
City of Bishop 

PLANNING COMMISSION MEETING AGENDA 
City Council Chambers – 301 West Line Street 

Bishop, California 93514 

 

 

DATE:    

February 25, 2014 

7:00 P.M. 

 

NOTICE TO THE PUBLIC 

 

 In compliance with the Americans with Disabilities Act, if you need  

 special assistance to participate in this meeting, please contact the City 

  Clerk (760) 873-5863.  Notification 48 hours prior to the meeting will 

 enable the City to make reasonable arrangements to ensure accessibility 

 to this meeting.  (28 CFR 35. 102-35.104 ADA Title II). 

 

Any writing that is a public record that relates to an agenda item for open session 

distributed less than 72 hours prior to the meeting will be available for public 

inspection at City Hall, 377 West Line Street, Bishop, California. 

 

CALL TO ORDER 

 

PLEDGE OF ALLEGIANCE 

 

ROLL CALL 

 

PUBLIC COMMENT:  NOTICE TO THE PUBLIC:  This time is set aside to receive 

 public comment on matters not calendared on the agenda. 

  

APPROVAL OF MINUTES 

 

(1) Minutes of the Planning Commission meeting held on January 28, 2014 subject 

for approval. 

 

PUBLIC HEARING 

 

(2) Take Citizen Input on the Draft 2014 – 2019 Housing Element. 

 

NEW BUSINESS 

 

(3) Presentation of the Draft 2014 – 2019 Housing Element Update. 

 

STAFF AND COMMISSION REPORTS 

 

ADJOURNMENT:  The next regularly scheduled meeting of the Planning Commission 

will be March 25, 2014 at 7:00 P.M. in the Bishop City Council Chambers, 301 

West Line Street, Bishop. 



City of Bishop 

PLANNING COMMISSION MINUTES 
City Council Chambers – 301 West Line Street 

Bishop, California 93514 

 

January 28, 2014 

 

CALL TO ORDER: 

 

Chairman Malloy called the meeting to order at 7:00 P.M. 

 

PLEDGE OF ALLEGIANCE: 

 

The Pledge of Allegiance was led by Chairman Malloy. 

 

COMMISSIONERS PRESENT: 

 

Huntley, Lowthorp, Heckman, Garcia, Bhakta, Distel and Malloy 

 

COMMISSIONERS ABSENT: 

 

None 

 

OTHERS PRESENT: 

 

Gary Schley, Public Services Officer 

Keith Caldwell, City Administrator / Planning Director 

Peter Tracy, City Attorney 

Michele Thomas, Secretary 

Deston Dishion, Public Works Superintendent 

 

PUBLIC COMMENT 

 

Chairman Malloy asked if anyone wished to speak on a subject not calendared on the 

agenda. 

 

No public comment. 

 

(1) APPROVAL OF MINUTES 

 

MOTION 

 

Commissioner Garcia moved to approve the minutes of the September 24, 2013 meeting 

as written. 

 

Ayes:  Huntley, Lowthorp, Garcia, Heckman, Distel and Malloy 

Abstain:  Bhakta 

 

MOTION CARRIED 6-0 
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PUBLIC HEARING 

 

Take Citizen input on the Draft 2014 – 2019 Housing Element 

 

The public hearing was open at 7:02 

No public comment 

The public hearing was closed at 7:03 

 

NEW BUSINESS 

 

(2) Presentation of the Draft 2014 – 2019 Housing Element for review and comment. 

 

Staff recently completed the Draft 2014 – 2019 Housing Element and submitted it to the 

State of California Housing and Community Department (HCD) for their review and 

comment.  After revisions from state comments, the city has received the tentative 

approval of the housing element as written.  It will be approved after City Council adopts 

the document.  Schley explained that this evening, staff is presenting the draft document 

to the commission for review and comment.  Schley asked the commission to carefully 

review pages 55-58 which he pointed out as essential pages he would like the 

commission to read.  These pages include the goals and action plan for the next five 

years.  Schley asked the commission to submit any comments prior to the February 

commission meeting so they can be addressed and the revised document will then be 

presented at the February Planning Commission meeting. 

 

Lowthorp asked if there were a lot of corrections made from the state’s review.  The 2009 

Housing Element had many corrections.  The 2014 Housing Element was written using a 

HCD format and tables and not many corrections were necessary this time.   

 

Bhakta asked if the proposed IMACA housing unit on MacIver were to be built, if it 

would count for our needed housing numbers.  Schley answered yes and said that the 

housing unit proposed on MacIver is for 70 units.  Schley added that our state required 

housing needs went down approximately 40-45%. 

 

Huntley asked about the wording regarding continuing to negotiate with City of Los 

Angeles.  Schley explained that the state requires us to have that certain wording and to 

encourage the possibility of purchasing land from City of Los Angeles. 

 

Distel asked if the state housing department gives any lead way due to the lack of land 

available in our area.  Distel also commented that the last house built in the city limits 

was in 2005.  Schley said that there are currently two new homes being built.  Schley 

added that during the 11 years he has been working for the city, there had only been two 

other homes built.  There has also been a 12 unit apartment building, Willow Plaza 

Apartments, constructed in past years.  Caldwell addressed the question about lead way 

stating that unfortunately the state doesn’t look at Bishop any different than other cities 

for the inability to buy land available or not.  The Silver Peaks and Valley Apartments 

Projects are huge for the city and would probably meet most of the housing needs for this 

housing element. Distel then asked if the Salvation Army building will include a 

homeless shelter.  Schley stated that there will be a chapel, store, and kitchen with no 

homeless shelter. 
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Staff closed the item with clarifying how the city is able to purchase and sell property. 

 

(3) Parking on the Warren Street Improvements Project. 

 

Dishion presented the Warren Street project and pointed out design options for Academy 

Avenue and Church Street parking lots.  It is proposed to improve the parking 

configuration and sidewalks width and ADA compliance on Academy Avenue and 

Church Street as part of the project.  It is proposed to achieve this by widening both 

streets on their south sides.  The new parking configuration on the streets would provide a 

minimum 10.74 foot wide aisle, between 9 foot by 20 foot spaces, on either side of the 

streets.  Dishion added that staff has spoken to the Parks and Recreation Commission and 

they support the proposed design for Academy Avenue and the area at Talmage Park. 

 

Schley pointed out that the parking stalls on the plans are 9’ x 20’.  Typically, most 

jurisdictions use an 18’ stall.  The city’s standard is 9’x 20’.  Currently on Academy 

Avenue, there is a wide aisle that would only be obstructed if a large truck is parked. 

 

Distel asked what the requirement for handicap spaces will be.  Schley stated that a 

private lot with between 25-50 parking spaces requires 2 handicap spots. 

 

Bhakta asked if there would be a designated bike lane along Warren Street.  Dishion 

stated that there is a desire for a bike lane, but the desire for parking in the downtown 

core was greater.  Parking would most likely be lost if there was a bike lane.  Dishion 

added that the street will have more 4-way stop signs to help slow down the traffic and to 

make it more inviting to bicyclist.  There will be bike racks along the street. 

 

Huntley asked if the Focus Group has had discussion over sized parking spaces.  Dishion 

said that in the parking lot behind City Hall, there are signs posted for over sized vehicles 

such as RVs, buses, and boats.  Dishion added that at the Park there are signs for over 

sized vehicles as well and the city encourages drivers to use the Park parking lot for this 

reason.  Heckman brought up the parking lot on Sierra Street behind Starbucks as well. 

 

Bhakta asked if the parking will be time restricted or general use.  Dishion said that it will 

most likely be as the parking is currently.  Businesses could then bring any issues to 

council for consideration. 

 

Dishion concluded by asking the commission if they could get back to the Public Works 

department with any suggestions or comments.  Receiving these in the next few weeks 

would be appreciated. 

 

STAFF AND COMMISSION REPORTS: 

 

Schley reiterated that staff will bring the Housing Element back to next month’s meeting 

for the commission’s recommendation of approval. 

 

Schley said that he recently received a Conditional Use Permit application for a hostel 

project at 130 Short Street.  The proponent will be asking to set aside parking 

requirements.  It may be presented at the March commission meeting.  Schley continued 

to say that the city has numerous projects going on.  Mountain Rambler Brewery is under 
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construction; Imperial Gourmet is moving along with their project adding a banquet 

room, enlarging the bathrooms and kitchen.  There has been no new news regarding 

Cottonwood Plaza.  Heckman asked about the old Sizzler building.  Schley said that there 

are tenant improvements going on.  The lessee of the building, Aaron Schat, is in the 

process of moving his current business, Raymond’s Deli, to this location and change the 

name as well. 

 

Caldwell added to the Warren Street project talk and said that the state is interested in 

locating the new court house onto city property.  The proposed property is the parking lot 

located adjacent to Warren Street.  The state will be in town February 24 and 25 to hold 

two public hearings.  The property in question is approximately one acre in size.  The 

project could encompass about 80 currant parking spaces.  Staff and council are looking 

for feedback from the commission and the public.  Caldwell went on to say that there are 

advantages and disadvantages pertaining to the project.  One disadvantage is the lost of 

public parking spaces.  Advantages include the economic opportunities of having all the 

court employees and court attendees in the downtown core where they could patronize 

local businesses in the area.  If council chooses to look at it this way, there could also be 

amenities opposed to actual direct dollars to the city.  For example, a two-story parking 

lot, outdoor restrooms, or something that could enhance the area.  Caldwell said that he 

will keep the commission abreast with updates.  Caldwell then said that if this area does 

not work out, the state is also looking at property on MacIver Street.  Lowthorp 

commented that his wife, who is a local realtor, has been working with the state for the 

past few years in building a new court house.  He said that the state does not provide 

parking.  Caldwell said that staff noticed the lack of parking in the state’s parking study.  

Caldwell ended that the city wants the sell of the property to benefit the citizens and not 

make it only a money proposition.  Staff encourages the commission to provide feedback 

on this topic. 

 

Caldwell gave a quick update on the CDBG Grant.  Caldwell said that he and Schley 

have a phone conversation scheduled with a potential developer for Valley Apartments.  

The developer is also trying to team up and construct Silver Peaks Apartments at the 

same time.  The developer has interesting ideas. Primarily they would both be low-

income based apartment buildings, but to also mix in middle class families to open up 

more opportunities.  Either way would help our housing element and could also help our 

community.  The biggest issue with the grant is the timeline.  The Valley Apartments 

must be completed within 3 years from September 30, 2013.  Schley added that with the 

construction of Valley Apartments, the current residents will need to be relocated during 

the construction time.  The developers are looking at constructing Silver Peaks 

Apartments first to relocate the tenants while Valley Apartments is built. 

 

Caldwell thanked Schley for all his time and hard work with the Housing Element. 

 

Caldwell welcomed newly elected Commissioner Distel to the group and welcomed back 

re-elected Commissioner Malloy. 

 

Caldwell confirmed the rumor pertaining to his retirement at the end of September to 

move back to Georgia and take care of his parents.  Caldwell added that he will be very 

supportive of Schley moving into the position of Planning Director and will be discussing 

this idea with the council. 
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ADJOURNMENT: 

 

Chairman Malloy adjourned the meeting at 8:08 P.M.  The next scheduled meeting will 

be February 25, 2014 at 7:00 P.M. in the City Council Chambers. 

