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Background

2017: Housing Needs Assessment

2018: Nexus and in-lieu fee studies

2018: Housing toolbox & prioritization

2019: General Plan Housing Element Update

2019: Board consensus & direction on Housing
Mitigation Ordinance (HMO)



Maximum Housing Fees

= https://www.monocounty.ca.gov/planning/page/hmo-nexus-fee-studies

Fee Type Fully Burdened Fees (per square foot)
Residential $16.50-$21.43

Commercial $71.30

Storage/Warehouse $26.40

Industrial/Service Commercial $8.60

Visitor Accommodation $94.74

= Fees are based on the subsidy needed to construct an affordable housing unit


https://www.monocounty.ca.gov/planning/page/hmo-nexus-fee-studies

Proposed Housing Fee Policy

p Requirin%market-rate developmentfprojects to bear the full
financial burden of theirimpact on affordable housing is
economically unviable. Instead, a lesser percentage of that
burden shall be required, and an adjustment mechanism shall
be applied to reflect market changes.

= Market-rate multi-family residential projects and individual
single-family residential projects that tend to contribute to
development within existing communities and/or compact
development patterns, as supported by General Plan policies
and regulations, are favored over single-family subdivisions

that tend to contribute to more sprawling development
patterns.




Proposed HMO Fee Structure

Fee Type

Inclusionary Rate

Per Square Foot Fee

Single-Family Residential 5% or $3.91/sf
(multiple units or lots) 1 affordable unit for 20 market-rate units $4,700]/lot
Multi-Family Residential 3.33% or $3.90/sf

1 affordable unit for 30 market-rate units
Single-Family Residential 3.33% or $2.61/sf
(individual units) or 1 affordable unit for 20 market-rate units
Accessory Dwelling Units
Storage & Warehouses $0.50/sf
Commercial $1.00/sf
Industrial/Service Commercial $0.50

Visitor Accommodations

$2,000/room




Exemption: Single-Family Residential

= SFR’s less than 2,000 sf
= Prohibition of short-term rentals
= Primary residences & income-qualified

* [Income deed restrictions

= Requirements met during subdivision phase



Other Exemptions

= Mu
ana

" Mu

ti-family project <30 units restricted to long-term rentals
prohibiting short-term rentals

ti-family project <30 units for ownership restricted to

primary residences and prohibiting short-term rentals

= Farm labor housing

" Mo
= Bul

nile home parks

ding replacement or repair due to damage so long as

square footage is not increased



Other Exemptions (con’t)

= Deed restricted to income levels of moderate- or below
= Commercial less than 1,000 sf

= Industrial or service commercial less than 1,250 sf

= Storage and warehouse less than 2,500 sf

= Non-residential projects producing less than 1 FTEE in a
five-year period

= Public and private elementary and secondary schools



Other Exemptions (con’t)

= Nursery schools and daycare facilities open to the public

= Government and public services facilities

= Churches and other places of worship

When necessary, conditions will be documented by a Director Review permit to
ensure accountability. If this is the only purpose of the DR permit, the fees shall be
waived.



Fee Adoption & Market Adjustment

= Fees to be adopted separately by resolution (Dec. 10)

= Construction Price Index adjustment annually on Mar. 1

= 60-day adoption period



HMO Suspension

= Fee adoption period requires suspension to Feb. g

Or

= Continue suspension to June 30 to allow time to
further refine the HMO



Recommended Actions

1. Conduct public hearing, make desired modifications
including removing “trust” from Housing "“Trust” Fund,
read title and waive further reading of proposed
ordinance amending Chapter 15.40 of the Mono County
Code enacting housing mitigation requirements;

2. Introduce, read title and waive further reading of
oroposed ordinance extending the current suspension of
the Mono County Housing Mitigation Ordinance to
~ebruary 9, 2020;




Recommended Actions

3. Provide direction on fee resolution (bring back for
adoption on Dec. 10);

4. Provide any other direction to staff.



Exhibit A

Mono County Code Chapter 15.40
Housing Mitigation Requirements

Sections:

15.40.010 Purpose/Findings

15.40.020 Definitions

15.40.030 Housing Frust-Fund

15.40.040 Fees and Requirements for Non-Residential and Residential Development Projects
15.40.050 Developer Incentives

15.40.060 Exemptions

15.40.070 Alternatives and Procedure

15.40.080 Occupancy and Availability of Affordable Units
15.40.090 Serial or Sequential Development Prohibited
15.40.100 Enforcement

15.40.110 Annual Review

15.40.120 Appeal, Waiver and Adjustment

15.40.130 Severability

15.40.010 Purpose/Findings

The County of Mono (“County”) has a shortage of housing that is affordable to many citizens who work and
reside in Mono County. The cost of housing has risen sharply over the past several years due to the cost of housing in the
County’s resort communities, the increase in second-home residences throughout the County, the growth of the vacation
rental industry, the scarce and limited amount of private land within the County available for residential development, and
the overall increase in the cost of housing throughout the State of California. Wages for workers residing in Mono County
have not kept pace with the increase in housing costs. As a result, employees in the lower, moderate, and even upper-
moderate income ranges cannot afford to reside in proximity to work centers, have been forced to move greater distances
from their places of employment, or have moved from the area entirely. This has decreased the pool of workers necessary
to meet the needs of businesses and communities within Mono County. It has also increased commuting time to places of
employment and contributes to substandard living conditions for workers and their families that earn low and moderate
incomes.

