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PLEASE PROVIDE: Maps, drawings, illustrations and narrative that may be useful for staff 
review. 

11/25/2025

Lee Vining Community Center Housing

■

Shellan Rodriguez (Representing Mono County)

300 W Main St #106 Boise, ID 83702

531-0401

shellan@smrdevelopment.com a portion of 021-090-017-000

406

See attached.



Lee Vining Community Center Housing 
Preapplication Review Request Narrative: 
 
Mono County is evaluating an income-restricted housing development on a portion of 
the County-owned parcel at 296 Mattly Ave in Lee Vining. The County is considering 
utilizing the southern portion of the site for 5–20 workforce housing units. Concepts 
include manufactured homes, duplexes, or triplexes depending on feasibility, 
infrastructure capacity, and neighborhood compatibility. The northern portion of the 
property would retain the existing Community Center and its associated functions. 
 
The proposed housing site would require evaluation of access, utilities, snow storage, 
parking, landscaping, and other development standards. This pre-application review is 
intended to receive feedback regarding feasibility, site and land use requirements, and 
any additional technical issues that should be considered as the project moves forward.  
 
More specifically, the County is requesting direction on the following questions: 

1) Would a lot split be required? 
2) Are manufactured dwellings as multi-family units, similar to The Acorns in June 

Lake, a feasible plan? 
3) Will 10-foot separation between units be sufficient assuming standard firewalls? 
4) Is MFR-M a sufficient design standard? 

 

Please see attached yield study for additional information. 



Lee Vining 
Community Center Parcel

Housing Yield Study

11/13/2025



Background Study



Site 

Lee Vining Community Center

Lee Vining High School

Context

Site



Land Use Designation - MFR-M (Multi-Family Residential, 
Moderate)

The “MFR-M” designation is intended to encourage long-term 
multifamily housing by allowing for higher population densities 
and by not allowing commercial lodging facilities; i.e., hotels, 
motels.

Permitted Uses:

● Single-family dwelling
● Manufactured home used as a single-family dwelling –

MFR-L only
● Duplexes and triplexes
● Accessory buildings and uses
● Animals and pets (see Animal Standards Section 

04.270)
● Home occupations (see Home Occupation regulations, 

Section 04.290)
● Small-scale agriculture
● Transitional and Supportive Housing

Land Use Analysis Current Zoning: PF (Possible use of “Other uses permitted by the public landowner”)
Use MFR-M standards



● Minimum lot size –
a. 10,000 sf
b. Condominiums, cooperatives, townhomes, 

cluster developments – 20,000 sf
● Minimum lot dimensions -

a. Width – 60’
b. Depth – 100’

● Maximum lot coverage - 60%
● Minimum setbacks

a. Front - 20’
b. Rear - 10’
c. Side 10’

● Setbacks of 30-foot front, side and rear yards is 
required by State law on all lots greater than one acre 
regardless of the land use designation.

Development Standards for Townhomes

● Population Density: Maximum population 
density is 37.6 persons per acre for multifamily 
dwellings.

● Maximum Building Height: 35’  
○ Residential Development may be 

permitted greater than 35’, to a 
maximum of 45’, provided that the 
required side and rear yards are 
increased one foot in width for each 
foot of height over 35’.

● Building Density
○ Condominiums, multifamily residences 

and similar uses – 15 du/acre 
○ In no case shall projects containing 

density bonuses exceed 26 units/acre. 
Units designated as manager/employee 
housing unit shall not be counted in 
density calculations.



Development Standards for Manufactured Homes
Development of Manufactured Homes are governed by:
● HUD construction standards - (24 CFR Part 3280)
● HCD installation rules - (Title 25, CCR Division 1, Chapter 3, Subchapter 

2)
● Mobilehome Parks Act - (Title 25, Chapter 2)
● Mono County zoning/site design constraints - Chapter 17

Park unit separation is governed by the Mobilehome Park regulations (Title 25) 
and by local mobile-home park rules / Mono County Chapter 17 (5 ft side 
yards and 10 ft front yard for spaces).

However, because the parcel is in SRA / High FHSZ, wildfire mitigation 
requirements (ignition-resistant construction, defensible space fuel-
modification at park perimeter, access & water standards) must be met.

Home Type Typical 
Width

Typical 
Length

Approx. Living Area 
(sq. ft.)

Single-wide 12–18 ft 40–76 ft 480–1,330 sq. ft

Double-wide 24–32 ft 40–76 ft 960–2,400 sq. ft

Triple-wide / 
Multi-section

36–40+ ft 50–76 ft 1,800–3,000+ sq. ft

Mobilehome/Manufactured Home Park Req.:

Minimum setbacks (within park):

● 10 ft front yard (to park street or sidewalk).
● 5 ft side yard (to next home or property 

line).
● 3 ft to accessory structures (sheds, 

carports).

If installed outside a park (on individual lot), it is 
treated as a single-family dwelling and must 
comply with Mono County zoning setbacks (front, 
side, rear).

CalFire Req.:

Defensible space: Minimum 100 ft around each 
structure, or to property line 

Structure setbacks:

● 30 ft from property line
● Maintain 30 ft structure-to-structure 

clearance between distinct buildings on 
separate parcels (not between park units).



Parking Requirements

Covered parking: The minimum size of parking 
spaces shall be 9’ x 20’.