 

 

 

 

 

 

___________________________________  ______________________________  

Chairman Malloy       Michele Thomas, Secretary 



M E M O R A N D U M 
 

 

 

TO:  Planning Commission 

 

FROM: Keith Caldwell, Director of Planning 

 

SUBJECT: PUBLIC HEARING – Take Citizen Input on 2014-2019 Draft Housing 

Element 

 

DATE:  February 19, 2014 

 

 

The second Public Hearing has been scheduled to hear and consider public input on the 

2014 - 2019 Draft Housing Element.  The City of Bishop is currently updating its 

Housing Element, which is an important part of the overall General Plan. The update 

focuses on housing needs, an inventory of housing resources and constraints and a 

statement of housing goals, policies and objectives. Public outreach is an important 

element of the Housing Element update process.  The outreach provides an opportunity to 

review the Housing Element goals and policies, and invite suggestions for enhancing 

housing opportunities for all residents. 

 

 

RECOMMENDATION: 

 

Hold Public Hearing   



M E M O R A N D U M 

 

Date:  February 19, 2014 

 

To:  Keith Caldwell, City Administrator 

 

From:  Gary Schley, Public Services Officer  

 

Subject: 2014 Draft Housing Element Update 

 

Background: Sandra Bauer of Bauer Environmental Services and City staff  have 

completed the Draft 2014-2019 Housing Element Update. The draft housing element was 

submitted to the State of California Department of Housing and Community 

Development (HCD) for their review and comment. After several comments and 

revisions HCD has preliminarily determined the draft element with revisions meets the 

statutory requirements of State housing element law. The City’s housing element will 

comply with State housing element law when the draft element and revisions are adopted 

by the City and submitted to the HCD for approval. 

 

Sandra Bauer will attend the scheduled Planning Commission meeting to make a 

presentation of the 2014 Housing Element. 

 

The Draft 2014 Housing Element Update must be submitted to the Planning Commission 

and given a noticed public hearing. After the hearing, the Planning Commission must 

render its decision in the form of a written recommendation to the City Council on the 

adoption of the General Plan 2014 Housing Element Update. 

 

Recommendation: Hold public hearing and recommend adoption of the General Plan 

2014 Housing Element Update.  
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I.  INTRODUCTION 
The Housing Element is one of seven mandatory elements of the General Plan.  The purpose of the Housing Element is to 

identify and analyze existing and projected housing needs, and to set forth the City’s goals, policies and implementing 

actions for the preservation, improvement and development of housing in the City of Bishop.  Housing Elements are 

required by California law to be regularly updated. The current Housing Element covers the 5-year period extending from 

2014-2019.     

 

The Government Code requires that each draft Housing Element be reviewed by the California Department of Housing and 

Community Development (HCD), and that the HCD’s findings be incorporated prior to adoption, or that specified findings 

be made in response to the HCD’s comments.  A City of Bishop Regional Location Map is provided as Figure 1. 

 

A.  BACKGROUND  
In 1967, the housing Element became the third mandated part of a General Plan in 

California. During the ensuing years, numerous revisions were made to the required 

contents of community housing elements. Article 10.6 of the Government Code was 

enacted in 1981 and now describes the content requirements of local housing 

elements. The legislation, commonly referred to as the Roos Bill, requires local 

housing elements to offer an assessment of housing needs, an inventory of resources 

and constraints, a statement of goals, policies and objectives and a 5-year housing 

program.  The Housing Element is one of 7 required elements included in the 

Bishop General Plan. The Housing Element, in complying with the letter and spirit 

of Article 10.6, responds to the four major issues listed below:  

 What are the housing needs of the City of Bishop?  

 What can the City realistically do about meeting these needs?  

 What are the housing goals and policies of the City?  

 What specific actions can the City take to meet housing needs?  
 

B.  PURPOSE  
The purpose of the Housing Element is to identify local housing problems and to identify measures necessary to mitigate and 

alleviate these needs and problems for all economic segments of the community. General statewide purposes of local housing 

elements are influenced by the legislative policy and intent of Article 10.6. Section 65581 contains the following description of 

the legislative intent in enacting the most recent revisions to the housing element law:  
 

ʺTo assure that counties and cities will prepare and implement housing elements which, along with federal and state programs, 

will move toward attainment of the state housing goal.ʺ 

“To recognize that each locality is best capable of determining what efforts are required by it to contribute to the attainment of 

the state housing goal, provided such a determination is compatible with the state housing goals and regional housing needs.ʺ  

ʺLocal and state governments have a responsibility to use the powers vested in them to facilitate the improvement and 

development of housing to make adequate provisions for the housing needs of all economic segments of the community.ʺ  

ʺThe legislature recognizes that in carrying out this responsibility, each local government also has the responsibility to consider 

economic, environmental, and fiscal factors and community goals set forth in the general plan and to cooperate with other local 

governments and the state in addressing regional housing needs.ʺ  
 

The Housing Element is organized to present information according to the four principal topics listed below:  

 Housing Needs Assessment  

 Inventory of Resources and Constraints  

 Statement of Goals and Policies  

 Actions ‐ Five Year Housing Program  
 

C.  AUTHORIZATION  
As noted above, housing elements were mandated by legislation enacted in 1967. In 1977, ʺHousing Element Guidelinesʺ (the 

“Guidelines”) were published by the Dept. of Housing and Community Development (HCD). The Guidelines spelled out the 

content requirements of housing elements, and also gave the HCD a ʺreview and approvalʺ function over this element of the 

What is a Housing Element? 

The State of California helps 

identify local housing needs and 

requires an action plan from the 

city to meet those needs. 
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General Plan. Passage of the Roos Bill in 1981 enacted Article 10.6 of the Government Code. This bill placed the guidelines 

into statutory language and changed HCDʹs role from ʺreview and approvalʺ to one of ʺreview and commentʺ on local 

housing elements, and also required an update of the housing element every five years.  

 

Senate Bill 2, which was signed into law on October 15, 2007, amended Government Code Sections 65582, 65583, and 65589.5 

of State Housing Element Law. This legislation required local jurisdictions to strengthen provisions for addressing the 

housing needs of the homeless, including the identification of a zone or zones where emergency shelters are allowed as a 

permitted use without a conditional use permit.   

 

In 2008, the California legislature adopted Senate Bill 375 which built upon foundations set in California’s 2006 climate 

change law (AB 32).  SB 375 regional transportation agencies to develop a “Sustainable Communities Strategy” (SCS) for 

reducing greenhouse gas emissions, and modified Housing Element Law to achieve consistency between the land use pattern 

outlined in the SCS and Regional Housing Needs Assessment allocation. The legislation also increased local agencies’ 

accountability for carrying out their housing element plans.   With adoption of SB 375, communities that covered by an 

adopted Regional Transportation Plan became eligible for an extended housing element planning period of 8 years (instead 

of 5 years).  The City of Bishop is not part of a region with an adopted Regional Transportation Plan, and is therefore not 

subject to the requirements of SB 375.    

 

D.  CONSISTENCY WITH OTHER GENERAL PLAN ELEMENTS  
State law requires the Housing Element to be consistent with other elements of the General Plan. Residential land uses 

identified in the Land Use Element provide a basis for identification of adequate residential sites in the Housing Element. 

The City’s recently updated 2012 Mobility Element describes circulation improvements for future development. The Noise 

Element sets standards to protect areas designated for housing use from inappropriate noise levels. The Safety Element 

addresses a range of environmental issues. And the Conservation & Open Space Element provides open space and 

recreational areas for community use.  No internal inconsistencies have been identified between the goals of this Housing 

Element and the goals and policies contained in the remaining elements of the General Plan. In order to maintain compliance 

and consistency between elements, City conducts an annual review of the General Plan and reports to the City Council on the 

findings of the review.  The City is also currently in the very early stages of a process that will eventually update the General 

Plan Land Use Element, the Conservation and Open Space Element, and the address Economic Development Element.   
 

E.  HOUSING ELEMENT CREATION AND PUBLIC PARTICIPATION  

 

E.  HOUSING ELEMENT CREATION AND PUBLIC PARTICIPATION  
The 2014 Housing Element Update was prepared by City staff and the Bishop City Council with planning consultant 

assistance. It is based on guidelines originally set forth as part of the overall Bishop General Plan Update, during which the 

City Council held a series of public workshops.    

 
Public outreach and participation during the current Housing Element update has encompassed several elements, beginning 

with a workshop and open house held on 8 February 2011 (between the hours of 4 and 6 pm) to present to the public a 

proposed zoning amendment that would create an overlay zone in northeastern Bishop where emergency shelters would be 

allowed by right.  Notice of the workshop was advertised in the Inyo Register, provided on the City website, and posted at 

City Hall and various City locations.  The meeting was well attended, with an estimated 25-30 residents stopping by at some 

point (mostly in the first hour), and generated a wide range of comments and suggestions including a recommendation that 

the western boundary be shifted slightly eastward to create a more uniform setback, clarification as to how background 

checks may be conducted, discussion about how to accurately estimate need, confirmation that emergency shelters would be 

subject to all applicable provisions of the California Environmental Quality Act (CEQA).  A public hearing was subsequently 

held by the Bishop Planning Commission on March 29, 2011 to adopt the zoning amendment.    
 

The most recent public outreach occurred on September 22, 2013, when the Planning Commission held a Public 

Hearing/Workshop to review and consider the Action Plan recommended with the Draft 2014-2019 Housing Element.  

Attendance was limited (only 1 member of the public was present), but the discussion (including input from the public 

participant) was extensive and focused on action items to support the 2014-2019 Housing Element RHNA goals.  Notice of 

this workshop was advertised in the Inyo Register and posted at City Hall (note that all public hearings and workshops are 
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posted at City Hall and advertised in the Inyo Register, which is the local newspaper most widely circulated in the project 

area).   

 

Two additional public hearings were held prior to final approval of the 2014-2019 Housing Element.  The Planning 

Commission held a second public review meeting on January 28, 2014, and a third Public Workshop and Hearing on 

February 25, 2014 [[verify date when final]], that was attended by approximately [[to be completed when final]]  members of 

the public and characterized by discussion and input that included [[to be completed when final]].  The City Council held 

one additional Public Hearing, on 10 March 2014 [[verify date when final]], to consider a first reading approval of the 

environmental document and the Housing Element update, and a second reading was held on 24 March [[verify when final]].   

Public comment at this hearing included [[complete when final]]. The Planning Commission and the City Council have 

reaffirmed their commitment to public outreach and participation in tandem with the Housing Element Action Plan that will 

occur over the next 5-year Housing Element update period.    

 

The draft Housing Element was submitted to HCD for a first review on October 17, 2013.  After comments and 

recommendations were received, the Housing Element was revised and resubmitted to HCD in early November.  Following 

additional revisions, the draft revised Housing Element was submitted to the Planning Commission for a second review on 

[[to be completed when final]].  The Housing Element was submitted to City Council on [[to be completed when final]] for 

public hearings and final action, along with approval of environmental documentation that had been prepared by the City in 

accordance with CEQA Guidelines.  
 

F.  COMMUNITY PROFILE 
Provided below is an overview of demographic trends in the City of Bishop, drawn from results of the 2010 Census.  The 

profile includes summary information about population growth and trends, household characteristics, special needs 

populations, and housing stock characteristics in the City of Bishop.  