Requiring developers of land to mitigate the impact of development projects on the availability of workforce and
affordable housing and contribute to addressing the housing shortage in Mono County, either directly or through the
payment of fees, dedication of land, or similar means, is reasonable and necessary to offset the impact of the development
and address identified housing shortages, which has resulted in a decrease of land available for workforce housing and for
persons earning low and moderate incomes, a demonstrative increase in the price of housing, and an increase in the need
for workers within the County. Expecting new employers to contribute to the creation and preservation of affordable
housing is likewise reasonable. Despite the availability of State and County incentives, there has been little or no market
development of residential housing affordable to households earning very low, low, moderate, and even upper-moderate
income levels and no other reasonable means to meet this need for workforce and affordable housing are available.

A requirement that new development mitigate these impacts and shortages through the provision of affordable
housing units, the payment of fees, or similar means, is reasonable and necessary to improve the health, safety and general
welfare of the citizens of Mono County. These requirements will not result in a negative impact on the overall
development of housing or impose a barrier that will prevent persons with lower and moderate levels of income from
purchasing housing.

15.40.020 Definitions



For the purposes of this Chapter the following definitions shall apply:

A.

Accessory Dwelling Unit (ADU) means residential occupancy of a Dwelling Unit located on the same parcel as the
main residential unit. And ADU provides complete, independent living facilities for one or more persons including
permanent provisions for living, sleeping, eating, cooking, and sanitation on the same parcel on which the main
residential unit is situated. An ADU shall meet the minimum regulations for an efficiency dwelling unit in the
California Building Code. An ADU shall meet the requirements of See-Chapter 16 of the Mono County General Plan
Land Use Element; in the event of conflict between state law and Chapter 16. state law shall supersede..

Affordable Unit means a Dwelling Unit which is required to be built, sold, and/or restricted pursuant to the
requirements under this Chapter.

Area Median Income (AMI) means the median income, adjusted for family size, applicable to Mono County as
published annually pursuant to Title 25 of the California Code of Regulations, Section 6932 (or its successor
provision), as determined periodically by HUD and updated on an annual basis.

Deed Restrictions are private agreements that restrict the use of the real estate in some way and are listed in the deed.
The restrictions travel with the deed, and generally cannot be removed by new owners.

Developer means a person or entity who applies for a permit or other approval for the construction, placement, or
creation of residential or non-residential development, including the subdivision of land.

(Residential) Dwelling Unit means any structure or portion thereof designed or used as a residence or sleeping
quarters of a household, including a caretaker unit.

Full-Time Equivalent Employee (FTEE) means a full-time employee or combination of part-time employees whose
work constitutes a total of 2,080 hours of annual employment generated by residential and non-residential
development. In general, a full-time employee employed for an entire year equals one FTEE, a full-time employee
employed on a seasonal basis equals one-half FTEE, and a part-time employee employed on an annual basis equals
one-half FTEE. When an “employee generation calculation” results in seasonal or part-time employees, those
employees shall be combined to form FTEEs.

Household means one or more individuals who occupy one Dwelling Unit, whether related by blood or marriage.
Housing Fund means the Mono County Affordable Housing Frust-Fund established pursuant to this Chapter.
Housing Mitigation Fee means any fee established pursuant to this Chapter.

HUD means the United States Department of Housing and Urban Development.

Housing Mitigation Agreement means an agreement between the County of Mono and a Developer governing how
the Developer shall comply with this Chapter.

Inclusionary Unit means an Affordable Unit required by this Chapter to satisfy a development project’s housing
mitigation requirement(s).

Market-Rate Unit means a Dwelling Unit in a Residential Development Project that is not an Affordable Unit.

Multi-Family Residential Development Project means a project consisting of two or more Dwelling Units within a
single building and may include multiple buildings on a site or parcel. Typical examples include apartments,
condominiums and townhomes.

Non-Residential Development Project means a project for the construction, addition, subdivision of land, or

placement of a structure which is for a non-residential use and which is proposed to be developed within the following

General Plan land use designations: commercial, commercial lodging, service commercial, industrial park, industrial,
2



rural resort, including that portion of any development within a mixed use or combined use designation (e.g. specific
plan) which includes the construction, addition, or placement or a structure for non-residential use.

Primary Residence means the main home where one voluntarily establishes oneself and family, not merely for a
special or limited purpose, but with a present intention of making it one’s true, fixed, permanent home and principal
establishment. A principal residence may be declared through voter registration, tax return, or other legal documents.

Residential Development Project means a project for the construction or placement of any Residential Dwelling
Unit in a permanent location, or the subdivision of land which is planned, designed, or used for the development of
residential Dwelling Units within the following General Plan land use designations: rural residential, estate
residential, Single-Family Residential, Multi-Family Residential, or any other area where residential Dwelling Units
may be developed.

Single-Family Residential Property or Unit means a property which serves the primary purpose of providing a
permanent Dwelling Unit to a single family. A-single-family-Dwelling- Unit-which-may-contain-an-attached-accessory
apartiment -commonlyreferenced-as-a junior-accessory -dwelling unit-or-a-detached- Accessory Dwelling Unit, 15
inetuded-in-this-definition:

Sleeping Area means any bedroom, loft, or other space that can be equipped with beds, foldout sofas, or other similar
sleeping furniture.

15.40.030 Housing Trust-Fund

A.

There is hereby established the Mono County Affordable Housing Frast-Fund (“Housing Fund”). Any and all fees
collected pursuant to this Chapter (and established via resolution), together with any other funds received by grant or
otherwise for the purpose of furthering the development and preservation of affordable housing within the County of
Mono, shall be deposited into the Housing Fund.

The Housing Fund shall be administered by the Mono County Board of Supervisors, or designee appointed by
resolution, to implement housing programs with a focus on those identified as priorities, as well as other programs
that meet housing needs through acquisition, rehabilitation, preservation, or subsidy, and subject to the provisions of
this Chapter.

