






RESOLUTION NO. 2019-57

RESOLUTION OF THE TOWN COUNCIL OF THE
TOWN OF MAMMOTH LAKES, STATE OF CALIFORNIA, 

ADOPTING AN AFFORDABLE HOUSING CREDIT VALUATION POLICY

WHEREAS, under previous Housing Ordinances ( i.e., pre 2015 Housing Ordinance
Update), the Town provided Housing Mitigation Credits to developers in exchange for various
actions that resulted in the creation of affordable housing ( e.g., development of affordable
housing units, donation of land for affordable housing); and

WHEREAS, under previous housing mitigation requirements, the housing mitigation
requirements were calculated based on full time equivalent employees ( FTEEs) and/ or
employee housing units (EHUs) where one EHU equals one bedroom and is calculated as fifty
eight and one-half percent ( 58. 5%) of an FTEE pursuant to Municipal Code Section
17. 136.030.B.3; and

WHEREAS, the Town Council adopted Ordinance No. 15- 03 for the Housing
Ordinance Update on June 3, 2015, which rescinded the previous Housing Ordinances and
repealed and restated Municipal Code Chapter 17. 136 ( Housing), which included the
establishment of housing impact mitigation fees pursuant to Municipal Code Section
17. 136. 040; and

WHEREAS, the Town Council adopted Resolution 15- 31 approving the Affordable
Workforce Housing Fee Nexus Study and Fee Recommendation on July 1, 2015; and

WHEREAS, the current Housing Ordinance established a monetary valuation for the
Housing Mitigation requirements utilizing the methodology established by the Workforce
Housing Fee Nexus Study rather than utilizing EHUs or FTEEs; and

WHEREAS, there are existing EHU and FTEE credits that have been assigned to
developers for completion of various affordable housing projects in Town and those credits
remain valid; and

WHEREAS, a policy is required to establish a monetary value of the existing EHU and
FTEE credits to allow for the use of those credits in a manner consistent with the methodology
used to establish the current housing fees. 

NOW, THEREFORE, BE IT RESOLVED by the Town Council of the Town of
Mammoth Lakes, California, as follows: 

1. That the Town Council finds the above recitals are true and correct. 

2. The Town Council incorporates by reference all exhibits and attachments cited in
this Resolution. 

3. Pursuant to the requirements of the California Environmental Quality Act (CEQA), 
the Town Council makes the following findings: 
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The proposed Affordable Housing Credit Valuation policy is not a project as
defined by CEQA Section 21065 and State CEQA Guidelines Section 15378( B)( 2), 
as it relates to the establishment of a general policy for determining the value for
existing housing mitigation credits. 

4. The Town Council adopts the Affordable Housing Credit Valuation Policy, 
attached hereto as Exhibit "A". 

5. The Affordable Housing Credit Valuation policy shall be reviewed in conjunction
with the review of the Affordable Workforce Housing Fee Nexus Study and Fee
Recommendation and be updated as necessary. 

APPROVED AND ADOPTED THIS 7 h̀ day of August, 2019. 

ATTEST: 
BILL SAUSEI. , Mayor
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EXHIBIT "A" 

AFFORDABLE HOUSING CREDIT VALUATION POLICY
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AFFORDABLE HOUSING CREDIT VALUATION POLICY

I. Purpose and Scope

The purpose of this policy is to establish a methodology for determining the monetary value of
Full Time Employee Equivalent ( FTEE) credits and/ or Employee Housing Unit (EHU) credits
i.e., Affordable Housing Credits) that the Town, under previous housing mitigation requirements, 

assigned to developers in exchange for the development of affordable housing and/ or the
provision of land for the purposes ofdeveloping affordable housing. 

II. Definitions

Affordable Housing Credit. A credit assigned to an entity for the development of affordable
housing and/ or the provision of land for the purposes of developing affordable housing. An
Affordable Housing Credit can be denominated in a variety ofways, such as an EHU or an FTEE. 
The denomination of the credit will be specified in the governing document that determined or
assigned the number of credits to the entity. 

Employee Housing Unit (EHU). One ( 1) bedroom in an affordable housing unit. An EHU is
calculated as 58. 5% of an FTEE. 

Full Time Employee Equivalent (FTEE). One ( 1) full time year round employee. 

Housing Ordinance. The Town' s affordable housing regulations codified in Municipal Code
Chapter 17. 136 ( Housing), as it may be amended from time to time. 

Nexus Study. The Town' s Affordable Workforce Housing Fee Nexus Study and Fee
Recommendation, as it may be amended from time to time. 