 Between 2000 and 2010, Bishop’s population grew by 8.5%, which was much faster than the rate of growth in Inyo County 

as a whole (3.3%), but lower than the growth rate in California (10%). 
 Bishop has become more racially diverse in the past decade but is still more homogenous than California as a whole 

(73.9% white v. 57.6% statewide; 0.6% black v. 6.2% in California; 18.6% ‘some other race’ v. 17.0%; 30.9% Hispanic v. 

37.6% statewide; and 2.9% some other race v. 4.9%).  
 The proportion of males to females has increased in Bishop in recent years (from 47.9% in 2000 to 50% in 2010).  

Bishop residents are still older than California residents as a whole (median age of 38.9 years for Bishop residents 

versus 35.2 years statewide), but the City has become more youthful in recent years (with the percentage of persons 

over 65 falling from 19.2% in 2000 to 15.7% in 2011 (v. 11.5% statewide), and the percentage of persons under 5 years 

of age increasing from 6.1% to 7.2% (v. 6.8% statewide).    
 Bishop households are smaller than in California generally (2.37 persons per owner household in Bishop versus 2.97 

in the state, and 1.79 persons per rental household in Bishop versus 2.82 generally).    
 Bishop has more renters than the state as a whole (61.3% in Bishop v. 44.1%), and rents in Bishop are lower than in 

California ($845/month v. $1,185) as are home values (median value of $306,000 in Bishop v. $421,600).  Still, Bishop 

has a higher percentage of households paying more than 30% of income toward housing costs than residents 

statewide (72/9% in Bishop v. 55/7% statewide).   
 Bishop residents have a lower poverty rate than California residents generally (13.2% v. 14.4% statewide), even 

though Bishop has a median household income less than half of California residents as a whole ($34,258 v. $70,231).  

65% of Bishop residents are employed (compared to 58.1% statewide), and Bishop workers are more likely to work in 

management and business (37.9% v. 36.5%), and be employed by the government (21.4% v. 14.7%) and less likely to 

work in sales (19.1% v. 25% statewide) and be self-employed (7/4% in Bishop v. 8.6% statewide).    
 

G.  PROGRESS UNDER PREVIOUS GENERAL PLAN HOUSING ELEMENT  
Unlike most other General Plan elements, the Housing Element is required to summarize the progress achieved under the 

previous Element. The 2009 City of Bishop Housing Element contained a number of goals and policies related to the 

provision of adequate housing for all segments of the population. The 2009 Housing Element also contained specific 

quantified objectives. The policy goals and the quantified objectives were organized according to eleven primary categories 

of action as identified below:  
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G.1-CITY OF LOS ANGELES LANDS:  Continue to work with City of Los Angeles towards purchase, transfer or long-

term lease of vacant City of Los Angeles DWP land to the City of Bishop for residential development, including affordable 

housing.  Anticipated number of units:  75-100. 

Outcome:  Communication and cooperation with the City of Los Angeles is an ongoing responsibility for both agencies.  The City of 

Los Angeles has not yet released the parcel which the City of Bishop previously identified for residential development.  However, the 

City of Bishop anticipates that this parcel may become available during the period of the current housing element update (2014-2018).  

When the parcel does become available, the City of Bishop intends that it will be developed for residential use, including affordable 

housing to meet the needs of City residents.  The City of Los Angeles has recently elected a new mayor, and Bishop plans to establish 

communication with the new administration in service of this objective. 
 

G.2-EMERGENCY SHELTERS, TRANSITIONAL AND SUPPORTIVE HOUSING:  Revise Zoning Ordinance to permit 

emergency shelters, in one or more commercial and/or R-3 residential zoning districts without discretionary approval.  The 

zoning ordinance amendment for emergency shelters shall be completed within one year of approval of this Housing 

Element.   Transitional and supportive housing are considered residential uses and must be subject only to the same 

restrictions that apply to other residential uses in the same zone.  Development standards for emergency shelters will 

encourage and facilitate the use and only subject shelters to the same development and management standards that apply 

to other allowed uses within in the identified zone. 

Outcome:  The City Council adopted Ordinance 535 on April 25, 2011 approving the ES emergency shelter combining district (the 

district includes C-1, R-3 R-3-P zoning) to permit a specified area in which emergency shelters are allowed by right. This ES 

combining district was selected because it reflects a close association with, provides convenience access to, and is compatible with a 

range of complementary services including the availability of public transportation, basic goods and grocery stores, and social welfare 

facilities.  On April 22, 2013, the Bishop City Council adopted Ordinance 544 which expanded the ES emergency shelter combining 

district to incorporate supportive housing and transitional housing developments as uses that are permitted by right.  As with the ES 

district generally, this location provides a range of services that complement and support transitional and supportive housing. A Copy 

of Ordinance No. 535 is provided in Appendix A and a copy of Ordinance No. 544 is provided in Appendix B.  
 

G.3-REASONABLE ACCOMMODATION PROCEDURES:  Create and adopt in a timely manner a formal reasonable 

accommodation procedure for zoning, land use, permit processing and building codes to ensure that local land use 

regulations facilitate modifications that would allow disabled persons to remain in their homes as long as possible, and do 

not unnecessarily constrain the development, maintenance and improvement of housing for persons with disabilities.   

Outcome:  The City of Bishop City Council adopted Ordinance 543 on 26 March 2013 to ensure that individuals with disabilities 

receive reasonable accommodation in rules, policies, practices and procedures to ensure equal access to housing and facilitate the 

development of housing for individuals with disabilities. The ordinance established a procedure for making requests for reasonable 

accommodation in land use, zoning and building regulations, policies, practices and procedures of the jurisdiction to comply fully with 

the intent and purpose of fair housing laws. A copy of Ordinance 543 is provided in Appendix C.    
 

G.4-DENSITY BONUSES: Give density bonuses to developers who construct infill projects to generate the maximum 

number of dwelling units in a limited space and to guarantee the set-aside of affordable/senior/disabled units. 

Outcome: The City has received only one application for residential development since the 2009 Housing Element was completed; the 

one application was for an affordable single family unit.  There has been no opportunity to grant density bonuses for infill development.  

However, it is the policy of the City of Bishop to comply with state laws governing density bonuses, and the City will readily provide 

such bonuses when the opportunity arises to do so.  In order to stimulate job growth for its youth, the City is actively seeking to invite 

out-of-town businesses to relocate in Bishop and is simultaneously working with the community, the Council and local builders to 

identify ways to expand housing opportunities and meet future needs if the business expansion efforts are successful.  
 

G.5-MOBILE HOME PARK RESIDENT OWNERSHIP PROGRAM (MPROP): Facilitate MPROP by advertising its 

availability to mobile home park residents and by serving as co‐applicant for resident organizations applying for HCD 

funding. 

Outcome:  The City continues to own the mobile home park that serves a predominantly very-low and low income population, and in 

which fully 60% of the residents have successfully purchased their units with the City’s assistance.  Additionally, there are a number of 

privately-owned mobile home parks in Bishop, and the residents in these private parks are also encouraged to purchase their units.  

Residents are assisted in their efforts by Mammoth Lakes Housing, which the City supports with funding.  Mammoth Lakes Housing 

offers guidance in the application process, serves as co-applicant where needed, and also provides funding assistance.   
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G.6-COMMERCIAL/RESIDENTIAL MIXED USE: Encourage encroachment of residential uses into selected commercial 

zones. 

Outcome:  The City has actively encouraged the encroachment of residential units into the downtown area through creation of the ES 

emergency shelter combining district which includes C-1, R-3 and R-3-P zoning in an area with good access to services, social welfare 

facilities and public transportation.  The City is also pursuing the Warren Street Improvement Project.  This corridor is parallel to and 

west of Main Street, and already allows a mix of residential, commercial and business uses.  Planned improvements will include 

pedestrian friendly sidewalks, seating and benches, areas for street performances, decorative planters and shade trees, banners, pocket 

parks, restrooms and other elements to expand and enhance the downtown area for wider community participation and activities.  
 

G.7-MONITOR HOUSING STOCK: The City will monitor the housing stock to ensure that properties in the minor and 

moderate categories do not slip into lower categories.  

Outcome:  The City’s Public Services Officer makes weekly drives around the City to check on the condition of housing and to check on 

the condition of street drainage facilities and the condition of street lighting, curbs and gutters, and similar municipal improvements, 

and also offers assistance and public education as needed for residents who have problems with code compliance.  To maintain the 

affordability of housing, the City has very low building permit fees.  These activities are designed to ensure that low and moderate 

income residential areas remain available to meet the housing needs of local residents, more than 53% of which fall within the low to 

moderate income category. 
 

G.8-HCD COORDINATION:  City will work with HCD to seek a case-by-case waiver that would allow HCD funding on 

property leased for 40 years (which is the maximum allowed by the City of Los Angeles) instead of 55 years (which is the 

current minimum period set by HCD) and to seek assistance in resolution of incompatible loan terms wherein federal and 

state agencies will consummate a grant only after the other agency makes the first loan commitment.   The City will also 

seek HCD assistance in establishing program terms that allow the City of Los Angeles and the City of Bishop to share 

affordable housing credits in cases where LADWP lands are sold or leased through the aegis of the City of Bishop for the 

purpose of providing affordable housing opportunities.  Finally, the City and IMACA will continue to pursue all 

applicable grant and funding opportunities to assist in the development of housing for extremely-low, very low, low and 

moderate income households.  The timing of such applications will be shaped by the notification of dates for the filing of 

applications.  

Outcome:  Since the 2009 Housing Element, the City’s long-term City Manager (Rick Pucci) retired from office and the position was 

filled by a temporary City Manager who was succeeded in January 2012 by a new permanent City Manager, Keith Caldwell. This task 

is a priority objective for the City of Bishop due to the importance of HCD and the City of Los Angeles to meeting the City’s housing 

goals.  The new City Manager is familiar with the difficulties posed by incompatible loan terms for HCD project efforts, and has already 

spoken with HCD about the City’s goal to resolve this issue.  The City Manager plans to meet with HCD and with the City of Los 

Angeles in coming months to identify ways in which the conflict might be resolved to facilitate a successful outcome for future efforts.   
 

G.9-PUBLIC EDUCATION:  Assist IMACA in the preparation and distribution of literature that describes equal housing 

opportunities and promotes public access to this resource.   Provide information about weatherization programs and 

drought-tolerant plant materials.   

Outcome:  The City has actively assisted IMACA in public education and outreach during the term of the 2009 Housing Element and 

plans to continue such efforts through the entirety of the current 2014 Housing Element.  These efforts have been wide ranging and 

highly successful, including the rehabilitation by IMACA of 10 dwelling units to provide for weatherization, insulated windows, 

energy efficient heating, and repairs to electrical and plumbing systems.  The City also provides free information handouts and 

literature both at City Hall and through IMACA, and routinely drives informally around residential areas to talk with homeowners 

about the range of information and assistance available to help Bishop residents access housing assistance, resources and information.   

 

 G.10-COMPREHENSIVE INVENTORY:  In preparation for the 2014 Housing Element update, the City will work with 

IMACA to develop a more thorough inventory of trailer parks, mobile home parks and apartments provide housing for 

disadvantaged populations, as well as programs that provide housing assistance to disadvantaged populations, in the City 

of Bishop.  