15.40.040 Fees and Requirements for Non-Residential and Residential Development Projects

A.

Affordable Housing Mitigation requirements and fees shall be imposed on Developers of Non-Residential
Development Projects, Residential Development Projects, and Single-Family Residential Units based on in-lieu fee
and/or Inclusionary Unit policies resulting from completed nexus studies that quantify the impacts of development on
affordable housing. The policy establishing requirements and fees shall be adopted by resolution of the Board of
Supervisors and reviewed on a periodic basis as needed.

For Non-Residential Development Projects, the development of an Affordable Unit is the preferred mitigation
alternative. However, if a non-residential Developer can demonstrate that on- or off-site construction is not feasible
and/or would not provide housing units that would adequately meet workforce needs, an alternative Housing
Mitigation Agreement may be approved pursuant to section 15.40.070 and may include payment into the Housing
Frust Fund in-lieu fees (established by resolution pursuant to this Chapter) to satisfy the mitigation obligation.

For Residential Development Projects, the development of a unit on-site (an Inclusionary Unit) is the preferred
mitigation alternative. The size, design, and location of Inclusionary Units shall be consistent with the Mono County
General Plan, applicable specific plans, and all other applicable county ordinances, regulations, and building
standards. The construction of the on-site units shall be located within the same subdivision and within the boundaries
of the project, shall be compatible in exterior appearance with the market-rate units being developed in the project,
and shall be dispersed throughout the residential development to the extent feasible pursuant to the corresponding
Housing Mitigation Agreement (see 15.40.070). The Affordable Units must contain a similar number of bedrooms as
the market-rate units but may be smaller than market-rate units pursuant to the corresponding Housing Mitigation
3



Agreement. The interior amenities within the Affordable Unit may differ from the interior amenities in a market-rate
unit, and may be required to include EPA II wood stoves, energy efficient amenities, and other cost-efficient
amenities as provided for in the corresponding Housing Mitigation Agreement (see 15.40.070). The on-site units must
be built at the same time as market-rate units and a certificate of occupancy will not be issued to any market-rate unit
until any Affordable Unit is completed and issued a certificate of occupancy.

Compliance with this section may be accomplished by the Developer alone or in combination with others, including
without limitation, the Mono County Housing Authority or a nonprofit housing corporation.

15.40.050 Developer Incentives

A.

ii.

iii.

A Developer may apply for incentives from the County to assist in meeting the requirements of this Chapter. The
granting of any incentive(s) by the County to a Developer is discretionary and nothing in this Chapter shall be
construed to establish, directly or through implication, a right of a Developer to receive any assistance or incentive
from the County. In granting incentives, the County may require the Developer to demonstrate exceptional
circumstances that necessitate assistance from the County, as well as provide documentation showing how such
incentives will increase the feasibility of providing affordable housing. The following incentives will be considered by
the County:

Density Bonus. A density bonus incentive pursuant to the California Density Bonus Law (found in California
Government Code Sections 65915 — 65918 and as may be amended or replaced from time to time) will be
provided for any project that meets the statutory criteria. The County may consider an additional density bonus
upon request by the Developer when such request can be accommodated within the parameters of the Mono
County General Plan or any applicable specific plan or County ordinance.

Fee Waiver or Deferral. The payment of County fees required under this Chapter may be deferred until the
certificate of occupancy is issued. Further, a Developer may apply for a fee reduction or waiver when the
Developer proposes to substantially exceed the requirements of this Chapter. A Developer of a Residential
Development Project who builds Affordable Units in amounts that exceed the requirements of this Chapter may
apply for a waiver of assessments for any applicable County maintained road maintenance and snow removal
services that would otherwise be required.

Reduced Site Development Standards. A Developer may propose, and the County may consider, a reduction in
site development standards including a reduction in setback, lot coverage, and square footage requirements; a
reduction in parking requirements; a modification of the requirement that all utility lines must be placed
underground; and reduction of open space requirements. To be eligible for such reduced development standards,
the Developer must provide substantial evidence that the reductions are necessary to allow the Developer to meet
or exceed the requirements of this Chapter, that the reduced requirements will meet all applicable health, safety,
snow storage and drainage requirements, and will further the purpose of this Chapter.

15.40.060 Exemptions

The following list of projects are exempt from the provisions of this Chapter. Modification(s) made to any previously
exempted project which renders the project ineligible for the exemption shall automatically trigger the application of the
requirements and payment of the fees in place at the time the modifications are made. Similarly, if an exempted project
falls out of compliance with the conditions of the exemption, the County shall initiate any appropriate enforcement action,
including but not limited to, enforcing payment of the fees and compliance with the requirements in place at the time of
the enforcement action.

A.

B.

Residential development for agriculture workers, including cannabis cultivators, e.g., farm labor housing.
Mobile Home Park development.
Any building that is replaced or repaired as a result of fire of other catastrophic damage or loss so long as the square

footage is not increased by more than 500 square feet.
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K.

Any project that is being developed as an affordable housing project as defined by state law and deed restricted as
such.

Any project that is being developed to meet other community housing needs, such as transitional housing or homeless
shelters, and is deed restricted as such or governed by some other regulatory agreement ensuring the use.