Regional Housing Needs Allocation ( RHNA). The allocation assigned by the State that
identifies the total number of housing units ( by affordability level) that the Town must
accommodate in its Housing Element. The RHNA is updated on the same schedule as the Housing
Element. 

III. Policy and Procedures

A. General Provisions. 

1. This policy does not set a static or " locked in" monetary value for the Affordable Housing
Credits. Rather, credits are valued pursuant to the methodology that set the fees to which the
credits would be applied. 

2. This policy only applies to those Affordable Housing Credits that have been assigned by the
Town. 

B. Procedures

1. The value of an Affordable Housing Credit shall be determined through the following process
see Attachment 1 for a comprehensive view ofthe below referenced Tables): 

a. The Nexus Study methodology calculates the subsidy, or financing gap, for affordable
housing units based on income category ( i.e., area median income or AMI). The subsidy
financing gap) is simply the difference between the cost to construct a unit and the price

or value of the unit at the target income level ( subsidy = production costs — supportable
price at income level) (Table 1). 
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Then the Nexus Study determined what portion of the subsidy should be applied to the
mitigation fee. Only 30% of the subsidy for income levels of 60% AMI and below was
determined to be applicable because the other 70% would be covered by the Town, 
Mammoth Lakes Housing, Inc. (MLH), and/or other programs or service providers based
on historic production. The full subsidy ( 100%) was applied to AMIs above 60% ( Table

Table 1: Affordable Housing Production Cost Subsidy and
Recommended Subsidy Applicable to Fee ( Nexus Study) 

1). 

b. Table 1 provides a value at each AMI based on the Nexus Study development prototype, 
which was a 2 - bedroom, 900 square foot unit. That value must be equated to Affordable
Housing Credits. An Employee Housing Unit ( EHU) equals one bedroom; therefore, the
development prototype is equal to two EHUs. The value or ` Subsidy applicable to fee' in
Table 1 is divided by two to calculate the value of one EHU ( Table 2). 

Table 2: Conversion of Subsidy Applicable to Fee ( Table 1) to Employee Housing Unit ( EHU) 

Extremely Very Low
Low Income Income

Low Income
Very Low
Income

Low Income

51- 80% 81- 120% 

ModerateExtremely

Income

Percent of AMI 0- 30% 31- 50% 51- 60% 61- 80% 81- 120% 

Income

121

prototype EHUs 2 2

Value per EHU by
AMI

30, 900 $ 23, 130

150% 
Production costs 283,800 283,800 283,800 283,800 283,800 283,800
Supportable price at
income level 77,800 129, 600 155,500 203,900 262,700 328,400

Subsidy (financing gap) 206,000 154,200 128,300 79,900 21, 100 44, 600

91 of subsidy applicable
to fee 30% 30% 30% 100% 100% 100% 

Subsidy applicable to
fee 61, 800 46,260 38,490 79,900 21, 100 44,600

Source: Affordable Workforce Housing Fee Nexus Study and Fee Recommendation (June 23, 2015) ( Tables 14, 
19- 26). 

Note: Development prototype is a 2 -bedroom, 900 sq. ft. unit. 
1). 

b. Table 1 provides a value at each AMI based on the Nexus Study development prototype, 
which was a 2 - bedroom, 900 square foot unit. That value must be equated to Affordable

Housing Credits. An Employee Housing Unit ( EHU) equals one bedroom; therefore, the
development prototype is equal to two EHUs. The value or ` Subsidy applicable to fee' in

Table 1 is divided by two to calculate the value of one EHU ( Table 2). 

Table 2: Conversion of Subsidy Applicable to Fee ( Table 1) to Employee Housing Unit ( EHU) 

Extremely Very Low
Low Income Income

Moderate
Low Income

Income

Middle

Percent of AMI 0- 30% 31- 50% 51- 80% 81- 120% 

Income

121- 150% 

Subsidy applicable
to fee (Table 1) 

61, 800 $ 46, 260 79, 900 $ 21, 100 44, 600

Development
2 2 2prototype EHUs 2 2

Value per EHU by
AMI

30, 900 $ 23, 130 39, 950 10,550 N/ A

Note: EHU = 1 bedroom (Zoning Code 17. 136. 030.8.3). Nexus Study 2 -bedroom prototype (Table 1) = 2 EHUs. 
Subsidy applicable to fee' (Table 1) divided by 2 to calculate the value of 1 EHU at each AMI. 

c. The Housing Ordinance states that the affordability level( s) of units provided under on- 
site or off-site housing mitigation (as a proportion ofAMD shall be established by Council
resolution ( Zoning Code 17. 136.050.B. 1 and 17. 136.060.B.2). The Council has not
established these affordability levels, as development requiring housing mitigation has
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been paying the fee under the current Housing Ordinance rather than providing on-site or
off-site housing units. Therefore, the Town' s Regional Housing Need Allocation (RHNA) 
for 2019 through 2027, is used to set the mix or proportion of affordability levels (AMIs) 
to apply in valuing Affordable Housing Credits (Table 3). 