Outcome:  The City and IMACA have monitored the status of affordable apartments, trailer and mobile home units throughout the 

prior 2009-2014 Housing Element.  During that time, four trailer park units were replaced by two modular units at a facility that had 

been rated as ‘dilapidated’ during the 2003 housing survey and is now rated as good under all criteria; the 2013 survey indicates that 

there have been improvements at several additional facilities as well (as has been true for permanent housing), but no further inventory 

reductions.  Economic conditions have restrained housing values during the past 4 years, and the City anticipates that prices may 
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begin to rise as the economy strengthens over the coming months.  Over the next four years, the City and IMACA will continue to 

monitor the inventory of apartments, trailer and mobile home units to ensure that this pool of affordable units remains available to 

residents of Bishop.   
 

 G.11-AFFORDABLE HOUSING ASSISTANCE PROGRAM:  The City will formalize a program within 2 years of 

Housing Element approval to assist with the development of affordable housing with a particular focus on the needs of 

low income and extremely low income residents of Bishop.  Emphasis will be placed on provision of family housing as 

well as non-traditional housing (such as single room occupancy and transitional housing).  At a minimum, this program 

will include (a) continued support to IMACA in identifying grant opportunities and in preparing grant applications for 

low- and extremely low-income housing projects, (b)  priority processing and a waiver or deferral of  building and remodel 

permit fees for projects that provide affordable housing assistance to assist extremely-low, very low, low and moderate 

income households, and (c) outreach to developers to incentivize the development of housing for households earning 30% 

or less of Inyo County median family income. 

Outcome: The City of Bishop has continued to provide support to IMACA in identifying grant opportunities and assisting in the 

preparation of grant applications for low and extremely-low income housing projects.  The most recent application for a Community 

Development Block Grant, submitted in April 2013, was successful and will be used to fund rehabilitation of the Valley Apartments, a 

multi-family housing facility that serves low income residents of Bishop. The City was also awarded CDBG funds to support 

preparation of an update to its Economic Development Element.  The City policy remains in effect to support affordable housing 

projects with priority assistance and low building permit fees.  The City also has maintained communication with local builders about 

the (albeit limited) availability of parcels for development as well as lands that may become available through the purchase, transfer or 

long-term lease of vacant City of Los Angeles DWP land.  Only one new housing unit (an affordable unit) has been developed in 

Bishop since the 2009 Housing Element was approved, but with completion in 2014 of the Fiber Optic Cable that will provide hi-speed 

internet access throughout Owens Valley, the City is now actively encouraging out-of-town businesses to consider Bishop for training 

sessions and relocation, and is simultaneously working with the community, the Council and local builders to consider ways to meet 

future housing needs if the business expansion efforts are successful.  
 

G.12-SUMMARY OF PROGRESS UNDER 2009-2014 HOUSING ELEMENT   

The objectives contained in the current City of Bishop Housing Element Update reflect the guidelines set forth by HCD in the 

most recent Regional Housing Allocation Model.  Thus, the overall goal for new housing construction between 2014 and 

2019 is set at 65 units, which would call for about 13 new units each year. This Housing Element Update generally 

maintains the objectives set forth in 2009 for housing conservation and housing rehabilitation, reflecting the City’s 

expectation that the forthcoming Housing Element compliance period will see continued strength in the number of permits 

issued by the City for home improvements at all income levels. Table 1 shows the 2009-2014 and the 2014-2019 objectives 

for new housing construction by income group.  
 

Table 1 

SUMMARY OF BISHOP 5-YEAR ACTION PLAN GOALS  

FOR 2009-2014, 2014-2019 

RECOMMENDED ACTION TOTAL NEED 2009-2014 TOTAL NEED 2014-2019 

New Housing Construction 110 65 

Very Low & Extremely Low Income Units 

Low & other Lower Income Units 

Moderate Income Units 

Above-Moderate Income Units 

26 15 

15 10 

19 12 

50 28 

 

The current update reviews the City’s progress in achieving goals set forth in 2004. Table 2 summarizes the extent to which 

the numeric objectives were accomplished for each of the primary categories during the period from 2008-2014. 
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Table 2 

CITY OF BISHOP 2009-2014 HOUSING ELEMENT   

SUMMARY OF 5-YEAR ACTION PLAN ACHIEVEMENTS FOR 2009-2014 
 

RECOMMENDED  

ACTION 

TOTAL NEED 

(2009-2014) 

COMPLIANCE 

TOTAL 

SURPLUS 

(SHORTFALL) 

    Very Low Income Units 

     Low and Other Lower Income Units 

     Moderate Income Units 

     Above-Moderate Income Units 

26 11 (25) 

15 11.5 (3.5) 

19 13.5 (5.5) 

50 45 (45) 

TOTALS 110 31 (79) 

[[TABLE 2 & TEXT BELOW TO BE FINALIZED WHEN 2013 BISHOP HOUSING DATA IS AVAILABLE]] 

 

The City did/did not meet RHNA goals for any income category during the 2009-2014 planning period.  Only one home was 

constructed in Bishop during this 5-year period.  That one home did fall within the Very Low Income category.  Additionally, 

121 units were rehabilitated over this period, all of which fell within the very low, low, moderate and above moderate 

income levels.   The HCD allows cities to take a 1:4 ratio credit for rehabilitation projects, in terms of meeting the Regional 

Housing Need Analysis numbers that have been incorporated into the Housing Element.  The 121 units rehabilitated during 

2009-2014 therefore qualify for 30 credits.  IMACA provided additional rehabilitation during this period, but because these 

efforts focused on non-eligible improvements (weatherization, insulated window replacements, energy efficient appliances 

and electrical and plumbing repairs) none were included in the 1:4 ratio represented in Table 2.  
 

Although rehabilitation activities allowed the City of Bishop to achieve substantial progress toward compliance, it is evident 

in Table 2 above that the City continues to experience a shortfall in housing opportunities at all income levels. The lack of 

available privately owned land and the reluctance of the City of Los Angeles to sell or lease land on a long-term basis 

continue to be primary obstacles to new housing development.  Additionally, as discussed in §IV.D.1 of this Housing 

Element, Bishop has been significantly impacted by economic conditions over the past 5 years which has further constrained 

new housing development.   
 

Implementation tasks to be undertaken by the City for the 2014-2019 Housing Element update will focus on continuing 

efforts to buy or lease parcels from the City of Los Angeles, and the potential to expand the downtown mixed-use overlay 

zone to permit a wider range of housing opportunities.  The City has seen signs of economic revival in recent months, and 

anticipates that conditions will continue to improve along with expanded affordable housing opportunities over the next 5-

year period.  
 

Key goals identified in the prior Housing Element included continued work with the City of Los Angeles, zoning code 

revisions to incorporate provisions for emergency shelters and transitional and supportive housing, adoption of a procedure 

for reasonable accommodation, density bonuses for affordable housing developers, strengthening the mobile home park 

resident ownership program, mixed land use areas the permit residential and commercial uses, continued monitoring of the 

housing stock, a strengthened relationship with HCD to resolve conflicting lease provisions and enhance grant opportunities 

for IMACA, Mammoth Housing and the City, continuing public education, development of a more thorough inventory of 

affordable housing, and formalized efforts to assist IMACA with grants, prioritize  the processing of affordable housing 

projects, and outreach to incentivize development of affordable housing.  Although economic constraints have dampened the 

success of many efforts, the past 5 years have nonetheless been very productive in creating conditions that will foster 

affordable housing in the future.   
 

The following summary describes the programs available to residents of Bishop, as well as the goals and objectives that have 

been achieved since the 2009 Housing Element Update was prepared.  Please see §III.F for a discussion of programs that will 

facilitate achievement of the goals for 2014-2019. 

                                                      
1 Note that only one housing unit (of any price) has been constructed in Bishop since the 2009 Housing Element was approved.  That one unit 

was in the ‘very low income’ price range, as shown in Table 2. 
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Housing Choice Voucher (HCV) Assistance Program  

The HCV Assistance program (formerly Section 8) provides vouchers that eligible families can apply to rental costs at the 

housing units of their choice. The vouchers are issued for the County, and not specifically to the City.  In 2004 there were 29 

vouchers allocated to Inyo County residents as a whole. Of these, 15 vouchers were issued to City of Bishop residents.  

Currently, there are 29 vouchers allocated to Inyo County, 10 of which were issued to residents in the City of Bishop.   

 Project ‐ As of July 2013, 10 vouchers have been issued to qualified residents in Bishop.  There are no available 

vouchers as of July 2013, and the waiting list includes 28 residents throughout Inyo County.  IMACA now considers 

the Program to be closed, at least temporarily, and Stanislaus Housing Authority is not accepting any new 

applications at this time. 

  Status – Vouchers have been distributed to eligible families  

 Timing – Ongoing as of 2009  

 Lead Agency ‐Inyo‐Mono Advocates for Community Action (IMACA)  

 Funding – U.S. Department of Housing and Urban Development, §8 existing Housing Rental Assistance through 

Stanislaus Housing Authority  
 

Land Banking‐Pre‐development Acquisition  

 Objective ‐Provide housing options for low to moderate income households  

 Timing – Ongoing through the Eastern Sierra Land Trust 

 Responsibility – IMACA  

 Funding ‐The HCD Rural Land Purchase Funds  

 Status –The executive director of IMACA monitors and responds promptly to statewide programs and funding 

opportunities that may benefit Bishop and other IMACA service areas.  
 

Elderly /Disabled Housing Assistance Programs  

 Objective ‐To provide housing opportunities to special needs households  

 Timing ‐Ongoing  

 Responsibility – Varies depending on program (could include the City, IMACA, Salvation Army, and/or Inyo 

County)  

 Status – During the term of the 2009-2014 Housing Element, IMACA received funding for the Silver Peaks project 

with 72 senior/disabled apartment units.  The grants could not be utilized due to various property lease issues. 

However, IMACA in 2013 sought $1 million in funding through the Community Development Block Grant program 

to reconstruct the Valley Apartments.  This application was successful, and 

IMACA plans to initiate this effort late in 2013, seeking supplemental funding as 

needed to complete this project opportunities during the term of the current 

Housing Element.   In addition, the City of Bishop has commissioned an appraisal 

of the Silver Peaks project site, with the goal of submitting a purchase offer (if 

feasible) during the term of the 2014-2019 Housing Element and proceeding with 

this senior/disabled housing project if feasible.  
 

Housing Rehabilitation ‐HCD/CDBG/RECD  

 Objective ‐To preserve the supply & quality of housing in the planning area and 

rehabilitate as many homes as possible  

 Timing ‐1985 to present  

 Responsibility – Varies (could include Bishop, IMACA, or the County of Inyo)  

 Status ‐ Funding has been pursued as projects become available; no projects have been completed since the 2004 

Housing Element.  

 

Energy Crisis Assistance / Weatherization Program  

 Objective ‐Provide weatherization and emergency energy assistance to low income Bishop households  

 Timing ‐Continuous Responsibility ‐IMACA  

 Status – IMACA administers both Weatherization and Energy Assistance Programs in Inyo and Mono Counties.  

IMACA does not currently have a contract with Inyo County to provide these services.  Most of the funding for the 

IMACA programs is provided through the State Department of Community Services and Development (CSD).  

Additionally, both IMACA and SCE programs assist Bishop households each year with energy efficient refrigerators.   