A Multi-Family Residential Development project consisting of the development of fewer than thirty units (30) in
duplexes, triplexes or other forms of Multi-Family Residential Development Projects not developed as a
condominium or planned development project where, with the exception of one owner-occupied or on-site manager
unit, all units will be leased as long-term rental units and where short-term rentals, as defined in the Mono County
General Plan and Mono County Code, will be prohibited. To qualify for this exemption, the project’s planning permit
must contain conditions to prevent the conversion to condominiums and prohibit short-term rentals and a deed
restriction must be recorded against the property to inform future owners of the restrictions. If a planning permit is
necessary to document the conditions in this exemption, a Director Review (DR) permit shall be processed and the
permit fee shall be waived. If a planning permit is necessary for any reason other than, or in addition to, those strictly
pertaining to this exemption, no fee waiver shall be granted, the applicant shall be subject to all applicable permit
processes and fees, and the provisions of this exemption shall be included in the permit conditions along with all other
applicable conditions.

A Multi-Family Residential Development project consisting of the development of fewer than thirty (30) units in
duplexes, triplexes or other forms of Multi-Family Residential Development Projects where units are owned as
Primary Residences and where short-term rentals are prohibited. The project’s planning permit must contain
conditions requiring the units to be Primary Residences and prohibiting short-term rentals, and a deed restriction must
be recorded against the property to inform future owners of the restrictions. If a planning permit is necessary to
document the conditions in this exemption, a Director Review (DR) permit shall be processed and the permit fee shall
be waived. If a planning permit is necessary for any reason other than, or in addition to, those strictly pertaining to this
exemption, no fee waiver shall be granted, the applicant shall be subject to all applicable permit processes and fees,
and the provisions of this exemption shall be included in the permit conditions along with all other applicable
conditions.

Single-Family Residential (SFR) Units less than 2,000 square feet in size.

Single-Family Residential (SFR) Units prohibiting short-term rentals. If a planning permit is necessary to document
the condition in this exemption, a Director Review (DR) permit shall be processed and the permit fee shall be waived.
If a planning permit is necessary for any reason other than, or in addition to, those strictly pertaining to this
exemption, including pursuant to Chapter 16 of the Mono County General Plan, no fee waiver shall be granted, the
applicant shall be subject to all applicable permit processes and fees, and the provisions of this exemption shall be
included in the permit conditions along with all other applicable conditions.

Single-Family Residential (SFR) Units where the unit is a Primary Residence and the owner (or approved tenant
pursuant to section 15.40.080(b)(4)) qualifies as moderate- or below-income according to HUD affordable housing

guidelines.

Single-Family Residential (SFR) Units that deed restrict future sales to moderate- or below-income levels.

L. Single-Family Residential (SFR) Units and-Accessory-Dwelling-Units-(APUs)-within a subdivision that previously

met the requirements of this Chapter during the planning process.

=M. _Accessory Dwelling Units (ADUs) meeting the requirements of state law and General Plan Land Use

§ I-Elcmc;]t Chapter 16.

15.40.070 Alternatives & Procedure



A. The County will consider and may approve alternative mitigation proposals through a Housing Mitigation Agreement
in circumstances where it can be demonstrated by the Developer that the alternative proposal meets the purpose of this
Chapter and provides a greater housing benefit to the community than would otherwise be attained through the
building of Affordable Dwelling Units or the payment of in lieu fees in accordance with this Chapter. Developers may
submit an alternative plan with the designated processing fee to the Community Development Department. Initial
approval of such an alternative proposal as a Housing Mitigation Agreement will be made by the Community
Development Department and thereafter approved by the Planning Commission and will be subject to final review
and approval by the Board of Supervisors. Alternatives that will be considered include, but are not limited to, land
dedication, off-site housing, conversion of existing housing, and payment of in lieu fees.

B. Housing Mitigation Agreement. In the case of alternative proposals, the Developer, the holder of any deed of trust or
other lien holder on the property, and the Community Development Director or his or her designee shall execute a
Housing Mitigation Agreement prior to the recordation of the parcel map or subdivision map in the case of
subdivisions, or prior to approval of a Director Review or Use permit, or prior to the issuance of building permits in
the case of all other development. The Developer’s entry into the Housing Mitigation Agreement shall be a condition
of approval for any tentative parcel or final map, Director Review or Use permit, or building permit. The executed
Housing Mitigation Agreement shall be recorded with the County Clerk/Recorder at the time of the recording of any
final or parcel map or at the time of the issuance of any building permit. The Housing Mitigation Agreement shall
include, but not be limited to, the following:

i. A complete description of the development project;
ii.  The specific method of compliance with the reqliirements of this Chapter;
iii.  Any such matters as may be determined appropriate by the Developer and/or the County.
15.40.080  Occupancy and Availability of Affordable Units

a. The occupancy and continuing availability of Inclusionary Units as required by the resolution establishing
fees and requirements shall be provided for in the following manner:

b. For Sale Affordable Inclusionary Units. Inclusionary Units designated for sale shall be subject to the
following conditions and restrictions:

i. Eligible Participants. Affordable Units shall only be available for purchase by residents intending to
use the unit as a Primary Residence and who qualify as moderate- or below-income according to
HUD affordable housing guidelines.

ii. Restrictions on Use and Resale. The Affordable Units shall be subject to deed restrictions
memorializing and preserving the required provisions herein and to the conditions of any planning
permits approved for the project and property.

tii. Sales Price and Transfer. The maximum purchase price shall be set by the applicable HUD affordable
housing guidelines for moderate- and below-income housing.

iv. Restriction on Use of Unit. The Affordable Unit must be occupied by the owner of the unit as their
Primary Residence and may not be leased or rented without a written determination by the
Community Development Director or designee; or, if the unit is administered by the Mono County
Housing Authority, by that entity, that the proposed tenant qualifies as moderate- or below-income
and that rents charged conform to applicable HUD affordable housing guidelines for the tenant’s
income level. In units where short-term rentals are prohibited, no rentals for 30 days or less may
occur under any circumstances.




