENTS 
(shown below strikethrough for deleted text and underline for added text) 

17.136.050 – On-Site Provision of Units 

D. Calculation of Project Density. On-site housing units provided pursuant to this Section shall not 
count towards the calculation of total project density (i.e., rooms per acre or units per acre) if all of 
the following conditions apply: 

1. 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; 

3. The applicable Floor Area Ratio (FAR) limit is not exceeded; 

4. The project has not applied for or received a State or Town housing density bonus pursuant to 
Chapter 17.138 or Chapter 17.140; and 

5. 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. 

In all other cases, total project density, inclusive of provided on-site housing units, shall not exceed the 
maximum density for the zone in which the project is located, except as permitted by the provisions of 
Chapter 17.138 (Town Density Bonus Program) or Chapter 17.140 (Affordable Housing Density 
Bonuses and Incentives - State Density Bonus Program). 

Pursuant to General Plan Policy L.2.D and Housing Element Action H.1.C.1, for housing development 
projects where all units are deed restricted for workforce housing, a density bonus may be granted in 
addition to any State housing density bonus pursuant to Chapter 17.140, up to a combined bonus of 
twice the density identified for the designation in which the project is located. The findings identified 
in Subsection D.4, above, shall be made by the Review Authority prior to granting a density bonus 
pursuant to this Subsection. 

 
 
Chapter 17.138 – Town Density Bonus Program 

17.138.010 - Purpose of Chapter 

A. Increase the supply of housing available to the workforce and encourage the development of units 
that are restricted to a range of affordability levels for persons working and living in the region; 

B. Promote the Town’s goal to add to, and preserve, the existing stock of workforce housing units 
within the town; and 

C. Maintain the physical condition and deed restriction of units produced through the provisions of 
this Chapter over time. 
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17.138.020 - Applicability 

A. Project Types. The following types of development projects shall be eligible for the Town Density 
Bonus Program: 

1. New multi-family residential projects that are located within a zoning district that allows 
Multi-Family Residential uses and have a base density of two or more dwelling units, 
regardless of the type of dwelling unit proposed (e.g., apartments, condominiums, etc.). 

2. Rehabilitation or additions to existing multi-family residential structures that are located 
within a zoning district that allows Multi-Family Residential uses and results in a net 
increase to the number of available residential units. Rehabilitation and addition projects 
shall be subject to the following: 

a. Any existing deed restricted units that are demolished as part of the project 
rehabilitation or addition shall be replaced with an equivalent deed restricted unit 
and the replacement unit shall remain subject to the existing deed restriction.  

b. An existing apartment complex that is proposed to be converted to 
condominiums as part of a project pursuant to this Chapter shall comply with 
Section 17.52.110 (Condominium Conversions).  

B. State Density Bonus Not Available. If a developer chooses to request density bonuses pursuant 
to the provisions of this Chapter, density bonuses granted pursuant to the State Density Bonus 
requirements described in Chapter 17.140 are not available. 

C. Housing Mitigation Requirements. Multi-family residential projects that receive a density bonus 
pursuant to this Chapter shall be required to mitigate their housing impacts for the non-deed 
restricted units in a manner consistent with the housing mitigation options identified in Chapter 
17.136 (Housing), unless the units are otherwise exempt pursuant to Section 17.136.100. 

17.138.030 – Administration and General Requirements 

A. Administrative Responsibility. The requirements and procedures of this Chapter shall be 
administered by the Department. The Council shall, by resolution, adopt a Town Density Bonus 
Program policy that: (1) establishes the percentages used in the “Eligibility Points Schedule for the 
Town Density Bonus”; (2) establishes the affordability levels and the eligibility requirements for 
each affordability level used in the “Eligibility Points Schedule for the Town Density Bonus;” (3) 
establishes the time frame for the periodic review of the Town Density Bonus Program required by 
Section 17.138.030.B; and (4) establishes the ownership unit and rental unit occupancy restrictions 
for the workforce housing units. The policy may be changed or modified only by resolution of the 
Council.    

B. Periodic Review. The Town Density Bonus Program shall be subject to periodic review by the 
Council to consider the impacts of the program and examine the cumulative impacts on the Town’s 
housing supply.   

C. Calculations. The following apply to the calculations used in the Town Density Bonus Program: 

1. Unit Types. When used in this Chapter, “Base Density Units” are the number of units that 
are equal to the maximum allowable density under the applicable zone and “Density Bonus 
Units” are those units that exceed the maximum allowable density under the applicable 
zone. 

2. Parcel Size. The parcel size used in the calculation of the base density shall be verified by 
staff by a review of a record of survey or review of the recorded deed. 
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3. Base Density Calculation. When the base density calculations result in a fraction or 
decimal (acreage multiplied by allowed density does not result in a whole number) and the 
fraction or decimal exceeds 66 percent of a unit, it shall be rounded up to the next higher 
whole number. When the fraction or decimal is 66 percent or less, it shall be rounded down 
to the next lower whole number. The base density shall be rounded either up or down based 
on the calculations described above prior to the determination of the maximum number of 
density bonus units that a project is eligible for.   

4. Deed Restricted Units Calculation. If the calculation for the required number of base 
density units that need to be restricted to qualify for the desired density bonus results in a 
fractional number, the required number of deed restricted units shall be rounded up to the 
next higher whole number.  

D. Permit Requirements 

1. A request for a density bonus, as described in this Chapter, shall require use permit 
approval in compliance with Chapter 17.68 (Use Permits). The use permit requirement 
does not apply to multi-family residential projects that meet all of the eligibility criteria for 
the Streamlined Ministerial Approval Process authorized by Government Code Section 
65913.4 and are instead subject to the Streamlined Multi-Family Review Process 
established by the Department in compliance with Government Code Section 65913.4.  

2. All multi-family residential projects of three units or more, inclusive of the base density 
units and the density bonus units, are subject to the design review requirements specified 
in Chapter 17.88 (Design Review). 

3. All multi-family residential projects are subject to the development and operational 
standards for multi-family residential projects specified in Section 17.52.210 (Multi-
Family Residential Projects). 

4. The granting of a density bonus and incentives or concessions pursuant to this Chapter 
shall not be interpreted, in and of itself, to require a General Plan amendment, Zoning Map 
amendment, Zoning Code amendment, or other discretionary approval. 

E. Application Requirements 

1. Application Filing. The applicant shall file with the Department the use permit application 
for a density bonus and other incentives or concessions in compliance with this Chapter 
either before, or concurrent with, other required discretionary project approvals (i.e., 
tentative map, design review, variance, etc.). 

2. Application Contents. An application shall include all of the following information in 
addition to the standard use permit requirements: 

a. A detailed development plan and description of the proposed project, including, 
but not limited to, information on the number, type, size, tenure, number of 
bedrooms, and proposed deed restriction level for each and every unit within the 
development. 

b. The type of density bonus incentive or concession requested, of those listed in 
Section 17.138.050.A, and an explanation as to why the incentive or concession 
is the minimum departure from the requirements of the Zoning Code necessary 
to make the project feasible. 

c. If more than one incentive or concession is requested in compliance with Section 
17.138.050.B, the type of additional incentive or concession requested, of those 
listed in Section 17.138.050.A, together with a statement as to why the project 
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is eligible for the additional incentives or concessions. Eligibility for the 
additional incentive or concession may be shown by establishing that the project 
will either: (1) provide a greater number of deed restricted units than otherwise 
required; (2) provide a greater or longer term deed restriction than otherwise 
required; or (3) meet other applicable Housing Element goals or policies. 

d. Any alternative incentive or concession being requested in compliance with 
Section 17.138.050.C, together with a statement as to why the alternative 
incentive or concession is necessary. The request shall demonstrate that due to 
the particular characteristics of the project site, the alternative incentive or 
concession is necessary to make the project feasible;  

e. A snow storage management plan if requesting a reduction in the required snow 
storage areas in compliance with Section 17.138.050.D;  

f. Evidence of the parcel size to allow for the determination of the base density; 
and 

g. Any other information deemed necessary by the Director to allow a complete 
evaluation of the application.  

F. Livability Standards. Units built under the Town’s Density Bonus Program shall meet the 
minimum Amenity and Design Standards, as adopted by Council resolution, as it may be amended 
from time to time. 

G. Transient Rentals Prohibited. Transient rentals (i.e., rental of a unit for a term of 30 days or less) 
shall be prohibited for all units within a project that receives a density bonus pursuant to this 
Chapter. This prohibition is inclusive of the base density units and the density bonus units.  

17.138.040 - Town Density Bonus 

The amount of a residential density bonus a project is eligible for shall be determined in accordance with 
this Section. The foundation of the Town Density Bonus Program is that projects will earn points through 
the provision of deed restricted workforce housing units and the amount of points required for the desired 
density bonus is based on the size of the density bonus requested. The larger the density bonus request (up 
to a maximum of twice the allowed density), the more workforce housing that a project must provide to 
receive the bonus.   

A. Determination of Bonuses. Projects identified as eligible project types in Section 17.138.020.A 
shall be eligible for a residential density bonus, up to a maximum of twice the allowed density, in 
accordance with the following procedures.   

1. Eligibility Points Required. The number of Eligibility Points required, up to a maximum 
of 100, for the desired density bonus is calculated according to the following formula. If 
the Eligibility Points calculation results in a number that is not a factor of five, the number 
of points required shall be rounded up to the next multiple of five. 

(𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵 𝑅𝑅𝑅𝑅𝑅𝑅𝐵𝐵𝑅𝑅𝐵𝐵𝑅𝑅𝑅𝑅𝑅𝑅)/(𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵 𝐼𝐼𝐵𝐵𝐼𝐼𝐼𝐼𝑅𝑅𝐼𝐼𝑅𝑅𝐵𝐵𝑅𝑅)  𝑥𝑥 100 = 𝑃𝑃𝐵𝐵𝑃𝑃𝐵𝐵𝑅𝑅𝐵𝐵 𝑅𝑅𝑅𝑅𝑅𝑅𝐵𝐵𝑃𝑃𝐼𝐼𝑅𝑅𝑅𝑅 
(rounded up to the next multiple of five if the calculation results in a  

number that is not a factor of five) 

For example, a project with a base site density of 4 units that wants to build a 6-unit project 
would be required to generate 50 points to obtain the 2-unit density bonus. 

((6 − 4))/((8 − 4))  𝑥𝑥 100 = 50 𝑃𝑃𝐵𝐵𝑃𝑃𝐵𝐵𝑅𝑅𝐵𝐵 
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Variables used in the Eligibility Points calculation: 

a. Bonus Requested: The amount of residential density requested for the project 
above the maximum base site density (i.e., the maximum base site density 
subtracted from the total number of units requested). 

b. Bonus Increment: The difference between the maximum density with the bonus 
allowed and the maximum base site density (i.e., the maximum base site density 
subtracted from the maximum site density with the bonus). 

2. Application of the Eligibility Points. All of the Eligibility Point requirements shall be 
fulfilled by deed restricting to workforce housing a percentage of the base density units 
that is proportional to the density bonus requested. The required percentages that 
correspond to the Eligibility Points for each affordability level shall be established in the 
“Eligibility Points Schedule for the Town Density Bonus” adopted by Council resolution 
in the Town Density Bonus Program policy.  

Project proponents have the option to select which affordability level the units are restricted 
to; however, the percentage of units required to be deed restricted shall increase as the 
affordability level decreases.   

For example, to generate the 50 points required for the desired density bonus from the 
above example, the project would be required to deed restrict the percentage of base density 
units specified in one of the Affordability Level columns to the right of the “50” Eligibility 
Points Awarded row in the “Eligibility Points Schedule for the Town Density Bonus” 
adopted by Council resolution in the Town Density Bonus Program policy.  

B. Income Level Categories. The affordability level categories used in the “Eligibility Points 
Schedule for the Town Density Bonus” shall be established by Council resolution and be 
periodically reviewed and updated. The affordability level categories can range from “Low Income 
Households” (i.e., households earning 80% or below of the AMI) to “Occupant Restricted 
Households” (i.e., required to be their principal place of residence and be employed in either Mono 
or Inyo County, or be retired). Additional affordability levels that are in between “Low Income 
Households” and “Occupant Restricted Households” may be established by the Council. The 
eligibility requirements for each affordability level shall be established by Council resolution in the 
Town Density Bonus Program policy, as it may be amended from time to time.  

17.138.050 - Incentives and Concessions 

A. Allowed Incentives and Concessions. Multi-family residential projects that receive a density 
bonus pursuant to this Chapter shall be eligible to receive one of the following incentives or 
concessions: 

1. An increase in the allowable lot coverage; 

2. Up to a 20% reduction in setbacks; 

3. Up to a 25% reduction of the required number of guest-parking spaces; 

4. Up to a 10% increase in the maximum permitted structure height;  

5. A reduction or elimination of one of the multi-family residential development and 
operational standards specified in Section 17.52.210 (Multi-Family Residential Projects); 
or 

6. Approval of mixed-use zoning not otherwise allowed by this Zoning Code in conjunction 
with the housing development if non-residential land uses will reduce the cost of the 
housing development, and the non-residential land uses are compatible with the housing 
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project and the existing or planned development in the area where the project will be 
located.  

B. Additional Incentives or Concessions. The review authority my grant two or more incentives or 
concessions under this Subsection if the applicant demonstrates that the project will either: (1) 
provide a greater number of deed restricted units than otherwise required; (2) provide a greater or 
longer term deed restriction than otherwise required; or (3) meet other applicable Housing Element 
goals or policies. 

C. Alternative Incentives or Concessions. An applicant eligible for an incentive or concession under 
this Subsection may submit a request for an incentive or concession different than those specified 
above if the incentive or concession will result in identifiable, financially sufficient, and actual cost 
reductions, subject to review and approval by the review authority.  

