MONO COUNTY
P L A N N IN G C O M M I S S IO N
PO Box 347
Mammoth Lakes, CA 93546
760.924.1800, fax 924.1801
commdev@mono.ca.gov

PO Box 8
Bridgeport, CA 93517
760.932.5420, fax 932.5431
www.monocounty.ca.gov

AGENDA

February 21, 2019 – 10 a.m.

Supervisors Chambers, County Courthouse, Bridgeport

*Videoconference: Town/County Conference Room, Minaret Village Mall, Mammoth Lakes
Full agenda packets, plus associated materials distributed less than 72 hours prior to the meeting, will be
available for public review at the Community Development offices in Bridgeport (Annex 1, 74 N. School St.) or
Mammoth Lakes (Minaret Village Mall, above Giovanni’s Pizzeria). Agenda packets are also posted online at
www.monocounty.ca.gov / boards & commissions / planning commission. For inclusion on the e-mail
distribution list, interested persons can subscribe on the website.

*Agenda sequence (see note following agenda).
1. CALL TO ORDER & PLEDGE OF ALLEGIANCE
2. PUBLIC COMMENT: Opportunity to address the Planning Commission on items not on the
agenda
3. MEETING MINUTES: Review and adopt minutes of January 17, 2019 – p. 1
4. PUBLIC HEARING
10:10 A.M.
A. CONDITIONAL USE PERMIT 18-015/Fettes for an owner-occupied (Type I) short-term
rental use in a detached one-bedroom accessory dwelling unit at 149 Mountain View Lane (APN
016-152-009) in June Lake. Land use designation is Single-Family Residential (SFR). Maximum
occupancy of two persons and two vehicles. In accordance with the California Environmental
Quality Act, a Notice of Exemption will be filed. Staff: Kelly Karl – p. 3
5. WORKSHOP: Housing Element Draft. Discussion of the draft housing element update for the
2019-2027 cycle. Staff: Bentley Regehr – p. 27
6. REPORTS
A. DIRECTOR
B. COMMISSIONERS
7. INFORMATIONAL
8. ADJOURN to regular meeting March 21, 2019

DISTRICT #1
COMMISSIONER

DISTRICT #2
COMMISSIONER

DISTRICT #3
COMMISSIONER

DISTRICT #4
COMMISSIONER

Mary Pipersky

Roberta Lagomarsini

Daniel Roberts

Scott Bush

DISTRICT #5
COMMISSIONER
Chris I. Lizza

*NOTE: Although the Planning Commission generally strives to follow the agenda sequence, it reserves the right to
take any agenda item – other than a noticed public hearing – in any order, and at any time after its meeting starts. The
Planning Commission encourages public attendance and participation.
In compliance with the Americans with Disabilities Act, anyone who needs special assistance to attend this meeting can
contact the Commission secretary at 760-924-1804 within 48 hours prior to the meeting to ensure accessibility (see 42
USCS 12132, 28CFR 35.130).
*The public may participate in the meeting at the teleconference site, where attendees may address the Commission
directly. Please be advised that Mono County does its best to ensure the reliability of videoconferencing but cannot
guarantee that the system always works. If an agenda item is important to you, you might consider attending the meeting
in Bridgeport.
Full agenda packets, plus associated materials distributed less than 72 hours prior to the meeting, will be available for public
review at the Community Development offices in Bridgeport (Annex 1, 74 N. School St.) or Mammoth Lakes (Minaret Village
Mall, above Giovanni’s restaurant). Agenda packets are also posted online at www.monocounty.ca.gov / departments /
community development / commissions & committees / planning commission. For inclusion on the e-mail distribution list,
send request to cdritter@mono.ca.gov
Commissioners may participate from a teleconference location. Interested persons may appear before the Commission to
present testimony for public hearings, or prior to or at the hearing file written correspondence with the Commission
secretary. Future court challenges to these items may be limited to those issues raised at the public hearing or provided in
writing to the Mono County Planning Commission prior to or at the public hearing. Project proponents, agents or citizens
who wish to speak are asked to be acknowledged by the Chair, print their names on the sign-in sheet, and address the
Commission from the podium.
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MONO COUNTY
P L A N N IN G C O M M I S S IO N
PO Box 347
Mammoth Lakes, CA 93546
760.924.1800, fax 924.1801
commdev@mono.ca.gov

PO Box 8
Bridgeport, CA 93517
760.932.5420, fax 932.5431
www.monocounty.ca.gov

DRAFT MINUTES
Jan. 17, 2019
COMMISSIONERS: Bridgeport: Scott Bush, Chris I. Lizza & Dan Roberts. Mammoth Lakes: Roberta Lagomarsini & Mary
Pipersky
STAFF: Bridgeport: Hailey Lang, planning analyst, & Walt Lehmann, public works. Mammoth Lakes: Wendy Sugimura, CDD
director; Bentley Regehr, planning analyst; Garrett Higerd, public works

1. CALL TO ORDER: Chair Scott Bush called the meeting to order at 10:03 a.m. at the board
chambers in Bridgeport with teleconference to Town/County Conference Room in Mammoth Lakes.
Commissioners Lagomarsini and Pipersky were present in Mammoth.
2. PUBLIC COMMENT: Nones
3. MEETING MINUTES

M OTION: Adopt minutes from Nov. 15, 2018, as submitted (Pipersky/Lizza. Ayes: 5-0 via
roll-call vote)
4. CONSENT ITEM
A. FINAL APPROVAL OF PARCEL MAP 18-001MC/Bauer: Approval of Parcel Map 18-001MC

will divide APN 016-143-045-000, totaling 0.96 acres, into two parcels of 0.47 and 0.49 acres in size. The
project is in the community of June Lake, Down Canyon, adjacent to Hwy. 158. Access is via Wyoming
Street and California Street, which are private roads. Water and sewer services are to be provided by the
June Lake PUD. The land use designation is Single-Family Residential (SFR). The Tentative Parcel Map was
approved at a public hearing conducted by the Planning Commission on April 5, 2019. Staff: Garrett Higerd

and Walt Lehmann

M OTION: Authorize Chair’s signature on Parcel Map 18-001MC indicating its approval
(Lagomarsini/Roberts. Ayes: 5-0 via roll-call vote)
5. PUBLIC HEARING
A. General Plan Amendment 19-01
Discussion points:
• A Revised Resolution was distributed with additions to the findings that the Planning
Commission needs to make.
• The Commission discussed and made the following changes to Chapter 25:
25.030: Establishment of Not Owner-Occupied Short-Term Rental: Not owner-occupied
short-term rentals include rental of an entire dwelling unit or any part thereof that is not
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•

concurrently occupied by the owner or on the same parcel or on a physically contiguous
parcel as a principal residence concurrently occupied by the owner.
The Commission discussed whether short-term rentals in condominium projects should
be prohibited as proposed in MFR-M. Staff was directed to conduct outreach and bring
the issue back to the Planning Commission later. If any applications for condominium
projects proposing short-term/transient rentals are received, staff was directed to bring
the application to the Commission for interpretation. The Commission made the
following change to the proposed MFR LUD Amendment:
Transient rentals (fewer than 30 consecutive days) are allowed prohibited in MFR-L and
MFR-M, except in the following complexes: …

M OTION: Adopt Resolution R19-01 making the findings as proposed and

recommending that the Board of Supervisors certify the Addendum and adopt GPA 1901 as amended (Pipersky/Lizza. Ayes by roll-call vote: 5-0.)
•

6.

Further discussion clarified the proposed findings were amended per the handout
provided at the meeting by Sugimura and are listed in the Resolution after the section
declaring “Now, therefore…”. In addition, the final finding should be listed as “five” and
not “four.”

WORKSHOP: None

7. REPORTS:
A. DIRECTOR: None
B. COMMISSIONERS: None
8. INFORMATIONAL: None
9. ADJOURN at 11:30 a.m. to regular meeting February 21, 2019

Prepared by Wendy Sugimura, CDD director
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Mono County
Community Development Department
PO Box 347
Mammoth Lakes, CA 93546
760.924.1800, fax 924.1801
commdev@mono.ca.gov

PO Box 8
Bridgeport, CA 93517
760.932.5420, fax 932.5431
www.monocounty.ca.gov

February 21, 2019
To:

Mono County Planning Commission

From:

Kelly Karl, Assistant Planner

Subject:

Conditional Use Permit 18-015/Fettes - Short-Term Rental

RECOMMENDED ACTION
1) Find that the project qualifies as a Categorical Exemption under CEQA guideline 15301 and
file a Notice of Exemption.
2) Make the required findings as contained in the project staff report.

3) Approve CUP 18-015 subject to conditions of approval.
BACKGROUND
In late 2016, the June Lake Citizens Advisory Committee (CAC) raised various concerns regarding
proposed General Plan changes to short-term rental regulations and recommended that language be revised
to allow short-term rentals only if consistent with applicable area plans. This language was adopted, and
June Lake initiated a process to determine where short-term rentals would and would not be allowed within
the community, and any additional regulations that should apply. A subcommittee was established to guide
the process, which took a little over a year to complete and included over 50 hours of community meetings
and 300 hours of staff time. The full compilation of workshop and policy development proceedings is 411
pages long and available at
https://www.monocounty.ca.gov/sites/default/files/fileattachments/june_lake_citizens_advisory_committe
e/page/9707/str_wrkshp_prcdngs_as_of_02.15.18.pdf.
The result was a General Plan Amendment adopted in May 2018 that refined Chapter 25 in the Land Use
Element and specifically identified the types and locations of acceptable short-term rentals in June Lake
through Area Plan policies. In addition, Mono County Code Chapter 5.65 was also approved, establishing
a Short-Term Rental Activity permit governing the operation of rentals and making the approval nontransferable if ownership changes. The Short-Term Rental Activity Permit is approved separately from the
Use Permit by the Board of Supervisors and is also required prior to the commencement of rental activity.
PROJECT DESCRIPTION
This proposal, CUP 18-015/Fettes, is located at 149 Mountain View Lane, Clark Tract, June Lake, and has
a land use designation of Single-Family Residential (SFR). Most of the adjacent properties are also
designated Single-Family Residential (SFR), except for a Commercial Lodging, Moderate (CL-M) parcel
to the west and a Resource Management (RM) parcel owned by the Inyo National Forest to the south.
The parcel (APN 016-152-009) is approximately 10,018 square feet in size. The proposed short-term rental
is an existing detached one-bedroom accessory dwelling unit of 600 square feet with one bedroom on the
second floor and a two-car garage (208 square feet) on the ground floor. The deck is approximately 118
square feet. The application identifies space for two cars in a 24’x 29’ uncovered paved parking area
(approximately 696 square feet).
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The proposal is for an owner-occupied short-term rental of a detached one-bedroom accessory dwelling
seasonally from April 16 – October 31. The maximum number of occupants for the one-bedroom unit is
limited to two people and two vehicles. Only a single party of individuals may occupy the rental at a time.
Short-term rental use may be permitted for any single-family unit having land use designation(s) of SFR,
ER, RR, MFR-L or RMH subject to Use Permit, if consistent with applicable Area Plan policies. An
additional Short-Term Rental Permit (STR) approved by the Board of Supervisors is to be obtained by the
property owner. The STR Permit shall terminate upon a change of ownership and, if desired, the new
property owner(s) may apply for a new STR Permit.
SITE PLAN: CUP 18-015 / Fettes, Owner-Occupied Short-Term Rental

Project Location
149 Mountain View Lane
APN: 016-152-009
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Figure 1: Applicant's parking plan

24’

53’

29’
30’
Figure 2: Detached accessory dwelling/parking area photo
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Figure 3: Detached accessory dwelling/parking area diagram

Figure 4: Accessory Dwelling Unit and parking area viewed from above
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LAND DEVELOPMENT TECHNICAL ADVISORY COMMITTEE (LDTAC)
The LDTAC accepted the application on November 19, 2018, and reviewed the staff report and use permit
on February 4, 2019.
COMMENTS RECEIVED
A notice of the project was mailed to surrounding homeowners within 500’ of the property on December
27, 2018. The notice was also published in the Mammoth Times and The Sheet newspapers 30 days in
advance of this public hearing. The use permit provides the public with the opportunity to comment on the
proposal and comments are attached to this report.
At the time this staff report was written ten public comment letters and one letter from the applicant to his
neighbors have been received. The applicant sent a personal letter out to his neighbors to explain the scope
of the proposed rental and why he wishes to rent his accessory dwelling unit as an owner-occupied shortterm rental. Of the ten public comment letters eight were in support of the project, one was unopposed, and
one opposed the project. The letter unopposed to the proposed rental based this decision on a conversation
the commenters had with Ian Fettes where they were given the following assurances: “the property will be
unavailable to renters in the winter, renters will only be allowed to use the driveway near the bottom of
Mountain View Lane; and Type I rentals are subject to occupancy tax that he will remit to the county.” The
concerns expressed in the letter opposing the project are as follows: “hazardous road conditions on the
private road, no parking or turnaround areas, no road maintenance, no snow removal, legal risk of lawsuits
due to aforementioned poor road conditions, bear intrusion issues, and neighbor discord due to strong
opposition to transient rentals in this unique and quite neighborhood.”
These concerns are addressed as follows:
•
•
•
•
•
•

Hazardous Road Conditions and No Road Maintenance: The Short-Term Rental Activity Permit
requires a description of rough road conditions as part of the rental agreement.
No Parking or Turnaround Areas: Sufficient parking is provided.
No Snow Removal: The rental is summer seasonal only from April 16 – October 31.
Legal Risk of Lawsuits: The Short-Term Rental Activity Permit requires the property owner to
carry adequate insurance.
Bear Intrusion Issues: The Short-Term Rental Activity Permit requires noticing about proper trash
disposal and the use of bear-proof outdoor containers.
Neighborhood Discord: The extensive public process in June Lake appears to have resolved a
significant amount of the neighborhood controversy, as evidenced by the comment letters. The
concerns raised through that process and in the one comment letter in opposition have also been
addressed through the requirements and regulations.

GENERAL PLAN CONSISTENCY
The project is consistent with Chapter 25, Short-Term Rentals, which established a process to permit shortterm rentals for single-family units that do not exhibit reasonable opposition by neighbors who may be
directly affected, and when consistent with applicable Area Plan policies.
General Plan Amendment 18-01.B created new land use policies further identifying the specifics of shortterm rentals in the June Lake Community.
The project is consistent with the following June Lake Area Plan Policies:
Policy 13.M.1. Short-term rentals are subject to Chapter 25 of the General Plan Land Use Element and
Mono County Code Chapter 5.65, with the following specifications based on the context of individual
neighborhoods (see General Plan map), which vary in character.
5
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Action 13.M.1.d. In the Clark Tract, Type I and Type III rentals may be permitted year-round on
Nevada Street/Silver Meadow subject to the discretionary permit(s) for short-term rentals and June
Lake Area Plan policies. In the rest of the Clark Tract, only Type I rentals may be permitted subject
to the discretionary permit(s) for short-term rentals, June Lake Area Plan policies, and the following
additional requirements: summer only (April 16 through October 31), the number of approvals shall
be limited to eight parcels total (3% of existing parcels) including existing Transient Rental Overlay
Districts (TRODs), and Type III rentals are prohibited. See MCC Chapter 5.65 for other operational
requirements specific to the Clark Tract.
One TROD has been previously permitted so, this project will be the second of the eight total parcels
approved for short-term rentals in the Clark Tract.
The Commission may deny an application based on the following Countywide Land Use Element Policy
amendment:
Policy 1.L.3. In addition to reasonable opposition by the neighborhood, short-term rental applications
may be denied in neighborhoods with certain safety and/or infrastructure characteristics that are not
compatible with visitor use, or where conflicts with other regulations exist.
Action 1.L.3.a. Short-term rental applications may be denied where one or more of the following
safety or infrastructure conditions exist:
• Emergency access issues due to a single access point to/from the neighborhood (see Safety
Element, Objective 5.D. and subsequent policies, and Land Use Element 04.180).
• Access to the parcel, in whole or part, includes an unimproved dirt road (e.g., surface is not
paved or hardened with a treatment) and/or roads are not served by emergency vehicles.
• The majority of parcels in a neighborhood/subdivision are substandard or small (less than 7,500
square feet), potentially resulting in greater impacts to adjacent neighbors and/or changes to
residential character.
• Current water or sewer service is inadequate or unable to meet Environmental Health standards.
The project is also required to comply with Mono County Code Chapter 5.65 and receive Board of
Supervisor approval for the Short-Term Rental Activity permit in a public hearing. The purpose of Chapter
5.65 is to implement procedures, restrictions, and regulations related to the operation of a short-term rental.
It also provides enhanced enforcement tools to address unauthorized short-term rentals countywide.
CEQA COMPLIANCE
Project is consistent with a Class 1 California Environmental Quality Act (CEQA) exemption.
Class 1 (15301) consists of the operation, repair, maintenance, permitting, leasing, licensing, or minor
alteration of existing public or private structures, facilities, mechanical equipment, or topographical
features, involving negligible or no expansion of use beyond that existing at the time of the lead agency's
determination.
Examples include but are not limited to:
• interior or exterior alterations involving such things as interior partitions, plumbing, and electrical
conveyances,
• accessory (appurtenant) structures including garages, carports, patios, swimming pools, and fences,
and
• conversion of a single-family residence to office use.
Single-family homes that are rented on a short-term basis (as an owner-occupied rental) will still be used
as single-family homes and in a manner that is not substantially different from how they would be used if
they were occupied by full-time residents or long-term renters. In addition, short-term rentals are subject to
compliance with regulations governing the management of these units stipulated in Mono County Code
6
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5.65, which addresses aesthetics, noise, parking, utilities, and other similar issues. As a result, rental of a
single-family residence is not an expansion of use, and is no more intensive or impactful than, for example,
conversion of a single-family residence to office use.
USE PERMIT FINDINGS
In accordance with Mono County General Plan, Chapter 32, Processing - Use Permits, the Planning
Commission may issue a Use Permit after making certain findings.
Section 32.010, Required Findings:
1. All applicable provisions of the Mono County General Plan are complied with, and the site of the
proposed use is adequate in size and shape to accommodate the use and to accommodate all yards,
walls and fences, parking, loading, landscaping and other required features because:
a) Project provides the necessary paved parking of two spaces per unit, 10’ X 20’ when
uncovered.
• Lack of parking in the Clark Tract was cited as a concern in the public comment letter
opposed to the project. The parking area in front of the rental property is sufficient to
fulfill all the parking needs for the maximum occupancy of two vehicles and two
people.
b) The 600 sq. ft. rental is an existing conforming structure that meets the General Plan Land
Use Designation site requirements.
c) Project is the second of eight allowable short-term rentals in the Clark Tract and rentals are
restricted to summer only (April 16 – October 31).
2. The site for the proposed use related to streets and highways is adequate in width and type to carry
the quantity and kind of traffic generated by the proposed use because:
a) The proposed rental is accessed from the lower portion of Mountain View Lane, a private
road. The existing main residence has a separate parking area and is accessed from the top
portion of Mountain View Lane. Use of property for an owner-occupied rental is not expected
to generate a significant increase in traffic.
3. The proposed use will not be detrimental to the public welfare or injurious to property or
improvements in the area in which the property is located because:
a) The proposed owner-occupied short-term rental of an existing 600-sq. ft. unit is not expected
to cause significant environmental impacts; and
b) Project is required to comply with regulations of Mono County Code Chapter 5.65.
4. The proposed use is consistent with the map and text of this General Plan and any applicable area
plan because:
a) The project is consistent with the 2019 adopted short-term rental policies and regulations set
forth in Mono County General Plan Chapter 25 and June Lake Area Plan policies.
•

Lack of snow removal and hazardous road conditions in this area were cited as
additional concerns in the public comment letter opposing the project. These concerns
will be avoided by adhering to seasonal restrictions (summer only) for short-term
rentals in the Clark Tract set forth in the June Lake Area Plan policies. No short-term
rentals are allowed on this property from November 1 – April 15.
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MONO COUNTY
Planning Division
DRAFT NOTICE OF DECISION & USE PERMIT
USE PERMIT:

CUP 18-015

ASSESSOR PARCEL NUMBER:
PROJECT TITLE:

APPLICANTS:

Ian Fettes

016-152-009-000

Type I Short-Term Rental / Fettes

PROJECT LOCATION:

The project is located at 149 Mountain View Lane, June Lake

On February 21, 2019, a duly advertised and noticed public hearing was held and the necessary findings, pursuant to
Chapter 32.010, Land Development Regulations, of the Mono County General Plan Land Use Element, were made
by the Mono County Planning Commission. In accordance with those findings, a Notice of Decision is hereby rendered
for Use Permit 18-015/Fettes, subject to the following conditions, at the conclusion of the appeal period.
CONDITIONS OF APPROVAL
See attached Conditions of Approval
ANY AFFECTED PERSON, INCLUDING THE APPLICANT, NOT SATISFIED WITH THE DECISION OF THE
COMMISSION, MAY WITHIN TEN (10) DAYS OF THE EFFECTIVE DATE OF THE DECISION, SUBMIT AN
APPEAL IN WRITING TO THE MONO COUNTY BOARD OF SUPERVISORS.
THE APPEAL SHALL INCLUDE THE APPELLANT'S INTEREST IN THE SUBJECT PROPERTY, THE
DECISION OR ACTION APPEALED, SPECIFIC REASONS WHY THE APPELLANT BELIEVES THE
DECISION APPEALED SHOULD NOT BE UPHELD AND SHALL BE ACCOMPANIED BY THE
APPROPRIATE FILING FEE.
DATE OF DECISION/USE PERMIT APPROVAL:

February 21, 2019

EFFECTIVE DATE USE PERMIT

March 4, 2019

This Use Permit shall become null and void in the event of failure to exercise the rights of the permit within one (1)
year from the date of approval unless an extension is applied for at least 60 days prior to the expiration date.
Ongoing compliance with the above conditions is mandatory. Failure to comply constitutes grounds for revocation
and the institution of proceedings to enjoin the subject use.
MONO COUNTY PLANNING COMMISSION
DATED:

February 21, 2019
cc:
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Applicant
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Public Works
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Building

X

Compliance

11

CONDITIONS OF APPROVAL
Use Permit 18-015 / Fettes
1)

Occupancy is limited to a single party of two persons and two vehicles.