v. Term of Restrictions. The restrictions set forth in this section shall remain in effect in perpetuity. If a
circumstance arises in the future where these restrictions are removed or not followed, the fees and
requirements of this Chapter in place at the time shall be applied.

vi. Covenants, Conditions, and Restrictions. Any Covenants, Conditions, and Restrictions (CC&Rs)
associated with or required for approval of any subdivision subject to this Chapter shall include all of
the requirements of this Chapter and shall be recorded with the County Clerk/Recorder. Additional
conditions that may be required include provisions that the owner of an Affordable Unit must pay all
property taxes in a timely manner, may not refinance the unit without the express written approval of
the Community Development Director and, in the case where a deed of trust is made subordinate to
the CC&Rs, that the owner must maintain the property in good condition, and comply with all local
land use requirements. In addition to any other enforcement remedies, the CC&Rs shall designate and
authorize the County to enforce any County-imposed conditions at the County’s sole discretion.

15.40.090 Serial or Sequential Development Prohibited

Developers may not avoid the requirements of this Chapter by developing projects in a serial or sequential
manner. Development of any property owned by a Developer or his or her successor in interest that is contiguous to any
other development subject to this Chapter shall be deemed to be one single project for the purposes of this Chapter when
the subsequent development occurs within ten (10) years of any prior development and when the combined development
becomes subject to the requirements of this Chapter.

15.40.100 Enforcement.

A. The Community Development Department/Mono County Housing Authority shall be responsible for
monitoring and enforcing the provisions of this Chapter. Any violation of this Chapter may be enforced in any manner
permissible by law including, but not limited to, pursuant to Section 1.04.060 and Chapter 1.12 of the Mono County Code.

B. Owners and occupants of property subject to the restrictions and requirements of this Chapter shall permit
County employees to inspect the property upon two business days advance written notice. Owners of property subject to
the restrictions pursuant to this Chapter shall retain all records related to compliance with the obligations and restrictions
of this Chapter, the Housing Mitigation Agreement and/or the CC&Rs for a period not less than five years, and shall make
such records available to County employees for inspection and copying upon five business days advance written notice.

15.40.110 Annual Review

The provisions of this Chapter, the Affordable Housing Guidelines, and any resolutions adopted to further the
purposes of this Chapter shall be reviewed annually by the Mono County Board of Supervisors, Mono County Housing
Authority and the Community Development Director or his or her designee. An annual report and accounting shall be
provided to the Board of Supervisors by the Community Development Department evaluating the policies set forth in this
Chapter and their effects.

15.40.120 Appeal, Waiver, and Adjustment

A Developer of any project subject to the requirements of this Chapter may appeal to the Board of Supervisors for
a reduction, waiver, or adjustment of any of the provisions or requirements contained in this Chapter. Any such appeal
shall be based upon the misapplication or misinterpretation of this Chapter as applied to the project or violation of law.
The Board of Supervisors, in its sole discretion, may adjust or waive any provision or requirement imposed by this
Chapter based on good cause shown by substantial evidence in the record.

Any appeal must be in writing and filed with the County Clerk/Recorder and served on the Community
Development Director not later than ten (10) days before the first public hearing on any discretionary approval or permit
for the development, or if no discretionary permit is required, or if the action complained of occurs after the first public
hearing on such permit or approval, then the appeal shall be filed within ten (10) days after payment of the fees objected
to. The appeal shall set forth in detail the factual and legal basis for the claim of waiver, reduction, or adjustment. The

7



Board of Supervisors shall consider the appeal within sixty (60) days after the filing of the appeal. The appellant shall bear
the burden of producing substantial evidence to support the appeal, which shall include providing comparable technical
information to support appellant’s position. The decision of the Board of Supervisors shall be final.

15.40.130 Severability

The provisions of this Chapter are intended to be severable, and in the event any provision or requirement
provided for under this Chapter is determined to be invalid or unenforceable, the remainder of the Chapter shall remain in
effect.
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RESOLUTION R19-__

A RESOLUTION OF THE MONO COUNTY BOARD OF SUPERVISORS ADOPTING
FEES PURSUANT TO TITLE 15 CHAPTER 15.40 OF THE MONO COUNTY CODE
AND SPECIFYING THAT THE MITIGATION FEES COLLECTED PURSUANT TO

CHAPTER 15.40 WILL BE HELD IN TRUST-A DESIGNATED FUND FOR HOUSING

MITIGATION USES

WHEREAS, the County of Mono is authorized to charge a fee to mitigate the impact of market-
rate development on affordable housing needs and identified needs for affordable housing; and

WHEREAS, in 2018 Economic Planning Systems completed a nexus study which found that
fees from $16.50-$21.43 per square foot for residential development, $26.40 per square foot for storage
and warehouse development, $71.30 for commercial development, $8.60 for industrial/service
commercial development and $94.74 for visitor accommodation development were necessary to offset
impacts from new development; and

WHEREAS, the fully burdened rate or fees determined appropriate by the nexus analysis to
offset the impact on affordable housing could deter future development in the County of Mono; and

WHEREAS, State legislation (Assembly Bill 1505), reverses the Palmer decision and thereby
allows jurisdictions to require inclusionary units (and in-lieu fees) in rental residential development
projects; and

WHEREAS, the proposed in-lieu fee structure reflects the following policy:

e Requiring market-rate development projects to bear the full financial burden of their
impact on affordable housing is economically unviable. Instead, a lesser percentage of
that burden shall be required, and an adjustment mechanism shall be applied to reflect
market changes.