The Homeless Prevention 

Program is a new IMACA 

resource funded through a 

grant from the Dept. of 

Community Services & 

Development. 
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Emergency Crisis Assistance  

 Objective ‐Provide emergency housing assistance to low income Bishop households 

 Timing ‐Continuous Responsibility ‐ IMACA with assistance from other agencies (e.g., Salvation Army)  

 Status ‐Assistance as needed for eviction prevention, temporary housing, homeless assistance, first month rental and 

utility deposits funded through FEMA and TFAP, vouchers for 1-2 night stays at local hotels (The Trees and El 

Rancho), as well as assistance to programs available at the County-run Wellness Center at the Elm Tree trailer park.  

IMACA recently received a $100,000 grant through the State CSBG Program for Homeless Services to provide 

emergency shelter vouchers, and rental and deposit assistance for one year (from June 1, 2013 to May 31, 2014).  The 

grant is also to establish a Continuum of Care coalition of homelessness prevention stakeholders in the Eastern Sierra 

to continue funding for these services. 
 

Program to Assist in Development of Low‐Moderate Housing  

 Objective – Facilitate the development of housing affordable to lower‐and moderate‐income households by 

establishing and maintaining a list of developers with the capacity to do so.  Developers are apprised of the City’s 

efforts to identify parcels for affordable housing, funding sources that can subsidize construction of affordable 

housing, and any incentives/concessions associated with the application for such funding.  

 Timing ‐Ongoing  

 Responsibility – City of Bishop with assistance from IMACA and other agencies 

 Status –The City regularly consults with developers and IMACA to ensure that affordable housing opportunities are 

included in new projects. 
 

Governmental Constraints Program: SB 520 (Persons with Disabilities) 

 Objective – To ensure that local land use regulations do not unnecessarily constrain the development, maintenance 

and improvements of housing for persons with disabilities. 

 Program Description – The City will provide a formal reasonable accommodation procedure for its zoning, land use, 

permit processing and building codes to ensure local land use regulations do not unnecessarily constrain the 

development, maintenance and improvement of housing for persons with disabilities.  

 Timing – Ongoing.  

 Responsibility – Bishop Planning Department. 

 Status – The City has updated and streamlined codes and the permit process to facilitate development, maintenance 

and improvement of housing for persons with disabilities.  
 

Homeless Prevention Program     

 Objective – To assist Inyo and Mono County residents who are facing homelessness to more toward greater 

independence through emergency shelter vouchers (for 1-3 night stays), rental deposit assistance (for 1-3 months’ 

rent) and related services. 

 Timing – Initiated in July 2013.  

 Responsibility – IMACA. 

 Status—The Homeless Prevention Program is a new IMACA resource funded through a recently-awarded $100,000 

grant from the California Department of Community Services and Development.2 
 

Fair Housing Program  

 Objective – Refer Fair Housing complaints to IMACA for resolution including landlord/tenant mediation & fair 

housing investigations.  The City will assist IMACA in distributing materials from the Dept. of Fair Housing & 

Employment throughout the community including public locations such as City Hall, the post office and library, and 

shopping areas.  

 Timing – Ongoing.  

 Responsibility – Bishop Planning Department. 

 Status—Ongoing 
 

Results of this analysis have been used to reassess and strengthen the Goals, Policies and Actions of the 2014-2019 City of 

Bishop Housing Element. The Goals, Policies and Actions of this updated Housing Element will support prior 

                                                      
2 IMACA Website, 8 July 2013, and The Inyo Register, 5 July 2013, IMACA Working to Prevent Homelessness. 
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accomplishments and form the basis for meeting future housing needs of the residents of the City of Bishop.  
 

H.  NEW COMPONENTS:  SB 812 
Pursuant to SB 812, the current Housing Element addresses the housing needs of the City’s developmentally disabled 

residents in accordance with requirements of SB 812.  This analysis includes an estimate of the number of persons with 

developmental disabilities, an assessment of the housing need, and a discussion of potential resources.  A "developmental 

disability" is in turn defined as a disability that originates before an individual becomes 18 years old, continues (or can be 

expected to continue) indefinitely, and constitutes a substantial disability for that individual, including mental retardation, 

cerebral palsy, epilepsy, and autism.  Section IV.C.5 provides a discussion and analysis of the developmentally disabled.   
 

I DATA SOURCES  
The Department of Housing and Community Development provided census data, along with additional demographic data 

sources including American Factfinder, City Facts, and American Towns.  Other sources included staff at the City of Bishop; 

Larry Emerson (Executive Director of IMACA) and Cathy Keesler (IMACA Housing Program Specialist); Jennifer Halferty 

(Executive Director of Mammoth Lakes Housing) and Pam Hennity (former Executive Director of Mammoth Lakes 

Housing),  Randi Pritchard (Eastern Sierra Realty); Denelle Carrington, Eastern Sierra Area Agency on Aging;  
 

II. SUMMARY OF OPPORTUNITIES & CONSTRAINTS 
 

A.  LAND AVAILABILITY ISSUES  
As of 2014, the vast majority of vacant buildable parcels within the city limits continue to be owned by the City of Los 

Angeles.  Over the years the City has conducted ongoing negotiations with the City of Los Angeles to acquire parcels for use 

in building affordable/senior/disabled housing projects. At times the City of Los Angeles has issued letters of intent to sell 

parcels; negotiations have been derailed for various reasons, including change of management at Los Angeles DWP.  The 

City will continue to work with the City of Los Angeles DWP in an effort to secure sale or long-term lease of parcels.  

Additionally, the City will more proactively seek HCD assistance to reconcile incompatible lease terms (wherein the City of 

Los Angeles will lease for a maximum of 40 years3 but affordable housing funding agencies require a minimum 55-year 

lease), and incompatible grant terms (where federal and state agencies will consummate a grant only after the other agency 

makes the first loan commitment).  The City will also seek HCD assistance to establish provisions where the City of Los 

Angeles and the City of Bishop can share affordable housing credits in cases where LADWP lands are sold or leased through 

the aegis of the City of Bishop for the purposes of providing affordable housing opportunities.  Preliminary contact with 

HCD has already been initiated, and the City will follow up in coming months to seek HCD guidance in resolving these high 

priority issues. 
 

B.  LAND USE POLICY ISSUES  
The City has considered how the General Plan and Zoning policies can be strengthened to encourage adequate and safe 

housing opportunities for all residents, and has determined that these goals can best be served through five measures.  The 

measures are outlined below along with a brief discussion of steps that have been taken to implement the measures and 

thereby achieve the underlying goals:  

1. Identify one or two neighborhoods of increased densities in existing residential neighborhoods or redesignation 

of other land uses to residential uses in order to meet affordable housing needs in Bishop:  Since the 2009-2014 

Housing Element was adopted, the City has identified a downtown neighborhood and established an overlay zone that 

permits mixed uses and densities in an location proximate to transportation and services.  For the 2014-2019 Housing 

Element, the City will consider expanding this overlay zone to take in lands west of Main Street along the evolving 

Warren Street corridor.   

2. Ease restrictions on mixed residential/commercial use of commercial land:  The adopted overlay zone 

accomplishes this goal, and the City plans to consider expanding the area in which mixed uses are allowed, during the 

current Housing Element term (2014-2019), to include lands west of Main Street.   

3.  Monitor conversion of duplex/triplex/quadriplex/mobile units to single family units: in concern with IMACA, the 

City has continued to monitor its inventory of multiplex and mobile home units to ensure that this affordable housing 

resource remains available to Bishop residents.  Since the prior Housing Element was adopted, four trailer park units 

                                                      
3There is a single pending exception for a 50-year lease for a potential City Park property.  
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were replaced by two modular units at a facility that had been rated as ‘dilapidated’ during the 2003 housing survey and 

is now rated as good under all criteria; the 2013 survey indicates that there have been improvements at several 

additional facilities as well (as has been true for permanent housing), but no further inventory reductions.   

4.  Consider Interface Zoning Overlay that allows a CUP for nonconforming residential uses:   This measure continues 

to be evaluated by the City, particularly in connection with use of CUPs for onsite housing at employment sites.  

Additionally, the City has continued to support and experience widespread development of second units.  These units 

have provided a continued supple of affordable housing options and helped to somewhat overcome the limitations on 

available land as well as the inventory of housing options for residents of Bishop. 

5.  Change the Zoning policies to permit construction of emergency shelters without a CUP in one or more zones:  

This measure was accomplished during the term of the 2009-2014 Housing Element, and has helped to pave the way for 

the upcoming focus on expanding the mixed use zoning overlay as described in Items 1 and 2 above.  
 

C.  OPPORTUNITIES  
In addition to opportunities associated with the land use policy issues above, the City has various tools at its disposal to 

support development of affordable housing:  

 Density Bonuses:  The City continues to support the use of density bonuses to optimize affordable housing 

development, and has continued to expand infrastructure and public facilities since the 2009 Housing Element was 

adopted.  The City is currently embarking on a project to identify standards for curbside drainage on local routes 

throughout the City. 

 Employment Housing:  Continue to evaluate opportunities to issue conditional use permits for on‐site housing at 

employment sites.  Local employers have occasionally expressed interest in assisting with housing development 

activities as a means to attract and retain employees, and this tool may also support future efforts to attract 

technology firms in light of the new fiber optic cable serving Owens Valley.  
 

 HCD Assistance:  Seek HCD assistance to reconcile incompatible lease terms wherein the City of Los Angeles will 

lease for up to 40 years but affordable housing funding agencies require a minimum of 55-year leases) 

 Shared Credits:  Explore with the City of Los Angeles the possibility of sharing affordable housing credits in cases 

where LADWP lands are sold or leased through the aegis of the City of Bishop to provide affordable housing 

opportunities.  
 

D.  CONSTRAINTS 
Lack of available land is the single largest constraint to development in the City of 

Bishop. Less than one half acre of privately-owned developable land is located inside 

the Bishop City limits; the remaining undeveloped properties are owned by the City 

of Los Angeles. Only 2% of the land area County-wide is privately owned; the 

remainder is owned by governmental or tribal entities.  The limits on land availability 

have not substantively changed since the 2009 Housing Element was adopted.   
 

III.  EXISTING CONDITIONS ‐ HOUSING NEEDS ASSESSMENT    
 

Housing element law requires a quantification and analysis of existing housing needs.  The Housing Needs Assessment 

provided in this section is based on a Housing Element Data Package provided by HCD.  The package addresses the statutory 

requirements for the quantification of existing housing needs, including:  

 Identification of population and employment trends;  

 Household characteristics (i.e., existing households, existing extremely low income households, lower and extremely 

low income households overpaying, overcrowded households);  

 Special needs (i.e., number of persons with disabilities, persons with developmental disabilities, female headed 

households);  

 Projected housing needs; and 

 Inventory of at-risk units  

Agencies that use the HCD-prepared Data Package are not be subject to further HCD review as part of the housing element 

update process.  As required, however, this section of the Housing Element offers an analysis of the Housing Element Data 

Package data as appropriate.   