2)

The project shall comply with seasonal restrictions for short-term rentals in the Clark Tract set forth in
the June Lake Area Plan policies. No short-term rentals are allowed November 1 – April 15.

3)

All short-term rental customers must sleep within the dwelling; customers are not allowed to reside in
an RV, travel-trailer, or similar mobile-living unit on the property or any neighboring property.

4)

The project shall comply with provisions of the Mono County General Plan including Chapter 25,
Short-Term Rentals.

5)

The project shall comply with provisions of Mono County Code Chapter 5.65, Short-Term Rental
Activity in Residential Land Use Designations, by obtaining the STR Activity permit, TOT certificate,
and business license prior to commencing operation.

6)

Property shall be maintained in a neat and orderly manner.

7)

Project shall comply with applicable Environmental Health requirements.

8)

Project shall comply with applicable requirements by other Mono County departments and divisions
including, but not limited to, Public Works, Tax Collector, Sheriff’s office, and Building Division.

9)

If any of these conditions are violated, this permit and all rights hereunder may be revoked in
accordance with Section 32.080 of the Mono County General Plan, Land Development Regulations.
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MONO COUNTY
P LA N N IN G C O M M I S S IO N
PO Box 347
Mammoth Lakes, CA 93546
760.924.1800, fax 924.1801
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Bridgeport, CA 93517
760.932.5420, fax 932.5431
www.monocounty.ca.gov

Conditional Use Permit 18-015/Fettes
February 21, 2019
COMMENT LETTERS

Raymond Deshaies & Linda Silveira
Susan Frank
Bob & Diane Madgic
Rod Goodson & Jill Malone
Bryan & Sam Mahony
David Rosky
Charles & Phyllis Stender
Rick Taylor
Ann Tozier
Roland & Marni Wieshofer
APPLICANT LETTER TO NEIGHBORS

Ian Fettes

DISTRICT #1
COMMISSIONER

DISTRICT #2
COMMISSIONER

DISTRICT #3
COMMISSIONER

DISTRICT #4
COMMISSIONER

DISTRICT #5
COMMISSIONER

Mary Pipersky

Roberta Lagomarsini

Daniel Roberts

Scott Bush

Chris I. Lizza
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December 29, 2018

Dear Neighbor,
You've probably received a notification from the Planning Commission that I'm applying for a permit to
rent my Cabin on a short term basis and, I'd like to ask for your support.
The County has approved Type 1 Rentals in the Clark Tract - that is to say Rentals where the Owner is a
full-time resident on the property.
Type 2 Rentals - where the Property Owner is not a full-time resident were not approved. Also, I don't
think there are many other Type 1- eligible properties in the Clark Tract
The reality for me is that I need to rent my cabin, and so my options are either short-term or longerterm
I've been renting longer-term - for the last two years to people working on the SCE dam project.
It's been a pretty good arrangement, but not ideal as I don't have a whole lot of control on who's
staying in the Cabin. As the guys are here for longer periods, they naturally want to entertain friends and
family on occasion. That puts a strain on things, but I don't feel that I can place too many restrictions on
them - as they are longer term tenants.
Short-term renting for me is a quite a different proposition.
Firstly, I would limit the number of guests to two - with no exceptions. That means no additional visitors.
When I've rented short-term in the past, my typical guests were here to enjoy the beauty of the Eastern
Sierra, and they welcomed the tranquility of our neighborhood . There would typically be one car in the
driveway - usually a Prius, or something similar - and a typical stay would be four days. I was able to prescreen my guests through direct phone conversations prior to accepting a booking, which helped to
ensure that things went very smoothly.
My typical occupancy for short-term rentals was 40%, which is pretty normal for any form of short-term
rental. This meant that the Cabin was unoccupied for 60% of the time. However, the nightly rate was
high enough that the annual income was about the same as that generated by longer-term rentals which were at a lower rate but operating at closer to 100% occupancy.
In order to rent short-term, the County has some very stringent requirements that have to be met by
the Owner - apparently some of the most stringent anywhere In the country. One significant
requirement is that there would be no STR's during the Winter months, because of the likelyhood of
adverse road conditions.
J've attached a copy of these requirements and, as you can see, everything is very tightly controlled. The
income generated is taxed (T.O.T) at 12% and these taxes go into the County coffers.
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Longer term rentals have none of these restrictions - no restrictions on parking, noise, number of
occupants, trash disposal, exterior lighting, etc., and there is no requirement to pay T.O.T. taxes.
I would much rather rent my property, for 40% of the time, to one or two people who want to quietly

enjoy our environment, than rent it on a more continual basis to people who don't necessarily share the
same appreciation for the area we live in - and who are subject only to the loosest of outside controls.
I really believe that renting my cabin short-term will have the most minimal impact on our

neighborhood, and that the alternative of renting longer-term is the less-desirable option.
I hope you'll agree that short-term renting is the better option. and that you might consider sending a

note of support ror my application to the Planning Commission, which would really be appreciated.
Sincerel¥"

c/ j,
.(t
Ian Fettes

(~
' 1.

--
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Proof of
Publication

This space is for the County Clerk's Filing Stamp

STATE OF CALIFORNIA
COUNTY OF MONO
Proof of Publication Of
I am a citizen of the United States and a
resident of the State aforesaid ; I am
over the age of eighteen years, and not
a party to or interested in the above
entitled matter. I am the principal
clerk of the printer of the
MAMMOTH TIMES
a newspaper of general circulation,
published in

County of Mono
The Mammoth Times was adjudicated on
March 24, 1992, as a newspaper of
general circulation for the Town of
Mammoth Lakes and Mono County, CA.
The notice, of which the annexed is a
printed copy (set in type not
smaller than nonpareil), has been
published in each regular and entire
issue of said newspaper and not in any
supplement thereof on the following
dates, to with :

December 20th , in the year 2018
I certify (or declare) under penalty of
perjury that the foregoing is true and
correct.
Dated at Mammoth Lakes, California,

The 20th day of December 2018

NOTICE OF PUBLIC HEARING
NOTICE IS HERES'!: GIVEN Ihat Mono County Planning CommisSion will
conduct a public hearing Feb. 21, 2019, In the BOard 01 Supervisors Chambers. Mono County Courthouse. Bridgeport, CA (videoconference a t
Town/County Conference Room, Minaret VlIIage Mali, Mammoth Lakes, CAl
to consider the fallowing: jj!ilJ
CONDIT IONAL USE PERMIT
18-015/Fettea for an owner occupied (Type I) short-teJJ1l rental use in a detached one-bedroom accessory dwelling unit at '49 Mountain View Lane
(APN 016-152-009) In June Lake. and the Land Use Designation (LUD) is
Single-Family ReSidential (SPR). Maximum occupancy ot two persons and
two vehicles. In accordanc wllh the California Environmental Quality Act, a
Nollee
Exemption will be Wed . The project Illes are available for public review at the Community Development Department otncas In Bridgeport and
Mammoth Lakes. INTERESTED PERSONS may appear before the PlannIng
Commission to present testimony or. prior to or at the hearing, lIIe written correspondence with : Secretary to the Planning CommIssion , PO Box 347.
Mammoth Lakes, CA 93546. II you challenge the proposed acllon(s) In court,
you may be limited \0 rall,lng only those Issues you or someone else raIsed
at the publiC hearing described in this notice, or in written corresponde nce
delivered to Secretary to the Planning Commission at, or prior to, the public
hearing. (MT 12.20.' 8 #182 13)

0'
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Mono County
Community Development Department
PO Box 347
Mammoth Lakes, CA 93546
760-924-1800, fax 924-1801
commdev@mono.ca.gov

P0 Box 8
Bridgeport, CA 93517
760-932-5420, fax 932-5431
www.monocounty.ca.gov

Planning Division

NOTICE OF PUBLIC HEARING
NOTICE IS HEREBY GIVEN that Mono County Planning Commission will
conduct a public hearing Feb. 21, 2019, at Board of Supervisors
Chambers, Mono County Courthouse, Bridgeport, CA, to consider the
following: 10:10 a.m. CONDITIONAL USE PERMIT 18-015/Fettes.
The proposal is for an owner-occupied (Type I) short-term rental use in a
detached one-bedroom accessory dwelling unit at 149 Mountain View Lane
(APN 016-152-009-000) in June Lake, and the Land Use Designation (LUD)
is Single-Family Residential (SFR). Maximum occupancy is two persons and
two vehicles.

Project Location

In accordance with the California Environmental Quality Act, addenda to the
existing General Plan EIR are being utilized for the proposed use permit (18015). The project files are available for public review at the Community
Development Department offices in Bridgeport and Mammoth Lakes.
INTERESTED PERSONS may appear before the Planning Commission to
present testimony or, prior to or at the hearing, file written correspondence
with: Secretary to the Planning Commission, PO Box 347, Mammoth Lakes,
CA 93546. If you challenge the proposed action(s) in court, you may be
limited to raising only those issues you or someone else raised at the public
hearing described in this notice, or in written correspondence delivered to
Secretary to the Planning Commission at, or prior to, the public hearing.
For additional questions, please contact the Mono County Planning Division:
Kelly Karl, PO Box 347, Mammoth Lakes, CA 93546
(760) 924-1809, kkarl@mono.ca.gov

149 Mountain View Lane

Planning / Building / Code Compliance / Environmental / Collaborative Planning Team (CPT)
Local Agency Formation Commission (LAFCO) / Local Transportation Commission (LTC) / Regional Planning Advisory Committees (RPACs
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February 21, 2019
To:

Planning Commission

From:

Bentley Regehr, Planning Analyst

Subject:

Workshop: Housing Element Draft

RECOMMENDED ACTION
Conduct workshop and provide direction to staff on proposed changes.
BACKGROUND
Unlike the other mandatory elements of the General Plan, the Housing Element is subject to detailed
statutory requirements regarding its content and must be updated on a scheduled basis. The most recent
cycle was five years, with the last update occurring in 2014. Mono County is now on an eight-year cycle
that corresponds with the Regional Transportation Plan updates, meaning the newest iteration applies
until 2027.
The 2019 Mono County Housing Element is broken into three primary sections:
1. Goals and Policies – Identification of goals to promote adequate housing and the
policies targeted at reaching them.
2. Technical Appendix – A detailed analysis of conditions in the County related to housing
that lead to the creation of Section 1’s goals and policies. The Technical Appendix
includes a needs assessment, demographic context, site inventory, community-specific
profiles, constraints, and identified special needs groups.
3. Progress Report – A summary of programs from the 2014 Housing Element Update and
how those programs are modified for the current update.
The Housing Element was informed by the Needs Assessment completed in 2017 and the creation of a
strategies toolbox vetted through the Regional Planning Advisory Committees (RPACs), the Planning
Commission, and the Board of Supervisors in 2018. The draft as presented here is being taken to the
RPACs for comments which will be incorporated prior to submittal to the California Department of
Housing and Community Development (HCD) on March 10. Feedback from this workshop and the
March 5 Board of Supervisors meeting will also be included in the draft submittal.
A second round of outreach to the RPACs, Planning Commission, and Board of Supervisors is scheduled
for the summer after feedback is received from HCD. Final approval from the Board and submittal to
HCD will occur in August.
This staff report and attachment have been reviewed by the Director.
ATTACHMENT
• 2019-2027 Mono County Housing Element (Draft)
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Mono County Housing Element

6th Cycle Update
Mono County Community
Development Department
Adopted August 15, 2019

2019-2027
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Introduction
Statutory Requirements
In response to California’s critical housing needs, the Legislature enacted housing
element law with the goal of providing adequate and safe housing for every Californian.
The attainment of housing for all requires the cooperation of local and state governments.
Housing element law requires local governments to adequately plan to meet their
existing and projected housing needs, including their share of the regional housing need.
The law recognizes that critical decisions regarding housing development occur at the
local level within the context of the General Plan. For the private sector to adequately
address housing needs and demand, local governments must adopt land use plans and
regulatory schemes that provide opportunities for, and do not unduly constrain, housing
development for all income groups.
Unlike the other mandatory elements of the General Plan, the Housing Element is subject
to detailed statutory requirements regarding its content and must be updated on a
scheduled basis. The most recent cycle was five years, with the last update occurring in
2014. Mono County is now on an eight-year cycle that corresponds with the Regional
Transportation Plan updates, meaning this document applies until 2027.
The 2019 Mono County Housing Element is broken into three primary sections:
1. Goals and Policies – Identification of goals to promote adequate housing
and the policies targeted at reaching them.
2. Technical Appendix – A detailed analysis of conditions in the County
related to housing that lead to the creation of Section 1’s goals and
policies. The Technical Appendix includes a needs assessment,
demographic context, site inventory, community-specific profiles,
constraints, and identified special needs groups.
3. Progress Report – A summary of programs from the 2014 Housing
Element Update and how those programs are modified for the current
update.

Community Outreach
The 2019 Housing Element was established through an extensive public participation
process. The Housing Needs Assessment began the outreach process with an extensive
survey of residents in 2016-2017. Following the Needs Assessment, in 2018 community
development staff conducted workshops with each of the County’s Regional Planning
Advisory Committees (RPACs) to develop a set of strategies aimed at improving
housing. Insight gathered from the RPACs reflected the County’s diverse needs, from a
strong interest in short-term rental regulations in June Lake to a greater focus on
improving existing stock in Antelope Valley and Bridgeport. The collection of strategies
was organized into a “housing toolbox”.

33

The housing toolbox was refined by County staff with assistance from Economic
Planning Systems, Inc., a consultant with extensive knowledge on housing policies and
actions available to communities in California. The refined toolbox was presented
through public forum at the September 20 Mono County Planning Commission meeting
and as a workshop at the September 28 Board of Supervisors meeting. The September 28
meeting allowed Board members to prioritize toolbox items and give direction to
Community Development staff on the programs to pursue as part of the Housing Element
update.
A first draft of the update was then taken to the RPACs in February 2019 for review.
Comments received from the committees was incorporated into March draft submittal to
HCD. Consultation with local tribes was also initiated in March through the mandated SB
18 process.
A revised draft that integrated comments from HCD was presented to the RPACs and the
Planning Commission in June. Suggestions from the committees and the public were
included in a final version presented to the Board of Supervisors in August.

Consistency with General Plan
The County's General Plan serves as a comprehensive, long-range plan for development,
and is comprised of the Land Use Element, Circulation Element, Conservation-Open
Space Element, Safety Element, Noise Element, and the Housing Element. The location
of housing is determined primarily by policies contained in the Land Use Element, which
establish the distribution of various land uses throughout the County. The Land Use
Element specifies the allowed types of housing for each residential General Plan
designation, as well as the maximum allowed density.
In conformance with state law, the Mono County General Plan has been written to be
internally consistent the goals, objective, and policies in other elements. The 2019
Housing Element Update was reviewed for consistency with the Land Use Element to
determine if adequate sites are provided to allow for housing for all economic segments
of the community. The Land Use Inventory shows that Mono County has adequate
acreage to accommodate the housing needs projected by HCD in the Regional Housing
Needs Plan prepared for the County.
The Housing Element was also reviewed for consistency with the Circulation and
Conservation/Open Space Elements of the General Plan. In Mono County, the circulation
system is well established, and there is little traffic congestion. When congestion does
occur, it is not the result of residents’ commuting, but of recreational traffic at peak use
periods or special events, combined with local use. Although the existing circulation
system is generally adequate to provide for additional housing, the Circulation Element
provides for improvements to the local transportation system that will allow for the
continued development of housing.
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Since 94 percent of the land in Mono County is publicly owned, and 90 percent is
federally owned, much of Mono County remains open space. As a result, the provision of
open space as a part of developed residential areas is not a concern in the County.
Policies in both the Conservation/Open Space Element and the Land Use Element focus
future development in and adjacent to existing community areas, providing additional
open-space protection.
General Plan consistency for all elements, including the Housing Element, will be
maintained through required annual progress reports that address comments and issues
identified through the County's ongoing public participation processes, such as Regional
Planning Advisory Committee (RPAC) meetings.
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SECTION 1 | Goals and Policies
Section 1 of the document outlines the County’s housing programs. The programs are
divided based on the identified goals for addressing housing:
Goal 1: Increase Overall Housing Supply, Consistent with County’s Rural Character
Programs targeted at producing more units, irrespective of income level. Mono
County has a lack of overall supply and supports the creation of all residential
projects that provide housing within the context of community plans. Programs
are primarily targeted at identifying appropriate sites and removing constraints
that slow or limit development.
Goal 2: Increase the Supply of Community Housing
Community housing refers to all housing that meets the needs of long-term
residents over a range of income levels. Programs within Goal 2 are intended to
increase the supply of adequate and affordable housing through a diverse set of
strategies.
Goal 3: Retain Existing Community Housing
The County has identified the need to retain existing housing. Programs are
targeted at maintaining and improving existing stock through rehabilitation
and discouraging the conversion of long-term housing to short-term rentals.
Goal 4: Ensure All Other Needs Related to Housing are Met
The County has identified programs outside the scope of the first three goals.
Programs include providing equal opportunity for all residents, identifying
hazards, and maintaining the character of land uses.
Programs were synthesized through a combination of strategies taken from the previous
Housing Element Update that remain relevant and priorities that emerged from the
Housing Toolbox. The programs from the 2014 Update that were not eliminated (see:
Section 3 – Progress Report) are captured, along with programs that emerged from the
Toolbox process as a priority that were not covered by the previous update.
Each program is required to meet one of the following objectives set forth by state law:
1. Identify adequate sites for a range of housing opportunities;
2. Assist in the development of adequate and affordable housing;
3. Address constraints to meeting the County’s housing needs;
4. Conserve and improve the condition of housing; and
5. Promote housing opportunities for all persons
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Goal 1: Increase Overall Housing Supply,
Consistent with County’s Rural Character
Goal 1: Increase Overall Housing Supply, Consistent with County’s Rural Character

1.1

Update opportunity site database and identify sites within or adjacent to
existing communities suitable for development targeted at addressing
housing needs in the County.
Related Programs from 2014 Housing Element Update: 1:2, 1:4
Objective: Identify adequate sites for a range of housing opportunities.
Resources Needed: Accomplished through current staffing
Responsible Agencies: CDD
Timeframe: Update database at least once per housing cycle. Opportunity sites are
most recently identified through this Housing Element Update.
*Board priority.