e Compact, higher density development within existing communities and where
infrastructure is available, consistent with General Plan policies and regulations, is
favomcl over single-family subdivisions that tend to contribute to less compact and lower

0——Mﬂ+ltet—fa%emﬂlh—meh—re&nde%iﬁJ -projects-and-individual single-family-residential
projeets thattend to-contribute to-development within existing-communities-and/er
ww%&&@%mﬂkpmﬂ%hmw}%%mmmmﬂé
reptlatons-are fvored-oversinate-
sprawling-development-patterns:

WHEREAS, the County will not expend any associated fees collected pursuant to its Housing
Mitigation Ordinance (Chapter 15.40 of the Mono County Code) or this Resolution on a development
prior to the completion of any required environmental review for such specific development, thus the
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adoption of this resolution is not a project under the California Environmental Quality Act guidelines
found in Title 14 of the California Code of Regulations at Section 15378(b)(4).

NOW, THEREFORE, THE BOARD OF SUPERVISORS OF THE COUNTY OF MONO
RESOLVES as follows:

SECTION ONE: Mono County sets the Housing Mitigation Ordinance in-lieu fees at a 5%
inclusionary requirement for single-family residential developments and 3.335% inclusionary requirement
for multi-family residential developments-emd—iﬂdividua-l_-ﬁingie—f&mi-ly-msidenﬁalrer—aeeesseﬁhdweﬂh-}g
units, as set forth in Exhibit A attached hereto and incorporated herein by reference.

SECTION TWO: The fee schedule shall be adjusted based on the Construction Price Index on
March 1 of every year and revisited periodically by the Board of Supervisors as needed.

SECTION THREE: This resolution shall become effective 60 days from the date of its adoption
and final passage.

PASSED, APPROVED and ADOPTED this day of December 2019, by the
following vote, to wit:

AYES:
NOES:
ABSENT:
ABSTAIN:
John Peter, Chair T
ATTEST: APPROVED AS TO FORM:
Clerk of the Board County Counsel
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EXHIBIT A
TO RESOLUTION DECLARING FEE SCHEDULE BASED ON IN-LIEU FEE POLICY
OF A 5% INCLUSIONARY REQUIREMENT FOR SINGLE-FAMILY DEVELOPMENT]
PROJECTS AND A 3.335% INCLUSIONARY REQUIREMENT FOR MULTI-FAMILY
DEVELOPMENTS AND INDIVIDUAL SINGLE-FAMILY AND ACCESSORY
DWELLING UNITS

Residential fees apply only to conditioned space and are based on inclusionary requirements and in-lieu
fees:

a. Single-family residential-multiple-units-or-lots: 5% inclusionary requirement for single-family
residential development projects consisting of multiple lots, multiple detached units on individual
lots, subdivisions, or other residential developments that do not qualify under section b or ¢
below, meaning one unit affordable to low- to moderate-income levels is required to be built for
every 20 market-rate parcels or units. A fee shall be paid for any fractional parcel or unit equal to
the fractional cost to subsidize construction of a 1200-sf unit for a low- to moderate-income
household. Therefore, the in-lieu fee is set at $4,700 per market rate lot where parcels are being
subdivided or $3.91 per square foot where units are being built.

b. Multi-family residential projects: 3.33% inclusionary requirement for multi-family residential
development projects consisting of multiple attached units whether on a single parcel under one
ownership or condominumized for individual sale, meaning one unit affordable to low-income
levels is required to be built for every 30 market-rate units. A fee shall be paid for any fractional
unit equal to the fractional cost to subsidize construction of a 1200-sf unit for a low-income
household. Therefore, the in-lieu fee is set at $3.90 per square foot which is based on a fee of
$4,653 per market rate unit.

Hwi-iwdua-l--si1-ygle—#h-:-r}#y—;:eﬁidemiﬁl—ﬁr-aeees%@F:r'--M_L;ﬁg—mi-i-ts-eﬂ--a-s—ingleﬁareel-.-ﬂaefee—i»s
based-on-the-subsidyrequired-for-construetion-of-a1200-sfunitfora-low—to-moderate-income
househeld- Therefore. the-in-lieu-fee-is-set-at-$2.6 | per square-foot-which-is based-on-a-fee of

$3.130-permarketrate-unit.

Commercial Linkage Fees are calculated based on gross square footage, except Visitor Accommodations:
e Storage and Warehouses: $0.50/sq.ft.
e Commercial: $1.00/sq.ft.
¢ Industrial/Service Commercial: $0.50/sq.ft.
e Visitor Accommodations: $2,000 per room (approx. $4/sq.ft., assuming 500 sq.ft. average room
size)

ALL FEES ARE SUBJECT TO EXEMPTIONS APPROVED AND ADOPTED PURSUANT TO
ORDINANCE 19-__ AND TITLE 15 CHAPTER 15.40 OF THE MONO COUNTY CODE
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Led by the Sierra Nevada Conservancy and implemented through a strong
network of partners, the Sierra Nevada Watershed Improvement Program
(WIP) is a large-scale restoration program designed to restore the health of
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California’s primary watershed and create resilient Sierra Nevada communities.
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BACKGROUND AND METHODOLOGY

This report summarizes information on capacity needs gathered by the Sierra Nevada

Conservancy’s (SNC’s) Partnerships and Community Support Team through an extensive

interview process. These interviews were designed to inform future activities of the SNC and to

help implement a capacity building block grant from the California Natural Resources Agency
and Department of Conservation: the Regional Forest and Fire Capacity Program (RFFCP).