D. Snow storage. Multi-family residential projects that receive a density bonus pursuant to this 
Chapter shall be eligible for a reduction of the required snow storage areas if the property owner 
commits to haul on-site snow from the property to an approved off-site snow storage area in 
accordance with Section 17.36.110.B.3.a, as it may be amended from time to time, provided that 
the interim snow storage areas do not interfere with any the required parking areas. The burden of 
the costs for the hauling of on-site snow to an off-site location shall not be passed onto the deed 
restricted units. The allowance for snow hauling shall not be considered to be an incentive or 
concession for the purposes of this Subsection.  

17.138.060 - Findings and Conditions of Approval  

A. Required Findings. In addition to the use permit findings required by Section 17.68.050, a use 
permit for a project receiving a Town density bonus pursuant to this Chapter shall be approved only 
if all of the following additional findings can be made: 

1. The proposed project will generate a sufficient number of Eligibility Points required for 
the bonus amount requested. 

2. The proposed project is compatible with the surrounding neighborhood with regards to 
building scale, form, materials, and street orientation. 

3. The incentive or concession is required in order to make the project feasible and the 
incentive or concession requested is the minimum departure from the requirements of this 
Zoning Code necessary to make the housing project feasible.  

B. Required Conditions of Approval. In addition to any other required conditions of approval, all of 
the following conditions shall apply to all use permits that are granted for a project receiving a 
Town density bonus pursuant to this Chapter: 

1. Before a certificate of occupancy is issued for a project, the applicant shall certify to the 
Director that the Eligibility Points upon which the project’s residential density bonus was 
based have been achieved. To satisfy this condition, evidence shall be provided that a 
Workforce Housing Agreement that is consistent with Section 17.138.090 has been 
recorded against the property and that the required number of deed restrictions at the agreed 
upon affordability level have been recorded against the property. The Town shall be named 
as a party in the Workforce Housing Agreement and all subsequent deed restrictions.  

2. Before a certificate of occupancy is issued for a project, the applicant shall provide 
evidence to the Town that transient rentals are prohibited for all units within the 
development. Evidence shall consist of a deed and/or use restriction prohibiting transient 
rentals that has been recorded against all units within the development.  
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3. The total number of deed restricted units required for the density bonus shall not be reduced 
or otherwise eliminated without the approval of the review authority. To grant such 
approval, the review authority must find that there is a corresponding reduction in density.  

17.138.070 – Ownership Unit Occupancy and Long-Term Restrictions 

Each workforce housing ownership unit that qualified the project for a density bonus and other incentives 
and/or concessions pursuant to this Chapter shall comply with all of the requirements of this Section.  

A. Ownership Unit Occupancy Requirements.  

1. Eligibility Requirements. Except as provided in Section 17.138.070.A.1.c, a workforce 
housing ownership unit shall be sold, and to the extent required by Subsection C, resold, 
only to a household certified by the Town, or its designee, as meeting the eligibility 
requirements designated by the terms of the project approval, and which also comply with 
all of the following requirements: 

a. The purchaser shall be a Qualified Household, as that term is defined in the Town 
Density Bonus Program policy. 

b. The purchaser shall be a Qualified Resident, as that term is defined in the Town 
Density Bonus Program policy and shall occupy the unit as his or her principal 
place of residence and may not rent the unit in its entirety to another party, except 
as provided in Section 17.138.080.A.1.c. 

c. In the event that the purchaser no longer resides in the unit as their principal 
place of residence or the unit is owned as an investment property for rental 
purposes, the workforce housing ownership unit shall then be considered to be a 
workforce housing rental unit and be subject to the requirements specified in 
Section 17.138.080. Transition from an ownership unit to a rental unit shall 
require prior approval from the Town, or its designee. 

2. Buyer Certification and Selection. Workforce housing units shall be sold, and to the 
extent required by Subsection C, resold, only to households certified by the Town, or its 
designee, as satisfying the eligibility requirements specified in Section 17.138.070.A.1, 
above, and in compliance with all of the following requirements: 

a. Initial buyers eligible to purchase workforce housing units shall be selected by 
the Developer, as that term is defined in the Town Density Bonus Program 
policy, in compliance with a marketing plan approved, in advance, by the Town, 
or its designee. Developer shall use commercially reasonable efforts to market 
the units to Qualified Residents. Prior to initial marketing of the units, Developer 
shall provide the Town copies of its marketing and outreach plan which the 
Town shall approve or disapprove within thirty (30) days of receipt. Subsequent 
buyers shall be verified by the Town, or its designee, that they are in compliance 
with the approved marketing plan and the Town Density Bonus Program policy. 

b. The marketing plan shall identify and detail the process to be used for the 
marketing and sale of the workforce housing units to Qualified Households. 

3. Preferences. Preferences in the sale of workforce housing units shall be given first to 
persons currently employed in either Mono or Inyo County that meet the Qualified 
Resident criteria specified in the Town Density Bonus Program policy, and then to current 
Mono or Inyo County residents, to the extent allowed by law.  

B. Ownership Units – Sales Price Restrictions. Workforce housing ownership units that are 
restricted to a specific affordability level in the terms of the project approval shall be offered at 
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sales prices that are considered affordable to the specified affordability level, as those affordability 
levels are defined in the Town Density Bonus Program policy. The Town, or its designee, shall 
establish the maximum sales prices for each of these income categories based upon the income 
limits that the California Department of Housing and Community Development (HCD) issues 
annually for Mono County. 

C. Workforce Housing Agreement Required.  

1. The Town shall record a Workforce Housing Agreement consistent with the terms in 
Section 17.138.090 with the Qualified Resident concurrently with the recording of each 
grant deed transferring title to a workforce housing unit subject to this Section to a 
Qualified Household. The Workforce Housing Agreement shall provide the Town, for the 
term specified in Subparagraph D.5, below, with a first right to purchase the unit upon 
resale. 

2. The Workforce Housing Agreement shall permit the Town to assign its rights to purchase 
the units under that Agreement to a Qualified Household to purchase the unit. 

3. In all cases where the Town exercises its rights to purchase the units, the units shall be 
conveyed to, or purchased by, a Qualified Household in compliance with the designation 
of the unit in the project approvals and as determined by the Town in compliance with the 
Town Density Bonus Program policy. 

4. The Workforce Housing Agreement for each unit shall reserve the unit for purchase by the 
Town or its assignee and for resale only to Qualified Households, as defined by this Section 
and the project approvals, for a minimum of 55 years, or for a longer period if required by 
the project approvals. A new term shall commence on the recording date of each new 
Workforce Housing Agreement recorded concurrently with a grant deed transferring title 
of the designated unit to a Qualified Household. 

D. Administrative Fees. The Town, or its designee, may collect an administrative fee, as the Town 
may establish from time to time, at close of escrow of the sale and resale of each workforce housing 
ownership unit, to recover the costs of its obligations under this Section.  

17.138.080 – Rental Unit Occupancy and Long-Term Restrictions 

Each workforce housing rental unit that qualified the project for a density bonus and other incentives and/or 
concessions pursuant to this Chapter shall comply with all of the requirements of this Section.  

A. Rental Unit – Occupancy Requirements. 

1. Eligibility Requirements. A workforce housing rental unit shall be rented only to a 
household certified by the Town, or its designee, as meeting the eligibility requirements 
designated by the terms of the project approval, and which also comply with all of the 
following requirements: 

a. The unit shall be rented by a Qualified Household, as that term is defined in the 
Town Density Bonus Program policy.  

b. At least one (1) occupant of the unit shall be a Qualified Resident, as that term 
is defined in the Town Density Bonus Program policy, and shall occupy the unit 
as his or her principal place of residence.  

c. If the workforce housing rental unit is restricted to a specific affordability level 
in the terms of the project approvals, the annual household income, adjusted for 
household size, shall be required to be equal to or less than the income limits 
established in the Town Density Bonus Program policy for the applicable 
affordability level. 
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2. Tenant Certification and Selection. Workforce housing rental units shall be rented only 
to households certified by the Town, or its designee, as satisfying the eligibility 
requirements specified in Section 17.138.080.A.1, above. Developer, as that term is 
defined in the Town Density Bonus Program policy, shall use commercially reasonable 
efforts to market the units to Qualified Residents. Prior to initial marketing of the units, 
Developer shall provide the Town copies of it marketing and outreach plan which the Town 
shall approve or disapprove within thirty (30) days of receipt. The marketing plan shall 
identify and detail the process to be used for the marketing of the workforce housing rental 
units to Qualified Residents. 

3. Preferences. Preference in the rental of workforce housing units shall be given first to 
persons currently employed in either Mono or Inyo County that meet the Qualified 
Resident criteria specified in the Town Density Bonus Program policy, and then to current 
Mono or Inyo County residents, to the extent allowed by law. 

B. Workforce Housing Rental Unit Restrictions. Each workforce housing rental unit that is 
restricted to a specific affordability level in the terms of the project approval shall be offered at a 
rent level that is considered affordable to the specified affordability level as defined in the Town 
Density Bonus Program policy. The maximum rental rates shall be established annually by the 
Town, or its designee, based upon the income limits that the California Department of Housing and 
Community Development (HCD) issues annually for Mono County. A utility allowance will be 
deducted from the maximum affordable rent so that the monthly housing costs (rent plus tenant-
paid utilities) do not exceed thirty percent of the area median income for the specified affordability 
level, as established by HCD, adjusted for assumed household size.  

C. Term of Rental Restrictions. Each required workforce housing unit shall be reserved for Qualified 
Households for a minimum of 55 years, or for a longer period if required by the project approvals. 
The rental restriction term shall commence on the date of issuance of the certificate of occupancy 
for the workforce housing unit. 

D. Rental Unit Monitoring. The Town, or its designee, shall monitor the rental of workforce housing 
units for compliance with the Workforce Housing Agreement and the provisions of this Chapter. 
On an annual basis, the Town, or its designee, may collect a monitoring fee, as the Town may 
establish from time to time, for the monitoring of each rental unit subject to the Workforce Housing 
Agreement, to recover the costs of its obligations under this Section. 

17.138.090 – Workforce Housing Agreement 

A. Agreement Required. The obligations assumed by an applicant or property owner in exchange for 
the density bonus in compliance with this Chapter shall be secured by a recorded Workforce 
Housing Agreement executed by the property owner and the Town, and recorded before the 
recordation of a final map or issuance of the first building permit for the designated dwelling units, 
whichever occurs first. The agreement shall be in a form approved by the Department and Town 
Attorney and shall be consistent with any construction or mortgage financing assistance program, 
mortgage insurance program, rental subsidy program, or other similar grant program requirements 
or terms. The agreement shall be binding on all future owners, developers, and/or successors-in-
interest for the specified term. 

B. Agreement Contents. A Workforce Housing Agreement shall contain provisions that implement 
all requirements of this Chapter, as applicable to the specific project. The agreement shall also 
include the following provisions, and/or any additional requirements required by the review 
authority.  
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1. Occupancy Standards. The agreement shall include provisions that specify: 

a. If restricted to a specific affordability level, the income eligibility criteria for 
defining housing unit affordability; 

b. If restricted to a specific affordability level, the actual affordable sales prices or 
rents for affordable units, as determined by the Town, or its designee, in 
accordance with this Chapter. The agreement shall also provide that the Town 
may from time to time revise the sales prices and rent limits in response to 
changes in income limits, monthly housing costs, and the real estate market. 
Monthly housing costs for workforce housing ownership units shall include 
mortgage payments, property taxes, homeowners insurance and, as applicable, 
homeowner’s association dues and primate mortgage insurance. Monthly 
housing costs for workforce housing rental units shall include the rent plus any 
tenant-paid utilities; 

c. Criteria for the certification and selection of buyers or renters, as applicable. 

2. Sale, Resale, and Rental Restrictions. The agreement shall include provisions that 
specify: 

a. A guarantee of sale or rent to Qualified Households, as that term is defined by 
the Town Density Bonus Program policy, and continued availability of all units 
designated as workforce housing units for a minimum of 55 years, or for a longer 
term if required by the project approvals. 

b. For units that will be workforce housing ownership units, a provision restricting 
the sale of the workforce housing ownership unit to Qualified Households, as 
that term is defined by the Town Density Bonus Program policy.  

c. For units that will be purchased as investment properties for rental purposes, a 
provision restricting the rental of the unit to Qualified Households, as that term 
is defined by the Town Density Bonus Program policy; and 

d. A provision that the sale of a dwelling designated as a Workforce Housing Unit 
shall include an assignable Workforce Housing Agreement granting the Town, 
or its designee, the first right of refusal to purchase the unit at the time of 
subsequent sale as specified in the Town Density Bonus Program policy. 

3. Fees. The agreement shall include a provision that the Town, or its designee, receive all 
applicable fees as may be established by Resolution of the Council from time to time, 
including, but not limited to, monitoring fees for rental units and administrative fees at sale 
and resale of ownership units subject to this Chapter.  

4. Enforcement and Recovery of Costs. The agreement shall include a provision that 
provides for enforcement of the agreement by the Town and that entitles the Town to 
recover reasonable attorney’s fees (including Town Attorney fees), investigation and 
litigation expenses, and any related staff costs associated with enforcing the Agreement.  

 
 
Chapter 17.140 – Affordable Housing Density Bonuses and Incentives - State Density Bonus Program 

17.140.010 – Purpose of Chapter 

As required by State law, this chapter offers density bonuses and incentives or concessions for the 
development of housing that is affordable to the types of households and qualifying residents identified in 
Section 17.140.020 (Eligibility for Bonus, Incentives, or Concessions), below. This Chapter is intended to 
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implement the requirements of Government Code Section 65915 et seq., or as may be amended, and the 
Housing Element of the General Plan. The bonuses for affordable housing in this Chapter are distinguished 
from, and are mutually exclusive of, other density bonuses available to projects that provide workforce 
housing pursuant to the Town density bonus program described in Chapter 17.138. Developers may apply 
for a density bonus and other incentives, if eligible, pursuant to either Chapter 17.138 or this Chapter, but 
not both.  

 
 

Chapter 17.148 – Definitions 

Affordable Housing Concession or Incentive. A development incentive or concession that shall be 
provided to a qualifying development in accordance with Chapter 17.138 or Chapter 17.140 and State 
Housing Density Bonus law (Government Code 65915 et. seq.). 