1.2

Explore regulatory changes that improve housing production potential.
Review and consider revising development standards to provide for greater
regulatory flexibility that promotes housing development opportunities.
Factors to review include:
• Minimum lot sizes;
• Snow storage; and
• Establishing performance criteria that can be used in place of inflexible
standards.
Related Programs from 2014 Housing Element Update: 3:1
Objective: Address constraints to meeting the County’s housing needs.
Resources Needed: Accomplished through current staffing
Responsible Agencies: CDD
Timeframe: Evaluate by 2023
*Board priority

1.3

Explore reducing barriers to tiny home construction and new housing types.
Create a definition for tiny homes consistent with California Building Code
and evaluate land use designations and sites appropriate for tiny home
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development. Also consider increasing land designated as Rural Mobile
Home (RMH).
Related Programs from 2014 Housing Element Update: None.
Objective: Address constraints to meeting the County’s housing needs.
Resources Needed: Accomplished through current staffing
Responsible Agencies: CDD
Timeframe: Evaluate by 2023
*Board priority.
1.4

Identify future opportunities for CEQA streamlining, including using
exemptions when possible.
Related Programs from 2014 Housing Element Update: None.
Objective: Address constraints to meeting the County’s housing needs.
Resources Needed: Accomplished through current staffing.
Responsible Agencies: CDD
Timeframe: Ongoing
*Board priority.

1.5

Evaluate if off-site infrastructure investment can improve development
readiness. Identify sites within or adjacent to existing communities where
infrastructure limits development potential. Explore how investments
through agency partnerships can improve the viability of development.
County participation will include assistance with preparation of grant
applications and understanding environmental regulations.
Related Programs from 2014 Housing Element Update: 1:5, 1:6, 1:7, 1:18
Objective: Address constraints to meeting the County’s housing needs.
Resources Needed: Accomplished through partnerships.
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Responsible Agencies: CDD, Public Utility Districts, Mutual Water Companies,
SCE, BLM, USFS, LADWP, Housing Authority
Timeframe: Ongoing
1.6

Consider additional opportunities for by-right review and approval.
Related Programs from 2014 Housing Element Update: None
Objective: Address constraints to meeting the County’s housing needs.
Resources Needed: Accomplished through current staffing.
Responsible Agencies: CDD
Timeframe: Evaluate by 2023

1.7

Evaluate feasibility and value of creating a housing land trust.
Related Programs from 2014 Housing Element Update: 2:12
Objective: Address constraints to meeting the County’s housing needs.
Resources Needed: Additional staffing and partnership with outside agency.
Responsible Agencies: CDD, Housing Authority
Timeframe: Evaluate during current housing cycle (2019-2027).

1.8

Consistent with the Land Use Element, continue to require specific plans for
large-scale development within community expansion areas. Specific plans
allow for a variety of development and can streamline the development
process.
Related Programs from 2014 Housing Element Update: 1:12
Objective: Address constraints to meeting the County’s housing needs.
Resources Needed: Accomplished through current staffing.
Responsible Agencies: CDD
Timeframe: Ongoing, as development is proposed.

39

1.9

Continue to allow for residential development in the commercial land use
designation and allow for mixed-use development to more efficiently and
economically utilize the county’s limited land base for housing.
Related Programs from 2014 Housing Element Update: 1:19, 1:20
Objective: Identify adequate sites for a range of housing opportunities.
Resources Needed: Accomplished through current staffing.
Responsible Agencies: CDD
Timeframe: Ongoing, as development is proposed

1.10

Consider establishing minimum allowable densities or increased densities in
appropriate community areas or specific plans.
Related Programs from 2014 Housing Element Update: 1:22, 1:23
Objective: Identify adequate sites for a range of housing opportunities.
Resources Needed: Accomplished through current staffing.
Responsible Agencies: CDD
Timeframe: Ongoing.

1.11

Continue to allow accessory dwelling units in single-family residential areas
as provided by Chapter 16 of the Mono County Land Development
Regulations and evaluate potential barriers to accessory dwelling unit
construction. Evaluate the prohibition of short-term rentals in larger units
requiring a Director Review or Use Permit.
Related Programs from 2014 Housing Element Update: 2:3
Objective: Address constraints to meeting the County’s housing needs.
Resources Needed: Accomplished through current staffing and potential
partnership with outside agency.
Responsible Agencies: CDD
Timeframe: Ongoing and as development is proposed.
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Goal 2: Increase the Supply of Community
Housing
2.1

Goal 2: Increase the Supply of Co mmunity Ho using

Pursue partnerships with other agencies in the County, such as the Town of
Mammoth Lakes, federal, state, and local agencies to identify opportunities
to increase housing stock.
Related Programs from 2014 Housing Element Update: None
Objective: Assist in the development of adequate and affordable housing;
Resources Needed: Use current staffing to facilitate partnerships.
Responsible Agencies: CDD, Town of Mammoth Lakes, other agencies
Timeframe: Ongoing
*Board priority

2.2

Review current use and long-term needs of County-owned parcels and
evaluate for disposition or development for potential housing sites.
Related Programs from 2014 Housing Element Update: 1:4
Objective: Identify adequate sites for a range of housing opportunities.
Resources Needed: Accomplished through current staffing.
Responsible Agencies: CDD, Public Works
Timeframe: Evaluate during current housing cycle (2019-2027).

2.3

Consider reinstating the Housing Mitigation Ordinance.
Related Programs from 2014 Housing Element Update: 2:1, 2:9, 2:10, 2:14
Objective: Identify adequate sites for a range of housing opportunities.
Resources Needed: Accomplished through current staffing.
Responsible Agencies: CDD
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Timeframe: Ongoing.
2.4

Consider a program that purchases housing units at market rate and deed
restricts to an affordable income level.
Related Programs from 2014 Housing Element Update: 2:9, 2:12, 6.1
Objective: Assist in the development of adequate and affordable housing.
Resources Needed: Partner with outside agency that can manage deed restrictions.
Responsible Agencies: Mammoth Lakes Housing or other entity that can manage
deed restrictions (i.e. Housing Authority).
Timeframe: Evaluate by 2020.

2.5

Identify zoning requirements for which more flexible approaches could
incentivize more on-site affordable units.
Related Programs from 2014 Housing Element Update: 1:21, 1:26, 3:1
Objectives: Assist in the development of adequate and affordable housing;
Address constraints to meeting the County’s housing needs.
Resources Needed: Accomplished through current staffing.
Responsible Agencies: CDD
Timeframe: Evaluate by 2023

2.6

Consider partnering with other agencies and employers to ensure that new
employee housing.qualifies.toward meeting the County’s RHNA targets (e.g.
consider waiving building permit fees).
Related Programs from 2014 Housing Element Update: None
Objective: Assist in the development of adequate and affordable housing.
Resources Needed: Requires additional staff and participation from outside
parties.
Responsible Agencies: CDD, employers, developers, Housing Authority
Timeframe: Evaluate during current housing cycle (2019-2027)
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2.7

Investigate potential for developer partnerships to encourage the
development of housing for very low, low, and moderate-income households.
Related Programs from 2014 Housing Element Update: 2:13
Objective: Assist in the development of adequate and affordable housing.
Resources Needed: Accomplished through current staffing and participation from
outside parties.
Responsible Agencies: CDD, employers, developers, Housing Authority
Timeframe: Ongoing

2.8

Through the CPT Land Tenure Subcommittee, support land exchanges of
existing seasonal housing units on public lands into private ownership so
those units may become available for local year-round housing.
Related Programs from 2014 Housing Element Update: 1:1
Objective: Assist in the development of adequate and affordable housing.
Resources Needed: Accomplished through current staffing and participation from
outside parties.
Responsible Agencies: CPT Land Tenure Subcommittee, CDD, external agencies
Timeframe: Ongoing

2.9

The Board of Supervisors shall award density bonuses for qualifying projects
consistent with state law.
Related Programs from 2014 Housing Element Update: 2:1
Objective: Assist in the development of adequate and affordable housing.
Resources Needed: Accomplished through current staffing.
Responsible Agencies: CDD, BOS
Timeframe: Ongoing
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2.10

The Board of Supervisors may reduce or waive development processing fees
for qualifying extremely low, low- and moderate-income housing units
housing projects in order to facilitate processing. Staff will work with
applicable agencies to promote a reduction or waiving of fees for such
projects.
Related Programs from 2014 Housing Element Update: 1:1
Objective: Assist in the development of adequate and affordable housing.
Resources Needed: Accomplished through current staffing and participation from
outside parties.
Responsible Agencies: CPT Land Tenure Subcommittee, CDD, external agencies
Timeframe: Ongoing

Goal 3: Retain Existing Community Housing
3.1

Goal 3: Retain Existing Co mmunity Hous ing

Consider programs that may improve housing stock quality. Continue
outreach that provides information to community members about
weatherization and energy efficiency strategies and funding/waivers. Pursue
rehabilitation grants as they become available. Update housing stock survey
at least once per housing cycle.
Related Programs from 2014 Housing Element Update: 4:1, 4:2, 4:3, 4:4
Objective: Conserve and improve the condition of housing.
Resources Needed: Accomplished through current staffing and partnerships with
outside parties. Additional funding may be needed.
Responsible Agencies: CDD, Housing Authority, outside agencies
Timeframe: Ongoing
*Board priority

3.2

Identify opportunities to bolster the County’s Revolving Loan Fund.
Related Programs from 2014 Housing Element Update: 2:6
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Objective: Assist in the development of adequate and affordable housing.
Resources Needed: Additional funding.
Responsible Agencies: Finance Department, Housing Authority, outside agencies
Timeframe: Ongoing
*Board priority
3.3

Consider re-funding the rehabilitation loan program, potentially in
collaboration with the Town of Mammoth Lakes.
Related Programs from 2014 Housing Element Update: 4:5, 4:6, 4:7
Objective: Conserve and improve the condition of housing.
Resources Needed: Additional funding, partnership with Town of Mammoth
Lakes.
Responsible Agencies: Finance Department, Town of Mammoth Lakes, Housing
Authority
Timeframe: Evaluate during current housing cycle (2019-2027)
*Board priority

3.4

Evaluate the language of deed restricting conditions to minimize unintended
consequences.
Related Programs from 2014 Housing Element Update: None
Objective: Assist in the development of adequate and affordable housing.
Resources Needed: Accomplished through additional staff or partnership with
Mammoth Lakes Housing.
Responsible Agencies: CDD, Finance Department, Mammoth Lakes Housing
Timeframe: Ongoing

3.5

Continue to explore ways to incentivize property owners to convert shortterm rentals into long-term rentals.

45

Related Programs from 2014 Housing Element Update: 6:4
Objective: Assist in the development of adequate and affordable housing.
Resources Needed: Accomplished through current staffing.
Responsible Agencies: CDD, Housing Authority
Timeframe: Ongoing

Goal 4: Ensure All Other Needs
Related to Housing are Met
4.1

Goal 4: Ensure All Other Needs Relate d to Ho us ing are Met

Continue development credit programs in agricultural valleys such as
Bridgeport and Hammil that promote the retention of large agricultural
parcels for farming purposes by requiring clustered residential development
on smaller parcels.
Related Programs from 2014 Housing Element Update: 1:24
Objective: Identify adequate sites for a range of housing opportunities.
Resources Needed: Accomplished through current staffing.
Responsible Agencies: CDD
Timeframe: Ongoing

4.2

Disseminate and maintain fair housing information and education materials
throughout the county and ensure public awareness of fair housing laws and
processes. Refer persons with complaints of housing discrimination to
appropriate online resources including information/links hosted on the
Housing Authority website.
Related Programs from 2014 Housing Element Update: 5:1, 5:2
Objective: Promote housing opportunities for all persons.
Resources Needed: Accomplished through current staffing.
Responsible Agencies: CDD
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Timeframe: Ongoing
4.3

Monitor the need for permanent emergency shelters beyond the County’s
community centers and consider allowing in other LUDs. Apply for
emergency housing funds available from the Department of Housing and
Community Development or other state or federal agencies when it is
determined that there is an unmet need for emergency housing.
Related Programs from 2014 Housing Element Update: 1:8, 1:27
Objective: Identify adequate sites for a range of housing opportunities.
Resources Needed: Accomplished through current staffing.
Responsible Agencies: CDD
Timeframe: Ongoing

4.4

Ensure the Multi-Jurisdictional Hazard Mitigation Plan remains up to date.
Related Programs from 2014 Housing Element Update: 1:9
Objective: Identify adequate sites for a range of housing opportunities.
Resources Needed: Accomplished through current staffing.
Responsible Agencies: CDD, Office of Emergency Services
Timeframe: 2019, 2024

4.5

Continue to provide short-term housing for homeless persons and to monitor
the need to increase services for homeless persons, including short term
housing for victims of domestic violence.
Related Programs from 2014 Housing Element Update: 1:10
Objective: Promote housing opportunities for all persons.
Resources Needed: Accomplished through current staffing.
Responsible Agencies: IMACA, Social Services, Wild Iris
Timeframe: Ongoing

47

SECTION 2 | Technical Appendix
Demographics and Housing Characteristics
Primary Data Sources
Data for the Technical Appendix was primarily transmitted from the following sources:
1. 2010 United States Census. The most recent Census provides accurate
and up-to-date information for communities in Mono County. The
Census is used when trying to capture data on a community (“CDP”)
level. A Census Designated Place (CDP) is a concentration of
population identified by the Census Bureau for statistical purposes.
Ninety percent of the population in the unincorporated county lives
within one of the 15 CDPs identified in Mono County and therefore the
CDP has replaced the use of census tracts/blocks for general
demographic analysis.
2. 2017 American Community Survey (ACS). ACS is used when
presenting data on a countywide level. Due to the small population size
of the county’s communities, there is currently a large amount of error
in the ACS data on a CDP level. Therefore, Census data is still used to
provide accurate data on individual communities.
3. 2017 Mono County Housing Needs Assessment. A report published by
BBC, Research & Consulting that details existing needs and conditions
related to housing in Mono County.
Population Growth
Population in the County has slowed after a period of robust and steady growth from the
1970s to the 1990s. This growth has slowed even more dramatically in the
unincorporated County as the Town of Mammoth Lakes continues to gain a greater
proportion of County’s population (Figure 1). Annual growth in the unincorporated
County from 2011 to 2017 is approximately half of the rate seen in the previous decade
(Table 1).
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Figure 1: Population 1900-2010, Mono County
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Figure 2: Town/County % of Total Population 1990-2010

Source: US Census
Table 1: Population Trend, Unincorporated County
Year
Population
% Change
Annual %
1980
4460
1990
5171
15.9
1.59
2000
5759
11.4
1.14
2010
5968
3.5
0.35
2017
6036
1.1
0.16
Source: US Census, 2017 American Community Survey
Table 1.2: Population by CDP, 2010

1990

2000

2010
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% of Countywide
Population

% of CDP Population

Total Population

% of Unincorporated
County

Table 2: Population by CDP, 2010

14,202

100.0%

Mammoth Lakes

8,234

58.0%

Unincorporated County

5,968

42.0%

100.0%

875
721
651
629
575
495
280
222
220
182
172
153
65

6.2%
5.1%
4.6%
4.4%
4.0%
3.5%
2.0%
1.6%
1.5%
1.3%
1.2%
1.1%
0.5%

14.7%
12.1%
10.9%
10.5%
9.6%
8.3%
4.7%
3.7%
3.7%
3.0%
2.9%
2.6%
1.1%

16.4%
13.5%
12.2%
11.8%
10.8%
9.3%
5.3%
4.2%
4.1%
3.4%
3.2%
2.9%
1.2%

Topaz
McGee Creek

50
41

0.4%
0.3%

0.8%
0.7%

0.9%
0.8%

Total of CDPs

5,331

37.5%

89.3%

100.0%

637

4.5%

10.7%

Countywide

Mono County CDPs
Crowley Lake
Walker
Chalfant
June Lake
Bridgeport
Coleville
Benton
Lee Vining
Swall Meadows
Sunny Slopes
Mono City
Paradise
Aspen Springs

Unincorporated County
Outside CDPs
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Ethnicity

Pacific Islander

Other

2 or More Races

Black

Countywide

14,202 9,687

3,762

239

191

42

11

33

237

Mammoth Lakes

8,234

5,143

2,772

32

128

29

5

13

112

Unincorporated County

5,968

4,544

990

207

63

13

6

20

125

Mono County CDPs
Chalfant
Benton
Paradise
Swall Meadows
Sunny Slopes
Aspen Springs
Crowley Lake
McGee Creek
June Lake
Lee Vining
Mono City
Bridgeport
Walker
Coleville
Topaz
Total of CDPs

651
280
153
220
182
65
875
41
629
222
172
575
721
495
50
5,331

552
188
121
196
158
61
706
39
476
107
128
370
581
347
25
4,055

67
38
14
6
3
1
128
2
137
96
37
148
70
110
24
881

8
49
1
2
2
0
5
0
6
17
1
40
50
10
1
192

5
1
6
5
7
2
11
0
2
0
2
1
3
8
0
53

0
0
0
0
0
0
3
0
0
0
0
1
3
4
0
11

0
0
0
0
4
0
0
0
0
0
0
0
1
0
0
5

3
0
5
2
0
0
5
0
0
2
0
1
0
2
0
20

16
4
6
9
8
1
17
0
8
0
4
14
13
14
0
114

Asian

Hispanic

American Indian

White, Not
Hispanic

Total Population

Table 3: Population of Mono County 2010, by Race
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% 2 or More
Races