Alturas
®

A
L

Redding East

°
Susanville

Sacramento
Feathler Quiticy

.
Downieville
Tahoe-

Central
Sierra

o A L
Auburn

Sacramento,,

San Francisco,

North

/////
Tahee

Eldorado

.Carson City

Bakersfield o

The Regional Forest and Fire Capacity Program
(RFFCP) is modeled after the Sierra Nevada Watershed
Improvement Program (WIP) to increase Regional
capacity to prioritize, develop, and implement forest
health and fire resiliency projects. The SNC is using
its $1.9 million block grant (the SIERRA NEVADA
WATERSHED IMPROVEMENT PROGRAM
CAPACITY PROGRAM) to build upon the
collaborative planning and project development

work already underway through Regional partner
agencies and organizations. Subgrant funding will be
organized by Sierra Nevada Strategic Investment Plan
(SNSIP) geographies, and will be provided to selected
organizations in each geography to:

> Support and advance outreach/education, plan
development, fund development, project permitting,
and project implementation activities in that
geography

> Provide capacity building programs and activities
prioritized by organizations engaged in these activities

The SNSIP divides the Sierra Nevada Region into
seven actionable geographic areas.

While the SNC'’s interview process was extensive, the assessment was nevertheless high-level.

Selected organizations will be building on the findings in this report to expand and deepen

those conversations with partners in order to design the most effective capacity building and

project planning and prioritization processes for their geographies.
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Capacity Interviews

The SNC conducted 86 interviews
throughout the Sierra Nevada Region with:

e Resource Conservation Districts
(RCDs)

» Watershed groups

o Forest Service supervisors/staff

 Fire Safe Councils

o County supervisors

» Planning groups

» Conservation groups

» Regional organizations

o Tribal representatives and partners

The SNC reached out to a much larger
number of tribal representatives and
partners than responded to requests for
interviews; therefore, the issues captured
in this report are not representative of
the broader range of capacity building
challenges of tribes. Conversations with
those groups about capacity building
needs and opportunities will continue.

Interview Questions

Questions were posed to interviewees in
the following categories:

» Collaborative capacity

» Funding

» Planning and project pipelines
o Project implementation

» Examples of success

In addition to these questions, interviews were used to assess potential organizations for each
SNSIP Geography, as well as organizations, collaborations, or projects that are excelling in
areas such as workforce development and tribal engagement. Not all interviews covered every
question—participants were allowed to focus on issues of most concern to them.

2 | BACKGROUND AND METHODOLOGY
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INTERVIEW FINDINGS

By Types of Needs

Additional funding and/or resources are needed for:

Stand-alone project planning and prioritization—currently, grants that provide funding
for project planning require project-specific activities

Permitting—most grant programs want permitting to be either completed or well
underway

Large scale, programmatic Environmental Impact Reports (EIRs),

Local prescribed fire groups to implement projects (limited resources exist for burn
bosses, equipment, training, etc.)
Engaging in outreach

Non-project (baseline or operational) funding so RCDs and The state would

other organizations have resources to benefit from
> Participate in collaboratives developing
> Work with public land managers to design projects comprehensive

> Apply for funding long-term grant

Grant program issues include: programs with a

Singular focus of most grant programs—the state needs to broad focus.
develop comprehensive, long-term grant programs with a broad

focus toward multiple benefits

Lack of consistent application requirements, timing, required documentation, and
submission tools among granting agencies

Grants lack funding for equipment

Reluctance of granting agencies to fund innovative approaches

Delays by granting agencies in completing contracts and authorizations

INTERVIEW FINDINGS | 3



Capacity and collaboration issues include:

» Collaborations often don’t foster coherent strategies,

and the group just considers individual projects Land managers

o There is still a culture of competition—participants are struggle to find
not working together to maximize collective abilities contractors to
+ ‘Collaboration burn-out'—participation is seen as implement work for

involving too much effort without enough outcomes
o Lack of good facilitation resources

various reasons.

Other issues include:

« Tenure and monitoring
requirements discourage private
landowner participation

« Difficulties with reimbursements
leads some organizations to limit
the size and scope of their grants

« Some grants require a Registered
Professional Forester to plan/
monitor work, and they are
difficult to find

o USFS partners—even when
funding is received for planning,
many forests/districts don't have
the technical staff needed to
complete NEPA/CEQA

» Tribal work crews struggle to
maintain full-time employment

due to inconsistent work contracts with USFS and other land managers

» Land managers struggle to find contractors to implement work for various reasons,
including lack of consistent work leading to staff attrition, an under-trained workforce,
and the fact that they may have to wait months for payment

By Organization Types

Resource Conservation Districts (RCDs):

o Cash flow issues with reimbursements limit capacity to apply for grants.

» Many of the smaller organizations and RCDs do not have discretionary resources to
be involved in collaboratives or resources to work with partners to develop projects so
that when grants become available, they do not have the time or resources to prepare
competitive applications.

o Almost all RCDs are struggling financially and are operating on very slim budgets—
baseline operational funding would strengthen their efforts and outcomes.
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Forest Service Supervisors/Staff:

» Even when funding is received for planning,
most don't have the technical staff needed
to complete NEPA/CEQA.

o Even when outside partners take
responsibility for permitting or project
implementation, lack of USFS staffing for
review and approval can create bottlenecks.

Fire Safe Councils (FSCs):

e Many smaller FSCs engage in outreach, education, and planning but do not know how
to approach project development, funding, and implementation.
» Community Wildfire Protection Plans are often just a wish list of projects and are not

prioritized or acted upon.

Tribal representatives and partners:

» Tribal work crews struggle to maintain full-time employment due to inconsistent work

contracts with USFS and other land managers.