Only 2% of the land in Inyo 

County is privately owned–the 

rest is owned by governmental 

or tribal entities. 
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A. EXISTING POPULATION AND HOUSING STATISTICS  

A.1  Population  

After increasing by less than 3% between 1990‐2000 (increasing from 3,475 to 3,575), the population experienced a more 

robust 8% growth rate over the decade between 2000 and 2010 (increasing from 3,575 to 3,879).  The City’s population as of 

January 2013 (3,877) is essentially unchanged from the 2010 Census.   As before, the City’s growth has continued to parallel 

that of Inyo County as a whole, comprising 20.9% of the County total (compared with just under 20% in 2008).   
 

TABLE 34 

Population Growth Trends  2010 -2013 

COUNTY/CITY 
  

Population Population Population Population 
Avg. Ann Change 

Population Number Percent 

  4/1/2000 4/1/2010 1/1/2011 1/1/2012 1/1/2013 # % 

Inyo County 
      

  

Bishop               
 

3,879 3,859 3,876 3,877 -1 0.0% 

Balance Of County     
 

14,667 14,630 14,671 14,696 8 0.1% 

County Total   18,546 18,489 18,547 18,573 8 0.0% 

 

The number of housing units increased by a much smaller share, increasing from 1,867 to 1,926 (a 3% increase overall) in the 

decade between 2000 and 2010.  Vacancy rates declined from 9.8% to 9.24% during this time, while occupancy rates increased 

from 2.077 persons per household to 2.157 persons per household.  As shown in Table 4, the housing unit increase was most 

pronounced for multifamily housing (a 20.9% increase) while the number of single family homes declined by 7.6%.  These 

data suggest that the City has continued to provide affordable housing options to its residents despite the many constraints 

listed in §II above.     
 

TABLE 4 

County / City Date Total Single Multiple Mobile Homes Households Vacant Units

Vacancy 

Rate

Persons Per 

Household

Bishop 4/1/2000 1,867 919 585 363 1,684 183 9.80% 2.077

4/1/2010 1,926 849 707 370 1,748 178 9.24% 2.157

Unincorporated County 4/1/2000 7,175 4,736 290 2,149 6,019 1,156 16.11% 2.374

4/1/2010 7,552 4,978 368 2,206 6,301 1,251 16.57% 2.276

Source: DOF E8 2000-2010

E-8 City/County/State Population and Housing Estimates, 2000  and 2010

 HOUSING UNITS

 
 

A.2  Employment Trends  

A total of 1,955 civilian residents of Bishop were employed as of 2011; this reflects a relatively significant increase over the 

2000 employment total of 1,635. Table 5 summarizes 2011 employment by sector for Inyo County and Bishop.  One measure 

of the balance between employment opportunities and residents’ needs is a ʺjobs ‐housing balanceʺ test. Generally, a 

balanced community would have a ratio of one job for every housing unit, theoretically enabling most residents to also work 

in the community. As of 2011, there were 1,684 occupied households in Bishop, and 1,955 employed individuals. This yields a 

ratio of 1.16 jobs per household for the City as a whole (compared with 1.05 jobs per household in 2008). These data 

indicating a continuing improvement from the 2000 Census results of 0.97 jobs per household.  As noted in prior Housing 

Elements, the findings are not surprising given the distance from most Inyo County towns to workplaces outside the County. 

In whole, the data reflect a satisfactory ʺjobs‐housing balanceʺ in Bishop and the greater Bishop community.  
 

 

 

 

TABLE 5 

                                                      
4CA Dept. of Finance, E-4 Population Estimates for Cities, Counties & the State, 2011-2013, with 2010 Census Benchmark. Sacramento, May 

2013  
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Estimate Percent Estimate Percent Estimate Percent

    Civilian employed population 16 years and over 8,737 8,737 1,955 1,955 6782 6782

  Agriculture, forestry, fishing and hunting, and mining 130 1.5% 15 0.8% 115 0.007

  Construction 714 8.2% 145 7.4% 569 0.008

  Manufacturing 380 4.3% 32 1.6% 348 0.027

  Wholesale trade 121 1.4% 32 1.6% 89 -0.002

  Retail trade 1,296 14.8% 380 19.4% 916 -0.046

  Transportation and warehousing, and utilities 750 8.6% 80 4.1% 670 0.045

  Information 73 0.8% 33 1.7% 40 -0.009

  Finance and insurance, and real estate and rental and 250 2.9% 0 0.0% 250 0.029

  Professional, scientific, and management, and 324 3.7% 33 1.7% 291 0.02

  Educational services, and health care and social 1,764 20.2% 452 23.1% 1312 -0.029

  Arts, entertainment, and recreation, and accommodation 1,604 18.4% 518 26.5% 1086 -0.081

  Other services, except public administration 407 4.7% 79 4.0% 328 0.007

  Public administration 924 10.6% 156 8.0% 768 0.026

Source: ACS DP-03  2007-2011

Employment by Industry Unicorporated areaInyo County, Bishop city, 

 
 

A.3  Overcrowding and Household Size 
 

Overcrowding and household size are important housing indicators. Household size is defined as the number of people per 

dwelling, and overcrowding exists when there are more than 1.01 persons per room (the 1.01 factor is established by the 

federal government as a standard or measure of overcrowding). Both factors indicate whether the existing housing stock 

meets occupant space needs. 
  

Overcrowding appears to be a function of household size, income and tenure. Information from the 1970 Census indicated 

that 5% of Bishop planning area households encountered overcrowded conditions. Census data for 1980 put the percentage 

at 4.4%, the 1980 Census at 5.5%, the 1990 Census at 5.5%, and both the 2000 and 2010 Census at 5.0%.  As shown in Table 6, 

there is no severe overcrowding in Bishop (including both owner-occupied and renter-occupied units).   These data indicate 

that overcrowding is a relatively stable and minor problem for area households. 
 

TABLE 6 

Bishop city Unincorporated

Estimate Estimate

730 1,365

571 1,079

159 734

0 328

0 17

0 0

1,146 0

705 286

348 178

93 108

0 0

0 0

0 0

Owner Occupied Overcrowded 1.01 or more 116 1146 17

Renter occupied Overcrowded 1.01 or more 24 0 0

1.01 or more 140 1146 17

Owner Occupied Severely Overcrowded 1.5 or more 39 1146 0

Renter occupied Severely Overcrowded 1.5 or more 10 0 0

1.5 or more 49 1146 0

Source: ACS 2007-2011 Table B25014

Overcrowded Households (2011)

Total overcrowded

Total severely overcrowded

    2.01 or more occupants per room 0

    0.51 to 1.00 occupants per room 1,181

    1.01 to 1.50 occupants per room 14

    1.51 to 2.00 occupants per room 10

    0.51 to 1.00 occupants per room 2,085

    1.01 to 1.50 occupants per room 77

    1.51 to 2.00 occupants per room 22

Inyo County

    0.50 or less occupants per room 9,012

Estimate

Total: 14,283

  Owner occupied: 11,213

    2.01 or more occupants per room 17

  Renter occupied: 3,070

    0.50 or less occupants per room 1,865

 
  

A.4  Overpayment  

In addition to statistical data on total households and vacancy rates, it is useful to analyze data on housing overpayment to 

understand the housing situation in Bishop, particularly for lower income households. Table 7 compares housing costs as a 

percentage of income for Owner and Renter households, as well as total households, as of 2011 for Inyo County as a whole, 
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Bishop, and the unincorporated lands.  Note that HCD considers housing costs over 25% of income to be “overpayment.”  
 

As shown in Table 7 (following page) 73.8% of all Bishop renter households met the HCD criteria for overpayment for 

housing costs, compared with 37.7% of owner households.  Both of these measures show a significant increase over 2000 

Census data, when 54% of renter households and 25.8% of owner households were overpaying.  The decade between 2000-

2010 was particularly volatile for housing, which has undoubtedly contributed to the worsening overpayment problem.  

However, as discussed above, the increased supply of multifamily and mobile home housing opportunities has outstripped 

the increase in population of Bishop, which may point to a reduced overpayment problem in the years ahead. 
 

A.5  Housing Tenure  

As shown in Table 8, the estimated number of owner‐occupied units in Bishop as of 2011 was 730 units (an increase over the 

701 owner-occupied units in 2000), with 1,146 renter-occupied units as of 2011 compared with 958 renter‐occupied units in 

2000.   
 

TABLE 8 
Existing Households

Year
# Existing         

Hh
Owner Renter

# Existing 

Households
Owner Renter

# Existing 

Households
Owner Renter

2011 7,910 4,960 2,950 1,876 730 1,146 6,034 4,230 1,804

Source: ACS 2011, 5-year

Inyo Countywide Total Bishop Unincorporated County

 
 

 

Bishop household size varies between owner- and renter-occupied units, with an average of 2.37 occupants in owner-

occupied dwelling types (2000 Census) and an average of 1.79 occupants per rental unit.  This represents a continuation of a 

long‐standing trend towards smaller household sizes in the City as evidenced by the fact that the average Bishop household 

size in 1960 was 3.0 persons.  The Bishop population in 2000 was younger overall (with 22.4% of residents age 60 or older) 

than in 2008, when 25.8% of residents were age 60 or older.  As shown in Table 9, this trend has continued with 30% of 

Bishop residents now in the 60+ year age bracket.   Almost 40% of owner-occupied units fall into this group, whereas renters 

are a comparatively younger proportion of the overall Bishop population (18.6% age 60 or older).   
 

TABLE 9 - HOUSEHOLDS BY TENURE AND AGE 

Estimate Margin of 

Error

Estimate Margin of 

Error7,910 +/-213 1,876 +/-154

4,960 +/-243 730 +/-129

23 +/-20 0 +/-95

229 +/-85 34 +/-34

467 +/-94 91 +/-46

1,117 +/-134 204 +/-82

598 +/-120 113 +/-60

599 +/-113 58 +/-43

988 +/-116 82 +/-64

749 +/-105 126 +/-72

190 +/-70 22 +/-36

2,950 +/-230 1,146 +/-176

152 +/-73 54 +/-57

753 +/-138 339 +/-132

532 +/-144 145 +/-105

611 +/-124 222 +/-94

280 +/-103 112 +/-88

169 +/-77 41 +/-36

180 +/-64 52 +/-44

136 +/-79 104 +/-81

137 +/-88 77 +/-67

  Owner occupied:

    Householder 15 to 24 years

    Householder 25 to 34 years

    Householder 35 to 44 years

    Householder 45 to 54 years

    Householder 55 to 59 years

    Householder 60 to 64 years

    Householder 55 to 59 years

    Householder 75 to 84 years

    Householder 85 years and over

    Householder 65 to 74 years

    Householder 25 to 34 years

Bishop City

    Householder 35 to 44 years

    Householder 45 to 54 years

Source: ACS 2011, 5 Year (B25007)

    Householder 60 to 64 years

    Householder 65 to 74 years

    Householder 75 to 84 years

    Householder 85 years and over

Inyo County

Total:

  Renter occupied:

    Householder 15 to 24 years

  
 

 

TABLE 7 
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Table 4
65,800

 Household  
Extreme Low

 Very Low  Low 

Above 

Moderate Total Lower income

Ownership Households                              734                                    612                                         742                2,019 4,943                          2,088 

Overpaying owner households 446 248 187 383 1,476                             882 

Percentage of overpaying owners 60.8% 40.6% 25.3% 19.0% 29.9% 42.2%

Renter Households                              617                                    576                                         407                   434 2,298                          1,600 