1.7%

1.3%

0.3%

0.1%

0.2%

1.7%

Mammoth Lakes

62.5%

33.7%

0.4%

1.6%

0.4%

0.1%

0.2%

1.4%

Unincorporated
County

76.1%

16.6%

3.5%

1.1%

0.2%

0.1%

0.3%

2.1%

Mono County CDPs
Chalfant
84.8%
Benton
67.1%
Paradise
79.1%
Swall Meadows
89.1%
Sunny Slopes
86.8%
Aspen Springs
93.8%
Crowley Lake
80.7%
McGee Creek
95.1%
June Lake
75.7%
Lee Vining
48.2%
Mono City
74.4%
Bridgeport
64.3%
Walker
80.6%
Coleville
70.1%
Topaz
50.0%

10.3%
13.6%
9.2%
2.7%
1.6%
1.5%
14.6%
4.9%
21.8%
43.2%
21.5%
25.7%
9.7%
22.2%
48.0%

1.2%
17.5%
0.7%
0.9%
1.1%
0.0%
0.6%
0.0%
1.0%
7.7%
0.6%
7.0%
6.9%
2.0%
2.0%

0.8%
0.4%
3.9%
2.3%
3.8%
3.1%
1.3%
0.0%
0.3%
0.0%
1.2%
0.2%
0.4%
1.6%
0.0%

0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.3%
0.0%
0.0%
0.0%
0.0%
0.2%
0.4%
0.8%
0.0%

0.0%
0.0%
0.0%
0.0%
2.2%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.1%
0.0%
0.0%

0.5%
0.0%
3.3%
0.9%
0.0%
0.0%
0.6%
0.0%
0.0%
0.9%
0.0%
0.2%
0.0%
0.4%
0.0%

2.5%
1.4%
3.9%
4.1%
4.4%
1.5%
1.9%
0.0%
1.3%
0.0%
2.3%
2.4%
1.8%
2.8%
0.0%

Total of CDPs

76.1%

16.5%

3.6%

1.0%

0.2%

0.1%

0.4%

2.1%

CDPs + Town

67.8%

26.9%

1.7%

1.3%

0.3%

0.1%

0.2%

1.7%

76.8%

17.1%

2.4%

1.6%

0.3%

0.2%

0.0%

1.7%

County - CDPs &
Town
Source: US Census

% Other

26.5%

% Pacific
Islander

68.2%

% Black

% Hispanic

Countywide

% Asian

% White

% Amer Indian

Table 3: Total Population Percentage by Race, CDP, Mono County 2010
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The percentage of the population identifying themselves as Hispanic or Latino, of whatever
race, increased in the unincorporated area, rising from 12.4% of the population in 2000 to
16.6% of the population in 2010 (Table 2 & 3), a numerical increase of 291 persons, from
699 in 2000 to 990 in 2010. During this same period, the Hispanic/Latino population in
Mammoth Lakes increased from 22.2% of the town's population in 2000 to 33.7% of the
town's population in 2010. The State Department of Finance is projecting that the
Hispanic population in the county will rise dramatically over the next forty years, to 30%
of the total County population in 2020 and 43% of the total in 2060 (see Table 4). Although
Mammoth Lakes has a large Hispanic population, the rise in the Hispanic population
could impact housing in the unincorporated area, as many of the Hispanic population tend
to be lower-paid service workers in need of low to moderate-income housing.
Table 4: Projected Population by Race, 2010
2020
2040
2060
Total
15037
17614
20755
White
9695
9897
10502
Hispanic
4614
6698
8906
Asian
185
333
544
Pacific Islander
10
8
5
Black
42
54
68
American Indian
209
223
244
Multi-race
284
400
486
% Total
100.0% 100.0% 100.0%
% White
64.5% 56.2% 50.6%
% Hispanic
30.7% 38.0% 42.9%
% Asian
1.2%
1.9%
2.6%
% Pacific Islander
0.1%
0.0%
0.0%
% Black
0.3%
0.3%
0.3%
% American Indian
1.4%
1.3%
1.2%
% Multi-race
1.9%
2.3%
2.3%
Source: CA Dept. of Finance
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Age
The average median age of the individual CDPs is 45.2, significantly older than the median age
within the Town of Mammoth Lakes at 32.6. The number of seniors 65 years and older increased
from 10% of the unincorporated population in 1990 to 12% in 2000, to 14.2 % in 2010. Coleville
had the highest percentage of children under 18, presumably due to the Marine Corps housing in
Coleville. The Antelope Valley also had one of the highest percentages of seniors 65 years and
older. The Long Valley/Wheeler Crest and Tri-Valley planning areas had high percentages of
children under 5 and seniors 65 years and older.

Mammoth Lakes

8,234

32.6

1,719

6515

532

20.9% 79.1%

6.5%

Unincorporated County

5,968

45.0

1,260

4708

845

21.1% 78.9% 14.2%

651
280
153
220
182
65
875
41
629
222
172
575
721
495
50

47.1
48.8
52.9
53.8
47.2
47.8
45.1
54.8
41.7
30.4
41
45.5
51.1
25.7
45.7

131
54
19
36
28
14
210
7
116
56
41
119
124
167
11

520
226
134
184
154
51
665
34
513
166
131
456
597
328
39

51
35
33
42
20
7
105
14
70
17
15
99
196
32
14

20.1%
19.3%
12.4%
16.4%
15.4%
21.5%
24.0%
17.1%
18.4%
25.2%
23.8%
20.7%
17.2%
33.7%
22.0%

5,331

45.2

1,133

4198

750

21.3% 78.7% 14.1%

Mono County CDPs
Chalfant
Benton
Paradise
Swall Meadows
Sunny Slopes
Aspen Springs
Crowley Lake
McGee Creek
June Lake
Lee Vining
Mono City
Bridgeport
Walker
Coleville
Topaz
Total of CDPs
Source: US Census 2010

79.9%
80.7%
87.6%
83.6%
84.6%
78.5%
76.0%
82.9%
81.6%
74.8%
76.2%
79.3%
82.8%
66.3%
78.0%

% 65 & Over
9.7%

% 18 & over

2,979 11223 1377 21.0% 79.0%

% Under 18

37.2

# 65 & Over

14,202

# 18 & Over

Median Age

Countywide

# Under 18

Total Population

Table 5: Age Characteristics by CDP, 2010

7.8%
12.5%
21.6%
19.1%
11.0%
10.8%
12.0%
34.1%
11.1%
7.7%
8.7%
17.2%
27.2%
6.5%
28.0%
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The State Department of Finance is projecting that the population in the county will age
over the next twenty years, with the percent of the total County population that is elderly
(65 years and over) rising from 14.2% in 2010 to 18.2% of the total in 2060 (see Table 6).
Table 6: Projected Population by Age, 2010
2020
2040
2060
Total Population
14,833 15,037 20,755
Under 5
879
963
1,366
5-17
2,578
2,305
3,497
18-64
9,643
9,484
12,123
65 and over
1,733
2,286
3,768
% Total Population 100.0% 100.0% 100.0%
% Under 5
5.9%
6.4%
6.6%
% 5-17
17.4% 15.3% 16.8%
% 18-64
65.0% 63.1% 58.4%
% 65 and over
11.7% 15.2% 18.2%
Source: CA Dept. of Finance
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Household Size
The 2010 census reports the total number of households in the unincorporated county to be 2,539.
Average household size countywide decreased slightly from 2.51 in 1990 to 2.42 in 2010. Coleville
had the highest average household sizes, with 2.89 persons per household. McGee Creek and
Paradise had the lowest average household sizes, with 1.95 persons/household and 2.07 persons
per household, respectively (Table 7).

Household Size: 3

Household Size: 4

Household Size: 5

Household Size: 6

Household Size: 7+

2.42

2.98

5768 1592 2182

835

657

292

118

92

Mammoth Lakes

2.5

3.14

3229

899

1145

464

392

180

80

69

Unincorporated County

2.38

3.04

2539

693

1037

371

265

112

38

23

Mono County CDPs
Chalfant
Benton
Paradise
Swall Meadows
Sunny Slopes
Aspen Springs
Crowley Lake
McGee Creek
June Lake
Lee Vining
Mono City
Bridgeport
Walker
Coleville
Topaz

2.47
2.3
2.07
2.24
2.14
2.6
2.37
1.95
2.16
2.51
2.73
2.18
2.15
2.89
2.38

2.87
2.81
2.47
2.6
2.82
2.73
2.88
2.5
2.77
3.25
2.94
2.83
2.61
3.23
3.08

264
122
74
98
85
25
367
21
290
85
63
257
335
171
21

53
40
20
21
28
2
99
9
97
28
8
88
101
25
6

118
42
38
47
31
13
138
7
119
24
30
97
149
53
9

43
19
8
19
15
4
59
2
33
12
11
37
44
35
2

29
10
7
9
9
5
47
3
20
12
8
19
26
36
2

14
9
1
0
1
1
15
0
15
4
3
8
9
20
0

3
0
0
2
1
0
7
0
4
3
2
6
3
1
2

4
2
0
0
0
0
2
0
2
2
1
2
3
1
0

2.39

3.04 2278

625

915

343

242

100

34

19

Total of CDPs
Source: US Census 2010

Household Size: 1

Countywide

Total Households

Household Size: 2

Average Family Size

Average Household
Size

Table 7: Household Characteristics by CDP, 2010
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Household Tenure
The overall number of renters in the unincorporated area decreased from 40% of all occupied
units in 1990 to 32% 2010. The south county CDPs generally have very high rates of owneroccupied units, the highest being Paradise at 95.9%. North county CDPs have higher renter
occupied units with Coleville the highest at 71.9% due to the marine base housing. Vacant units
used as seasonal homes are widespread and make up 32.7% of all units in the unincorporated
county. June Lake has the highest rate of seasonally vacant homes at 65.4%.
% Vacant of Total Units

% Renter Occupied of
Total

% Owner Occupied of
Total

% Vacant Seasonal, of
Total

Table 8: Tenure of Occupied and Vacant Units by CDP, 2010

Countywide

45.9%

56.0%

44.0%

58.5%

Mammoth Lakes

51.7%

46.5%

53.5%

66.5%

Unincorporated County

32.7%

68.0%

32.0%

40.8%

Mono County CDPs
Chalfant
Benton
Paradise
Swall Meadows
Sunny Slopes
Aspen Springs
Crowley Lake
McGee Creek
June Lake
Lee Vining
Mono City
Bridgeport
Walker
Coleville
Topaz
Total of CDPs
Source: US Census 2010

6.3%
10.1%
12.6%
23.4%
44.2%
30.6%
20.0%
26.7%
65.4%
11.6%
29.8%
13.2%
10.8%
5.5%
28.6%
26.3%

87.5%
70.5%
95.9%
91.8%
69.4%
84.0%
78.2%
95.2%
54.1%
50.6%
71.4%
62.3%
69.0%
28.1%
61.9%
68.6%

12.5%
29.5%
4.1%
8.2%
30.6%
16.0%
21.8%
4.8%
45.9%
49.4%
28.6%
37.7%
31.0%
71.9%
38.1%
31.4%

12.3%
23.3%
14.9%
23.4%
45.5%
30.6%
27.0%
30.0%
66.6%
24.1%
33.0%
28.0%
24.7%
14.9%
50.0%
34.4%
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Overcrowded Households
The U.S. Census Bureau defines an overcrowded household as a housing unit occupied by more
than one person per room (not including kitchens and bathrooms). Units with more than 1.51
persons per room are considered severely overcrowded and indicate a significant housing need.
Overcrowding is not a significant housing situation in unincorporated Mono County. Using ACS
data there were 7 overcrowded households across both owner and renter-occupied units, or 0.3%
of the total households in the unincorporated area (none severely crowded). Most of the
overcrowded households in Mono County are in the Town of Mammoth Lakes, where there are
40 such identified households, or 1.5%. The statewide overcrowding rate for households in 2010
was 15.2% of all households, significantly higher than Mono County.
Table 9: Overcrowded Household in Unincorporated Mono County
Households
Number
Total
2,612
Less than 1 per room
2,605
1 – 1.5 per room
7
More than 1.5 per room
0
Source: ACS 2017
Extremely Low Income Households
Extremely low-income households are those with income less than 30% of the area’s median
income. Mono County’s median household income in 2017 was $60,595 (ACS 2017). Income
limits are adjusted depending on the number of people in the household. For a four-person
household, the current income limit for an extremely low-income household is $19,575. For a oneperson household, the income limit is $13,725. Using these thresholds, 3.2% of households in the
County are considered extremely low income.
Employment
Service occupations make up the largest employment sector in the County at 34%. The following
is a list of major employers in Mono County developed using the 2009 America's Labor Market
Information System Employer Database (California Employment Development
Department,
www.labormarketinfo.edd.ca.gov):
Employer Name
Eastern Sierra Unified School District
June Mountain Ski Area
Juniper Springs Resort
Mammoth Hospital
Mammoth Lakes Fire Department
Mammoth Mountain Inn
Mammoth Mountain Ski Area
Mono County Government
Town of Mammoth Lakes
U.S. Forest Service
Vons

Location
Various
June Lake
Mammoth Lakes
Mammoth Lakes
Mammoth Lakes
Mammoth Lakes
Mammoth Lakes
Bridgeport
Mammoth Lakes
Various
Mammoth Lakes

Industry
Schools
Hotels & Motels
Resort
Hospitals
Misc. Business
Hotels & Motels
Hotels & Motels
Local government
Local government
Federal government
Retail
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Income
The overall median household income in the unincorporated area based on US 2010 Census data
was $61,868, up from $45,325 in 2000. The median household income varied significantly,
however, throughout the county with the communities near Mammoth Lakes generally having
higher overall income levels.

Table 10: Household Income by CDP, 2010
Median
Mean
Countywide
61,868
68,546
Mammoth Lakes
Mono County CDPs
Chalfant
Benton
Paradise
Swall Meadows
Sunny Slopes
Aspen Springs
Crowley Lake
McGee Creek
June Lake
Lee Vining
Mono City
Bridgeport
Walker
Coleville
Topaz
Source: US Census

59,972

67,089

52,039
33,048
81,346
96,471
133,287
NA
85,735
89,290
50,329
70,172
42,875
71,250
50,655
46,559
NA

59,800
35,168
91,905
112,333
NA
NA
76,856
141,335
58,173
57,240
48 ,652
64,143
61,119
51,669
NA
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Housing Types
Housing in unincorporated Mono County is predominantly single-family detached units and
mobile/manufactured homes. Since 1990, all types of housing in the unincorporated area increased
(Table 14). During that period, multifamily units had the greatest percentage increase, although a
majority of that increase occurred from 1990-2000 and the rate has slowed considerably in the last
decade.
Table 11: Housing Units by Type, Unincorporated Mono County, 1990-2010
1990

2000

2010

1990-2010
% Change

Unit Type

Number

Percent

Number

Percent

Number

Percent

Single-family-Detached

2,267

63.7%

2,468

65.1%

2,969

69.3%

Single-family-Attached

214

6.0%

210

5.5%

u

u

2-4 units

176

4.9%

296

7.8%

u

u

5 Plus Units

63

1.8%

74

2.0%

u

u

All Multi Units

239

6.7%

370

9.8%

405

9.4%

+41%

Mobile home

842

23.6%

743

19.5%

912

21.3%

+7.7%

TOTAL

3,562

100%

3,791

100%

4,286

100%

+16.9%

+23.6%

Notes: Mobile home includes “Other” (i.e.: Boat, RV, van, etc.). The majority are mobile homes.
u: indicates that data no longer collected by census
Single Family-Detached for 2010 includes attached units.
Sources: U.S. Census 2000, 1990HCD Data Package
Housing Stock Conditions
The Mono County Community Development Department completed a comprehensive Housing
Condition Survey for the unincorporated area of the county in the summer of 2009. The results of
that survey are shown in Table 12; results are shown for conventional single-family residences
(SFR) as well as mobile homes (MH). The results have been aggregated by planning area. Data
for smaller community areas within the planning areas is available from the Community
Development Department. Housing units determined to be in Good Condition were in overall good
condition with no repair needed. Units determined to be in Fair Condition were structurally sound
but needed some minimal repair and/or paint. Units determined to be in Poor Condition were not
structurally sound and needed repairs and/or paint.
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Table 12: Housing Stock Conditions by Planning Area, 2009
Number of Housing Units
% of Total
Unit
Planning Area
Type Good Fair Poor Total Good Fair
Poor
SFR
116
128
29
273 42.5%
46.9%
10.6%
Antelope Valley
MH
64
58
24
146 43.8%
39.7%
16.4%
Total 180
186
53
419 43.0%
44.4%
12.6%
SFR
101
87
15
203
49.8%
42.9%
7.4%
Bridgeport Valley
MH
19
17
7
43
44.2%
39.5%
16.3%
Total 120
94
22
236 50.8%
39.8%
9.3%
SFR
78
33
6
117 66.7%
28.2%
5.1%
Mono Basin
MH
13
2
0
15
86.7%
13.3%
0.0%
Total
91
35
6
132 68.9%
26.5%
4.5%
SFR
261
140
18
419 62.3%
33.4%
4.3%
June Lake
MH
4
1
1
6
66.7%
16.7%
16.7%
Total 265
141
19
425 62.4%
33.2%
4.5%
SFR
495
102
5
602 82.2%
16.9%
0.8%
Long Valley
MH
2
1
0
3
66.7%
33.3%
0.0%
Total 497
103
5
605 82.1%
17.0%
0.8%
SFR
90
63
14
167
53.9%
37.7%
8.4%
Tri-Valley
MH
143
70
32
245 58.4%
28.6%
13.1%
Total 233
133
46
412 56.6%
32.3%
11.2%
SFR 1141 553
87
1781 64.1%
31.0%
4.9%
Total
MH
245
149
64
458 53.5%
32.5%
14.0%
Source: Mono County Community Development Department, Housing Conditions Survey.
A survey of homeowners completed as part of the 2017 Housing Needs Assessment provides
updated data. As shown in Figure 3, about 75 percent of Mono County residents rate their home’s
condition as either excellent or good. Homeowners are much more likely to report excellent
condition than renters (42% versus 13%). Among communities with sufficient data for analysis,
Crowley residents are most likely to rate their home in excellent condition (47%). Bridgeport
residents are most likely to rate their home’s condition as fair (27%) or poor (8%).
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Figure 3: Condition of units, based on tenure and location

Of those with homes in fair or poor condition, 88 percent report the need for repairs. Figure 4
presents the most important needed repairs. Nearly half of those homes in fair or poor condition
require improved weatherization.
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Figure 4: Most needed repairs for homes in poor or fair condition

Source: 2017 Housing Choice and Needs Survey; n= 158 residents.
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Needs Assessment
Overview