Table 3: Mammoth Lakes Regional Housing Needs Allocation (RHNA), 2019- 2027

Extremely Very Low Moderate
Low Income

Above
Low Income Income Income Moderate

Perc7of 0-30% 31- 50% 51- 80% 81- 120% 120% 

Number o 11 15 30 34 65

ofTotal6.90% 9.87% 19.35% 21. 94% 41. 94% 

of Moderate and

Below
1188% 17,01% 33.33% 37.78% N/ A

Source: California Department of Housing and Community Development (HCD) Regional Housing Needs
Allocation Plan, Mono County Local Governments - Projection Period December 31, 2018 to August 15, 2027. 
Note: Above Moderate is not applicable because no subsidy (financing gap) exists ( Tables 1 and 2). 

d. The percentages in Table 3 are applied to the values in Table 2 to calculate a blended value
for an EHU ( Table 4). The value of a Full -Time Employee Equivalent ( FTEE) is
calculated from the blended EHU value based on a FTEE being equal to 58.5% of an
EHU. This results in an EHU being valued at $ 24,908 and a FTEE at $ 14,571 under the
current Housing Ordinance and Nexus Study. 

Table 4: Housing Credit Value

Extremely
Low Income

Very Low
Income

Low Income
Moderate

Income

Above

Moderate

Percent of AMI 0-30% 31- 50% 51- 80% 81- 120% 120% 

Employee Housing
Unit ( EHU) Value by 30,900 23, 130 39, 950 10,550 N/ A
AMI ( Table 2) 

Moderate and

Below (Table 3) 
11. 88% 17 01% 33.33% 37. 78% N/ A

EHU 3, 672 3, 933 13, 317 3,986

TOTAL BLENDED VALUE PER EHU: 24, 908

FTEE 2, 148 2,301 7, 790 2,332

TOTAL BLENDED VALUE PER FTEE: 14,571

Note: 1 EHU = 58. 5% of a FTEE ( Zoning Code 17. 136.030.6.3). 1 EHU = 1. 71 FTEEs. I FTEE = 0. 585 EHU. 

2. The total monetary value of the Affordable Housing Credits shall be calculated by
multiplying the number of available EHU / FTEE credits by the established EHU / FTEE
monetary value (currently $24,908 per FTEE and $14,5 71 per EHO. 

3. For subsequent projects that intend to use Affordable Housing Credits to satisfy their
housing mitigation requirements, the housing in -lieu fee for the proposed project would be
calculated in accordance with the adopted Housing Impact Mitigation Fee Schedule and if
the in -lieu fee is less than the value of the Affordable Housing Credits, the developer would
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retain the additional Affordable Housing Credits as EHUs or FTEEs. Alternatively, if the
in -lieu fee is more than the value of the Affordable Housing Credits, the developer would
be required to satisfy the excess housing fee amount in a manner consistent with the
Housing Ordinance. 

4. The Town will document the use of the Affordable Housing Credits through a signed
agreement between the owner of the Affordable Housing Credits and the Town that states
what the value of the Affordable Housing Credits were at the time of use and if there are
any remaining Affordable Housing Credits. 

5. The values in the above referenced tables shall be reviewed and updated in conjunction
with the review and update of the Nexus Study and/or the issuance of an updated RHNA
by the State. 

IV. Responsibility for Review

The Community and Economic Development Director, or designee, is responsible for reviewing
and updating this policy, as needed, in conjunction with the review and update ofthe Nexus Study. 
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ATTACHMENT 1

Affordable Housing Credit Value Calculations

Table 1: Affordable Housing Production Cost Subsidv and Recommended Subsidv Annlirahle to Enc fMnv„ c ct,,AA

Income Category8 ry

Percent of AMI

Production Costs

Supportable Value/ Price for AMI

Subsidy (Financing Gap) 

9'o of Subsidy Applicable to Fee

Subsidy Applicable to Fee

Extremely Low
Income

0- 3ff. 