Uncovered parking: The minimum size of 
parking spaces shall be 10’ x 20’

Required number of parking spaces:



Development Considerations

● Off-site improvements will include: 
○ vegetative screening of sewer ponds on 

eastside of property,
○ drainage improvements on east slope break, 
○ driveway construction onto Mattley Avenue, 
○ visual/physical screening between preschool 

(south side of Com center) and housing

● On-site development considerations:
○ Retain Community Center and Parking
○ Topography
○ Access - Consider shared drive access or 

consider abandoning the existing community 
center egress on the south if it gets us a more 
workable footprint.

○ Views
○ CalFire Setbacks



CalFire Setback Requirements

Source: Fire Hazard Severity Zone and Local PIO Viewer App

This property is in State Responsibility Area (SRA), meaning the 
financial responsibility of preventing and suppressing wildfires is 
primarily the responsibility of the state (CAL FIRE).

The geographic center of this parcel is located in a High Fire Hazard 
Severity Zone (FHSZ). FHSZ in SRA became effective April 1, 2024.

While the FHSZ doesn’t change zoning setbacks, fire-safe 
building separation is enforced through:

● Minimum 30 ft structure-to-structure separation
(or fire-rated wall if closer).

● Minimum 10 ft vegetation clearance from property 
line if adjacent parcel has combustible vegetation.

Defensible-Space Setbacks applies to any structure or 
facility in the SRA High FHSZ.

● Zone 1 (0 – 30 ft):
○ Remove all dead or dying vegetation.
○ Keep roofs, gutters, and decks free of 

debris.
○ Trim branches within 10 ft of chimneys.
○ No flammable vegetation or storage under 

decks.
● Zone 2 (30 – 100 ft):

○ Reduce continuous fuels by spacing trees 
and shrubs to eliminate “ladder fuels.”

○ Maintain grass height ≤ 4 inches



Site
0.99 acre 

(43,369 sq ft) 
Site

1.34 acre 
(58,734 sq ft) 

Setbacks according to MFR-M Standards:
Front - 20’
Side and Rear - 10’

Setbacks according to CalFire:
Front - 30’ (from center of the street)
Side and Rear - 30’

Yield as per: 
MFR-M Standards: 14 DU
With Density Bonus: 25 DU

Yield as per: 
MFR-M Standards: 20 DU
With Density Bonus: 34 DU



Conceptual Yield Study Scenarios



Conceptual Yield Study
Scenario 1 - Manufactured Homes



Scenario 1a - Single-Wide Manufactured Homes 

Assumptions for Yield Study

● Unit Dimensions: 14’ x 48’
● Pad Size: 16’ x 50’
● Setback Between Units:

a. 10 ft front yard (to 
park street or 
sidewalk)

b. 5 ft side yard (to 
next home or 
property line)

c. 3 ft to accessory 
structures (sheds, 
carports)

Yield: 16 Units 

● 2-Bedroom, 1-Bath
● Singe Stories
● 1- stall carport
● ~655 sq. ft. per unit

Precedent



Scenario 1b - Double-Wide Manufactured Homes 

Assumptions for Yield Study

● Unit Dimensions: 28’ x 48’
● Pad Size: 30’ x 50’
● Setback Between Units:

a. 10 ft front yard (to 
park street or 
sidewalk)

b. 5 ft side yard (to 
next home or 
property line)

c. 3 ft to accessory 
structures (sheds, 
carports)

Yield: 11 Units 

● 3-Bedroom, 2-Bath
● Singe Stories
● 2- stalls carport
● ~1,280 sq. ft. per unit

Precedent



Conceptual Yield Study
Scenario 2 - Townhomes



Scenario 2 - Townhomes

Assumptions for Yield Study
Feature Dimensions

Building width 20 ft

Building depth 50 ft

Floors 3 stories

Total floor area 1,750 sq ft

Lot width 30 ft

Lot depth 75 ft

Lot area ~2,250 sq ft

Parking 2-car garage

Precedents

22 Units

● 2-Bedroom, 2.5-Bath
● 3 Stories
● 2-Car Garage
● ~1,750 sq. ft. per unit



Conceptual Yield Study
Topography Constraints



Topography Constraints

● Sloping Terrain: Existing grade varies across the site, which may require 
stepped building pads, increased grading, or retaining walls.

● Cut and Fill Requirements: Significant elevation changes may increase 
earthwork costs and affect site layout feasibility.

● Drainage Patterns: Natural drainage flows must be maintained or re-
routed, limiting building placement and requiring enhanced stormwater 
management solutions.

● Accessibility Impacts: Steep slopes may impact ADA-compliant paths of 
travel, driveway slopes, and overall site circulation design.

● Usable Area Reduction: Portions of the site with grades exceeding typical 
buildable thresholds (e.g., >10–15%) may be unsuitable for structures, 
reducing net developable area.

● Foundational Implications: Varied topography may necessitate specialized 
foundations, impacting cost and structural feasibility.

Strategy

Option1: Slope Accommodation
Yield may be achieved through strategic cut-and-fill grading or stilt construction to 
accommodate existing site slopes.

Option 2: Reduced Buildable Area
The buildable area is reduced due to topographic conditions, which will in turn 
lower the proposed yield.

Steep Slope