Although much of the County’s overall growth has occurred within the boundaries of the
Town of Mammoth Lakes, housing shortages within Town are shifting demand into the
unincorporated County. Modest development in the County has made it difficult to
accommodate this new demand, leading to increased housing prices. Much of the
County’s recent housing growth has been driven by second homeownership and, more
recently, vacation rentals. At 35%, Mono County has one of the lowest permanent
resident occupancy rates when compared with similar counties (2017 Needs Assessment).
The unincorporated County remains a single family detached home market, with typical
rural development patterns. As demand from the Town of Mammoth Lakes puts pressure
on the County’s inventory, development patterns may see a shift to accommodate growth.
A clear majority of existing attached units tend to be luxury units and are in the Town of
Mammoth Lakes. At the time of the 2017 Needs Assessment, all but one of the attached
units for sale in the County are in Mammoth Lakes and have a median price well above
affordable levels for an average household in the County. Further, significant Home
Owner’s Association (HOA) fees decrease affordability of such units by approximately
$100,000, making the actual price point even more difficult to attain.
Attached products are at a significant deficit for the workforce and families due to lack of
affordability in Mammoth Lakes and lack of supply in the unincorporated area. Of the
residential units in the unincorporated area, just seven percent are multifamily
developments (a roughly even split between duplexes/triplexes and condos /apartments).
As attached options become less affordable in town, the unincorporated area should
expect to have even greater pressure to provide these types of units.
While the single family detached category provides more listings, most homes are
still well out of reach for the typical worker. Renters who could have moved into
ownership in the 1990s cannot find affordable homes to buy—yet most of them (90%)
would like to buy in the next five years. To become homeowners, an average renter in the
County who wants to buy would need a home priced at around $200,000—or $400,000
for a two‐earner renter household. In the unincorporated County, there were fewer than
10 single family homes priced under $450,000 available for sale in August 2017 when
BBC conducted the study, and no condominiums. Only one of these units was located
south of Bridgeport.
Projections show the County has very little housing inventory to absorb future job
growth. The jobs most likely to grow in the future are in tourist‐related industries: food
services and preparation, housekeeping, retail, and services. These jobs typically pay
around $10 per hour—or $20,000 per year. Most workers in the County hold more than
one job, putting their annual earnings closer to $35,000 per year. This is nearly enough to
afford the median rent, particularly with a roommate who works. However, if additional
affordable units are not created, median rent could be increased to a point that is out of
reach for those in the County’s largest and fastest-growing employment sector.
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Understanding future housing needs and creating a target will be critical in short and
long-range efforts.
A housing model developed by BBC estimates a range of current and future housing
needs. The modeling exercise found a current need of between 175 and 450 rental units in
the County overall. The low end of this range captures units that are needed to
accommodate unfilled jobs help and workers who will leave the County due to housing
conditions. The high end of the range includes providing rental units for in‐commuters
who want to live in the County. The model suggests that 50 to 100 units are needed in the
unincorporated County, a range that will be heavily influenced by overflow demand from
the Town of Mammoth Lakes.
Future housing needs are largely determined by employment growth and estimates of job
growth differ widely due to variance in economic conditions. The housing needs
projections for 2022 use three job growth scenarios: one based on last year’s growth, one
incorporating the more aggressive state growth estimates, and one based on input from
surveyed employers. The most conservative estimate for the County, which includes the
Town of Mammoth Lakes, shows a need for 184 additional housing units by 2022. The
accelerated growth estimate suggests a need for as many as 664 units. A reasonable
middle ground estimate for the unincorporated County shows a need for 70 housing units
to accommodate new housing demand from employment growth, which would be in
addition to the 50 to 100 units that are needed to address renters’ needs currently. In all,
the unincorporated County has a need for between 120 and 170 units to accommodate
current needs and future employment growth through 2022.
Often a housing needs assessment will delineate conditions based on a jurisdiction’s
needs en masse, as reflected by many of the previous numbers discussed here. However,
needs and strategies on a more local basis. For example, June Lake has an occupation rate
of around 25 percent, compared to approximately 75 percent in Bridgeport and the Mono
Basin, and 91 and 88 percent in Topaz and Walker respectively. Clearly the dynamics of
each community are significantly different, where June Lake may look to strategies
aimed at conversion of stock to more long-term resident options, while other
communities may need to increase the quality of affordable options. For this reason, the
Housing Element attempts to provide separate analysis of each planning area, in addition
to County-wide data.
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RHNA
The Regional Housing Need allocated to unincorporated Mono County for the period of
December 31, 2018 through August 15, 2027 is shown in Table 13. The income groups
are defined as follows:
Very Low Income
Low Income
Moderate Income
Above Moderate Income

0-50% of the area's median income (AMI)
51-80% of AMI
81-120% of AMI
Over 120% of AMI

The median income for a 4-person household in Mono County in 2018 was $81,200 (HCD,
2018 state income limits). Income limits are adjusted depending on the number of people
in the household. The median household income in 2010, regardless of household size, was
$61,868.
Table 13: Regional Housing Needs, Unincorporated Mono County, 2019-2027
Income Group
Very Low
Low
Moderate
Above Moderate
Total
Source: HCD

Number
13 units
16 units
21 units
35 units
85 units

Percent
15.3%
18.8%
24.7%
41.2%
100.0%

In the past, Mono County allocated its overall regional housing needs to communities in
the unincorporated area based on the percentage of the population in each community area.
Due to concerns in some communities over the arbitrary nature of such an allocation, the
County has decided to no longer allocate its regional housing needs to community areas.
To address concerns over community specific needs, the County relies on area plan policies
and a location-based site inventory analysis.
Table 14 shows the number of housing units by income group permitted in the
unincorporated portion of Mono County between January 2014 and December 2018,
based on actual sales prices, type of construction and size of the units constructed.
Table 14: Units Constructed or Approved, Unincorporated Mono County, 2014-2018
Income Group
# of Units Constructed
# of Units Approved
Very Low
*DATA BEING GATHERED
Low
Moderate
Above
Moderate
Total
Source: Mono County Community Development Department.
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Buildout
Buildout calculations can provide an idea of the amount of residential land remaining in
the County and, more specifically, how much potential remains in each land use
designation. Buildout numbers are intended to provide a “ceiling” for development as
land is currently constituted and does not attempt to project development. In reality,
development on individual parcels rarely approaches maximum potential (particularly for
multi-family land uses) and therefore numbers should be viewed as a maximum bound.
Calculations are based on the following assumptions:
1. Potential is based on the current configurations of individual parcels. The
possibility for subdivisions, lot line adjustments, and lot mergers were not
considered. Each parcel is analyzed in a vacuum, regardless of surrounding lots.
2. Theoretical potential is then reduced by considering the following constraints:
a. Limitations due to hazards, including avalanche danger. Areas are determined
based on County hazard maps, which indicate conditional development zones.
b. Limitations based on water and sewer services;
c. Limitations on agricultural development based on area plan policies; and
d. Development credits for agriculture parcel.
3. Physical constraints, including steep slopes, streams, and outcroppings are not
considered.
4. Infill potential on currently built-on parcels is only factored in for the following
commercial areas on multi-family, mixed-use, and commercial lots: June Lake,
Lee Vining, and Bridgeport. A parcel located in these locations is deemed to
have potential if existing development is below 50% of maximum potential;
5. For land use designations allowing both residential and commercial
development, buildout for the purpose of the Housing Element assumes only
residential development will occur.
6. Accessory dwelling units were not factored into buildout potential.
7. Buildout does not consider time. Particular land use designations and
communities have faster rates of growth, but buildout is considered on an infinite
timeline based on the current configuration of land.
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Table 15: Buildout Calculations by Land Use Designation
% of Total
Unit
LUD
Acres
Unit Potential
Potential
Agriculture (AG)
77,174
4,887
32.8%
Commercial (C)
123
1,089
7.3%
Commercial Lodging (CL)
20
210
1.4%
Estate Residential (ER)
4,324
1,246
8.4%
Industrial/Industrial Park (I/IP)
63
50
0.3%
Multi-Family Residential (MFR)
50
523
3.5%
Public Facilities (PF)
6
6
0.04%
Mixed Use (MU)
302
1,389
9.3%
Resource Management (RM)
31,469
723
4.9%
Rural Mobile Home (RMH)
432
384
2.6%
Rural Residential (RR)
4,021
484
3.3%
Rural Resort (RU)
344
70
0.5%
Scenic Area Agriculture (SAA)
3
10
0.1%
Service Commercial (SC)
4
17
0.1%
Single-Family Residential (SFR)
981
2,524
17.0%
Specific Plan (SP)
598
1,268
8.5%
Total Buildout
119,914
14,880
100%
According to 2015 American Community Survey data, there are currently 4,260 units in the
unincorporated county, representing 29% of full buildout. The largest share of potential lies on
agriculture lands, but development on these parcels is likely to be insignificant as shown by
historical patterns and is discouraged by General Plan policies. Most development will likely
occur on single-family residential and estate residential parcels, continuing the trend of detached
products in the County. Approximately 92% of units in the County are single-family detached
homes.
Multi-family residential (MFR) lots often provide the greatest opportunity for high density
development and nearly half of the MFR parcels in the County are undeveloped. However, just
one of these lots exceeds one acre in size. Multi-family development will need to occur through
smaller complexes or specific plans.
An analysis of buildout broken down by community is presented in the next section.
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Community Profiles

The Housing Element divides the County into seven major planning areas:
1.
2.
3.
4.
5.
6.
7.

Antelope Valley
Bridgeport Valley
Mono Basin (Lee Vining and Mono City)
June Lake
Long Valley (Crowley Lake, Sunny Slopes, Aspen Springs, McGee Creek)
Wheeler Crest (Swall Meadows and Paradise)
Tri-Valley (Benton, Hammil, and Chalfant Valleys)

The seven planning areas represent over 90% of the County’s unincorporated population. Each
area has a unique set of housing challenges and is represented by their own Regional Planning
Advisory Committee (RPAC). The following section profiles each area, including buildout data,
relevant characteristics, opportunity sites, and challenges and constraints.

Mono County planning area
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Antelope Va lley

Quick Facts 1
Communities:
Walker (pop. 721)
Coleville (pop. 495)
Topaz (pop. 50)
Housing Units: 842
Percentage of housing stock in poor
condition is highest in County (12.6%)
High percentage of year-round
occupancy (90%)

Antelope Valley Buildout Potential
Land Use
Designation
AG
ER
MU
RM
RMH
RR
SAA
RU
Total

Acres
15,047
411
208
467
69
1,859
3
4
18,091

Unit Potential
1,470
312
189
10
23
392
4
17
2,402

Approximately 1/4 of residences are
manufactured homes
Buildout Potential Remaining: 64.9%

1

2017 Mono County Housing Needs Assessment
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Background

Land use designations near Walker

Antelope Valley is in the northernmost section of Mono County and includes the communities of Walker,
Coleville, and Topaz. The region is characterized by its strong agricultural values and large rural lots. Most of
the remaining housing potential is on rural residential (RR), estate residential (ER), and agriculture (AG)
parcels. Several mixed-use parcels along Highway 395 through Walker contain development potential.
Antelope Valley does not share many of the same issues faced by other communities in the County. Over
90% of residences are occupied year-round and the housing shortage is considered minor.
A focus for Antelope Valley should be improving existing stock. Nearly 13% of housing stock in the area is
considered poor, the highest rate in the County. Weatherization and rehabilitation programs would be most
beneficial for residents.
Renters looking to own property in the region also reported a strong desire to maintain the first-time
homebuyer assistance program.
Growth in Antelope Valley is projected to remain incremental. The County has not identified sites for larger
projects as development is expected to occur mainly in the form of single-family residences on rural lots.
Manufactured homes are likely to remain a popular avenue for residents looking to reduce costs over
traditional stick-built housing.
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Bridgepor

t Valley

Quick Facts 2
Population: 575
Housing Units: 333
Stagnant growth (current
population equal to 1980
census)
Oldest housing stock in
County (64% at least 40
years old)

Bridgeport Valley Buildout Potential

Land Use Designation
AG
C
ER
I/IP
MFR
MU
RM
RR
RU
SFR
Total

Acres
24,270
27
285
25
28
40
399
35
119
129
25,350

Unit Potential
936
266
278
10
306
583
16
35
26
535
2,991

Buildout Potential Remaining: 88.9%

2

2017 Mono County Housing Needs Assessment
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Background

Land Use Designations in the Bridgeport Valley

The Bridgeport Valley consists of the Bridgeport townsite and surrounding agriculture parcels of the valley.
Growth has been static for the past four decades – the population was 575 in 1980, 576 in 1990, and 575 in
2010. The result is an aging housing stock, with nearly two-thirds of units built more than forty years ago.
There are several key sites available within the core of Bridgeport offering both vacant and redevelopment
opportunities. Commercial and multi-family zones along Main Street allow for high density development.
With a number of suitable locations available, the main barrier is economic viability. The cost of
construction for residential units in Mono County exceeds $300 per square foot, and it is challenging for
developers to get a good return on investment. Water quality due to the presence of arsenic may also be an
issue for some lots.
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Key Sites
Buster’s Market (Redevelopment)
APN: 008-092-003, 008-092-006,
008-092-009
Acres: 1.77
Unit Potential: 23
LUD: Commercial, Multi-Family Low
Potential for redevelopment of the former
Buster’s Market. Property consists of three
parcels – two commercial lots and one multifamily low (MFR-L). Site is located along main
street at the northern end of the Bridgeport core.
424 Main Street
APN: 008-093-026
Acres: 0.22
Unit Potential: 3
LUD: Commercial
Adjacent to the vacant “Buster’s Market”
property, this commercial parcel could provide
the site for a small multi-family or mixed-use
development along main street. No
infrastructure improvements required.
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175 Main Street (Underdeveloped)
APN: 008-141-004
Acres: 0.94
Unit Potential: 14
LUD: Commercial
Property is a candidate for infill or
redevelopment. Parcel is in the Bridgeport core
and has access from Main Street (Highway 395)
and Kingsley Street. No infrastructure
improvements required.
Alpine Vista Estates
Acres: 3.1
Unit Potential: 12
LUD: SFR
Subdivision of single-family lots located along
Highway 182. Agreement is in place to improve
roads for subdivision. Project on hold until
market conditions improve.
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186 Milk Ranch Rd
APN: 008-080-011
Acres: 74.3
LUD: Estate Residential, Specific Plan
Large parcel located east of the Bridgeport
townsite. Main constraints are water quality due
to the presence of alkali and wetlands.

BLM Land Exchange
APN: 008-030-014
Acres: 163.2
LUD: Resource Management
Large flat parcel located north of the Bridgeport
townsite along Highway 182. Lot is owned by
BLM and could be a candidate for a land
exchange proposal.
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Mono Basin

Quick Facts 3
Communities:
Lee Vining (pop. 222)
Mono City (pop. 172)
Total Population: 394
Older housing stock: 47% over 30
years old
Large household size: 2.61
(County average: 2.40)
High percentage of Hispanics:
31.5%
(County average: 16.5%)

3

Mono Basin Buildout Potential

Land Use Designation
AG
C
ER
I
RM
RR
SAA
SC
SFR
Tioga Inn Specific Plan

2017 Mono County Housing Needs Assessment, 2010 Census

Acres
293
27
400
5
10,440
318
3
4
167
57

Unit Potential
96
127
24
5
232
22
4
17
188
100

Total
11,660
815
Buildout Potential Remaining: 77.2%
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Background
The Mono Basin planning area encompasses the
communities of Lee Vining, Mono City, and the
surrounding large rural parcels of the basin. Lee Vining,
which serves as the gateway to Yosemite National Park,
primarily consists of commercial parcels along the
Highway 395 corridor, with small pockets of single
family residential located away from main street.
Vacant land suitable for residential development is
sparse within Lee Vining, with most potential being
through redevelopment. Maintenance yards located on
the north end of the community are a possible candidate
for residential redevelopment, but complexities related
to the parcel make immediate plans unlikely. The
largest and most realistic concentrated potential lies to
the south of Lee Vining within the Tioga Inn Specific
Plan, located at the junction of Highway 120 and
Highway 395. The Specific Plan allows for
development of 100 residential units under the proposed
2019 amendment. Utilities within the Lee Vining area,
including water, power and, sewer, may have adequate
capacity at full buildout (further analysis required).
Most of the remaining existing residential units are
single family residential units located on the north end
of Mono Lake in the community of Mono City. The rest
of the basin is comprised of large lots – mainly rural
residential (RR), estate residential (ER), and resource
management (RM). A portion of the rural area falls
under the Mono Basin National Forest Scenic Area
Private Property Development Guidelines, which limits
construction of larger projects. Parcels in Mono Basin
outside of the Lee Vining area require individual water
and sewer systems.
Demographically, Mono Basin stands out for its high
percentage of children and large household sizes. The
area has the second lowest median age in county (30)
and approximately 2 in 5 residents live with roommates.
Median household income is slightly above County
average but is partly influenced by households having a
higher than average number of earners.

The area also has a high percentage of older units,
with 47% built more than 30 years ago. Despite
the large number of older units, housing stock is in
good condition with less than 5% reported as being
in poor condition (needing significant repair). The
most common identified need to improve existing
stock was funds for weatherization and energy
efficiency (45% of responders).
To help aid in providing long-term housing to the
local workforce, non-owner-occupied short-term
rentals are prohibited in the Mono City.
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Key Sites
Tioga Inn Specific Plan
APN: 021-080-025
Acres: 32.1
Unit Potential: 100
A 2019 Specific Plan Amendment is expected to
allow for up to 150 additional workforce housing
bedrooms, or approximately 100 units. The
proposed workforce housing area is located along
the southern property boundary, directly south of
the promontory restaurant.
Impacts and constraints will be analyzed as part of
Tioga Inn Specific Plan Amendment #3.
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June Lake

Quick Facts 4
Population: 631
Housing Units: 869
Approximately 3/4 of units are
not permanently occupied
Nearly 1/4 of units are multifamily, the highest percentage
in the County
High percentage of renteroccupied units (48% among
permanently occupied units)

4

June Lake Buildout Potential

Land Use Designation
Acres
Unit Potential
C
18
180
CL
20
210
ER
8
3
MFR
18
165
MU
11
131
SFR
166
710
Rodeo
Grounds
789
Specific
Plan
Highlands I
3
Highlands II
153
Total
563
2,518
Buildout Potential Remaining: 65.5%

2017 Mono County Housing Needs Assessment, 2013 June Lake Area Plan – Housing Section
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June Lake’s housing landscape provides a great
deal of variety. A mix of multi-family and
single-family land uses dispersed throughout the
community provides the opportunity to serve a
diverse population. Much of the buildout
potential remains in specific plans, particularly
the Rodeo Grounds Specific Plan located across
from June Mountain.

Background

June Lake’s housing stock is a combination of
older and newer units. Over half of the stock has
been constructed since 1990, a ratio higher than
County average, but over 14 percent of units
were built more than fifty years ago, the second
highest percentage of all the County’s planning
areas (Bridgeport is at 20 percent).
Perhaps the defining characteristic of housing in
June Lake is the low percentage of permanently
occupied units. Nearly three out of four units are
not permanently occupied, typically being used
as second homes or short-term rentals. The
community has developed stringent,
neighborhood-specific short-term rental
policies, which may help increase the number of
long-term housing opportunities

June Lake Land Use Designations, community core

Key development challenges include avalanche
hazard and difficult lot configurations. Many of
the lots located east of Highway 158 are limited
due to being in conditional development zones
that present avalanche danger. Single family
residences may be constructed in these zones at
the risk of the owner, but the infrastructure does
not exist to support access and development.
Other lots in the community are challenging to
build on due to a number of factors, including
lot narrowness, stream setbacks, topography,
and the inability to meet substantial snow
storage requirements.
June Lake Land Use Designations, down canyon
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Key Sites
Rodeo Grounds Specific Plan
APN: 015-010-065
Acres: 81.5
Unit Potential: 789
Specific Plan includes three elements: resort
services, market-rate housing, and affordable
housing.

Highlands Specific Plan
Acres: 21.2
Unit Potential: 153 (39 SFR, 114 MFR)
The Highlands Specific Plan allows for up to 39
single-family residential units (16 constructed as of
January 2019) and 114 multi-family residential
units.
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Northshore Drive ER/SP
APN: 015-300-005
Acres: 14.1
Multiple-owner parcel designated as Estate
Residential/Specific Plan. Possible location of
future planned development.