Very Low Income

31- 509'0

Low Income

51- 60% 61-80% 

Moderate

Income

81- 120% 

Middle

Income

121- 15091, 

283, 800

77,800 129,600 155,500 $ 203,900 262,700 328,400

206,000 154, 200 128, 300 $ 79,9001 21, 100 44,600
30% 30 9̀0 309'0 1009'0 1009 100% 

61, 800 46,260 38,490 $ 79, 900 21, 100 44, 600

Source: Affordable Workforce Housing Fee Plexus Study and Fee Recommendation (June 23, 2015) ( Tables 14, 19-26) 

Development prototype is a 2 -bedroom, 900 sq. ft. unit. 

Table 2: Conversion of Subsidy Applicable to Fee ( Table 1) to Emplovee Housine Unit fEHUI

Table 3: Mammoth Lakes Regional Housing Needs Allocation ( RHNA). 2019- 2027

Extremely Low
Very Low Income Low Income

Moderate

Moderate Middle

Income

Income

Very Low Income

Income

Low Income

Income Income11EHU Value by AMI 30,900 23, 130 39, 950

FTEEs: 

10,550 N/ A

EHU = 1 - bedroom (Zoning Code 17. 136. 030.8. 3). Nexus Study 1 -bedroom prototype (Table 1) = 2 EHUs. ' Subsidy Applicable to Fee' ( Table 1) divided by 2 to
colculate the value of I EHU at each AMI. 

2' 71

Table 3: Mammoth Lakes Regional Housing Needs Allocation ( RHNA). 2019- 2027

Table 4: Housing Credit Value - Examples

Number EHUs

Extremely Low

Very Low Income Low Income
Moderate

Moderate Above

Income

Very Low Income

Income

Low Income

1 0. 12 0. 17

Income

0. 38 N/ A
FTEEs: 

Income Moderate

Numberof Units 11 15

2' 71

30 34 65
Percentage of Total 6. 90% 9.87% 

N/ A

1935% 21.94% 41. 94% 
Percentage of Moderate and Below 11. 88% 17. 01% 

17. 09

33.33% 37. 78% N/ A

Source: California Deportment of Housing and Community Development (HCD) Regional Housing Needs Allocation Plan, Mono County Local Governments - 
Projection Period December 31, 2018 to August 15, 1017. 

Above Moderate is not applicable because no subsidy (financing gap) exists (Tables 1 and 2). 

Table 4: Housing Credit Value - Examples

Number EHUs
Extremely Low

Very Low Income Low Income
Moderate Middle

of Income Income Income
1 0. 12 0. 17 0.33 0. 38 N/ A

FTEEs: 3, 672 3, 933 13, 317 3, 986 N/ A
2' 71

Total $ 24, 908
10 1. 19 1.70 3.33 3. 78 N/ A

FTEEs: 36, 720 39,334 133, 167 39, 856 N/ A
17. 09

Total $ 249, 076
25 2. 97 4. 25 8. 33 9.44 N/ A

FTEEs: 91, 799 98,335 332,917 99, 639 N/ A
42. 74

Total $ 622,689
50 5.94 8. 50 16. 67 18.89 N/ A

FTEEs: 183, 598 196,669 665,833 199, 278 N/ A
85.47

Total $ 1,245,378
75 8. 91 12. 75 25. 00 28.33 N/ A

FTEEs: 275,396 295, 004 998, 750 298,917 N/ A
228' 21

Total $ 1,868,067
100 11. 8 8 17. 01 33. 33 37. 78 N/ A

FTEEs: 367,195 393, 339 1, 331,667 398,556 N/ A

170.94
Total $ 2, 490,756

Extremely Low
Very Low Income Low Income

Moderate Middle
Number of FTEEs Income Income Income
1

EHUs: 
2, 148 2, 301 7, 790 2, 332 N/ A

0.585
Total $ 14,571

1 EHU = 58.5% of o FTEE (Zoning Code 17.136. 030.6. 3). 1 EHU = 1. 71 FTEEs, 1 FTEE - 0,585 EHU. 



STATE OF CALIFORNIA ) 

COUNTY OF MONO ) ss. 

TOWN OF MAMMOTH LAKES) 

I, JAMIE GRAY, Town Clerk of the Town of Mammoth Lakes, DO HEREBY CERTIFY
under penalty of perjury that the foregoing is a true and correct copy of Resolution No. 19- 57
adopted by the Town Council of the Town of Mammoth Lakes, California, at a meeting thereof
held on the 7`h day of August 2019, by the following vote: 

AYES: Councilmembers Hoff, Stapp, Wentworth, Mayor Pro Tem Salcido, 
and Mayor Sauser

NOES: None

ABSENT: None

ABSTAIN: None

DISQUALIFICATION: None
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