Affordable Housing Density Bonus – State 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). 

Town Density Bonus. A density increase for eligible multi-family residential projects over the otherwise 
maximum allowable residential density under the applicable zone and designation of the Land Use Element 
in accordance with the provisions of Chapter 17.138 (Town Density Bonus Program). 
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EXHIBIT “D” 
Resolution No. PEDC 2020-__ 

Case No. GPA 19-002 and ZCA 19-002 
 

TOWN DENSITY BONUS PROGRAM POLICY  



Resolution No. 2020-__ 
Effective Date: TBD 

Revised: NA 
 

 

Mammoth Lakes Workforce Housing  
Town Density Bonus Program Policy 
1. Purpose and Scope 
The purpose of this policy is to establish procedures for the implementation of the Town Density Bonus 
Program in accordance with Municipal Code Chapter 17.138. The policy shall be adopted by Town Council 
resolution and shall only be changed or modified by a subsequent resolution adopted by the Town 
Council.  

2. Definitions 
Affordability Level Category. The categories used in the Eligibility Points Schedule for the Town Density 
Bonus. These categories establish the occupancy requirements and the affordability levels for the Deed 
Restrictions and shall be defined as follows: 

a) Low-Income Household. A Qualified Household occupied by a Qualified Resident as his or her 
Principal Place of Residence and whose annual household income does not exceed 80 percent 
of the Area Median Income (AMI) for Mono County, adjusted for household size, as published 
and periodically updated by the California Department of Housing and Community 
Development (HCD) pursuant to Sections 50079.5 and 50052.5 of the California Health and 
Safety Code.1 

b) Moderate-Income Household. A Qualified Household occupied by a Qualified Resident as his 
or her Principal Place of Residence and whose annual household income does not exceed 120 
percent of the Area Median Income (AMI) for Mono County, adjusted for household size, as 
published and periodically updated by the California Department of Housing and Community 
Development (HCD) pursuant to Sections 50079.5 and 50052.5 of the California Health and 
Safety Code.1 

c) Middle-Income Household. A Qualified Household occupied by a Qualified Resident as his or 
her Principal Place of Residence and whose annual household income does not exceed 150 
percent of the Area Median Income (AMI) for Mono County, adjusted for household size, as 
published and periodically updated by the California Department of Housing and Community 
Development (HCD) pursuant to Sections 50079.5 and 50052.5 of the California Health and 
Safety Code.1 

d) Occupancy-Restricted Household. A Qualified Household occupied by a Qualified Resident as 
his or her Principal Place of Residence.  

Base Density Units. The number of units that are equal to the maximum allowable density under the 
applicable zone.  

Deed Restriction. A recorded contract entered into between the Town, or its designee, and the owner 
or purchaser of real property identifying the conditions of occupancy and resale. 

Density Bonus Units. Those units that exceed the maximum allowable density under the applicable 
zone.  

 
1 The income limits are posted by HCD here: https://www.hcd.ca.gov/grants-funding/income-limits/state-and-
federal-income-limits.shtml 

https://www.hcd.ca.gov/grants-funding/income-limits/state-and-federal-income-limits.shtml
https://www.hcd.ca.gov/grants-funding/income-limits/state-and-federal-income-limits.shtml
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Developer. The owner of real Property that is the subject of the project and any successor(s) in interest 
to Developer, as the fee title owner of the Property.   

Eligibility Points Schedule for the Town Density Bonus. The schedule establishing the percentage of 
Base Density Units that are required to be Deed Restricted to a specific Affordability Level Category to 
qualify for the necessary amount of Eligibility Points for the desired density bonus.  

Eligibility Points. The number of points, calculated pursuant to the formula in Municipal Code Section 
17.138.040.A, required to be earned by an applicant for a Workforce Housing project to establish 
eligibility for a Town Density Bonus. Eligibility Points are earned through the provision of Workforce 
Housing Units at an affordability level consistent with those specified in the Affordability Level 
Categories.  

Principal Place of Residence. The dwelling in which one’s habitation is fixed and to which a person, 
whenever he or she is absent, has a present intention of returning after an absence therefrom. In 
determining what is a principal place of residence, the Town and Developer may consider, without 
limitation: location of business pursuits; employment and income sources; residence for tax purposes; 
residence of parents, spouse, and children, if any; location of personal property; motor vehicle 
registration; and voter registration.  

Property. The real property that is the subject of the project.  

Qualified Household. One (1) Qualified Resident or group of persons that contains at least one (1) 
Qualified Resident (who must sign the Unit lease as a tenant). A Qualified Household may have 
occupants that are not Qualified Residents (and who may also sign the Unit lease as tenants) as long as 
at least one (1) occupant who has signed the lease is a Qualified Resident. 

Qualified Resident. A person that is any of the following: 
a) A natural person who works an average of 30 hours or more per week at a business located 

within the boundaries of Mono or Inyo County that holds a valid and current business license, 
or pays sales taxes, or is otherwise generally recognized as a legitimate business, or has a bona 
fide job offer from a business located within the boundaries of Mono or Inyo County. For 
example if a person worked 60 hours per week for one half of the year at such a business within 
the boundaries of Mono or Inyo County, and worked elsewhere for the other half of the year, 
such person would constitute a Qualified Resident. 

b) A natural person who at the time of application for a Unit lives within the boundaries of Mono 
or Inyo County. 

Town Density Bonus Program Policy. The policy adopted by Town Council resolution implementing the 
Town Density Bonus Program.  

Town Density Bonus. A density increase for eligible multi-family residential projects over the otherwise 
maximum allowable residential density under the applicable zone and designation of the Land Use 
Element in accordance with the provisions of Chapter 17.138 (Town Density Bonus Program). 

Unit. Each of the residential units constructed within a project on the Property.  

Workforce Housing Agreement. A legally binding agreement between a Developer and the Town to 
ensure the continued protection of the workforce housing units required by Chapter 17.138 persists 
and the units are maintained in accordance with Chapter 17.138. 
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Workforce Housing Ownership Unit. A Unit within a Property that will be occupied by an owner who 
is a Qualified Resident. 

Workforce Housing Rental Unit. A unit within a Property that will be occupied by a tenant who is a 
Qualified Resident.  

Workforce Housing. Housing that is restricted for rent or purchase by individuals and households 
working in the community of Mammoth Lakes. Workforce Housing is Affordable Housing for workers.  

3. Review Period 
The Town Density Bonus Program shall be reviewed one (1) year from the date of adoption of the 
Ordinance establishing Municipal Code Chapter 17.138 (Town Density Bonus Program). The review shall 
be completed by the Town Council and shall consider the impacts of the program and examine the 
cumulative impacts on the Town’s housing supply. 

4. Determination of Bonus 
Projects will earn points through the provision of deed restricted workforce housing units and the amount 
of points required for the desired density bonus is based on the size of the density bonus requested. The 
larger the density bonus request (up to a maximum of twice the allowed density), the more workforce 
housing that a project must provide to receive the bonus. 

See Attachment 1 for a comprehensive view of the Town Density Bonus calculation process.  

A) Determination of Base Site Density and Maximum Site Density 
i. To determinate the base site density, multiply the gross lot area for the Property by the underlying 

base density for the zone in which the Property is located.  
a. Pursuant to Municipal Code Section 17.138.030.C.3, base site density calculations that 

result in a fraction or decimal shall be rounded up if the fraction or decimal exceeds 66 
percent of a unit and shall be rounded down if the fraction or decimal is 66 percent or 
less.  

b. Base site density shall be rounded either up or down based on the size of the fraction or 
decimal prior to the determination of the maximum number of density units that a project 
is eligible for. 

ii. To determine the maximum site density allowed, multiply the rounded base site density 
established in the prior step by 2, thereby establishing the double-density maximum. 

Base Density Calculation Example: 

Example Project:  
A multi-family project located on a 0.33-acre parcel in the RMF-1 zone, which has a base density of 12 
units/acre. 
Base Site Density: 
 
Maximum Site Density: 

0.33 acres x 12 units/acre = 3.96 units which rounds up to 4 units 
(rounds up since the decimal exceeds 0.66) 

4 units x 2 = 8 units 

B) Eligibility Point Required 
The number of Eligibility Points required, up to a maximum of 100, for the desired density bonus is 
calculated according to the following formula. If the Eligibility Points calculation results in a number that 
is not a factor of five, the number of points required shall be rounded up to the next multiple of five. 

𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵 𝑅𝑅𝑅𝑅𝑅𝑅𝐵𝐵𝑅𝑅𝐵𝐵𝑅𝑅𝑅𝑅𝑅𝑅
𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵 𝐼𝐼𝐵𝐵𝐼𝐼𝐼𝐼𝑅𝑅𝐼𝐼𝑅𝑅𝐵𝐵𝑅𝑅

 𝑥𝑥 100 = 𝑃𝑃𝐵𝐵𝑃𝑃𝐵𝐵𝑅𝑅𝐵𝐵 𝑅𝑅𝑅𝑅𝑅𝑅𝐵𝐵𝑃𝑃𝐼𝐼𝑅𝑅𝑅𝑅 
(rounded up to the next multiple of five if the calculation results in a number that is not a factor of five) 
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Bonus Requested: The amount of residential density requested for the project above the 
maximum base site density (i.e., the maximum base site density subtracted from the total number 
of units requested). 
Bonus Increment: The difference between the maximum density with the bonus allowed and the 
maximum base site density (i.e., the maximum base site density subtracted from the maximum 
site density with the bonus). 

Town Density Bonus Project Example: 

The multi-family project located on a 0.33-acre parcel in the RMF-1 zone proposes to build 6 units, 
which exceeds the maximum base density of 12 units/acre (4 units/acre is an equivalent density on a 
0.33 acres site) by 2 units. To grant the density bonus of 2 units, the project would need to generate 50 
points (see calculations below).  
Project: 
Site Density: 
 
Bonus Requested: 
Bonus Increment: 
Eligibility Points Required: 

6-unit multi-family development 
12 units/acre; up to 24 units/acre w/ a double-density bonus  

(4 units/acre is an equivalent density for a 0.33 acre site) 
(Units Requested less “Base” Site Density) = 6 – 4 = 2 
(“Maximum” Site Density less “Base” Site Density) = 8 – 4 = 4 
(Bonus Requested ÷ Bonus Increment) x 100 = (2 ÷ 4) x 100 = 50 Points 

(rounded up to the next multiple of five if the calculation results in a 
number that is not a factor of five) 

C) Application of Eligibility Points 
All of the Eligibility Point requirements shall be fulfilled by deed restricting to workforce housing a 
percentage of the base density units that is proportional to the density bonus requested. Proportionality 
shall be determined by the percentages in Table 1 - Eligibility Points Schedule for the Town Density Bonus, 
as they may be adjusted from time to time by the Town Council. The percentages required for each 
Affordability Level Category column correspond to the Eligibility Points row in Table 1 - Eligibility Points 
Schedule for the Town Density Bonus.  

Project proponents have the option to select which affordability level the units are restricted to; however, 
the percentage of units required to be deed restricted shall increase as the affordability level decreases.  

Pursuant to Municipal Code Section 17.138.030.C.4, if the calculation for the required number of base 
density units that need to be restricted to qualify for the desired density bonus results in a fractional 
number, the required number of deed restricted units shall be rounded up to the next higher whole 
number.  

Town Density Bonus Project Example: 

The Developer of the example project could earn the 50 Eligibility Points needed for the two (2) 
additional units by deed restricting the applicable percentage of base density units for any one 
affordability level (Refer to Table 1 for the required percentages). 
To earn 50 Eligibility Points, refer to “50 Points” row in Table 1 and then to the corresponding 
Affordability Level Category and then multiply the specified percentage by the Base Site Density to 
determine the required number of units to be restricted: 

Low-Income Household: 
Moderate-Income Household: 
Middle-Income Household: 
Occupancy-Restricted Household:  

30% x 4 units = 1.2 units which rounds up to 2 units 
40% x 4 units = 1.6 units which rounds up to 2 units 
50% x 4 units = 2 units 
60% x 4 units = 2.4 units which rounds up to 3 units 



 

 

Page 5 of 6 

TABLE 1: ELIGIBILITY POINTS SCHEDULE FOR THE TOWN DENSITY BONUS 

 

5. Granting of the Density Bonus 
For a project to be granted a Town Density Bonus in accordance with the Town Density Bonus Program, 
the Developer shall enter into a Workforce Housing Agreement that is consistent with the terms outlined 
in Municipal Code Section 17.138.090. The Agreement shall include, amongst the other required contents, 
the required number of units to be restricted, the affordability level to which the units will be restricted 
to, and the term for which the units will be restricted. The Agreement shall be recorded against the 
Property prior to the recordation of the final map or issuance of the building permit for the designated 
Units.  
 