25 Mountain Vista Drive
APN: 015-010-055
Acres: 30.2
Property is owned by Inyo National Forest. A land
exchange could provide an appropriate site for
affordable housing adjacent to the existing
Highlands Specific Plan.
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Long Valley

Quick Facts 5
Communities:
Crowley Lake (pop: 880)
Sunny Slopes (pop: 182)
Aspen Springs (pop: 65)
McGee Creek (pop: 41)
Housing Units: 658
Approximately 4/5 of units are owner occupied
Highest average household income in County

Long Valley Buildout Potential

Land Use Designation
C
ER
MFR
MU
PF
RM
RR
SFR

Acres
35
422
4
33
3
59
71
338

Unit Potential
497
212
52
478
2
1
8
770

Less than 1% of units are in poor condition
Total
965
1,968
Buildout Potential Remaining: 66.6%
5

2010 US Census, 2017 Mono County Housing Needs Assessment
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Background

Long Valley Land Use Designations

The Long Valley Planning Area consists of the communities of Crowley Lake, Sunny Slopes, Aspen Springs, and
McGee Creek. As the nearest communities to Mammoth Lakes, they are heavily influenced by the County’s economic
center. Long Valley residents have the highest average household income in the County and the majority of the area’s
workforce commutes to Mammoth Lakes.
The area features mostly single-family units and nearly 80 percent of residences are permanently occupied. Nonowner-occupied short term rentals are prohibited. Long Valley’s housing stock is of good quality, with less than one
percent of units reported as being in poor condition.
Long Valley’s outlook will be heavily tied to housing trends in the Town of Mammoth Lakes. There is currently
limited land for affordable, higher density development that has strong demand in Town. Pressures from Mammoth
Lakes may lead to increased demand for community housing sites in the area.
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Key Sites
School District Parcel
APN: 060-110-014
Acres: 25.9
LUD: Public Facility
Parcel owned by the Mammoth Unified
School District. Potential site for housing
school district employees.

Crowley Lake RM
APN: 060-220-008
Acres: 59.4
LUD: Resource Management
Expired tract map for single-family
residential with future potential for
specific plan development due to size and
location. Steep slopes on property. Could
provide mix of housing types.
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379 South Landing Road
APN: 060-210-031
Acres: 9.0
Unit Potential: 53
LUD: Commercial, Specific Plan
Under the now-expired Crowley Estates
Specific Plan, the property offers an
opportunity for a mix of housing in the
center of the Crowley Lake community.
Infrastructure constraints are the largest
concern for potential development,
particularly water. Currently capacity
does not exist to serve a higher density
development, including the need for firerelated services.

Aspen Springs ER
APN: 062-040-019
Acres: 37.6
Unit Potential: 20-30
LUD: Estate Residential
Large Estate Residential parcel in Aspen
Springs. Parcel could be a candidate for
specific plan development. Possible
constraints include steep slopes and
riparian area on the east side of the
property.
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Aspen Springs Mixed Use
APN: 062-040-010
Acres: 36.0
LUD: Mixed Designation
Candidate for mixed development in
Aspen Springs, including housing.
Constraints include potential steep slopes
on the east side of the property.

Sunny Slopes SFR
APN: 062-060-001, 062-070-010
Acres: 12.8
Unit Potential: 11
LUD: Single-Family Residential
Two adjacent single-family residential
(SFR) parcels in Sunny Slopes, totaling
just shy of 13 acres. Access would likely
require agreement from Inyo National
Forest.
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Wheeler Crest

Quick Facts 6
Communities:
Swall Meadows (pop: 220)
Paradise (pop: 155)
Housing Units: 216

Wheeler Crest Buildout Potential

Land Use Designation
ER
RM
SFR

Acres
719
3
130

Unit Potential
232
2
154

Total

852

389

Lowest average household size (2.13)
and highest median age in County
(53.4)
Highest percentage of owner-occupied
units in County (93.8%)

Buildout Potential Remaining: 45.5%

6

2010 US Census
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Background
The Wheeler Crest planning area
consists of the communities of Swall
Meadows and Paradise. Residential
designations are exclusively Estate
Residential (ER) and Single-Family
Residential (SFR), which provides for
single-family residences (and possible
accessory units) on larger lots. The
planning area is notable for its low
average household size (correlated
with its high median age) and a high
percentage of owner-occupied units
(93.8%).
Recent development has largely been
reconstruction following the 2015
Round Fire – six homes have been rebuilt since the fire, with more
underway. The Rock Creek Ranch
Specific Plan, located east of Paradise,
provides an opportunity for a singlefamily residential subdivision.
However, water service and access
remain barriers for the potential
project.

Wheeler Crest Planning Area boundaries
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Key Sites
Rock Creek Ranch Specific Plan
APN: 026-330-002
Acres: 55.3
Unit Potential: 23
LUD: Estate Residential, Specific Plan
Specific Plan for single-family
development. Specific Plan was amended in
2014 to reduce unit potential from 59 to 23.
Constraints include water service and
access (and secondary access for
emergency vehicles) from Lower Rock
Creek Road due to challenging grades.
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Tri-Valley

Quick Facts 7
Communities:
Benton (pop: 280)
Chalfant (pop: 651)
Housing Units: 460
Lowest median income in
County
Approximately half of units
are manufactured homes
Flood plain restricts
development

Tri-Valley Buildout Potential

Land Use Designation
AG
C
ER
MU
RM
RMH
RR

Acres
5,360
23
849
10
3
363
1,386

Unit Potential
1,567
19
387
8
2
361
508

Total

8,386

2,635

Buildout Potential Remaining: 82.6%

7

2010 US Census

Background
93
The Tri-Valley area covers the Benton,
Hammil, and Chalfant Valleys located
along the Highway 6 corridor. The planning
area consists primarily of large agriculture
and rural residential parcels. A significant
number of lots are designated Rural Mobile
Home (RMH) and approximately half of all
units in the Tri-Valley are manufactured
homes. As the planning area with the lowest
median income, the Tri-Valley will
continue to rely on mobile home
development as an affordable means to
housing. Having the lowest snow load
standards in the County allows for more
flexibility in cost-effective builds.
The primary constraint in the area is the
vast FEMA floodplain. The floodplain
mainly covers agriculture designations, but
also restricts and makes development
costlier on some rural residential lots.
Chalfant flood plain map

Key Sites
White Mountain Estates Specific Plan
Acres: 70.4
Unit Potential: 46
Adopted specific plan that allows up to 46 single-family residences.
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Site Inventory
Identified Parcels
In addition to the key sites identified in the community profiles section, there exists a number of
locations suitable for housing that meets the Regional Housing Needs Allocation. Typically,
housing that fits the need for a variety of income levels is met through land use designations that
allow for high density. These land use designations include Multi-Family Residential (Low,
Moderate, and High; MFR-L, MFR-M, MFR-H), Commercial, and Mixed Use (MU). The
undeveloped parcels within these land use designations that have the potential for at least two
units and are located within areas of need are listed in the tables on the following page:
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Table 16: Identified Sites Suitable for High Density Development
Bridgeport

June Lake
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Figure 5: MFR parcels with Development Potential in Bridgeport
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Figure 6: MFR parcels with Development Potential in June Lake
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Infrastructure
Much of the land available for residential development in the unincorporated area requires
individual septic systems and wells. Some areas of the county have small community water
systems but still require individual septic systems; other areas have community sewer systems but
require individual wells. Sufficient capacity in the community water and sewer systems and
sufficient groundwater resources and percolation capabilities outside of community water/sewer
system areas exist to accommodate the regional housing need allocation.
Antelope Valley

Individual wells and septic systems required.

Bridgeport Valley

Community water within community of
Bridgeport and Evans Tract with adequate
capacity. Community sewer system within
Bridgeport with adequate capacity. Individual
systems required elsewhere.

Mono City

Mutual water company supplies
individual septic systems required.

water;

Virginia Lakes

Mutual water company supplies
individual septic systems required.

water;

Lee Vining

Community water and sewer system with
adequate capacity. Individual systems required
in the rest of Mono Basin.

June Lake

Community water and sewer system, currently
with adequate capacity. Large developments
may be required to make improvements to the
water distribution system that is currently
inadequate in some areas of the community.

Long Valley

Community sewer system in Crowley; septic
systems elsewhere. Mutual water companies in
Crowley and Sunny Slopes; individual wells
elsewhere.

Wheeler Crest

Mutual water company at Rimrock; individual
wells elsewhere. Individual septic system
required.

Paradise

Mutual water company at Paradise. Individual
septic systems required.
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Tri-Valley

Mutual water companies in White Mountain
Estates, Osage Ranch; individual wells
elsewhere. Individual septic systems required.

Water quality requirements affect both community water and sewer systems and individual
homeowners. Lahontan Regional Water Quality Control Board's (RWQCB) water quality
regulations affect the minimum lot size on which development can occur depending on whether
community water and/or sewer systems are available; i.e.,
-Community water and sewer available – no minimum lot size established
by RWQCB;
-Community water available, individual septic required – 20,000 square
foot minimum lot size required by RQWCB;
-No community systems available, individual wells and septic required – 40,000 square
foot minimum lot size required by RWQCB; and
-Minimum lot sizes in cluster subdivisions or similar developments not served by a public
sewer system may be reduced if density standards for the whole subdivision are not
increased above the gross density specified in the designation, provided that all other health
requirements are met.
In some areas in the county where individual lots are 7,500 square feet, these requirements make
it necessary to have more than one lot to build a house. Some areas of the county also have soils
that are not conducive to standard septic system designs. Those areas may require additional septic
system improvements that increase the cost of building.
Redevelopment Sites
Mono County has sufficient undeveloped sites available to meet its identified regional housing
needs. However, redevelopment potential is most likely in the County’s commercial cores – June
Lake, Bridgeport, and Lee Vining. The key redevelopment sites have been identified in the
community profiles section.
Sites and Zoning that Facilitate Housing for Farmworkers
The Agriculture (AG) designation allows farm labor housing without any type of development
permit, other than a building permit. The Scenic Area Agriculture (SAA) designation also allows
farm labor housing without any type of development permit, other than a building permit, to the
extent the development complies with the Mono Basin National Forest Scenic Area Private
Property Development Guidelines and with the Compatibility Determinations for Proposed New
Commercial Uses and Developments. Compatibility determinations are based upon
recommendations of the U.S. Forest Service.
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Constraints
Non-Governmental Constraints
Physical and Environmental Constraints
There are areas within Mono County that are unavailable for residential development because of
site constraints such as natural hazards or environmentally sensitive lands. The high cost of
building on these lands, coupled with environmental constraints, in many cases would make them
unsuitable for development.
Development in the following areas may be prohibited by the county's General Plan and/or Land
Development Regulations or by requirements of other state or federal agencies, may present a
hazard to those who choose to build in the area, or may impact valuable resources and require
costly mitigation measures:
a.
Remote Locations. Some privately-owned undeveloped land in Mono
County is located in very remote areas where there is not, nor is there expected to
be, demand for development. Reasonable legal access to these lands cannot be
developed or acquired, and most of the time the County would not be able to
provide the normal, expected, public services of police and fire protection, schools,
etc. Most of the land in remote areas is not designated for residential use because
of its remoteness. It is generally designated Resource Management or Agriculture
and is used either for grazing or crops. Many of these lands are pockets of privatelyowned land surrounded by public lands managed by the U.S. Forest Service or the
Bureau of Land Management. In addition, the Los Angeles Department of Water
and Power, technically a private landowner, owns land throughout the central and
southern portion of the county. Most of the land in remote locations would not be
developable for other reasons as well, such as hazards associated with the area or
environmentally sensitive lands in those areas. The remote location of some private
land is generally not a constraint to development since most of the private land base
is centered on existing community areas. Additionally, developments are prohibited
in certain areas that are not within the service district of a Fire Protection District.
b.
Hazard-Prone Areas. Mono County currently regulates development in
snow avalanche-prone areas as well as in areas identified as Alquist-Priolo Special
Studies Zones (fault hazard zones), in other geologically sensitive areas, and in
flood plains. Mono County General Plan policies (Safety Element) limit
development in identified hazardous areas in order to minimize the risks of those
hazards and to protect local communities from unreasonable risks associated with
those hazards. General Plan policies also promote land exchanges for those lands
to place them in public ownership and make other lands adjacent to community
areas available for future community expansion.
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Snow avalanche-prone areas are located along the periphery of the communities of
Twin Lakes, June Lake and Wheeler Crest. Sufficient other sites are available for
development in those communities so that the avalanche-prone areas do not affect
development potential significantly.
Alquist-Priolo Special Studies Zones (fault hazard zones) occur throughout the
county, many of them outside community areas. General Plan policies consistent
with state law limit the intensity of development in seismic and other geologic
hazard areas and require applicable development in those areas to provide a
geotechnical report assessing the risk and recommending mitigation measures to
reduce the risk to acceptable levels. The Building Division, per state building
codes, also requires new construction to comply with engineering and design
requirements for seismic safety. The impact of fault hazard zones on new
development is not significant. Other geologic hazards, such as rockfalls and
landslides, are generally associated with seismic activity and are subject to the
same development requirements noted above.
Mono County uses the FEMA flood maps to identify areas within the 100-year
flood plain. General Plan policies consistent with state and federal regulations limit
the intensity of development in the flood plain and regulate the placement of
structures in the 100-year flood plain. The county's Floodplain Regulations (Mono
County Land Development Regulations, Chapter 21) contain standards for
construction and for subdivisions with the flood plain. Flooding is a particular
concern in the Antelope Valley and the Tri-Valley. Sufficient land exists in
community areas that avoidance of flood plains does not significantly affect the
County's ability to provide housing.
c.
Soils with Low Permeability Rates. Many parts of the county are not served
by public sewer systems and must rely on septic systems. In some parts of the
county, standard septic systems cannot be used because the soils have low
permeability rates that prevent effective operation of septic tank systems. This issue
is limited and affects only a small number of parcels. Alternative septic system
designs are available and, while they may be costlier, they do allow the site to be
developed.
d.
Environmentally Sensitive Areas. Development is regulated in wetland
areas, within stream corridors, in sensitive wildlife habitat, and in other
environmentally sensitive areas. Environmentally sensitive areas occur throughout
the county. Typically, parcels are large enough that the environmentally sensitive
area can be avoided, and the parcel can still be utilized for development. Parcels
with environmentally sensitive areas usually require CEQA review of any proposed
projects; during the CEQA review process, the project will be redesigned to avoid
environmental impacts, and mitigation measures will be proposed to minimize
impacts that cannot be avoided. Mono County General Plan policies encourage
clustering on large parcels outside community areas in order to preserve habitat and
open space and avoid and/or minimize environmental impacts.
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Economic Constraints
a.

Cost of Land. The price of land can be a barrier to construction for some
areas of the County. There is no one average cost per acre for land in Mono
County because the demand for land and shares of land use designations vary
greatly. For example, the average cost per acre in June Lake is over $600,000
while the price per acre in the agriculture-driven Antelope Valley is less than
$25,000 per square foot. Costs for vacant land may also vary depending on
whether community utilities are available to the site and whether infrastructure
(access roads, utility lines) is installed on site.

b.

Cost of Construction. Construction costs are estimated to range from $200
to $300 per square foot for single-family residential construction in the
unincorporated area of Mono County. These costs include land, fees,
materials, labor and financing. Due to the wide range of land costs, fees and
development requirements throughout the county, it is very difficult to
estimate a "typical" total development cost for single-family residential
development.

Governmental Constraints
Permitted Uses on Residential Land
Mono County's Land Development Regulations allow for a wide range of residential uses in a
variety of land use designations. Measures have been taken to promote affordable options across
the County, including the allowance through ministerial review of manufactured homes (outside
June Lake) and accessory dwelling units 8 in all land uses intended for single family use.
Residential uses are permitted through one of the following processes:
1. Permitted outright by ministerial review. Project only requires building permit.
2. Director Review. Project is approved through the discretion of the Planning
Director.
3. Conditional Use Permit. Project is approved through the discretion of the
Planning Commission.

8

Mono County General Plan, Chapter 16, Accessory Dwelling Units
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A summary of permitted residential uses by land use designation is shown in Table 17 below:
Table 17: Permitted Residential Uses by Land Use Designation
Single family
dwelling

AG
C
CLM,
CLH

Duplexes,
Triplexes



Manufactured
home (single
unit;
excluding
June Lake)

Manufactured
Housing
Subdivision

Condos,
Townhomes,
Apts (4 or
more units)



ADU

Farm
Labor
Housing/
Trailer
Parks





Transitional
Housing

Mobile
Home
Park




ER
MFR
L
MFR
M
MFR
H



MU


































































NHP

















RR











RM











RMH











SFR











Permitted
 Director Review
 Conditional Use
…….Permit










RV
Park
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Development Standards
The Mono County General Plan imposes development standards in accordance with
California Building Code and safety standards. Standards include setbacks, maximum
lot coverage, snow storage, maximum density, and parking requirements. Variances
are granted in cases of special circumstance where the requirements of Chapter 33 of
the Land Use Element can be met.
Table 18: Setbacks and Lot Coverage by Land Use Designation
Setbacks (front, side, rear; in feet)
Max Lot Coverage
Primary: 50, 50, 50; Accessory: 50, 30,
AG
30
40%
C
10, 5, 0
70% (60% for Res.)
CLM, CLH
10, 5, 0
60%
ER < 1 acre
20, 10, 10
40%
ER > 1 acre
50, 30, 30
40%
MFR L < 1 acre
20, 10, 10
40%
MFR L > 1 acre
30, 30, 30
40%
MFR M < 1 acre 20, 10, 10
60%
MFR M > 1 acre 30, 30, 30
60%
MFR H < 1 acre
20, 10, 10
60%
MFR H > 1 acre
30, 30 ,30
60%
MU < 1 acre
10, 5, 0
60-70%
MU > 1 acre
30, 30, 30
60-70%
NHP
30, 30, 30
10% structures; 5% access
RR
50, 30, 30
40%
RM
50, 30, 30
5%
RMH < 1 acre
20, 10, 10
40%
RMH > 1 acre
30, 30, 30
40%
SFR < 1 acre
20, 10, 10
40%
SFR > 1 acre
30, 30, 30
40%
Land Use Requirements Imposed by Other Agencies
A number of other agencies impose land use controls that affect development in Mono County.
These regulations may constrain development by affecting the location and/or cost of
development.
Southern California Edison (SCE) has 115 kv transmission power lines that run through portions
of Crowley Lake, June Lake, and Lee Vining. Development is prohibited within a 70-foot
easement under the power lines. SCE works directly with the developer or builder to resolve
potential conflicts.
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The Lahontan Regional Water Quality Control Board (RWQCB) regulates the placement of septic
systems through the Basin Plan. Recent changes in the RWQCB’s water quality regulations have
set a maximum of two dwelling units per acre in areas that have community water systems, but
which require individual septic systems. As a result, the minimum lot size in such situations is
slightly over 20,000 square feet. The minimum lot size when both individual septic and water
systems are required is 40,000 square feet. In some areas in the county where individual lots are
7,500 square feet or smaller, these requirements essentially make it necessary to have more than
one lot to build a house. Densities over one dwelling unit per acre are dependent on the availability
of community water and sewer services. As a result, the maximum allowable buildout is unlikely
to occur on parcels with designations that allow multifamily residential development without
community water and sewer services.
The U.S. Army Corps of Engineers regulates development in wetland areas. All development in
wetland areas will be reviewed by the Corps and may require a permit. Wetland areas occur
throughout the unincorporated area, both within and outside community areas.
The California Department of Fish and Wildlife (CDFW) reviews development proposals in Mono
County, including subdivisions and land divisions, and may require changes to the project or
conditions of approval if the project will affect wildlife resources. For projects that will affect
streams, the CDFW requires a Stream Alteration Permit. The CDFW imposes a fee for review of
environmental documents (Negative Declarations or EIRs) unless County decision-makers
determine that the project will have a de minimis effect on wildlife or wildlife habitat.
Codes and Enforcement
The Mono County Building Division currently enforces the following codes:
a.
b.
c.
d.
e.
f.
g.
h.
i.
j.
k.