Overpaying renter hosueholds 568 500 206 14 1,328                          1,274 

Percentage of overpaying renters 92.0% 86.9% 50.6% 3.2% 57.8% 79.6%

Total Households                           1,351                                 1,187                                      1,149                2,453 7,241                          3,688 

Overpaying  hosueholds 1,014 749 394 397 2,804                          2,156 

Percentage of overpaying households 75.0% 63.0% 34.3% 16.2% 38.7% 58.5%

Source: ACS 2007-2011 B25106

Table 4
65,800

 Household  
Extreme Low

 Very Low  Low 

Above 

Moderate Total Lower income

Ownership Households                                95                                      99                                           79                   363 730                                 273 

Overpaying owner households 55 55 25 116 275                                 135 

Percentage of overpaying owners 58.3% 55.3% 31.5% 31.9% 37.7% 49.5%

Renter Households                              341                                    350                                         122                   133 1,044                             813 

Overpaying renter hosueholds 341 328 71 3 770                                 739 

Percentage of overpaying renters 100.0% 93.6% 57.8% 2.5% 73.8% 90.9%

Total Households                              435                                    450                                         201                   497 1,774                          1,086 

Overpaying hosueholds 396 383 95 119 1,045                             874 

Percentage of overpaying households 90.9% 85.2% 47.5% 24.0% 58.9% 80.5%

Source: ACS 2007-2011 B25106

Table 4
65,800

 Household  
Extreme Low

 Very Low  Low 

Above 

Moderate Total Lower income

Ownership Households                              640                                    512                                         663                1,656               4,213                1,815 

Overpaying owner households                              391                                    194                                         163                   267               1,201                   747 

Percentage of overpaying owners 61.1% 37.8% 24.5% 16.1% 28.5% 41.2%

Renter Households                              276                                    226                                         285                   301               1,254                   787 

Overpaying renter hosueholds                              227                                    172                                         136                     10                  558                   535 

Percentage of overpaying renters 82.1% 76.4% 47.6% 3.5% 44.5% 68.0%

Total Households                              916                                    738                                         948                1,957               5,467                2,602 

Overpaying hosueholds                              618                                    366                                         298                   278               1,759                1,282 

Percentage of overpaying households 67.5% 49.6% 31.5% 14.2% 32.2% 49.3%

Inyo Countywide Total

City of Bishop

Unincorporated Inyo County

Households by Income Category Paying in Excess of 30% of Income Toward Housing 

(Overpayment by Income category)

Households by Income Category Paying in Excess of 30% of Income Toward Housing 

(Overpayment by Income category)

Households by Income Category Paying in Excess of 30% of Income Toward Housing 

(Overpayment by Income category)

 
 

 

Some localities have established density bonus programs for developers who build units that can accommodate large families 

(i.e., households with 5 or more persons. Other jurisdictions have reduced parking requirements, waived fees or expedited 

processing of permits for projects providing some additional units with three or more bedrooms. This does not appear 

warranted for Bishop.  As shown in Table 10, there were no rental households in Bishop with 5 or more persons as of 2011, 

and there were only 47 owner-occupied units with 5 or more persons (none with 6 or more).  Overall, household sizes 

continue to reflect societal changes, including reduced family size and lower birth rates.  These factors result in continued 

need for new housing formation since smaller households require a greater number of dwelling units to house an equivalent 

size population. 

 

 

 

 

 

 

 

TABLE 10 



    

DRAFT 2014 HOUSING ELEMENT UPDATE   21 

Household Size by Tenure (Including Large 

Households) (2007-2011)

# % # % # %

 4,960 62.7%  730 38.9%                  4,230 70.1%

1,563 31.5% 221 30.3% 1,342                     31.7%

3,112           62.7% 462                63.3% 2,650                     62.6%

285               5.7% 47                   6.4% 238                         5.6%

2,950 37.3% 1,146 61.1% 1804 29.9%

1,282 43.5% 682 59.5% 600 33.3%

1488 30.0% 464 9.4% 1024 20.6%

180 3.6% 0 0.0% 180 3.6%

7,910           1,876             6,034                     

2,845           36.0% 903                48.1% 1,942                     32.2%

4,600           58.2% 926                49.4% 3,674                     60.9%

465               5.9% 47                   2.5% 418                         6.9%

Source ACS B25007

Unincorporated County

Large households 5+ persons

Inyo Countywide

Total Householder living alone

Households 2-4 persons

Bishop City

Rental

Owner

Total:

Householder living alone

Households 2-4 persons

Large households 5+ persons

Householder living alone

Households 2-4 persons

Large households 5+ persons

 
 

A.6  Housing Stock  

There are differences between housing stock condition and housing improvement needs. The term ʺconditionʺ refers to the 

physical quality of the housing stock. The quality of the individual housing units or structures may be defined as sound, 

deteriorating or dilapidated. Housing improvements, on the other hand, refer to the nature of the ʺremedialʺ actions 

necessary to correct defects in the housing condition such as demolition, minor repairs, major repairs, and rehabilitation. As 

of the 2010 Census (see Summary Table 20) , the City of Bishop had a housing stock comprised of 2,041 total dwelling units, 

compared to 1,894 total units in January 2008.  As shown in Table 11, single family dwellings continue to represent a majority 

of the City’s housing units 

 

TABLE 11 

County / City Total Single Detached Single attached Two to Four Five Plus Mobile Homes

Inyo County 2013 2013 2013 2013 2013 2013

Bishop              #REF! 3,771 108 1,926 766 83

Unincorporated #REF! 14,342 325 7,552 4,850 128

 

County Total #REF! 18,113 433 9,478 5,616 211

Housing by Type of Structure

Source : State of California, Department of Finance, E-5 Population and Housing Estimates for Cities, Counties and the State — January 1, 2011- 

2013. Sacramento, California, May 2013  
 

As shown in Table 20 (Summary of Selected Census Data), there are 10 residences in the City of Bishop that lack complete 

plumbing facilities, 100 residences that lack complete kitchen facilities, and 113 residences that have no telephone service.   

These are the units with a critical need for rehabilitation   The Bishop Code Enforcement and Public Safety Officer would 

have knowledge of these conditions only if a complaint is filed, and when complaints are received the City takes prompt 

action.  To date, however, no such complaints have been received by the City nor is the City aware of any such units.  As a 

result, the current Housing Element does not contain any action items pertaining to these units.  

 

A.7  Vacancy Rates 

Table 10 presents housing stock data by type of vacancy as of the 2010 Census.  As shown, the 2010 vacancy rate in Bishop 

was estimated at 9.24% of households (178 units).  This represents a reduction from the 9.7% vacancy rate in 2000 (183 
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units).the vacancy rate overall was 9.2%. As noted in the 2004 and 2009 Bishop Housing Element updates, the U.S. 

Department of Housing and Urban Development considers a housing market with a vacancy rate of three percent or less to 

have a ʺshortageʺ of housing. Some households in a housing market with a vacancy rate of three percent or less for a 

sustained period of time can be expected to experience an ʺoverpayment problem.ʺ An overall vacancy rate of about five 

percent is considered desirable to assure an adequate selection of reasonably priced housing without discouraging 

investment in housing. More specifically, a minimum vacancy rate of 2% for dwellings for sale is desirable while a minimum 

vacancy rate for rental units is 6%.   

 

The homeowner vacancy rate in Bishop has been tight for a long period (1.8% as of 2007 and 1.0% as of 2004), but has 

recently worsened with only 0.3% of homeowner units vacant as of the 2010 Census.  The rental vacancy rate has long been 

below the 6% minimum level deemed desirable by HCD, but has improved in recent years to 5.8%. 

 

TABLE 12 

HOUSING STOCK BY TYPE OF VACANCY

Geography

Total 

housing 

units

 Occupied 

housing 

units

 Vacant 

housing 

units   For rent

  Rented, 

not 

occupied

  For sale 

only

  Sold, 

not 

occupied

  For 

seasonal, 

recreatio

nal, or 

occasion

al use

  All 

other 

vacants

Vacancy 

rate

Homeo

wner 

vacancy 

rate (1)

Rental 

vacancy 

rate (1)

Inyo County 9,478 8,049 1,429 182 21 90 20 716 400 15.1% 1.7% 5.8%

    Big Pine CDP 871 764 107 12 0 9 2 54 30 12.3% 1.5% 6.3%

    Bishop city 1,926 1,748 178 67 14 2 1 38 56 9.2% 0.3% 5.8%

    Cartago CDP 55 44 11 0 0 0 0 7 4 20.0% 0.0% 0.0%

    Darwin CDP 46 28 18 0 0 1 0 14 3 39.1% 4.0% 0.0%

    Dixon Lane-Meadow Creek CDP 1,273 1,166 107 1 0 15 11 45 35 8.4% 1.5% 0.6%

    Furnace Creek CDP 18 15 3 0 0 0 0 0 3 16.7% 0.0% 0.0%

    Homewood Canyon CDP 36 24 12 0 0 0 0 8 4 33.3% 0.0% 0.0%

    Independence CDP 389 301 88 6 1 13 0 33 35 22.6% 5.8% 6.1%

    Keeler CDP 67 40 27 2 0 1 0 9 15 40.3% 2.9% 22.2%

    Lone Pine CDP 1,004 831 173 29 1 12 1 78 52 17.2% 2.6% 7.1%

    Mesa CDP 124 104 20 0 0 0 1 13 6 16.1% 0.0% 0.0%

    Olancha CDP 97 78 19 1 0 1 0 12 5 19.6% 2.2% 2.9%

    Pearsonville CDP 16 9 7 0 0 1 0 0 6 43.8% 12.5% 0.0%

    Round Valley CDP 155 141 14 4 0 0 0 6 4 9.0% 0.0% 4.0%

    Shoshone CDP 31 17 14 3 0 1 0 3 7 45.2% 16.7% 20.0%

    Tecopa CDP 159 92 67 4 0 4 0 47 12 42.1% 6.6% 10.3%

    Trona CDP 6 5 1 0 0 0 0 0 1 16.7% 0.0% 0.0%

    Valley Wells CDP 0 0 0 0 0 0 0 0 0 0.0% 0.0% 0.0%

    West Bishop CDP 1,229 1,133 96 7 1 10 3 55 20 7.8% 1.0% 4.2%

    Wilkerson CDP 265 244 21 2 0 3 0 10 6 7.9% 1.5% 4.3%

Source: U.S. Census Bureau - Census 2010 Demographic Profile Summary  
 

A.7  Special Households  

The HCD has explained how special housing needs differ from other housing needs in the following terms: ʺSpecial housing 

needs are those associated with relatively unusual occupational or demographic groups, such as farm workers, or large families, or those 

which call for unusual program responses, such as preservation of residential hotels or the development of four bedroom apartments.”5
  

 

 Disabled Persons and Households including persons with Developmental Disabilities 

Households with one or more members with some physical disabilities may require special housing design features and may 

                                                      
5HCD, Housing Element Questions and Answers, March, 1984.  
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also have housing assistance needs. The primary focus of disabled residents as a special need segment is on their number and 

economic situation. The major housing problems of disabled people are the lack of affordable accommodations and 

inadequate accessibility. These basic problems are caused by a variety of factors: a) subtle, or not so subtle, discrimination; b) 

lack of financial resources and incentives available to those who want to make their buildings accessible; and d) lack of 

knowledge as to how accessibility can be improved. General solutions include: a) public recognition and commitment to 

correcting the problems; b) education and dissemination of information to the public and building owners; c) modifications 

to existing codes and regulations; d) enforcement of existing laws and regulations; and e) increased financial assistance for 

housing programs.6
  

 

As shown in Tables 13 and 14, results of the American Community Survey (ACS) for 2011 indicate that the proportion of 

disabled persons in Bishop has decreased in recent years.  Whereas the 2000 Census indicated that 18.6% of the Bishop 

population over age 5 was disabled,7
 
data from the 2011 ACS indicate that persons with disability now comprise 11% of the 

total Bishop population. Employment disability comprises the largest share of disability type (17.85%) for persons 16-64 years 

old, and physical disability comprises the largest share (17.35%) for persons 65 years and older.  The City’s zoning code does 

not define ‘family’ or identify special concentration or permitting requirements for this type of use, and will not constitute a 

hindrance to the provision of housing for disabled persons. 
 