  

Points 
Awarded 

AFFORDABILITY LEVEL CATEGORY 

Low-Income  
(41% - 80%) 

Moderate-Income  
(81% - 120%) 

Middle-Income  
(121% - 150%) 

Occupancy 
Restricted  

(No Income Limits) 

EL
IG

IB
IL

IT
Y 

PO
IN

TS
 

5 7.5% 17.5% 27.5% 37.5% 
10 10.0% 20.0% 30.0% 40.0% 
15 12.5% 22.5% 32.5% 42.5% 
20 15.0% 25.0% 35.0% 45.0% 
25 17.5% 27.5% 37.5% 47.5% 
30 20.0% 30.0% 40.0% 50.0% 
35 22.5% 32.5% 42.5% 52.5% 
40 25.0% 35.0% 45.0% 55.0% 
45 27.5% 37.5% 47.5% 57.5% 
50 30.0% 40.0% 50.0% 60.0% 
55 32.5% 42.5% 52.5% 62.5% 
60 35.0% 45.0% 55.0% 65.0% 
65 37.5% 47.5% 57.5% 67.5% 
70 40.0% 50.0% 50.0% 70.0% 
75 42.5% 52.5% 62.5% 72.5% 
80 45.0% 55.0% 65.0% 75.0% 
85 47.5% 57.5% 67.5% 77.5% 
90 50.0% 60.0% 70.0% 80.0% 
95 52.5% 62.5% 72.5% 82.5% 

100 55.0% 65.0% 75.0% 85.0% 



TOWN DENSITY BONUS CALCULATOR

Directions for Use:
1. Enter gross lot area, calculated in acres
2. Enter requested number of units, not to exceed twice the base density

Gross Lot Area (in acres) 0.33 acres Low-Income
(41% - 80%)

Moderate-
Income

(81% - 120%)

Middle-Income
(121% - 150%)

Occupancy 
Restricted

Base Site Density (12 units/acre) 3.96 12 units/acre 5 7.5% 17.5% 27.5% 37.5%
Rounds Up Since its > 0.66 4 10 10.0% 20.0% 30.0% 40.0%

15 12.5% 22.5% 32.5% 42.5%
Requested No. of Units 6 18 units/acre 20 15.0% 25.0% 35.0% 45.0%

25 17.5% 27.5% 37.5% 47.5%
30 20.0% 30.0% 40.0% 50.0%
35 22.5% 32.5% 42.5% 52.5%
40 25.0% 35.0% 45.0% 55.0%
45 27.5% 37.5% 47.5% 57.5%
50 30.0% 40.0% 50.0% 60.0%
55 32.5% 42.5% 52.5% 62.5%
60 35.0% 45.0% 55.0% 65.0%
65 37.5% 47.5% 57.5% 67.5%
70 40.0% 50.0% 60.0% 70.0%
75 42.5% 52.5% 62.5% 72.5%

Restrict # of Units 80 45.0% 55.0% 65.0% 75.0%
Low-Income 30% 1.2 85 47.5% 57.5% 67.5% 77.5%

Moderate-Income 40% 1.6 90 50.0% 60.0% 70.0% 80.0%
Middle-Income 50% 2 95 52.5% 62.5% 72.5% 82.5%
Workforce Only 60% 2.4 100 55.0% 65.0% 75.0% 85.0%

N/A Since the Base Density is Less than 5 Units

N/A Since the Base Density is Less than 5 Units

Restrict:

EL
IG

IB
IL

IT
Y 

PO
IN

TS

AFFORDABILITY LEVEL CATEGORY

Points Awarded

Project Location: Example Project

Maximum Site Density 
(Double Site Density)

8 24 units/acre

Bonus Requested (Proposed Units 
Requested less Base Site Density

2

Density Bonus w/ Low-Income State 
Density Bonus:

Base Site Density:

Bonus Granted:
Total Units:

Density Bonus w/ Moderate-Income 
State Density Bonus:

Base Site Density:

Bonus Granted:
Total Units:

Restrict:

2
3

2
2

Example Project

Rounded Up

Bonus Increment (Maximum Site 
Density less Base Site Density)

4 Points Rounded up to Nearest Factor of 5

Eligibility Points Required (Bonus 
Requested / Bonus Increment x 100)

50 50

February 2020
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TOWN COUNCIL STAFF REPORT 
 

Subject:   Workshop on Potential General Plan and Zoning Code Amendments 
Related to Workforce Housing 

 
Meeting Date: December 18, 2019 
 
Written by: Nolan Bobroff, Associate Planner – Housing Coordinator 
 

RECOMMENDATION: 
Discuss and provide comments on the potential General Plan and Zoning Code 
Amendments. 
 
BACKGROUND: 
The purpose of this workshop is to discuss potential amendments to the General Plan and 
the Zoning Code related to the granting of additional density for projects that will increase 
the supply of workforce and/or community housing and to get feedback and direction from 
the Town Council and the public. For additional analysis and information related to this 
workshop, please refer to the December 11, 2019 Planning and Economic Development 
Commission Staff Report (Attachment 1).  

The Town currently has two density bonus provisions for a developer to consider; however, 
neither of the density bonus programs have been used for a privately funded development 
project since 2004.1 The first density bonus program is the State Density Bonus Law 
(SDBL) (Government Code §65915) which is State mandated and allows up to a 35% 
density bonus for eligible projects and the second is the Town’s density bonus which allows 
a density bonus in addition to the State density bonus up to a combined double-density for 
projects where all units are deed restricted for workforce housing.2 As evidenced by the 
historic low usage of either density bonus program, changes to the density bonus programs 
are necessary in order for them to be successful in increasing the supply of workforce 
housing here in Mammoth Lakes. With regards to the State density bonus, the Town is 
required to allow applicants to use the States density bonus program as adopted and cannot 
make amendments to it; whereas, the Town’s density bonus program is discretionary and 
not required by the State and therefore, the Town has broader flexibility with regards to the 
implementation of a local density bonus program.  

A primary goal of a local density bonus program should be that it is designed to be 
transparent, predictable, and easy to understand so that it can be successful in increasing 
the supply of workforce housing. The potential amendments discussed in this report 

 
1 MLH utilized the Town density bonus in 2011 for the Star Apartments project, which was a CDBG grant 
subsidized project located at 1829 Old Mammoth Road.   
2 Chapter 17.140 of the Town’s Municipal Code implements the requirements of the State density bonus law-
https://library.municode.com/ca/mammoth_lakes_/codes/code_of_ordinances?nodeId=TIT17ZO_ARTVIA
FWOHO_CH17.140AFHODEBOIN 

https://library.municode.com/ca/mammoth_lakes_/codes/code_of_ordinances?nodeId=TIT17ZO_ARTVIAFWOHO_CH17.140AFHODEBOIN
https://library.municode.com/ca/mammoth_lakes_/codes/code_of_ordinances?nodeId=TIT17ZO_ARTVIAFWOHO_CH17.140AFHODEBOIN
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support the goals of the Town’s recently adopted 2019-2027 Housing Element by 
promoting the construction of an adequate supply of affordable housing and removing 
governmental constraints to housing production and affordability. While there is no 
guarantee that a more flexible local density bonus program will be successful since the 
Town cannot force a private developer to build affordable units (if not requesting a density 
bonus) and there are other factors that contribute to the under-development of homes in the 
community. These factors include limited land availability and the high housing 
development costs, the provision of flexible development incentives, such as increased 
density in exchange for the development of affordable units. Solutions to these issues have 
been identified in both the Town’s Housing Element and the 2017 Community Housing 
Action Plan (CHAP)) as a way to increase the supply of workforce housing. The goals of 
the potential amendments are to: (1) reduce barriers that may disincentivize workforce 
housing development by being overly restrictive or too onerous; (2) improve the process 
for processing density bonus applications so that the standards and policies are more 
predictable, easier to understand, and can be implemented correctly and consistency; and 
(3) to ensure that local housing regulations align with the applicable goals of the Town’s 
Housing Element and the objectives outlined in the 2017 Community Housing Action Plan 
(CHAP). 

Planning and Economic Development Commission Workshop – December 11, 2019 
On December 11, 2019 the PEDC held a public workshop to discuss the potential General 
Plan and Zoning Code Amendments related to workforce housing. The Commission and/or 
public made the following comments at that workshop (organized by topic): 

All five members of the Commission participated in the workshop and two members 
of the public were in attendance (John Hooper, local developer and Jennifer Kreitz, 
District 1 Supervisor).  
Discussion Topic 1 – Should the Town density bonus to be amended to be more 
flexible and not require 100% of the units be deed restricted to workforce housing? 

• There was consensus that:  
(1) the system needs to be flexible;  
(2) the percentages used in the points allocation table to determine the required 

number of restricted units might be too high (the Commission understood 
that lower percentages would require less units be restricted, but would 
incentivize developers to actually use the program);  

(3) having a “workforce only” restriction option that is not tied to an income 
level is a good way to increase housing that is available to locals; and  

(4) requested staff look into the feasibility for projects that deed restrict more 
units than required to be able to transfer/sell their excess credits to another 
project and if credits could be transferred, whether there is the potential for 
those credits to lose value over time to discourage developers from holding 
onto their credits and not using them.  
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Discussion Topic 2 – Should the base density required to be eligible for the Town’s 
density bonus be reduced to a base density of less than five (5) units? 

• There was consensus that:  
(1) the five unit minimum is a barrier to workforce housing development; and  
(2) the base density should be reduced to parcels with a base density of two units 

(parcel size of 0.139 acres) to allow maximum flexibility.  
Discussion Topic 3 – Should projects utilizing the Town density bonus be eligible for 
automatic concessions and incentives similar to those offered in the State density bonus 
program? 

• There was consensus that:  
(1) an incentive/concession program (i.e., increase in lot coverage, reduced 

setbacks, etc.) that is similar to the State program should be developed that 
is flexible and tailored to Mammoth Lakes’ needs;  

(2) staff should look to past projects to determine if there is a trend in the 
concessions granted/requested for past projects; and  

(3) any concessions related to parking or snow storage should be carefully 
analyzed and the Commission is interested to hear the Town Council’s 
thoughts on concessions related to those items. 

Discussion Topic 4 – Should the usage of the Town density bonus program be limited 
only to those projects that don’t qualify for the State density bonus or should a 
developer be able to choose which program they use? 

• There was consensus that:  
(1) the system should be flexible to allow the developer to select which program 

they use (i.e., either the Town density bonus program or the State density 
bonus program, if eligible).  

Discussion Topic 5 – Where nightly rentals are permitted (i.e., the RMF-2 zone), 
should all of the units in the project be restricted from renting on a transient basis or 
only the required deed restricted units? 

• There was consensus that:  
(1) nightly rentals should not be allowed for any of the units in projects 

benefitting from a density bonus, separate from the State density bonus, 
regardless if the unit is deed restricted or not; and  

(2) there could be increased conflicts between long-term renters/occupants and 
nightly renters in projects with higher densities.   

Discussion Topic 6 – Should a use permit be required for projects seeking a Town 
density bonus? 

• The Commission was mixed on this item and had the following comments: 
(1) A portion of the Commission supported the no use permit requirement in 

order to reduce barriers to workforce housing development and a portion of 
the Commission felt it was important for a use permit to be required to allow 
public participation and were interested to hear the Town Council’s thoughts 
on the use permit requirement. 

(2) The entire Commission agreed that design review is essential for all projects 
requesting density bonuses to ensure potential issues are addressed through 
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careful site design and recommended that the design review size threshold 
for projects requesting a density bonus be adjusted accordingly.  

Discussion Topic 7 – Should the Town density bonus program be periodically 
reviewed by the Commission and Council to determine its effectiveness? 

• There was consensus that:  
(1) the program should be reviewed periodically to determine its effectiveness 

(time period recommendations ranged from 1-year to 2-years) and changes 
to the program should be made in response to that review. 

 
ANALYSIS: 
See Attachment 1 for the December 11, 2019 Planning and Economic Development 
Commission staff report, which has additional analysis and discussion topics for this 
workshop item.  
 
OPTIONS ANALYSIS 
Option 1: Discuss and provide comments on the potential General Plan and Zoning Code 
Amendments.  
 
FINANCIAL CONSIDERATIONS: 
All costs associated with staff’s preparation of the secondary dwelling unit regulations are 
funded through the Town’s General Fund. 
 
ENVIRONMENTAL CONSIDERATIONS: 
None.  
 
LEGAL CONSIDERATIONS: 
None. 
 
ATTACHMENTS: 
Attachment 1: December 11, 2019 Planning and Economic Development Commission 

Staff Report  
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Town of Mammoth Lakes 

Planning & Economic Development Commission 
Staff Report 

                                         Meeting Date: December 11, 2019 

SUMMARY: 
Proposal:  The following potential code and policy changes related to workforce housing will 

be discussed: 
• Modification of General Plan Policy L.2.D. and specific Zoning Code 

sections related to the granting of additional density for workforce 
housing projects 

Project Name:    Workforce Housing Policy Changes 
Location:   Town-Wide 
Zoning:    RMF-1 and RMF-2 Zones 
General Plan: HDR-1 and HDR-2 Land Use Designations 

KEY ISSUES:   
1. Discussion topics and questions for the Commission are posed in the “Discussion Topics” section below.  

The purpose of this workshop is to discuss potential amendments to the General Plan and the Zoning Code related 
to the granting of additional density for projects that will increase the supply of workforce and/or community 
housing (see Attachment 1 for relevant definitions) and to get feedback and direction from the Commission and 
the public. 

The Town currently has two density bonus provisions for a developer to consider; however, neither of the density 
bonus programs have been used for a privately funded development project since 2004.1 The first density bonus 
program is the State Density Bonus Law (SDBL) (Government Code §65915) which is State mandated and allows 

 

1 MLH utilized the Town density bonus in 2011 for the Star Apartments project, which was a CDBG grant subsidized project 
located at 1829 Old Mammoth Road.  