2019 California Administrative Code
2019 California Building Code
2019 California Electrical Code
2019 California Mechanical Code
2019 California Plumbing Code
2019 California Energy Code
2019 California Historical Building Code
2016 California Fire Code
2019 California Referenced Standards Code
2019 California Residential Code
2019 Green Building Code

Development must also comply with seismic, wind, soils, energy conservation, and sound
transmission control standards, which have been established on a countywide basis. Snow-load
requirements vary depending on the area; they range from 119 pounds per square foot in June Lake
to 38 pounds per square foot in Chalfant Valley.
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Snow Load Standards

The County has an ongoing code compliance program to ensure compliance with the
County
Code, including the Mono County Land Development Regulations, and the codes enforced by the
Building Division. The enforcement of these regulations is necessary to protect the public health
and safety and to provide structurally safe, energy efficient, soundproof housing. The Compliance
Division program is intended to ensure compliance with existing applicable codes; as such, it does
not create a constraint to development.
The Building Division inspects development during the construction process. Appointments are
scheduled, and inspections occur generally within 24 hours. Since Mono County is a small County,
the inspectors are able to communicate with contractors and owner-builders before and during the
construction process concerning code requirements. Building inspections are conducted in a timely
manner and are not a constraint to development.
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Fees and Exactions
Fees are intended to cover the actual cost of services rendered. While they increase the cost of
housing, they are not a constraint to development. The County has streamlined its permit
processing in order to expedite the development process and minimize the fees involved in a
project.
Total fees for a typical single-family and multifamily development will vary depending on the
location of the project. Fire departments and school districts throughout the county charge
different impact fees for development. Fees for an encroachment permit will vary depending on
whether the property abuts a County road or a state highway. In addition, fees for sewer and water
services will vary depending on whether the project is located in an area served by community
sewer and water systems or whether it will require an individual well permit and septic system
permit. Permit fees for septic systems vary depending on the type of system required.
Estimated initial fees for a typical 2,000-square foot single-family residence are shown below.
Typical fees for a multifamily residential unit will be approximately 75% of the cost for a singlefamily residential unit.
Estimated Total Fees for a Typical Single-Family Residence
Assumptions: 2,000 square feet of habitable space in Chalfant; 400 square feet of garage; 100
square feet of uncovered deck. The unit requires an individual well permit and
septic system permit. The unit encroaches on a County road.
Building permit fees
Planning plan check
Fire District (Chalfant)
School District (Eastern Sierra)
Encroachment Permit
Well Permit
Septic Permit
Total Fees

$4,267.91
$250.00
$1,991.00
$3,120.00
$800.00
$644.00
$644.00
$11,716.91

Processing
Table 18 shows typical processing times for various permit procedures. Individual single-family
residential development that requires only a building permit or a Director Review permit takes
four to six weeks, assuming a complete submittal and responsive applicant. Larger projects, such
as subdivisions, take longer, depending on the level of CEQA review required, the
responsiveness of project proponents, community controversy, and whether the project requires
permits from other state or federal agencies.
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All development projects are first reviewed by staff. Projects requiring discretionary approval from
the Planning Commission or the Board of Supervisors are first processed by staff and then
presented to the appropriate entity for approval. Projects are reviewed for their compliance with
the Mono County General Plan, the Mono County Code, and applicable state and federal laws.
The standards of decision making are well established and not burdensome. In issuing a ministerial
Director Review permit, the director must find that all of the following are true (Mono County
Land Development Regulations, Chapter 31):
A.

B.
C.
D.
E.

F.

All applicable provisions of Land Use Designations and Land
Development Regulations are complied with, and the site of the
proposed use is adequate in size and shape to accommodate the use
and to accommodate all yards, walls and fences, parking, loading,
landscaping and other required features.
The site for the proposed use relates to streets and highways
adequate in width and type to carry the quantity and kind of traffic
generated by the proposed use.
The proposed use will not be detrimental to the public welfare or
injurious to property or improvements in the area in which the
property is located.
The proposed use is consistent with the map and text of this General
Plan and any applicable area plan.
That the improvements as indicated on the development plan are
consistent with all adopted standards and policies as set forth in the
Land Development Regulations, this General Plan and any
applicable area plan.
That the project is exempt from CEQA.

Use permits may be granted by the Planning Commission only when all of the following
findings can be made in the affirmative (Mono County Land Development Regulations,
Chapter 32):
A.

B.
C.
D.

All applicable provisions of the Land Use Designations and Land
Development Regulations are complied with, and the site of the
proposed use is adequate in size and shape to accommodate the use
and to accommodate all yards, walls and fences, parking, loading,
landscaping and other required features.
The site for the proposed use relates to streets and highways
adequate in width and type to carry the quantity and kind of traffic
generated by the proposed use.
The proposed use will not be detrimental to the public welfare or
injurious to property or improvements in the area in which the
property is located.
The proposed use is consistent with the map and text of this General
Plan and any applicable area plan.
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Table 19: Processing Times and Rates
Deposit
Estimated Staff
Hours to Process
Appeal
$495
10
Building Permit Plan Check: small
$ 99
1
Building Permit Plan Check: large
$250
2.5
Categorical Exemption
$ 99
1
Certificate of Compliance
$495
15
Commission Interpretation
$495
10
Design Review (discretionary permit)
$495
1
Director Review
$495
8
Environmental Impact Report
$495
200
General Plan Amendment
$495
30
Groundwater Transfer/Extraction
$495
18
Home Occupation, expanded
$495
25
Hydrological Studies
$495
5
Lot Line Adjustment
$495
10
Lot Merger
$495
8
Map Extension
$495
10
Mining Operations Permit
$495
30
Negative Declaration
$495
75
Prior Environmental (15183)
$495
20
Parcel Map: Tentative
$495
53
Modification
$495
33
Type of Permit

Processing Rate
$99/hr
$99/hr
$99/hr
$99/hr
$99/hr
$99/hr
$99/hr
$99/hr
$99/hr
$99/hr
$99/hr
$99/hr
$99/hr
$99/hr
$99/hr
$99/hr
$99/hr
$99/hr
$99/hr
$99/hr
$99/hr

Reclamation Plan
Specific Plan
Time Shares
Tract Map: Tentative
Modification

$495
$495
$495
$495
$495

30
100
18
68

$99/hr
$99/hr
$99/hr
$99/hr

39

$99/hr

Use Permit
Use Permit Modification
Variance

$495
$495
$495

30
15
20

$99/hr
$99/hr
$99/hr
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SECTION 3 | Progress Report for 2014 Goals
As part of the housing element update, Mono County is required to provide a progress report for
programs from the previous update. Under each program, a description of progress and a
determination on whether the program is continued, adjusted, or eliminated for the upcoming
cycle is given. Programs and policies are presented in the order documented by the 2014 Update.
a. PROVISION OF ADEQUATE SITES
Goal

Plan for adequate sites and facilities to support future housing needs.

Policy 1

Facilitate the provision of housing in unincorporated communities to meet local
housing demand.

Policy 2

Ensure that adequate infrastructure exists or will be provided to support future housing
development.

Policy 3

Identify potential housing sites, including seasonal housing units on public lands,
agency employee housing (USFS, BLM, Caltrans, LADWP and Mono County), and
under-utilized sites.

Policy 4

Seek adequate sites for housing in Mono County and the Eastern Sierra through
coordination with other public agencies (i.e., Town of Mammoth Lakes, Inyo County,
USFS, BLM, Caltrans, LADWP, DFG, State Parks and Marine Corps), private
concerns, nonprofit entities and tribal governments.

Policy 5

Plan for adequate sites and facilities to be available for housing all segments of the
population, including the homeless; citizens in need of short-term emergency shelter
housing (e.g., victims of natural hazard occurrences or accidents and temporarily
homeless); and seasonal workers, including farm workers and ski industry workers.

Policy 6

Utilize a Regional Housing Authority or similar entity to develop, implement and
manage housing programs in Mono County and the Eastern Sierra.

Policy 7

Consistent with the Land Use Element designate adequate sites for a variety of
residential development in each community to help establish self-sufficient
communities that balance job locations with housing; i.e., develop a sufficient yearround residential population in communities to support local schools, commercial
services, and other services.
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Program 1:1 Through the CPT Land Tenure Subcommittee, maintain the Land Tenure
master plan and Pursue land exchanges of existing seasonal housing units on
public lands into private ownership so those units may become available for
local year-round housing
Responsible Agencies: CDD, Private Land Owners, USFS
Timeframe: Ongoing
Progress: The CPT Land Tenure Subcommittee continues to meet, but not on a
regular, scheduled basis. Transactions are driven by the private landowner. The
County acts solely as a facilitator.
Adjustments: Program will continue.
Program 1:2 Inventory existing and/or potential agency housing areas (Mono County,
Town of Mammoth Lakes, Southern Mono Hospital District, Mammoth
Unified School District, USFS, BLM, Caltrans, LADWP, etc.) and work with
agencies to assess where additional housing might be made available.
Responsible Agencies: CDD and all Land Tenure subcommittee partner agencies.
Timeframe: 2014, 2019
Progress: Inventory of agency housing areas completed as part of the 2014 and
2019 Housing Element updates.
Adjustments: Program will continue.
Program 1:3 Work with public agencies (USFS, BLM, Caltrans, LADWP, etc.) to
consolidate services and land uses (e.g., road shops) in order to free up land
for housing, particularly affordable housing. Consistent with land use policies,
encourage agencies to locate their housing within or adjacent to existing
communities to facilitate sustainable community growth. Work to incorporate
such policies into agency planning documents.
Responsible Agencies: CDD and all Land Tenure subcommittee partner agencies.
Timeframe: Ongoing
Progress: Provided comments on agency planning documents to ensure inclusion
of consistent housing policies, including the encouragement of
development adjacent to existing communities.
Adjustments: County does not plan to work with public agencies to consolidate
services and free up land but will continue to provide comment on agency
documents to promote land use policies and facilitate sustainable growth.
Program 1:4 Examine the inventory of County-owned land for potential housing sites (e.g.,
road shop sites, Conway Ranch, Sheriff Substation, etc.).
Responsible Agencies: CDD, Housing Authority
Timeframe: 2014 - Ongoing
Progress: Conway Ranch plan repealed, Sheriff Substation has issues associated
with water quality, and road shop sites have challenges related to utility capacity.
Adjustments: County will continue to evaluate inventory on a periodic basis.
Program 1:5 Study the possibility of acquiring/exchanging public lands surrounding
existing community areas for community expansion purposes and/or related
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infrastructure development, particularly in those areas designated in the Land
Use Element for community expansion. Based on the results of these studies,
take necessary actions to promote the exchange of lands and encourage the
development of a variety of housing types, including multifamily for lowerincome households in the acquisition/exchange of public lands.
Responsible Agencies: CDD, BLM, USFS, LADWP
Timeframe: 2014-2019
Progress: County has studied opportunities for exchanging public lands for
community expansion, but potential opportunities are not feasible due to several
factors including natural hazards and land ownership circumstances. The County is
focused on promoting housing within existing community sites.
Adjustments: Program will be continued as part of CPT Land Tenure
subcommittee.
Program 1:6 Implement policies in the Land Use Element pertaining to the provision of
services and the coordination of development with service capability. Work
with local service providers (public utility districts, fire protection districts,
gas/electric power providers, telephone/communications systems providers,
etc.) to ensure that adequate services are or will be available for housing
development.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: The Community Development Department requires a will-serve letter
from local service providers for relevant projects and coordinates with providers
through various processes, including Use Permits and Environmental Review
documents.
Adjustments: Program will continue.
Program 1:7 Encourage and assist special districts and private service providers (mutual
water companies etc.) to secure grants to improve and expand sewer and water
capabilities and fire protection services. The County's participation will entail
aiding districts in the preparation of grant applications and in compliance with
environmental requirements.
Responsible Agencies: CDD, LAFCO
Timeframe: 2014-Ongoing
Progress: County sends and supports grant opportunities as they are available.
Examples include Cal Fire grant, the Community Planning Assistance for
Wildfire (CPAW) grant, and funding opportunities with Integrated Regional Water
Management.
Adjustments: Program will continue.
Program 1:8 The County has identified its community centers as emergency. Monitor the
need for permanent emergency shelters. Apply for emergency housing funds
available from the Department of Housing and Community Development or
other state or federal agencies when it is determined that there is an unmet
need for emergency housing.
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Responsible Agencies: CDD, PW (Facilities)
Timeframe: Ongoing
Progress: Identified shelters were successfully used during the Round Fire in 2015.
Temporary housing needs were absorbed by the communities. The County will
continue to use identified shelters during times of emergency.
Adjustments: Program will continue.
Program 1:9 Ensure that the county's Multi-Hazard Functional Plan, prepared by the
county's Office of Emergency Services, remains up to date. The Multi-Hazard
Functional Plan contains policies and procedures for housing victims of
natural hazards or accidents.
Responsible Agencies: Office of Emergency Services
Timeframe: Updated periodically
Progress: Adoption of the 2019 Multi-Jurisdictional Hazard Mitigation Plan (June
2019).
Adjustments: The Multi-Jurisdictional Hazard Mitigation Plan does not include
policies for housing victims of natural hazards. The plan will continue to be updated
as needed.
Program 1:10 Continue to provide short-term housing for homeless persons and to monitor
the need to increase services for homeless persons, including short term
housing for victims of domestic violence.
Responsible Agencies: IMACA, Social Services, Wild Iris
Timeframe: Ongoing
Progress: Monitoring occurs through Social Services.
Adjustments: Program will continue.
Program 1:11 Implement housing policies contained in area plans, such as the workforce
housing and density bonus policies of the June Lake Area Plan.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: County implements housing policies relevant to each community’s area
plan. No projects have triggered workforce housing and density bonus policies in
the most recent cycle.
Adjustments: Program will continue.
Program 1:12 Consistent with the Land Use Element, continue to require specific plans for
large-scale development within community expansion areas. Specific plans
allow for a variety of development and can streamline the development
process.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: No new specific plans have been adopted since 2014. White Mountain
Estates provides an example of units being successfully built on an enacted specific
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plan. The Tioga Inn specific plan is undergoing an amendment to allow for
increased residential use is and anticipated within the next cycle.
Adjustments: Program will continue.
Program 1:13 In conformance with state law, continue to permit manufactured housing on
all parcels designated for conventional single-family residences.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: Manufactured housing has been permitted on parcels designated for
conventional single-family residences, including relaxed design standards (i.e.
minimum width) subject to approval from local Regional Planning Advisory
Committees.
Adjustments: Program will continue.
Program 1:14 Continue to permit mobile-home parks on all land planned and designated for
residential land use, in conformance with state law. This also applies to mobilehome developments intended for sale as mobile-home condos or cooperative
parks, or as mobile-home planned unit developments.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: No mobile-home developments were proposed in the County during the
most recent cycle.
Adjustments: Program will continue.
Program 1:15 Continue to implement the land development regulations regarding
Manufactured Housing Subdivisions. These regulations provide for a higher
density of single-family development and a relaxation of development
standards.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: No manufactured housing subdivisions in the County during the
most recent cycle.
Adjustments: Program will continue.
Program 1:16 Support a balance of jobs and housing in Mono County communities and the
associated reduction in resident commute times by facilitating community job
growth through economic development programs. Pursue grant funding for
economic development projects that grow jobs and healthy communities
capable of supporting more resident housing.
Responsible Agencies: ED, CDD, Housing Authority
Timeframe: Ongoing
Progress: The County established an economic development website, and
approved cannabis and clarified short-term rental policies which may help diversify
business. The County has also participated in Main Street planning processes for
the communities of Bridgeport and Lee Vining in order to support business in
commercial cores.
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Adjustments: Program will continue.
Program 1:17 Implement provisions in the General Plan and Subdivision Ordinance that
permit smaller minimum lot sizes where consistent with area plans and
available infrastructure.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: Smaller minimum lot sizes are permitted through lot splits and
subdivision applications when consistent with the community’s area plan.
Infrastructure is often a limiting factor in creating smaller lots and higher density.
Adjustments: Program will continue.
Program 1:18 Re-examine residential limitations in area plans where new sewer, water or
other infrastructure requirements, such as fire-flow requirements, allow for
greater single-family densities. Consider amending the General Plan and area
plans to allow for higher single-family densities in these areas.
Responsible Agencies: CDD, LAFCO
Timeframe: Ongoing
Progress: Infrastructure limitations prevent greater single-family densities.
Adjustments: Continue to re-visit limitations as updates in infrastructure occur.
Program 1:19 Continue to allow for mixed-use development as a method of increasing the
land base available for housing.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: No mixed-use projects during most recent cycle.
Adjustments: Program will continue.
Program 1:20 Continue to allow for residential development in the commercial land use
designation to more efficiently and economically utilize the county’s limited
land base for housing.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: Residential development permitted on commercial land uses during most
recent cycle with building permit.
Adjustments: Program will continue.
Program 1:21 Consider amending the General Plan and subdivision ordinance to allow for
greater flexibility in subdivision design to encourage clustering, zero lot line
and common-wall developments, and other residential design strategies that
allow for development at the gross allowable density while preserving sensitive
site features.
Responsible Agencies: CDD, PW
Timeframe: Ongoing
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Progress: Projects approved with reduction in standards when building code can
be met. Clustering has been used as a strategy for agriculture preservation in
Antelope Valley.
Adjustments: Program will continue.
Program 1:22 Examine the potential of allowing additional densities in existing specific plan
areas within or adjacent to communities to better utilize available
infrastructure and limited private land base.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: Site analysis contained within the Housing Element identifies specific
targeted parcels appropriate for expansion or creation of higher density. The Tioga
Inn Specific Plan is in the process of being amended to create higher density
potential.
Adjustments: Continue to evaluate opportunities for higher density and possible
expansion of specific plans.
Program 1:23 Consider establishing minimum allowable densities (in addition to retaining
maximum density restrictions) in appropriate community areas to encourage
resident housing.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: No projects have been proposed where establishing minimum allowable
densities is appropriate. Infrastructure is typically the limiting factor.
Adjustments: Continue to consider implementation of minimum densities when
feasible.
Program 1:24 Continue development credit programs in agricultural valleys such as
Bridgeport and Hammil that promote the retention of large agricultural
parcels for farming purposes by requiring clustered residential development
on smaller parcels.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: No projects have utilized development credit program in most recent
cycle.
Adjustments: Program will continue.
Program 1:25 Develop and implement a web-based program to connect second-home
owners with those needing seasonal housing and consider methods of
encouraging second-home owners to make vacation units available for
resident use or seasonal employee housing.
Responsible Agencies: CDD, IT
Timeframe: 2014-Ongoing
Progress: Community Development has updated regulations to clarify the intent
and requirements for second-home owners seeking to rent their residence.
Adjustments: The County will continue to explore a web-based program.
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Program 1:26 Continue to utilize the Director Review permit process (ministerial permit
process) to allow multifamily in multifamily designations and designations
such as MFR-M.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: No such projects during the most recent cycle.
Adjustments: Program will continue
Program 1:27 In compliance with Government Code Section 65583(a)(4), allow emergency
shelters in at least one land use designation without a use permit or other
discretionary permit. Amend the General Plan Land Use Element to a) include
a definition of Emergency Shelter; b) allow emergency shelters outright in the
multi-family land designations (such as MFR); and c) stipulate that emergency
shelters will only be subject to the same development and management
standards that apply to other allowed uses with these designations.
Responsible Agencies: CDD
Timeframe: 2014-2019
Progress: General Plan has not yet been amended to reflect the proposed changes
of program 1.27.
Adjustments: Re-visit program during upcoming housing element cycle.
b. HOUSING FOR LOW AND MODERATE INCOMES
Goal

Consistent with state requirements, pursue creative, economical and sustainable ways
to house low- and moderate-income groups.