» Inaddition to having to deal with the vast number of issues federally unrecognized tribes

are facing, they also must carry the demands associated with getting federal recognition.

« Itisimportant for agencies and tribal partners to recognize and acknowledge the

expertise and experience that tribal restoration crews bring through their Traditional

Ecological Knowledge (TEK), rather than
focusing primarily on the needs that
tribes have through typical workforce
development verbiage and programs.

Watershed Groups:
» Watershed planning funding is very limited.

Regional Organizations:

» Resources are needed to engage
participants, reduce tensions and turf
issues, and leverage activities.

Conservation Groups and Planning Groups:

» Some effective subregional groups and
collaboratives exist, but many are smaller and
focus on distinct geographic areas, making
landscape-scale coordination difficult.

County Supervisors' Perspectives

> Some counties are not as connected as they
should be to policy trends and resource
opportunities coming out of the state. A few
have established a county position focused on
tracking and pursuing opportunities related to
forest and watershed health, and this could be
replicated to other counties.

> Fire Safe Councils perform an important
function for counties, but how they are
structured, and their numbers, vary widely
from county to county. Most FSCs are
volunteer-run, but the most effective ones
have at least one paid position. More baseline
funding for coordinator positions would help.

> Similarly, Resource Conservation Districts play
an important role in many counties, but their
capacity is limited and often volunteer-based.
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By Geographic Distribution

East:

This geography has the least amount of collaborative activity and organizational
capacity. Resources are needed at a basic level to promote collaboration and
partnership development and to build capacity to design, fund, and implement
projects.

Many tribal organizations in this geography have a difficult time engaging with
planning processes and public land management efforts.

South:

El Dorado South:

Areas in the north of this geography are more organized, get more funding, and
implement more projects than in the south.
There are several collaborative groups that
operate here, but they have not gotten
traction for project development, funding,
and implementation.

Extensive tree mortality and large
wildfires in this area have caused
challenges in terms of funding and focus,
and they are considered an existential
threat to forestlands.

Two very strong collaborative efforts

in this geography are doing good work
in obtaining funding and implementing
projects, but could use additional

Extensive tree

facilitation resources to strengthen collaborative relationships.
Reimbursements difficulties lead some organizations to limit the mortality and

size and scope of their grants. large wildfires are
A concern was expressed that grant proposals from this area considered an

are not funded because it is not considered high priority by existential threat

funding agencies.
to forestlands.

TCSI Plus:

6 |

The TCSI partnership has strengthened relationships among its partners and many
public land management agencies and nonprofit organizations. There are several
well-organized and well-resourced landscape-scale collaborations doing innovative
work in this region.

Overlapping initiatives at different spatial scales can be challenging to bring together.
Several RCDs in this region have significant capacity needs.
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Sacramento-Feather:

o There are many efforts in this geography, but they are not necessarily working together
to maximize their impact.

« Many of the smaller organizations and RCDs do not have discretionary resources to
be involved in collaboratives (particularly if they meet farther away). They also do not
have resources to work with partners
on developing projects. When grants
become available, they do not have
the time or resources to prepare
competitive applications.

« Several areas are interested in
completing large-scale programmatic
EIRs to increase pace and scale and
help with timing, but finding funding is
a challenge.

North West:

o Itis difficult to find the required
Registered Professional Foresters to
work with on grant projects.

e The RCDs play a major role in this
area, but staffing resources are limited.

» The remoteness of the area makes it hard to

Getting funding for even

attract interns who will stay in the area and make one staff person can
it worthwhile to invest in their training. make a big difference in
 Forest Service offices are understaffed, making it the amount of funding

difficult to plan, permit, and implement projects obtained and project

in a timely way, even with the assistance of .
work implemented.

outside partners.

North East:

e The RCDs play a major role in this area, but staffing resources are limited.

o Getting funding for even one staff person can make a big difference in the amount of
funding obtained and project work implemented.

» Grant writing skills could be improved.

e More funding is needed for technical work (mapping, permitting, etc.).

Though SNC staff did speak to representatives from all of the SNSIP geographies, not
surprisingly there were higher levels of participation and more robust interviews in geographies
with more activities, collaborations, and higher capacities. To be clear, THE WHOLE SIERRA
NEVADA REGION NEEDS CAPACITY BUILDING, and not all needs are captured here.
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PROPOSED SOLUTIONS AND ACTIONS
FOR THE STATE

8

Develop comprehensive, multi-agency grant programs with longer grant periods and a
focus toward multiple benefits.

Provide baseline or operational funding resources for RCDs and other organizations
working in forest restoration.

Establish consistent application timelines, evaluation questions, and program
requirements.

Expand hands-on assistance—agencies assign one or more staff to answer questions and
assist potential applications from the Region by providing information about different
funding programs and what kinds of projects would be most appropriate for each.
Create organization/collaboration liaisons—agencies assign staff to attend meetings of the
major forest collaboratives throughout the Region to learn about issues and challenges
and provide information about upcoming programs and grants.

Increase technical assistance—agencies provide their own staff or have contracts with
other technical assistance providers to help with technical information, project planning,
and budgeting for grant applications. Assistance can also be provided in other technical
areas such as greenhouse gas reduction calculations, or in facilitation and negotiation of
collaborative agreements.

Consider replicating what some grant programs have done, providing categories of
funding for project development, particularly in low-capacity areas. These are usually
small grants ($50,000-$100,000) which can be used for capacity building, organizational
development, planning, project pre-development, environmental permitting, or grant
writing. The funded activities are meant to assist the organization in preparing a
subsequent implementation grant.

| PROPOSED SOLUTIONS AND ACTIONS FOR THE STATE