AGENDA TITLE: Workshop on Potential General Plan and Zoning Code Amendments Related to Workforce 
Housing 

 

REQUESTING DEPARTMENT: 
Community & Economic Development Department 

Report Prepared By:  Nolan Bobroff, Associate Planner – Housing Coordinator 
Report Approved By: Sandra Moberly, Community and Economic Development Director 

 

OBJECTIVE: 
1. Receive Staff presentation 
2. Planning & Economic Development Commission (PEDC) and Public Discussion 
3. PEDC action options: 

a. Discuss and provide comments on the potential General Plan and Zoning Code amendments 

I. Introduction and Background 



up to a 35% density bonus for eligible projects and the second is the Town’s density bonus which allows a density 
bonus in addition to the State density bonus up to a combined double-density for projects where all units are 
deed restricted for workforce housing.2 As evidenced by the historic low usage of either density bonus program, 
changes to the density bonus programs are necessary in order for them to be successful in increasing the supply 
of workforce housing here in Mammoth. With regards to the State density bonus, the Town is required to allow 
applicants to use the States density bonus program as adopted and cannot make amendments to it; whereas, the 
Town’s density bonus program is discretionary and not required by the State and therefore, the Town has broader 
flexibility with regards to the implementation of a local density bonus program. A primary goal of a local density 
bonus program should be that it is designed to be transparent, predictable, and easy to understand so that it can 
be successful in increasing the supply of workforce housing. The potential amendments discussed in this report 
support the goals of the Town’s recently adopted 2019-2027 Housing Element by promoting the construction of 
an adequate supply of affordable housing and removing governmental constraints to housing production and 
affordability. While there is no guarantee that a more flexible local density bonus program will be successful since 
the Town cannot force a private developer to build affordable units (if not requesting a density bonus) and there 
are other factors that contribute to the under-development of homes in the community. These factors include 
limited land availability and the high housing development costs, the provision of flexible development incentives, 
such as increased density in exchange for the development of affordable units. Solutions to these issues have been 
identified in both the Town’s Housing Element and the 2017 Community Housing Action Plan (CHAP)) as a way to 
increase the supply of workforce housing. The goals of the potential amendments are to: (1) reduce barriers that 
may disincentivize workforce housing development by being overly restrictive or too onerous; (2) improve the 
process for processing density bonus applications so that the standards and policies are more predictable, easier 
to understand, and can be implemented correctly and consistency; and (3) to ensure that local housing regulations 
align with the applicable goals of the Town’s Housing Element and the objectives outlined in the 2017 Community 
Housing Action Plan (CHAP). 

Background: 
State Density Bonus Program 
The State Density Bonus Law (SDBL) was initially adopted by the State in 1976 and has been amended multiple 
times since adoption in response to evolving housing conditions. All local governments are mandated by the State 
to implement the SDBL and it’s intended to incentivize affordable housing production by requiring local agencies 
to grant an increase to the maximum allowable residential density for eligible projects, and to support the 
development of eligible projects at greater residential densities by granting incentives, concessions, waivers, or 
reductions to applicable development regulations (e.g., a reduction in setbacks or a reduction in the number of 
parking spaces that may be required for a project). One limitation of the SDBL is that it only applies to housing 
developments with a base density of five or more dwelling units. The five-unit minimum has been an impediment 
to utilization of the SDBL locally due to the Town’s relatively low base density in relation to the average parcel 
size. Multi-family residential parcels in Mammoth Lakes have a base density of 12 units per acre, which require a 
minimum parcel size of 0.389 acres to achieve a base density of five units; whereas multi-family parcels in larger 
urban cities often have much higher base densities, thereby requiring a much smaller parcel to qualify for the 
SDBL (e.g., a parcel with a base density of 35 units per acre would require a minimum parcel size of 0.13 acres to 
achieve a base density of five units).3; 4 

 

2 Chapter 17.140 of the Town’s Municipal Code implements the requirements of the State density bonus law -
https://library.municode.com/ca/mammoth_lakes_/codes/code_of_ordinances?nodeId=TIT17ZO_ARTVIAFWOHO_CH17.14
0AFHODEBOIN 
3 As of December 2019, there are 13 vacant multi-family parcels town wide that have a minimum base density of five units 
(minimum parcel size of 0.389 acres), including the 25-acre Parcel site (see Attachment 3). 
4 Consistent with the Town’s zoning code, density calculations that result in a fraction or decimal that exceeds 66 percent of 
a unit are rounded up to the next whole number (e.g., 0.389 acre parcel multiplied by 12 units per acre = 4.67 which is 
rounded up to 5 units).  

https://library.municode.com/ca/mammoth_lakes_/codes/code_of_ordinances?nodeId=TIT17ZO_ARTVIAFWOHO_CH17.140AFHODEBOIN
https://library.municode.com/ca/mammoth_lakes_/codes/code_of_ordinances?nodeId=TIT17ZO_ARTVIAFWOHO_CH17.140AFHODEBOIN


The SDBL provides a density bonus on a sliding scale (up to a maximum 35%) proportionate to the allocation of 
affordable housing units relative to total units in the base project (i.e., density prior to receiving the density 
bonus). This is summarized in Table 1 below. 
Table 1 – State Density Bonuses (Municipal Code Table 17.140.030) 

Affordability Category 
Min. 

Allocation of 
Target Units 

Bonus 
Granted 

Additional Bonus for 
Each 1% Increase in 

Target Units 

% Target Units 
Required for Maximum 

35% Bonus 

Very-Low Income 5% 20% 2.5% 11% 
Low-Income 10% 20% 1.5% 20% 

Moderate-Income (for 
sale, common interest 

development only) 

10% 5% 1% 40% 

Senior Citizen 
Residential Project 

100% 20% N/A N/A 

State Density Bonus Project Example: 

Base Project Total Units: 
Affordable Units: 
%Affordable Units: 
Market-Rate Units: 

20 condo-units (for-sale, common interest development) 
4 units (targeted to moderate-income households) 
4 units ÷ 20 units = 20% 
16 units = 87% of total project units 

Eligible Density Bonus: For providing the minimum 10% of total project units at the moderate-
income level: 5% 
For exceeding the minimum required % of moderate-income units: (20-
10) x 1% = 10% 

20% of the project’s units are affordable, 10% higher than the required 
amount 
Each 1% of moderate-income units over the minimum 10% yields an 
extra 1% bonus. 

Total Density Bonus = 5% + 10% = 15% 

Density Bonus Units: 
Total Project Units: 

20 project units x 15% = 3 units 
23 units (16 market-rate, 4 moderate-income, 3 density bonus units) 

A project that meets the minimum requirements specified in the SDBL is eligible for the bonus as summarized in 
Table 1, and a certain number of concessions and incentives subject to a sliding scale proportionate to the number 
of affordable units provided by the project. Table 2 summarizes the number of incentives/concessions that a 
project may utilize depending on the proportion of affordable units included in the development (e.g., a project 
containing 22% low-income rental units qualifies for two (2) incentives or concessions per the SDBL).  

Table 2 – State Incentives or Concessions (Municipal Code Table 17.140.040) 

Affordability Category Percent of Target Units 

Very-Low Income 5% 10% 15% 
Low-Income 10% 20% 30% 

Moderate-Income  
(for sale, common interest 

development only) 
10% 20% 30% 

  



Concessions Provided Based on Percentage of Units Provided Above: 
Number of Concessions 1 2 3 

Notes: 
1. An incentive or concession may re requested only if an application is also made for a density bonus. 
2. Incentives may be selected from only one category (i.e., very-low, low, or moderate) 

Beyond incentives, concessions, waivers, and reductions, projects that qualify for a State density bonus because 
they provide affordable housing are also eligible for the reduced parking ratios shown in Table 3. 

Table 3 – Parking Requirements Available by Request Under the SDBL 

Unit Type Maximum On-Site Parking Requirement 

0-1 Bedroom 1 space/unit 
2-3 Bedrooms 2 spaces/unit 
4+ Bedrooms 2.5 spaces/unit 

Town Density Bonus Program 
For projects that meet the eligibility requirements outlined in the SDBL, the Town is required to grant the density 
bonuses and other land use concessions required by the statute. However, Government Code §65915(n) stipulates 
that “nothing in Section 65915 shall be construed to prohibit local governments from granting a density bonus in 
excess of 35% for projects that meet the requirements of the SDBL, or to grant proportionately smaller density 
bonuses for projects that do not meet the requirements in the SDBL.” This has been interpreted to mean that 
local jurisdictions can maintain a local density bonus program in addition to its compliance with the SDBL and the 
local program can grant discretionary density bonuses for projects that either fail to meet the eligibility 
requirements of the SDBL (e.g., projects that don’t have the minimum number of required affordable units) or 
projects that exceed the requirements of the SDBL (e.g, projects that exceed the minimum number of required 
affordable units). Furthermore, Government Code §65915(r) states “Chapter 65915 shall be interpreted liberally 
in favor of producing the maximum number of housing units.” Local jurisdictions have the ability to exclude 
developments which have benefitted from the SDBL to avoid “double-dipping” in state and local programs and 
since a local program is not mandated by the State, the local program can establish any reasonable condition on 
eligibility for the local program, including different affordability requirements and/or smaller base density 
minimums. Projects seeking a density bonus separate from the state density bonus are required to comply with 
the Town’s General Plan, and therefore, any local density bonus program must be included in the General Plan 
land use element to allow for the general plan consistency finding to be made for subsequent projects. 

The Town currently has the following local density bonus program included in the General Plan and it is 
implemented by the Zoning Code section described below: 

General Plan Policy L.2.D. For housing development projects where all units are deed restricted for 
workforce housing, a density bonus may be granted in addition to any bonus granted pursuant to the 
State Density Bonus Law up to a combined bonus of twice the density identified for the designation in 
which the project is located. 
Zoning Code Section 17.136.050 (On-Site Provision of Mitigation Units). Pursuant to General Plan Policy 
L.2.D and Housing Element Action H.1.C.1, for housing development projects where all units are deed 
restricted for workforce housing, a density bonus may be granted in addition to any State housing density 
bonus pursuant to Chapter 17.140, up to a combined bonus of twice the density identified for the 
designation in which the project is located. The findings identified in Section 17.136.050.D.4 shall be made 
by the review authority prior to granting a density bonus pursuant to this subsection. 

The Town’s density bonus program, as currently written, was adopted in 2007 as part of the 2007 General Plan 
Update and as previously stated, it has not resulted in adding any additional workforce housing units in almost a 



decade.5 The Town has had a local density bonus program with varying degrees of success since the adoption of 
the original 1987 General Plan. Prior to 2007, local density bonus programs allowed for more flexibility by allowing 
the Town’s density bonus to be separate from the State density bonus and to not require deed restrictions on 
100% of the units, but instead grant proportionally greater bonuses in exchange for a higher percentage of 
affordable units. Additionally, the previous Town density bonus was successfully used on smaller projects with a 
base density of less than five units since there was not a required minimum number of units to be eligible for the 
density bonus.  

The low usage of the Town’s density bonus program can be attributed to the following challenges and limitations 
of the program:   

(1) Being overly restrictive by requiring 100% of the units (inclusive of the base density units and bonus 
units) be restricted to workforce housing. This is cost prohibitive for a project not being subsidized 
with government funding. The 2017 Housing Needs Assessment (HNA) estimated that the subsidy 
needed to construct a 1,200 sq. ft. townhome for a family earning the median income (100% AMI) 
was $100,000 per restricted unit (HNA, Part B(2), p. 22 et seq.). 

(2) Stipulating that the Town density bonus be in addition to the State density bonus. By restricting the 
application of the Town density bonus only to those projects that qualify for the State density bonus, 
the number of eligible parcels is greatly reduced since the State density bonus requires a base density 
of five units or more (requires a minimum parcel size of 0.389 acres). 

(3) Limited availability of vacant, multi-family zoned land. As of December 2019, the number of vacant 
multi-family zoned parcels town wide is as follows: 

Base Density # of Vacant Parcels Average Base Density 
(excluding the Parcel) 

Base Density of ≥ 5 Units 
(Min. Parcel Size: 0.389 acres) 

13 14 

Base Density of ≥ 3 Units 
(Min. Parcel Size: 0.223 acres)  

35 7 

Base Density of ≥ 2 Units 
(Min. Parcel Size: 0.139 acres) 

43 6 

(4) Unclear process for the application of the Town’s Density Bonus. The only references to the Town’s 
density bonus program are in General Plan Policy L.2.D and Zoning Code Section 17.136.050, and 
neither of those sections provide any relevant information in how the density bonus is to be applied. 
Researching past projects, dating back to 2000, the application of the various Town density bonus 
programs has not been consistent nor has the language been interpreted in a consistent manner, 
thereby resulting in projects being treated differently.  

2019-2027 Housing Element 
The Town’s Housing Element is a State mandated element of the General Plan and establishes the Town’s policy 
relative to the maintenance and development of safe, decent, and affordable housing to meet the needs of 
existing and future residents. It addresses the planning period of 2019-2027, and meets the two purposes 
identified by State law, including assessment of current and future housing needs and constraints in meeting those 
needs; and providing a strategy that establishes goals policies, and programs. The Housing Element addresses the 
statewide housing goal of “attaining decent housing and a suitable living environment for every California family.” 

The proposed amendments support the following goals and policies of the 2019-2027 Housing Element: 

 

5 The most recent project to utilize the Town density bonus was the Star Apartments project (1829 Old Mammoth Road) in 
2011, which was an MLH sponsored project and subsidized by a CDBG grant. The most recent non-subsidized, privately 
developed projects to utilize the Town density bonus were the Mono Ridge (5-unit condominium project located at 463 Mono 
Street) and Manzanita Ridge (5-unit condominium project located at 408 Manzanita Road) projects in 2004.  



• Goal H.2. Promote construction of an adequate supply of housing to meet the needs of all sectors of the 
community, including the conservations and improvement of existing housing supplies. 

• Policy H.2.A. Utilize a range of strategies to facilitate a diverse range of housing types, consistent with 
Town design and land use policies, to meet the needs of all local residents, particularly the local workforce. 

• Policy H.2.C. Support the development of market-rate and affordable rental housing. 
• Policy H.3.A. Ensure that units built as affordable and workforce housing units meet minimum standards 

for design, amenities, and livability, and prioritize livability as a criterion in assessing any housing 
mitigation, or Alternative Housing Mitigation Plan. 

• Goal H.4. Reduce governmental constraints to housing production and affordability. 
• Policy H.4.C. Ensure that the Zoning Code continues to meet State law requirements and does not unduly 

restrict certain types of housing to be developed.  
• Policy H.4.E. Periodically review and update Town codes, ordinances, fee programs, and procedures to 

ensure that they do not unduly constrain housing development while ensuring development impacts are 
adequately mitigated through development impact fees and/or other appropriate measure(s).  