Policy 1

Facilitate the provision of affordable housing to meet the needs of all economic
segments and special housing groups.

Policy 2

Plan for a sufficient number of affordable/employee housing units, including affordable
family sized units to meet resident needs in each community.

Policy 3

Increase the housing stock to provide for affordable/employee housing units by
promoting the use of existing recreational second-home units for permanent residents.

Policy 4

Promote a jobs/housing balance by awarding residents employed in their community
preferential access to community housing programs, such housing purchases or rentals
in that community.

Policy 5

Require new development projects to provide their fair share of affordable housing
units – an amount sufficient to accommodate the affordable housing demand created
by the development project. Refine and continue use of inclusionary housing
requirements to reflect a fair share contribution of units, in-lieu fees, land, etc.
Coordinate regional housing mitigation and fee impact programs with those of the
Town of Mammoth Lakes.
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Policy 6

Pursue a variety of techniques, such as equity sharing, deed restrictions, and public or
nonprofit ownership of affordable housing units in order to maintain the affordability
of those units.

Policy 7

Develop a range of approaches to affordable housing that address rental units, home
ownership and alternative approaches to affordable housing, such as:

•
•
•
•
•
•
•
•

a threshold fund that provides zero interest security deposit loans for tenants;
apartments for fixed-income seniors;
a community land trust used to acquire land for housing;
sweat-equity programs that enable first-time buyers to contribute their time/labor
toward the purchase of a home;
co-housing for income qualified buyers;
deed restrictions;
energy efficient designs; and
"share a house" programs designed to ease the burden of housing costs for residents,
including seniors and disabled.

Policy 8

Work to develop a variety of affordable housing unit types within community areas.

Policy 9

Based upon state regional housing need allocations, assign proportionate housing
targets to unincorporated communities. Assist each community in meeting these targets
and providing for its fair share of the unincorporated housing need.

Program 2:1 The Board of Supervisors shall award density bonuses for projects
incorporating affordable housing consistent with the Mono County Housing
Mitigation Requirements (Chapter 15.40, Mono County Code). Consider
revising and adopted new HMO.
Responsible Agencies: BOS, CDD
Timeframe: Ongoing
Progress: The Housing Mitigation Ordinance (HMO) was suspended for the
entirety of the cycle.
Adjustments: Consider revising and adopting a new HMO. Award density bonuses
when consistent with state law.
Program 2:2 The Board of Supervisors may reduce or waive development processing fees
for qualifying affordable housing projects in order to facilitate processing.
County staff will identify other agencies/districts with fees related to
residential construction and will determine if those agencies waive or reduce
fees for extremely low, low- and moderate-income housing units. Staff will
then work with applicable agencies to promote a reduction or waiving of fees
for extremely low, low- and moderate-income housing projects.
Responsible Agencies: BOS, CDD
Timeframe: Ongoing
Progress: No qualifying projects during the cycle.
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Adjustments: Fee waivers and reductions for qualifying projects will continue to
be analyzed.
Program 2:3 Continue to allow secondary housing units in single-family residential areas as
provided by state law and Chapter 16 of the Mono County Land Development
Regulations.
Responsible Agencies: CDD
Timeframe: Ongoing.
Progress: Nine accessory dwelling units were permitted and built during the cycle.
Adjustments: Continue the program. Secondary housing units now referred to as
accessory dwelling units (ADUs).
Program 2:4 The County shall not impose requirements for housing construction that
increase housing costs other than those mandated by state law or those
determined necessary to protect the health, welfare and safety of the residents
of the county.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: No new requirements imposed during cycle that increase housing costs.
Adjustments: Program will continue.
Program 2:5 Maintain up-to-date information on federal and state housing-related
programs and funding opportunities.
Responsible Agencies: Housing Authority, MLH, IT
Timeframe: Ongoing
Progress: Website maintained with housing programs and funding opportunities.
Adjustments: Make more frequent updates to the database.
Program 2:6 The Mono County Housing Authority, in cooperation with local social service
agencies including IMACA and Mammoth Lakes Housing, Inc., shall
participate in and coordinate housing programs designed to ease the burden
of housing costs for residents, including seniors and disabled, including
persons with developmental disabilities.
Responsible Agencies: Housing Authority, MLH, IMACA
Timeframe: Ongoing
Progress: Successful housing programs include the rehabilitation grant, revolving
loan fund, and first-time homebuyer loan.
Adjustments: Rehabilitation grant is not funded for the next cycle. Other programs
will continue.
Program 2:7 During the permit review process, encourage housing designs and site plans
that capitalize on solar heating and cooling advantages to reduce utility costs.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: Projects evaluated through plan check review of Title 24.
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Adjustments: Program will continue.
Program 2:8 Consider allowing an increase in density for those projects built for rental
purposes in exchange for an agreement to retain rental units at an affordable
price in perpetuity.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: No projects during the cycle.
Adjustments: Program will continue.
Program 2:9 Development projects and building permits shall comply with the Mono
County Housing Requirements (Mono County Code 15.40), which requires
development projects to include extremely low, low- and moderate-income
housing. The continued affordability of these units shall be assured through
enforceable documents/deed restrictions that flow with the sale or ownership
transference of the property. Smaller projects shall contribute their fair share
via in-lieu housing mitigation fees or other comparable mechanisms. The
majority of housing units required by this program must be appropriate for
families; i.e., not dormitory-style units, and must be reserved for
families/households employed in the local economy.
Responsible Agencies: CDD
Timeframe: Ongoing, HMO suspended
Progress: HMO is suspended. If a project has a significant employee impact,
adequate housing must be provided, as per General Plan Policy 1.D.4. No projects
during the cycle had significant employee generation.
Adjustments: Program 2:9 will be combined with Program 2:10, and re-worded to
reflect Policy 1.D.4 rather than the suspended HMO.
Program 2:10 Implement housing impact fees and other applicable mitigation strategies
based on recommendations from fee impact studies that document the fair
share impact of new development on the limited housing supply. Coordinate
regional housing mitigation and fee impact programs with those of the Town
of Mammoth Lakes.
Responsible Agencies: CDD, Housing Authority
Timeframe: Dependent on HMO
Progress: HMO is suspended.
Adjustments: Program will continue if HMO is re-adopted. Program 2:10 will be
combined with Program 2:9.
Program 2:12 Through collaboration with a regional housing authority or similar entity,
develop a range of extremely low, low and moderate income housing programs
that address rental units, home ownership and alternative approaches to
affordable housing, such as:
• a threshold fund that provides zero interest security deposit loans for
tenants;
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• apartments for fixed-income seniors;
• a community land trust used to acquire land for housing;
• sweat-equity programs that enable first-time buyers to contribute their

time/labor toward the purchase of a home;
• co-housing for income qualified buyers;
• deed restrictions; and
• energy-efficient designs and prescriptive designs.
Responsible Agencies:
Timeframe: Ongoing
Progress: There is no regional housing authority. Successful relevant programs include
first time homebuyer loan, revolving loan fund, and potential deed restrictions.
Adjustments: First time homebuyer loan, revolving loan fund, and deed restrictions will
continue as available programs. Other approaches listed in Program 2:12 will be
eliminated.
Program 2:13 The County will meet with developers and encourage the development of
housing for extremely low, low and moderate income households. The County
will maintain an inventory of suitable sites, conduct preapplication meetings
to facilitate development, provide technical assistance, support appropriate
funding applications and offer regulatory incentives and concessions to
contribute to the feasibility of development of housing for extremely low, low
and moderate income households. The inventory of suitable sites will utilize a
variety of factors to determine site suitability, including current and projected
population figures, economic conditions, transportation systems, the potential
for rehabilitation, and the availability of utilities and infrastructure.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: County offers pre-application meetings for all development applications.
The Land Development Technical Advisory Committee meets regularly and
provides a forum for developers to discuss their project with multiple departments
concurrently.
Adjustments: Program will continue.
Program 2:14 Review and revise the Housing Mitigation Requirements (Mono County Code,
Chapter 15.40) to ensure that they remain effective and equitable in today’s
housing market.
Responsible Agencies: CDD, Housing Authority
Timeframe: 2015, Ongoing
Progress: Reviewed, but BOS did not adopt.
Adjustments: Review and revisit adoption.
c. PROGRAMS TO ADDRESS GOVERNMENTAL CONSTRAINTS
Goal

Increase housing opportunities throughout the county, particularly in community areas
by limiting governmental constraints on housing development.
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Policy 1

Revise the Land Development Regulations of the General Plan to allow for greater
flexibility in housing development in communities by substituting performance
standards/criteria for rigid development standards where practical.

Policy 2

Revise the county's Subdivision Ordinance to provide greater flexibility in the division
of land for a variety of housing types and to ensure consistency with the General Plan.

Program 3:1 Review and consider revising development standards to provide for greater
regulatory flexibility that promotes resident housing development
opportunities. Issues and standards to review include, but are not limited to:
• parking requirements, particularly in June Lake and older central business
districts;
• snow storage requirements;
• allowing smaller minimum lot sizes where appropriate for affordability;
• broader application of the county’s Manufactured Housing Subdivision
provisions, which allows for lots as small as 4,000 square feet; and
• establishing performance criteria as a substitute for some existing inflexible
regulations for residential development.
Responsible Agencies: CDD
Timeframe: 2014-2015
Progress: Parking requirements have been reduced, including reducing the
required spaces for single family residential in June Lake from three to two and
relaxing parking standards for businesses located in identified commercial cores.
An amendment to the General Plan in 2019 allows for smaller minimum lot sizes
consistent with density standards on multi-family residential parcels. Zero lot line
development is available when building code can be met.
Adjustments: Program will continue.
Program 3:2 Consider revising the Land Development Regulations to clarify the use of
manufactured housing, including requirements in non-residential land use
designations, minimum standards for farm labor housing use, and the ability
to propose manufactured housing subdivisions within additional land use
designations.
Responsible Agencies: CDD
Timeframe: 2014
Progress: County has not explored program during the cycle.
Adjustments: Eliminate program. The County aims to prevent barriers for housing
and does not support introducing additional standards for farm labor housing or
manufactured homes.
Program 3:3 Conduct preapplication conferences with project proponents to assist them in
understanding permit procedures and to resolve potential application
difficulties early in the review process.
Responsible Agencies: CDD
Timeframe: Ongoing
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Progress: County offers pre-application meetings for all development applications.
The Land Development Technical Advisory Committee meets regularly and
provides a forum for developers to discuss their project with multiple departments
concurrently.
Adjustments: Combine with Program 2:13.
Program 3:4 Review permit-processing procedures to ensure streamlining of the permit
process. Review and revise application packets, as needed, to ensure that they
are comprehensive, clear and easy to use.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: Permit-processing procedures are reviewed on a continual basis for
efficiency, clarity, and comprehensiveness.
Adjustments: Program will continue
Program 3:5 Amend the Land Development Regulations to provide a procedure for
handling requests for reasonable accommodations made pursuant to state and
federal fair housing laws.
Responsible Agencies: CDD, BOS
Timeframe: Ongoing
Progress: Requests may be accommodated upon compliance with California
Building Code.
Adjustments: Eliminate program. Separate ordinance deemed unnecessary.
d. CONSERVATION AND REHABILITATION
Goal

Ensure the supply of safe, decent, sound housing for all residents.

Policy 1

Promote energy conservation in all residential neighborhoods.

Policy 2

Promote public awareness of the need for energy conservation.

Policy 3

Support development of programs and policies that achieve a high level of energy
conservation in all new and rehabilitated housing units.

Policy 4

Ensure that housing for all residents is safe and sound.

Policy 5

Maintain the existing affordable housing stock through rehabilitation, replacement and
conservation.

Program 4:1 Continue to implement General Plan policies concerning the use of alternative
energy sources (active and passive solar, etc.) in the development,
rehabilitation, and replacement of housing units, including enforcement of
Title 24 of the California Energy Commission Regulations.
Responsible Agencies: CDD
Timeframe: Ongoing
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Progress: Over $25,000 in fees were waived for photovoltaic systems during the
cycle.
Adjustments: Program will continue.
Program 4:2 Support the continuation of home weatherization programs offered by state
agencies, utility companies and other groups.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: Information on home weatherization programs is distributed when
gathered.
Adjustments: Continue the program and actively pursue additional funding sources
for home weatherization. Combine Program 4:2 with Program 4:3.
Program 4:3 Make information available to homeowners and renters regarding
weatherization and other programs that may assist in maintaining the
affordability of housing units.
Responsible Agencies: CDD
Timeframe: Ongoing.
Progress: Information on home weatherization programs is distributed when
gathered.
Adjustments: Combine Program 4:3 with Program 4:2.
Program 4:4 Periodically update the housing conditions survey to identify areas in Mono
County that would benefit from rehabilitation.
Responsible Agencies: CDD (Building Division)
Timeframe: 2017
Progress: Survey updated through Housing Needs Assessment in 2017.
Adjustments: Update again during next cycle.
Program 4:5 Continue to participate in the state's Community Development Block Grant
(CDBG) program for rehabilitation of owner-occupied housing units. The
County's goal is to rehabilitate five units during the planning period. The
County will apply annually for CDBG funds.
Responsible Agencies: CDD, Finance
Timeframe: Ongoing
Progress: [Gathering data]
Adjustments: Program not funded for upcoming cycle.
Program 4:6 Provide community education regarding the availability of rehabilitation
programs and provide public outreach regarding the availability of
rehabilitation programs to low- and very low-income households and other
special needs groups in areas identified as needing rehabilitation.
Responsible Agencies: CDD, Housing Authority
Timeframe: Ongoing
Progress: [Gathering data]
Adjustments: No rehabilitation programs currently funded for the next cycle.
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Program 4:7 Assist applicants in accessing home rehabilitation loans.
Responsible Agencies: CDD, Finance
Timeframe: Ongoing
Progress: [Gathering data]
Adjustments: Program not funded for upcoming cycle.
Program 4:8 Consider methods to encourage the private rehabilitation of housing,
particularly rental housing.
Responsible Agencies: CDD (Building Division)
Timeframe: Ongoing
Progress: No outreach efforts encouraging rehabilitation of rental housing during the
cycle.
Adjustments: Consider outreach as rehabilitation programs become available.
Program 4:9 Consider developing an active rental inspection program to ensure rental
housing maintenance. This may require a fee to support inspection services.
Careful consideration should be given to the fee structure to avoid increasing
the costs of rental housing. Also consider a "self-certification program" for
landlords who participate in a maintenance/management training program.
Apply for and utilize CDBG funds to ensure affordability will not be affected by
maintenance activities.
Responsible Agencies: CDD (Building Division)
Timeframe: Ongoing
Progress: Program was not used during cycle.
Adjustments: Eliminate program, based on lack of community support.
Program 4:10 Encourage the private rehabilitation of housing through enforcement of the
property maintenance provisions of the various building codes enforced by the
County.
Responsible Agencies: CDD (Code Enforcement)
Timeframe: Ongoing
Progress:
Adjustments:
[Gathering data]
Program 4:11 Encourage the rehabilitation of existing units over their demolition where
practical through such measures as:
• Providing flexibility in administering building code requirements to facilitate
the repair, remodel and refurbishment of existing units instead of their
demolition;
• Developing a user-friendly process for repair, remodel and refurbishment,
including handouts;
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Providing courtesy walk-through field assistance for owners seeking help in
determining if demolition is necessary;
• Considering fee reductions and fast-track permit review for qualifying
remodels; and
• Conducting outreach to communities and development interests regarding
programs available for repair, remodel and refurbishment.
Responsible Agencies: CDD (Building Division)
Timeframe: Ongoing
Progress: County supports rehabilitation projects. No demolition of housing units
occurred during cycle.
Adjustments: County will encourage rehabilitation of units over demolition when
practical and feasible.
•

e. EQUAL HOUSING OPPORTUNITIES
Goal

Promote equal housing opportunities for all persons.

Policy 1

Ensure that information on fair housing laws is easily available.

Policy 2

Ensure that complaints about housing discrimination are addressed promptly and
appropriately.

Program 5:1 Disseminate and maintain fair housing information and education materials
throughout the county and ensure public awareness of fair housing laws and
processes. Materials will be distributed in a variety of public locations
including government centers, libraries, post offices, shopping areas and websites.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: Community Development provides information on the County
website and at the permit counter and distributes information at RPACs.
Adjustments: Program will continue.
Program 5:2 Refer persons with complaints of housing discrimination to appropriate online
resources including information/links hosted on the Housing Authority web-site.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: No complaints received during cycle.
Adjustments: Program will continue.
f. PRESERVING UNITS AT RISK OF CONVERSION TO MARKET RATE USES
Goal

Preserve development reserved for low-income and/or employee housing uses at risk
of conversion to market rates.

Policy 1

Ensure that units designated for low-income and/or employee housing uses remain
restricted to those uses.
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Policy 2

Ensure that units generally considered affordable (i.e., mobile homes) remain as
residential uses.

Policy 3

Ensure that units participating in state or federal rental assistance or subsidy programs
remain in those programs to retain affordability.

Program 6:1 Legally restrict units intended for low-income and/or employee housing uses
to those uses, report on legal status/policies of agency owned housing units.
Responsible Agencies: BOS, State/Federal Agencies/CDD
Timeframe: Ongoing
Progress: No restricted units added during cycle.
Adjustments: County sold units should have deed restriction mechanism.
Program 6:2 Continue to enforce regulations in the Mono County General Plan concerning
the conversion of residential facilities or mobile-home spaces in a mobile-home
park to other uses.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: No related projects during cycle.
Adjustments: Programs will continue.
Program 6:3 Provide incentives for property owners to participate in state or federally
funded rental assistance or subsidy programs. These incentives may include fee
reductions, administrative (grant) assistance, and streamlined permit
processing for rehabilitations.
Responsible Agencies: BOS, CDD
Timeframe: Ongoing
Progress: No incentives provided during cycle.
Adjustments: Continue to explore incentives as they become available.
Program 6:4 Monitor the conversion of permanent housing or long-term rental housing into
transient rentals, particularly within the Transient Rental Overlay Districts.
Responsible Agencies: CDD
Timeframe: Ongoing
Progress: Conversion of units recorded during short-term rental permitting process.
Adjustments: Continue to monitor. Short-term rentals are heavily regulated and
rental history (i.e. if rented long-term in the past) is considered during approval
process. Remove specific monitoring of Transient Rental Overlay Districts.