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

2017 Community Housing Action Plan and Housing Needs Assessment 
In 2017, Town staff, working collaboratively with the community and 24-member Housing Working Group, 
developed the Community Housing Action Plan (CHAP) and updated the Housing Needs Assessment (HNA), which 
had previously been completed in 2011. The HNA showed that about 600 new housing units were needed over 
the ensuing five-year period to address the current housing shortfall for residents and the workforce and to keep 
up with job growth over the five-year period. Of those 600 housing units, the HNA specified that about 340 of 
those units should be priced below-market to meet the full range of the community housing needs (i.e., home 
ownership units priced below $400,000 an rentals priced below $1,400/month for the average 2.5-person 
household). The HNA identified a variety of reasons for the housing shortfall, including the under-development of 
homes for residents in relation to job growth (480 jobs added since 2011 and only 22 new rental units), limited 
availability of rental units (consistently less than 2% vacancy rate), loss of long-term rentals to the short-term 
rental market (estimated that 200 long-term rentals were lost from 2014-2017), and competition for housing with 
second homeowners. The HNA also identified a number of challenges that have contributed to the housing 
problems, such as restricted land availability (it was estimated that the Town was approximately 65% built-out) 
and high housing development costs (estimated to be about $310 / sq ft on an RMF-1 lot in 2017 equating to about 
$370,000 per 1,200 sq ft townhome [it is estimated that development costs have increased at least 15% since 2017 
to approximately $350 / sq ft and are expected to further increase with the adoption of new, more stringent State 
building codes]). 

Building off the foundation established by the HNA, the CHAP identified over 20 community housing strategies 
spanning six primary subject areas aimed at meeting the following objectives: 

• Provide 200 to 300 community housing units within 5 years, through a combination of new development, 
redevelopment, housing programs, and policies; 

• Target the full range of community housing needs currently not being met by the market, including rentals 
for households earning less than 80% AMI (about $55,000/year) and ownership housing for households 
earning up to 200% AMI (about $140,000/year); 

• Produce community housing at a rate faster than job growth in the near term to help address the current 
housing shortage, unfilled jobs, and provide opportunities for in-commuters who want to move to town; 
and 

• Retain a strong base of residents and employees living in town. 



The potential amendments are one component of the the “Zoning for Affordability” strategy described in the 
CHAP (CHAP, Appendix C, Incentive Tools, p. 4 et seq.). The proposed amendments will assist in meeting the 
objectives of the CHAP by increasing the supply and diversity of housing choices and reducing barriers that may 
disincentivize workforce housing development by being overly restrictive or too onerous. “Zoning for 
Affordability” is identified as a near term action strategy in the CHAP. 

1. Should the Town’s density bonus provisions be amended to be more flexible and not require 100% of the 
units be deed restricted to workforce housing to be eligible for a density bonus that is separate and distinct 
from the State density bonus?  
As discussed throughout this report, usage of the Town’s density bonus program has been nonexistent since 
2011 and used very infrequently prior to 2011, which indicates that the current program is not effective, as 
currently adopted. To inform this work program item and identify an alternative process, local density bonus 
programs in other jurisdictions throughout California were analyzed in order to gain insight into how other 
jurisdictions have addressed density bonuses that are different and more flexible than the State’s. Of the 
various local density bonus programs reviewed, the local density bonus program used in Emeryville was found 
to provide the greatest flexibility, thereby allowing it to be tailored to fit Mammoth Lakes’ needs. 
Emeryville’s program is based on earning points that reflect the size of the density bonus requested and in 
their program, points are earned by providing affordable housing and other community benefits. The larger 
the density bonus request, the more affordable housing and community benefits that a project must provide 
to receive the bonus.  
For Mammoth Lakes, the Town had a community benefits program prior to 2016, but because of variety of 
factors, the program was not well utilized, and was removed from the Town’s code. As a result of the Town’s 
history with a community benefits program, staff’s recommendation for the Town’s density bonus program 
is to award points solely for the provision of workforce housing units, and not include a community benefits 
program.  
Potential Town Density Bonus Program 
The program is based on earning points that reflect the size of the density bonus that is requested. Points are 
earned by providing workforce housing (can be either income restricted or restricted to local occupants). The 
larger the density bonus request, the more workforce housing that a project must provide to receive the 
bonus. The required number of points that a project must provide is determined by the following formula: 
Points Required = (Bonus Request ÷ Bonus Increment) x 100 

Bonus Request is the amount of density requested above the base density for the zoning district 
Bonus Increment is the difference between the maximum bonus allowed and the maximum base density 
amount 

Town Density Bonus Project Example: 

A multi-family project located in the RMF-1 zone proposes to build 6 units on a 0.33 acre property, which 
exceeds the base density maximum of 12 units/acre (4 units/acre is an equivalent density on a 0.33 acres site) 
by 2 units. To grant the density bonus of 2 units, the project would need to generate 50 points. The following 
illustrates the amount of workforce housing that would be required to receive the bonus. 
Base Project: 
Site Density: 
 
Bonus Request: 
Bonus Increment: 
Points Required: 

6 unit multi-family development 
12 units/acre; up to 24 units/acre w/ a double-density bonus  

(4 units/acre is an equivalent density for a 0.33 acre site) 
(Units Requested less “Base” Site Density) = 6 – 4 = 2 
(“Maximum” Site Density less “Base” Site Density) = 8 – 4 = 4 
(Bonus Request ÷ Bonus Increment) x 100 = (2 ÷ 4) x 100 = 50 Points 

II. Discussion Topics 



Points are then earned according to the table below that indicates the percentage of restricted workforce 
housing units required to get that level of density bonus. For example, to get 50 points, the developer would 
have the option to select one of the following levels of restrictions to get 50 points:6 
- a low-income restriction for 30% of the base project units (2 units); 
- a moderate-income level restriction for 40% of the base project units (2 units); 
- a middle-income restriction for 50% of the base project units (2 units); or 
- workforce only restrictions on 60% of the base project units (3 units). 

Points 
Awarded 

Low Income  
(41% - 80%) 

Moderate Income  
(81% - 120%) 

Middle-Income  
(121% - 150%) 

Workforce Only  
(No Income Limits; 

Local Occupant 
Restriction Only) 

5 7.5% 17.5% 27.5% 37.5% 
10 10.0% 20.0% 30.0% 40.0% 
15 12.5% 22.5% 32.5% 42.5% 
20 15.0% 25.0% 35.0% 45.0% 
25 17.5% 27.5% 37.5% 47.5% 
30 20.0% 30.0% 40.0% 50.0% 
35 22.5% 32.5% 42.5% 52.5% 
40 25.0% 35.0% 45.0% 55.0% 
45 27.5% 37.5% 47.5% 57.5% 
50 30.0% 40.0% 50.0% 60.0% 
55 32.5% 42.5% 52.5% 62.5% 
60 35.0% 45.0% 55.0% 65.0% 
65 37.5% 47.5% 57.5% 67.5% 
70 40.0% 50.0% 50.0% 70.0% 
75 42.5% 52.5% 62.5% 72.5% 
80 45.0% 55.0% 65.0% 75.0% 
85 47.5% 57.5% 67.5% 77.5% 
90 50.0% 60.0% 70.0% 80.0% 
95 52.5% 62.5% 72.5% 82.5% 

100 55.0% 65.0% 75.0% 85.0% 

Using this model, the program is flexible to allow the developer to determine the level of restrictions that 
allows the project to be feasible, but still provides much needed workforce housing and provides the ability 
to potentially double density. The percentages can be adjusted up or down, but the intent is to have a system 
that allows flexibility and encourages developers to utilize it to increase workforce housing. If the percentages 
are too high, no developer will utilize the system, thereby making the program pointless. If the percentages 
are too low, the community will lose out on much needed workforce housing units. The percentages can be 
adjusted by the Town Council on a periodic basis to assess whether they should be adjusted up or down.  

 

6 All calculations that result in not a whole number are rounded up to the next whole number; For smaller projects, the 
number of restricted units does not change much for each category, but for larger projects, the level of restricted units 
increase with each category (See Attachment 2 for various examples based on different project sizes).   



Enforcement and Deed Restrictions 
All restricted units will require a deed restriction be recorded on title; however, the extent of the deed 
restriction will vary depending on which option is used. For any of the deed restrictions that are tied to 
income, the deed restriction would restrict occupancy to those who are qualified-occupants based on their 
income, require the occupant be employed in the region, require the unit be their primary residence, and 
prohibit nightly rentals. For the deed restrictions that are tied to workforce only, the deed restrictions would 
require the units be their primary residence, prohibit nightly rentals, and require the occupant be employed 
in the region.   

2. Should the base density required to be eligible for the Town’s density bonus program be reduced to a base 
density of less than five units? 
When the base density required to be eligible for the Town’s density bonus is set at five units, the minimum 
parcel size required to be eligible is 0.389 acres, of which there are currently 13 vacant multi-family parcels, 
including the 25-acre Parcel site. 

In the past, projects with a base density as small as three units have been granted a density bonus in exchange 
for a portion of the units being deed restricted (i.e., Mono Ridge and Manzanita Ridge); however, the current 
Town density bonus program restricts eligibility to only those projects that qualify for the State density bonus 
program. Past concerns related to granting a density bonus for projects on smaller parcels include over-
crowding, loss of snow storage areas, and parking issues; however, all of those potential issues can be 
addressed through careful site design and review of the proposed development during the design review 
process.   

The General Plan assumed that multi-family parcels would develop at higher densities and this assumption is 
built into the General Plan Build-Out table. For comparison purposes, the following changes to the total 
number of residential units and the estimated persons could result from a change to the eligible parcel size: 

• For parcels that currently have a base density of five units (i.e., parcel size of 0.389 acres), no 
additional residential units or persons beyond those already accounted for in the General Plan Build-
Out Table are to be expected if 100% of the vacant parcels were to develop with double-density since 
double-density is currently permitted on these sites.7  

• If the eligible parcel size is reduced to parcels with a base density of three units (i.e., parcel size of 
0.223 acres), an additional 68 residential units and an additional 248 persons beyond what is currently 
assumed in the General Plan Build-Out table could occur if 100% of the vacant parcels were to 
develop with double density. 7; 8  

• If the eligible parcel size is reduced to parcels with a base density of two units (i.e., parcel size of 
0.139 acres), an additional 84 residential units and an additional 304 persons beyond what is currently 
assumed in the General Plan Build-Out table could occur if 100% of the vacant parcels were to 
develop with double density.7; 8 

Density bonuses for multi-family residential projects in the commercial zones are not being considered as 
part of this work program since those projects utilize floor area ratio (FAR) for density, rather than units per 
acre, and under an FAR scenario, there is not a defined maximum number of units allowed per parcel. Instead, 
the limiting factors are the size of the structure(s), the provision of adequate parking areas, setbacks, height, 
and snow storage areas. The current maximum FAR in the commercial zones in 2.0. For comparison purposes, 
the five-forty project located at 540 Old Mammoth Road, which is the first multi-family residential project to 

 

7 100% development at maximum density is not to be expected, but was used to illustrate land that is currently is available 
in the Town. Additionally, some existing developed multi-family zoned parcels will re-develop at some point and could  
increase their density through a density bonus program.  
8 This assumption was based on the number of vacant multi-family zoned parcels as of December 2019 with the specified 
base density and a household size of 3.47 persons per unit, which is consistent with the household size used in the September-
2017 General Plan Build-Out Table.  



have been approved utilizing the FAR density provisions, has an FAR of 0.81 and a units/acre density of 24 
units/acre (16 units on a 0.67 acre site). 

3. Should projects utilizing the Town’s density bonus be eligible for automatic concessions and incentives, 
similar to those offered in the State density bonus program, or should concessions be granted only to those 
projects that would otherwise qualify for an Administrative Adjustment and/or Variance? 
Under the State density bonus program, projects that meet the minimum requirements are automatically 
eligible for a certain number of concessions and incentives. Since the Town’s density bonus is a discretionary 
approval, the Town is not required to grant automatic concessions and can require conformance with all of 
the standard development standards. Under this scenario, the Town does have the ability to grant an 
administrative adjustment by making a public benefit finding or by making the findings for a variance. An 
administrative adjustment can grant limited reductions in development standards, such as a 20% reduction 
in setbacks or a 5% increase lot coverage. Projects would be eligible for the consideration of a variance, but 
the “special circumstances to the site” finding would be difficult to make for a project requesting an increase 
in density when the base project would otherwise fit on the site.  

4. Should usage of the Town density bonus be limited only to those projects that don’t qualify for the State 
density bonus (e.g., projects with a base density of less than 5-units or projects requesting more than a 
35% density bonus) or should the developer be able to choose which density bonus program they use?  
Using a density bonus program as described in Question 1, the percentage levels can be adjusted so that 
eligible projects receiving a density bonus less than 35% benefit more from using the State density bonus. 
Additionally, depending on whether or not the Town’s density bonus program offers automatic incentives or 
development standards, projects which are eligible for the State density bonus might benefit more from using 
the State density bonus since the concessions are guaranteed.   

5. Where nightly rentals are a permitted use (i.e., the RMF-2 zone), should 100% of the units in projects that 
request a Town density bonus be restricted from renting on a transient basis or should only the required 
deed restricted units be restricted from renting on a transient basis? 
TOT revenue is the Town’s largest source of revenue and funds a large percentage of Town services and the 
removal of eligible nightly rental units could have a negative impact financially for the Town. Alternatively, if 
a developer is benefitting from additional density, the developer should be providing an equivalent benefit 
back to the community, such as additional units restricted to long-term rentals or additional units restricted 
to ownership by members of the local workforce. Using a density bonus program as described in Question 1 
above, the number of nightly rental restrictions could be a sliding scale based on the type of deed restrictions 
provided where a lower number of deed restrictions could be required in exchange for restricting a certain 
percentage of the units to a specific income level (these types of deed restrictions are more costly for the 
developer, and therefore, harder to get a developer to agree to) and a larger number of deed restrictions 
would be required if the developer is only restricting the occupancy of the units and not the income level 
(e.g., restricting the occupancy to employees within the region and who use the unit as their primary residence 
and not be restricted to a specific income level).  

6. Should a use permit be required for projects seeking a Town density bonus? 
Use permits are a discretionary land use permit for land use activities which may be desirable in the applicable 
zoning district and compatible with adjacent land uses, but whose effects on a site and surroundings cannot 
be determined before being proposed for a particular location. The process includes the review of the 
location, design, configuration, and potential impacts of the proposed use, to evaluate the compatibility of 
the proposed use with surrounding uses and the suitability of the use to the site. Approval of a use permit 
requires a public hearing before the PEDC, thereby providing an opportunity for members of the public and 
the review authority to provide comments on a proposed project prior to the consideration of it by the review 
authority. The Town’s code currently requires a use permit for projects requesting a density bonus pursuant 



to the SDBL and for projects requesting a density bonus pursuant to the Town’s density bonus program.9 A 
potential argument against requiring a use permit for these types of projects is that use permits increase the 
time and cost for development, thereby reducing the overall affordability of the project and a use permit 
increases the risk for the developer since they are a discretionary permit.  

Regardless of whether or not a use permit is required, major design review, which requires review and 
approval by the PEDC, is required for all new residential development projects with five or more units and 
minor design review, which requires review and approval by the Director, is required for all new residential 
projects with three to four units. The scope of the design review is limited to review of the site plan, 
structures, lighting, landscaping, and other physical features of the project, and does not consider the use or 
density of the project.  

7. Should the Town density bonus program be periodically reviewed by the Commission and/or the Council 
after a specified timeframe to allow for the effectiveness of the program to be analyzed?  
The current Town density bonus program was established in 2007 with the adoption of the General Plan and 
the effectiveness of it has never been thoroughly reviewed; however, as evidenced by its lack of usage, it 
appears that it has not been effective in increasing the supply of workforce housing. A periodic review by staff 
of the effectiveness of the local density bonus program would assist in determining if the program is achieving 
what it is intended to do.  

A similar workshop will be held with the Town Council on December 18, 2019 and the comments and feedback 
provided at this workshop will be included in the Town Council staff report. Comments and feedback provided at 
the two workshops will then be used to further develop the potential code changes. Adoption of any changes to 
the codes will then go through the formal General Plan and/or Zoning Code Amendment process, which requires 
a public hearing with the PEDC and the Town Council.  

 

Attachments  

Attachment 1: Relevant Housing Definitions 

Attachment 2: Density Bonus Examples  

Attachment 3: Vacant Multi-Family Parcels 

 

 

  

 

9 The Town requirement that requires a use permit for projects requesting a density bonus pursuant to the SDBL is currently 
being reviewed by the Town attorney for whether or not that requirement is consistent with State law.  

III. Next Steps 



Attachment 1 

Relevant Housing Definitions 

All definitions are from Municipal Code Chapter 17.148, unless otherwise specified. 

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

Affordable Housing Concession or Incentive. A development incentive or concession that shall be provided to a 
qualifying development in accordance with Chapter 17.140 and State Housing Density Bonus law (Government 
Code 65915 et. seq.). 

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). 

Affordable Housing Incentive. See "Affordable Housing Concession." 

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 one-twelfth of thirty percent of the maximum annual income for a household of the applicable income 
level for Mono County as published annually pursuant to Title 25 of the California Code of Regulations, Section 
6932 (or its successor provision) by the California Department of Housing 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, and a reasonable 
allowance for utilities, property maintenance and repairs, all as determined by the Town, which does not exceed 
one-twelfth of thirty-five percent of the maximum annual income for a household of the applicable income level 
for Mono County as published annually pursuant to Title 25 of the California Code of Regulations, Section 6932 
(or its successor provision) by the California Department of Housing and Community Development, and adjusted 
for household size. 

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. 

Bedroom. A room designed to be used for sleeping purposes which contains a closet(s), shall have access to a 
bathroom and which meets applicable California Building Standards Code requirements for light, ventilation, 
sanitation and egress and has a minimum floor area of one hundred square feet plus closet. 

Community Housing (Taken from the Community Housing Action Plan). Housing that is intended to be affordable 
for and occupied by residents of the Town and workers employed in Town.  

Deed Restriction. A recorded contract entered into between the Town of Mammoth Lakes or its designee and the 
owner or purchaser of real property identifying the conditions of occupancy and resale. 

Existing Long-Term 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 within the last two years. 

Missing Middle (Taken from the Community Housing Action Plan). Generally refers to housing needed that is 
affordable to residence and the workforce earning over 80% AMI, yet cannot afford market-rate housing. In 
Mammoth, this generally refers to households earning between 80% AMI up to 200% AMI. 



New Development. Any new construction or conversion of use resulting in an increase in housing mitigation 
requirements as described in Chapter 17.136. New development includes expansions of, or additions to, existing 
uses. 

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

 
  



Attachment 2 

Density Bonus Examples 

  



Points Awarded
Low-Income
(41% - 80%)

Moderate-Income
(81% - 120%)

Middle-Income
(121% - 150%)

Workforce 
Only

Size 3.24 acres 3.24 acres 3.24 acres 5 7.5% 17.5% 27.5% 37.5%
Site Density (12 units/acre) 38.88 12 units/acre 38.88 12 units/acre 38.88 12 units/acre 10 10.0% 20.0% 30.0% 40.0%

Rounds Up Since its > 0.66 39 39 39 15 12.5% 22.5% 32.5% 42.5%
20 15.0% 25.0% 35.0% 45.0%

Proposed # of Units (Base Project) 78 24 units/acre 60 19 units/acre 53 16 units/acre 25 17.5% 27.5% 37.5% 47.5%
Maximum Bonus Density 
(Double Site Density)

78 24 units/acre 78 24 units/acre 78 24 units/acre 30 20.0% 30.0% 40.0% 50.0%

35 22.5% 32.5% 42.5% 52.5%
40 25.0% 35.0% 45.0% 55.0%

Bonus Request (Proposed Units requested 
less Site Density

39 21 14 45 27.5% 37.5% 47.5% 57.5%

Bonus Increment (Maximum Bonus Density 
less Site Density)

39 39 39 50 30.0% 40.0% 50.0% 60.0%

Points Required (Bonus Request / Bonus 
Increment x 100)

100 100 53.846154 55 35.897436 40 55 32.5% 42.5% 52.5% 62.5%

60 35.0% 45.0% 55.0% 65.0%
Restrict # of Units Restrict # of Units Restrict # of Units 65 37.5% 47.5% 57.5% 67.5%

Low-Income 55% 21.45 33% 12.675 25% 9.75 70 40.0% 50.0% 60.0% 70.0%
Moderate-Income 65% 25.35 43% 16.575 35% 13.65 75 42.5% 52.5% 62.5% 72.5%

Middle-Income 75% 29.25 53% 20.475 45% 17.55 80 45.0% 55.0% 65.0% 75.0%
Workforce Only 85% 33.15 63% 24.375 55% 21.45 85 47.5% 57.5% 67.5% 77.5%

39 units 90 50.0% 60.0% 70.0% 80.0%
Restrict: 8 units (Restrict 20% of base Units to Low to get maximum 35% State Density Bonus) 95 52.5% 62.5% 72.5% 82.5%

14 units (35% of base units) 100 55.0% 65.0% 75.0% 85.0%
53 units (Base Units + Bonus Units)
39 units

Restrict: 16 units (Restrict 40% of base Units to Moderate to get maximum 35% State Density Bonus)
14 units (35% of base units)
53 units (Base Units + Bonus Units)

Density Bonus w/ Low-Income State 
Density Bonus:

Density Bonus w/ Moderate-Income State 
Density Bonus:

Points Rounded up to Nearest 
Factor of 5

Points Rounded up to Nearest 
Factor of 5

Points Rounded up to Nearest 
Factor of 5

Bonus Granted:

Bonus Granted:

Base Density:

Base Density:

Total Units:

Total Units:

Rounded Up

Joaquin Parcel

22.00
18.00
14.00
10.00

25.00
21.00
17.00

22
26
30
34

Rounded Up
13.00

Rounded Up



Points Awarded
Low-Income
(41% - 80%)

Moderate-Income
(81% - 120%)

Middle-Income
(121% - 150%)

Workforce 
Only

Size 0.44 acres 0.44 acres 0.44 acres 5 7.5% 17.5% 27.5% 37.5%
Site Density (12 units/acre) 5.28 12 units/acre 5.28 12 units/acre 5.28 12 units/acre 10 10.0% 20.0% 30.0% 40.0%

Rounds Up Since its > 0.66 5 5 5 15 12.5% 22.5% 32.5% 42.5%
20 15.0% 25.0% 35.0% 45.0%

Proposed # of Units (Base Project) 10 23 units/acre 8 18 units/acre 6 14 units/acre 25 17.5% 27.5% 37.5% 47.5%
Maximum Bonus Density 
(Double Site Density)

10 23 units/acre 10 23 units/acre 10 23 units/acre 30 20.0% 30.0% 40.0% 50.0%

35 22.5% 32.5% 42.5% 52.5%
40 25.0% 35.0% 45.0% 55.0%

Bonus Request (Proposed Units requested 
less Site Density

5 3 1 45 27.5% 37.5% 47.5% 57.5%

Bonus Increment (Maximum Bonus Density 
less Site Density)

5 5 5 50 30.0% 40.0% 50.0% 60.0%

Points Required (Bonus Request / Bonus 
Increment x 100)

100 100 60 60 20 20 55 32.5% 42.5% 52.5% 62.5%

60 35.0% 45.0% 55.0% 65.0%
Restrict # of Units Restrict # of Units Restrict # of Units 65 37.5% 47.5% 57.5% 67.5%

Low-Income 55% 2.75 35% 1.75 15% 0.75 70 40.0% 50.0% 60.0% 70.0%
Moderate-Income 65% 3.25 45% 2.25 25% 1.25 75 42.5% 52.5% 62.5% 72.5%

Middle-Income 75% 3.75 55% 2.75 35% 1.75 80 45.0% 55.0% 65.0% 75.0%
Workforce Only 85% 4.25 65% 3.25 45% 2.25 85 47.5% 57.5% 67.5% 77.5%

5 units 90 50.0% 60.0% 70.0% 80.0%
Restrict: 1 units (Restrict 20% of base Units to Low to get maximum 35% State Density Bonus) 95 52.5% 62.5% 72.5% 82.5%

2 units (35% of base units) 100 55.0% 65.0% 75.0% 85.0%
7 units (Base Units + Bonus Units)
5 units

Restrict: 2 units (Restrict 40% of base Units to Moderate to get maximum 35% State Density Bonus)
2 units (35% of base units)
7 units (Base Units + Bonus Units)

Points Rounded up to Nearest 
Factor of 5

Points Rounded up to Nearest 
Factor of 5

Points Rounded up to Nearest 
Factor of 5

3.00 2.00

Rounded Up Rounded Up Rounded Up
3 2.00 1.00

Density Bonus w/ Moderate-Income State 
Density Bonus:

Base Density:

Bonus Granted:
Total Units:

19 Crawford Avenue

5 4.00 3.00

Density Bonus w/ Low-Income State 
Density Bonus:

Base Density:

Bonus Granted:
Total Units:

4 3.00 2.00
4



Points Awarded
Low-Income
(41% - 80%)

Moderate-Income
(81% - 120%)

Middle-Income
(121% - 150%)

Workforce 
Only

Size 0.33 acres 0.33 acres 0.33 acres 5 7.5% 17.5% 27.5% 37.5%
Site Density (12 units/acre) 3.96 12 units/acre 3.96 12 units/acre 3.96 12 units/acre 10 10.0% 20.0% 30.0% 40.0%

Rounds Up Since its > 0.66 4 4 4 15 12.5% 22.5% 32.5% 42.5%
20 15.0% 25.0% 35.0% 45.0%

Proposed # of Units (Base Project) 8 24 units/acre 6 18 units/acre 5 15 units/acre 25 17.5% 27.5% 37.5% 47.5%
Maximum Bonus Density 
(Double Site Density)

8 24 units/acre 8 24 units/acre 8 24 units/acre 30 20.0% 30.0% 40.0% 50.0%

35 22.5% 32.5% 42.5% 52.5%
40 25.0% 35.0% 45.0% 55.0%

Bonus Request (Proposed Units requested 
less Site Density

4 2 1 45 27.5% 37.5% 47.5% 57.5%

Bonus Increment (Maximum Bonus Density 
less Site Density)

4 4 4 50 30.0% 40.0% 50.0% 60.0%

Points Required (Bonus Request / Bonus 
Increment x 100)

100 100 50 50 25 25 55 32.5% 42.5% 52.5% 62.5%

60 35.0% 45.0% 55.0% 65.0%
Restrict # of Units Restrict # of Units Restrict # of Units 65 37.5% 47.5% 57.5% 67.5%

Low-Income 55% 2.2 30% 1.2 18% 0.7 70 40.0% 50.0% 60.0% 70.0%
Moderate-Income 65% 2.6 40% 1.6 28% 1.1 75 42.5% 52.5% 62.5% 72.5%

Middle-Income 75% 3 50% 2 38% 1.5 80 45.0% 55.0% 65.0% 75.0%
Workforce Only 85% 3.4 60% 2.4 48% 1.9 85 47.5% 57.5% 67.5% 77.5%

90 50.0% 60.0% 70.0% 80.0%
95 52.5% 62.5% 72.5% 82.5%

100 55.0% 65.0% 75.0% 85.0%

Points Rounded up to Nearest 
Factor of 5

Points Rounded up to Nearest 
Factor of 5

Points Rounded up to Nearest 
Factor of 5

362 Chaparral Avenue

Rounded Up Rounded Up Rounded Up
3 2.00 1.00

3.00 2.00

Density Bonus w/ Low-Income State 
Density Bonus:

N/A since Base Site Density is less than 5 Units

3 2.00 2.00
3 2.00 2.00
4



Points Awarded
Low-Income
(41% - 80%)

Moderate-Income
(81% - 120%)

Middle-Income
(121% - 150%)

Workforce 
Only

Size 0.23 acres 0.23 acres 0.23 acres 5 7.5% 17.5% 27.5% 37.5%
Site Density (12 units/acre) 2.76 12 units/acre 2.76 12 units/acre 2.76 12 units/acre 10 10.0% 20.0% 30.0% 40.0%

Rounds Up Since its > 0.66 3 3 3 15 12.5% 22.5% 32.5% 42.5%
20 15.0% 25.0% 35.0% 45.0%

Proposed # of Units (Base Project) 6 26 units/acre 5 22 units/acre 4 17 units/acre 25 17.5% 27.5% 37.5% 47.5%
Maximum Bonus Density 
(Double Site Density)

6 26 units/acre 6 26 units/acre 6 26 units/acre 30 20.0% 30.0% 40.0% 50.0%

35 22.5% 32.5% 42.5% 52.5%
40 25.0% 35.0% 45.0% 55.0%

Bonus Request (Proposed Units requested 
less Site Density

3 2 1 45 27.5% 37.5% 47.5% 57.5%

Bonus Increment (Maximum Bonus Density 
less Site Density)

3 3 3 50 30.0% 40.0% 50.0% 60.0%

Points Required (Bonus Request / Bonus 
Increment x 100)

100 100 66.666667 70 33.333333 35 55 32.5% 42.5% 52.5% 62.5%

60 35.0% 45.0% 55.0% 65.0%
Restrict # of Units Restrict # of Units Restrict # of Units 65 37.5% 47.5% 57.5% 67.5%

Low-Income 55% 1.65 40% 1.2 23% 0.675 70 40.0% 50.0% 60.0% 70.0%
Moderate-Income 65% 1.95 50% 1.5 33% 0.975 75 42.5% 52.5% 62.5% 72.5%

Middle-Income 75% 2.25 60% 1.8 43% 1.275 80 45.0% 55.0% 65.0% 75.0%
Workforce Only 85% 2.55 70% 2.1 53% 1.575 85 47.5% 57.5% 67.5% 77.5%

90 50.0% 60.0% 70.0% 80.0%
95 52.5% 62.5% 72.5% 82.5%

100 55.0% 65.0% 75.0% 85.0%

Points Rounded up to Nearest 
Factor of 5

Points Rounded up to Nearest 
Factor of 5

Points Rounded up to Nearest 
Factor of 5

377 Manzanita Road

Rounded Up Rounded Up Rounded Up

2

3 3.00 2.00

2 2.00 1.00
2.00 1.00

Density Bonus w/ Low-Income State 
Density Bonus:

N/A since Base Site Density is less than 5 Units

3 2.00 2.00



Attachment 3 

Vacant Multi-Family Parcels 

 



Vacant Multi-Family Parcels
December 2019

Parcel Size Base Density
Allowed 
Density

0.139 12 1.67 Minimum size to round-up
0.167 12 2
0.223 12 2.67 Minimum size to round-up
0.250 12 3
0.389 12 4.67 Minimum size to round-up
0.417 12 5

APN Address Zoning LUD Parcel Size Base Density

033134003000 125 Mono Street RMF-1 HDR-1 0.498 5.97
033122008000 48 Lupin Street RMF-1 HDR-1 0.540 6.48
033141003000 256 Joaquin Road RMF-1 HDR-1 0.652 7.82
033170001000 324 Joaquin Road RMF-1 HDR-1 0.846 10.15
022242026000 2116 Old Mammoth Road RMF-1 HDR-1 1.031 12.37
022242014000 2144 Old Mammoth Road RMF-1 HDR-1 1.047 12.57
035010020000 1699 Tavern Road RMF-1 (AH) HDR-1 24.540 294.49
022350030000 19 Crawford Avenue RMF-2 HDR-2 0.440 5.28
031190012000 557 Lakeview Blvd. RMF-2 HDR-2 0.442 5.31
031041015000 2 Davison Road RMF-2 HDR-2 0.535 6.42
031110038000 41 Lakeview Blvd. RMF-2 HDR-2 0.585 7.03
033170003000 474 Joaquin Road RMF-2 HDR-2 2.520 30.24
040020001000 2 Meadow Lane RMF-2 HDR-2 5.295 63.54

Total 170
Additional Units at 
Double-Density

1629
Additional Persons at 
Double-Density

19

7
6
5
5

Additional Persons as a Result of 
Double-Density

(Assumed 3.47 persons 
per unit)

21
23

19
1022

44
43
36
28

294 *

25
23

Vacant w/ Base Density of > 5 Units 
Average Base Density Calculated for all Eligilbe Parcels w/ a Base Density of > 5 Units (excluding the Parcel *): 14 units

13 parcels - (7) RMF-1 parcels, (6) RMF-2 parcels

Rounded 
(Rounded down if ≤ 0.66)

6

12
12
10
8
6

63
30

221
105



Vacant Multi-Family Parcels
December 2019

Parcel Size Base Density
Allowed 
Density

0.139 12 1.67 Minimum size to round-up
0.167 12 2
0.223 12 2.67 Minimum size to round-up
0.250 12 3
0.389 12 4.67 Minimum size to round-up
0.417 12 5

APN Address Zoning LUD Parcel Size Base Density

033132002000 177 Joaquin Road RMF-1 HDR-1 0.229 2.75
033150038000 393 Manzanita Road RMF-1 HDR-1 0.229 2.75
033150039000 377 Manzanita Road RMF-1 HDR-1 0.230 2.76
033143014000 200 Lupin Street RMF-1 HDR-1 0.230 2.76
033131009000 154 Joaquin Road RMF-1 HDR-1 0.239 2.87
033121005000 60 Joaquin Road RMF-1 HDR-1 0.246 2.95
033123012000 54 Mono Street RMF-1 HDR-1 0.247 2.96
033132015000 118 Lupin Street RMF-1 HDR-1 0.253 3.03
033150036000 314 Manzanita Road RMF-1 HDR-1 0.261 3.13
033132020000 142 Lupin Street RMF-1 HDR-1 0.272 3.26
033150027000 414 Mono Street RMF-1 HDR-1 0.277 3.32
022322035000 2125 Old Mammoth Road RMF-1 HDR-1 0.304 3.65
022262049000 2014 Old Mammoth Road RMF-1 HDR-1 0.326 3.92
035160017000 362 Chaparral Road RMF-1 HDR-1 0.355 4.26
031071001000 196 Davison Road RMF-2 HDR-2 0.222 2.67
031071005000 136 Davison Road RMF-2 HDR-2 0.223 2.68
022370025000 47 Ski Trail RMF-2 HDR-2 0.224 2.69
033160009000 558 Lupin Street RMF-2 HDR-2 0.229 2.75
022262026000 1912 Old Mammoth Road RMF-2 HDR-1 0.235 2.82
031041014000 10 Davison Road RMF-2 HDR-2 0.238 2.85
033210031000 52 White Pine Drive RMF-2 LDR-2 0.244 2.93
033170005000 2604 Joaquin Road RMF-2 HDR-2 0.255 3.06

Total 68
Additional Units at 
Double-Density

248
Additional Persons at 
Double-Density

11
14
14

11
11
11
11
11
11
11
11

11
11
11
11
11

11
11
11
11
11

3

3
3
3

Rounded 
(Rounded down if ≤ 0.66)

3
3
3
3
3

3
4
4
3
3

Vacant w/ Base Density of 3 - 4 Units
Average Base Density Calculated for all Eligilbe Parcels w/ a Base Density of > 3 Units (excluding the Parcel *): 7 units

22 parcels - (14) RMF-1 parcels, (8) RMF-2 parcels

3

Additional Persons as a Result of 
Double-Density

(Assumed 3.47 persons 
per unit)

11

3
3

3
3
3
3

3



Vacant Multi-Family Parcels
December 2019

Parcel Size Base Density
Allowed 
Density

0.139 12 1.67 Minimum size to round-up
0.167 12 2
0.223 12 2.67 Minimum size to round-up
0.250 12 3
0.389 12 4.67 Minimum size to round-up
0.417 12 5

022322034000 2109 Old Mammoth Road RMF-1 HDR-1 0.167 2.00
022322033000 2095 Old Mammoth Road RMF-1 HDR-1 0.167 2.01
033160048000 457 Joaquin Road RMF-1 HDR-1 0.169 2.03
033160034000 519 Joaquin Road RMF-1 HDR-1 0.174 2.09
033160005000 480 Lupin Street RMF-1 HDR-1 0.211 2.53
033160004000 466 Lupin Street RMF-1 HDR-1 0.211 2.53
031041023000 13 Davison Road RMF-2 HDR-2 0.198 2.37
022370012000 85 Ski Trail RMF-2 HDR-2 0.203 2.44

Total 16
Additional Units at 
Double-Density

56
Additional Persons at 
Double-Density

8 Parcels - (6) RMF-1 parcels; (2) RMF-2 parcels

2
2
2
2
2
2
2
2

7
7
7
7
7
7
7
7

Vacant w/ Base Density of 2 Units
Average Base Density Calculated for all Eligilbe Parcels w/ a Base Density of > 2 Units (excluding the Parcel *): 6 units
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TO:  The Town of Mammoth Lakes Planning & Economic Development Commission 
and Town Council 

FROM:  Mammoth Lakes Housing, Inc. Board of Directors 

RE:  Public Comment on the revisions to the Town Density Program including General 
Plan Amendment 19-002 and Zoning Code Amendment 19-002 

DATE:  February 10, 2019 

 

Dear Commissioners and Town Council,  

Thank you for this opportunity to comment on the revisions to the Town Density Program 
including General Plan Amendment 19-002 and Zoning Code Amendment 19-002.  

The Town’s Density Program has the ability to incentivize the creation of housing for our 
community members. We, the Board of Directors of Mammoth Lakes Housing, envision that 
communities in the Eastern Sierra thrive because everyone has access to safe, affordable, quality 
housing. In this vein, we would like to provide the following comments. 

1. Should the Town density bonus be amended to be more flexible and not require 100% of 
the units be deed restricted to workforce housing?  

We recommend that all of the units provided through the use of the Town’s density bonus 
be restricted to community housing, as defined in the Community Housing Action Plan: 
“Housing that is intended to be affordable for and occupied by residents of the town of 
Mammoth Lakes and workers employed in town” (CHAP, Part A-6). In exchange for the 
use of the Town’s density bonus, the community should receive the benefit of community 
housing.  

2. Should the base density required to be eligible for the Town’s density bonus be reduced 
to a base density of less than five (5) units?  

We agree that the five unit minimum is a barrier to workforce housing development and 
that the base density should be reduced to parcels with a base density of two units (parcel 
size of 0.139 acres) to allow maximum flexibility. 

3. Should projects utilizing the Town density bonus be eligible for automatic concessions 
and incentives similar to those offered in the State density bonus program? 

We agree that an incentive program (i.e., increase in lot coverage, reduced setbacks, etc.) 
that is similar to the State program should be developed that is flexible and tailored to 
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Mammoth Lakes’ needs; and that utilizing best practices from past projects is a good 
place to start. This will provide clarity in the policy for the client/developer and the 
community. 

However, we also recommend utilizing a critical comparison analysis of the current 
parking requirements in the zoning code for affordable housing, the parking ratios 
proposed at The Parcel, and the implementation of the Mobility Plan when creating the 

incentive program to continue to insure that policies are implemented in equity. We 
believe that housing constructed in all zones should help contribute to the General Plan 
vision of “a variety of transportation options that emphasize connectivity, convenience 
and alternatives to use of personal vehicles with a strong pedestrian emphasis” (p. I-1). 
Reduced parking ratios at projects utilizing the Town’s density bonus program may be an 
acceptable trade-off for additional community housing. This is a policy discussion that 
both the Planning & Economic Development Commission and Town Council should 
consider deeply. 

4. Should the usage of the Town density bonus program be limited only to those projects 
that don’t qualify for the State density bonus or should a developer be able to choose 
which program they use? 

We agree that the system should be flexible to allow the developer to select which 
program they use (i.e., either the Town density bonus program or the State density bonus 
program, if eligible). 

5. Where nightly rentals are permitted (i.e., the RMF-2 zone), should all of the units in the 
project be restricted from renting on a transient basis or only the required deed restricted 
units? 

We recommend that nightly rentals be prohibited in any project that benefits from the 
Town density bonus program. For the benefit to have increased density on a site, the 
trade off should be community housing.  

6. Should a use permit be required for projects seeking a Town density bonus? 

We perceive the use permit process as a barrier to workforce housing. The use permit 
process adds time and money, and allows NIMBYISM to obstruct the creation of 
community housing.  

We recommend adding any desired requirements for projects to the policy, will provide 
clarity for the client/developer and allow for the maintenance of local control. 

7. Should the Town density bonus program be periodically reviewed by the Commission 
and Council to determine its effectiveness? 

We recommend that the policy be reviewed every two years to insure its effectiveness 
and responsiveness to the development market and community needs.  
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8. Quality of life and livability standards 

We recommend that the units created through the Town density bonus program be 
required to follow the Town’s Livability Standards (M.C. §17.136.120) to ensure that 
community housing provides a high quality of life for residents.  

9. Monitoring of restricted units in the long-term 

The periodic monitoring of these unit to ensure they remain community housing 
amenities in perpetuity should be outlined in the policy. As stewards of the investment in 
community housing, the Town should adopt a comprehensive monitoring program.  

 
In conclusion, we appreciate your thorough analysis of this program in light of our community 
housing crisis. We are confident that our comments will add to your thoughtful discussion of 
how to incentivize the creation of locals housing opportunities.  

We look forward to working with you to create new housing opportunities and improve the 
quality of life of our residents.  

Sincerely,  

The Board of Directors 
Mammoth Lakes Housing, Inc. 

 
 

Jennifer Kreitz, Vice President 

Lindsay Barksdale 

Zoraya Cruz 

Tom Hodges 

Jiselle Kenny 

Richard Plaisted 

Agnes Vianzon 

 

Ayes _____ Noes _____ Abstentions  _____  Absent  _____   
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Subject:   Board Member Reports 

This is the time set aside during the meeting for reports from 

individual members of the Board of Directors – information item 

 

 

Mammoth Lakes Housing, Inc.  
supports workforce housing  

for a viable economy and 
sustainable community. 
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