TABLE 13 

Inyo Countywide Percent Bishop Percent Unicorporated Percent

Age 5-64, Employed Persons with a Disability 598 35% 44 13% 554 41%

Age 5-64, Not Employed Persons with a Disability 499 29% 71 21% 428 31%

Persons Age 65 Plus with a Disability 1305 77% 211 62% 1094 80%

Total Persons with a Disability 1704 100% 341 100% 1363 100%

% of Total Population (Civilian Non-institutional) 10% 11% 10%

Source: ACS B18120

Persons with Disability by Employment Status (ACS 2011)

 
 

TABLE 14 

Inyo Countywide Percent Bishop Percent Unincorporated Percent

    Total Disabilities Tallied 5,672 100.00% 1,216 100.00% 4456 100.00%

  Total disabilities tallied for people 5 to 15 years: 206 3.63% 36 2.96% 170 3.82%

    Sensory disability 21 0.37% 0 0.00% 21 0.47%

    Physical disability 46 0.81% 15 1.23% 31 0.70%

    Mental disability 86 1.52% 8 0.66% 78 1.75%

    Self-care disability 53 0.93% 13 1.07% 40 0.90%

  Total disabilities tallied for people 16 to 64 years: 3,252 57.33% 591 48.60% 2661 59.72%

    Sensory disability 377 6.65% 52 4.28% 325 7.29%

    Physical disability 862 15.20% 115 9.46% 747 16.76%

    Mental disability 438 7.72% 79 6.50% 359 8.06%

    Self-care disability 157 2.77% 39 3.21% 118 2.65%

    Go-outside-home disability 323 5.69% 89 7.32% 234 5.25%

    Employment disability 1,095 19.31% 217 17.85% 878 19.70%

  Total disabilities tallied for people 65 years and over: 2,214 39.03% 589 48.44% 1625 36.47%

    Sensory disability 556 9.80% 133 10.94% 423 9.49%

    Physical disability 796 14.03% 211 17.35% 585 13.13%

    Mental disability 270 4.76% 56 4.61% 214 4.80%

    Self-care disability 217 3.83% 74 6.09% 143 3.21%

    Go-outside-home disability 375 6.61% 115 9.46% 260 5.83%

Source: 2010 Census S1 810

Persons with Disabilities by Disability Type* and age (Cenus 2010) 

 
 

Tables 15A, 15B, and 15C summarize residential care in Bishop.  The City of Bishop (zip code 93514) shows a total of 57 

                                                      
6The Center for Independent Living, Inc., Berkeley and the Northern Section, California Chapter of the American Planning Association, ʺA 

Guidebook on the General Plan and Disabled,ʺ June, 1981.  
7Source: American Factfinder, Summary Table 3, Disability Status by Sex: 2000.  
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individuals in this category, including 18 individuals under the age of 18, and 3 individuals over the age of 62.   The majority 

(63%) are in Section 8 housing, followed by independent living arrangements ((35%).   
 

TABLE 15A 

RESIDENTIAL CARE POPULATION BY ZIP CODE 
ZIP County Status Age Residence Population

93513 Inyo 2-Active Client 10 to 13 yrs Home Prnt/Grdn 1

93513 Inyo 2-Active Client 14 to 17 yrs Home Prnt/Grdn 1

93513 Inyo 2-Active Client 22 to 31 yrs Home Prnt/Grdn 2

93513 Inyo 2-Active Client 22 to 31 yrs Indep Living 1

93514 Inyo 2-Active Client 3 to  5 yrs Home Prnt/Grdn 1

93514 Inyo 2-Active Client 6 to  9 yrs Home Prnt/Grdn 4

93514 Inyo 2-Active Client 10 to 13 yrs Home Prnt/Grdn 5

93514 Inyo 2-Active Client 14 to 17 yrs Home Prnt/Grdn 8

93514 Inyo 2-Active Client 18 to 21 yrs Home Prnt/Grdn 2

93514 Inyo 2-Active Client 22 to 31 yrs Home Prnt/Grdn 9

93514 Inyo 2-Active Client 22 to 31 yrs Indep Living 3

93514 Inyo 2-Active Client 22 to 31 yrs Other 1

93514 Inyo 2-Active Client 32 to 41 yrs Home Prnt/Grdn 4

93514 Inyo 2-Active Client 32 to 41 yrs Indep Living 3

93514 Inyo 2-Active Client 42 to 51 yrs Home Prnt/Grdn 3

93514 Inyo 2-Active Client 42 to 51 yrs Indep Living 7

93514 Inyo 2-Active Client 52 to 61 yrs Indep Living 4

93514 Inyo 2-Active Client 62 and Older Indep Living 3

93526 Inyo 2-Active Client 10 to 13 yrs Home Prnt/Grdn 1

93526 Inyo 2-Active Client 18 to 21 yrs Home Prnt/Grdn 1

93542 Inyo 2-Active Client 10 to 13 yrs Home Prnt/Grdn 1

93545 Inyo 2-Active Client 10 to 13 yrs Home Prnt/Grdn 1

93545 Inyo 2-Active Client 14 to 17 yrs Home Prnt/Grdn 1

93545 Inyo 2-Active Client 18 to 21 yrs Home Prnt/Grdn 3

93545 Inyo 2-Active Client 22 to 31 yrs Home Prnt/Grdn 1

93545 Inyo 2-Active Client 32 to 41 yrs Home Prnt/Grdn 1

93545 Inyo 2-Active Client 42 to 51 yrs Indep Living 1

93545 Inyo 2-Active Client 52 to 61 yrs Indep Living 2

93545 Inyo 2-Active Client 52 to 61 yrs SNF 1

93545 Inyo 2-Active Client 62 and Older SNF 2  
 

TABLE 15B 

RESIDENTIAL CARE BY AGE 
# Pop Age

County ZIP 0 to  2 yrs 3 to  5 yrs 6 to  9 yrs 10 to 13 yrs 14 to 17 yrs

18 to 21 

yrs

22 to 31 

yrs

32 to 41 

yrs

42 to 51 

yrs

52 to 61 

yrs

62 and 

Older Total

Inyo 93513 1 1 3 5

Inyo 93514 1 4 5 8 2 13 7 10 4 3 57

Inyo 93526 1 1 2

Inyo 93542 1 1

Inyo 93545 1 1 3 1 1 1 3 2 13  
 

TABLE 15C 

RESIDENTIAL CARE BY TYPE OF RESIDENCE 
# Pop Residence

County ZIP Community Care

Home 

Prnt/Grdn ICF Indep Living Other SNF Total

Inyo 93513 4 1 5

Inyo 93514 36 20 1 57

Inyo 93526 2 2

Inyo 93542 1 1

Inyo 93545 7 3 3 13  
 

As of January 2011, housing elements must include an analysis of the special housing needs of disabled persons including 

persons with developmental disabilities. This requirement stems from the fact that special needs groups encounter significant 

challenges in obtaining secure and decent housing and are disproportionately subject to discrimination.   SB 812amended 

State housing element law to require that an evaluation of the special housing needs of persons with developmental 

disabilities must be included in the assessment of the housing needs of the disabled, including estimates of the number of 

persons with developmental disabilities and their housing need with a discussion of potential resources.  A "developmental 

disability" is defined as a disability that originates before an individual becomes 18 years old, continues, or can be expected to 

continue, indefinitely, and constitutes a substantial disability for that individual. This includes Mental Retardation, Cerebral 

Palsy, Epilepsy, and Autism.  
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The US Census does not compile information regarding persons with developmental disabilities, but this information is 

available through each nonprofit regional center operating under contract with the California Dept. of Developmental 

Services (DDS).   Table 15D, 15E and 15F summarize housing needs of people with developmental disabilities per SB 812 by 

zip code, by age and by status. As shown, the City of Bishop (zip code 93514) has a total of 57 persons with developmental 

disabilities including 1 person in the 3-5 year age, 4 individuals aged 6-9 years, 5 individuals aged 10-13 years, 8 individuals 

aged 14-17, 2 individuals aged 18-21, 13 individuals aged 22-31, 7 individuals aged 32-41, 10 individuals aged 42-51, 4 

individuals aged 52-61 and 3 individuals aged 61 or older.    Of this population, twenty are in independent living situations, 

36 are living at home with a parent or guardian, and 1 has other living arrangements. 

 

TABLE 15D 

PEOPLE WITH DEVELOPMENTAL DISABILITIES HOUSING NEEDS PER SB 812 BY ZIP CODE 

ZIP County Status Age Residence Population 

93513 Inyo 2-Active Client 10 to 13 yrs Home Prnt/Grdn 1 

93513 Inyo 2-Active Client 14 to 17 yrs Home Prnt/Grdn 1 

93513 Inyo 2-Active Client 22 to 31 yrs Home Prnt/Grdn 2 

93513 Inyo 2-Active Client 22 to 31 yrs Indep Living 1 

93514 Inyo 2-Active Client 3 to  5 yrs Home Prnt/Grdn 1 

93514 Inyo 2-Active Client 6 to  9 yrs Home Prnt/Grdn 4 

93514 Inyo 2-Active Client 10 to 13 yrs Home Prnt/Grdn 5 

93514 Inyo 2-Active Client 14 to 17 yrs Home Prnt/Grdn 8 

93514 Inyo 2-Active Client 18 to 21 yrs Home Prnt/Grdn 2 

93514 Inyo 2-Active Client 22 to 31 yrs Home Prnt/Grdn 9 

93514 Inyo 2-Active Client 22 to 31 yrs Indep Living 3 

93514 Inyo 2-Active Client 22 to 31 yrs Other 1 

93514 Inyo 2-Active Client 32 to 41 yrs Home Prnt/Grdn 4 

93514 Inyo 2-Active Client 32 to 41 yrs Indep Living 3 

93514 Inyo 2-Active Client 42 to 51 yrs Home Prnt/Grdn 3 

93514 Inyo 2-Active Client 42 to 51 yrs Indep Living 7 

93514 Inyo 2-Active Client 52 to 61 yrs Indep Living 4 

93514 Inyo 2-Active Client 62 and Older Indep Living 3 

93526 Inyo 2-Active Client 10 to 13 yrs Home Prnt/Grdn 1 

93526 Inyo 2-Active Client 18 to 21 yrs Home Prnt/Grdn 1 

93542 Inyo 2-Active Client 10 to 13 yrs Home Prnt/Grdn 1 

93545 Inyo 2-Active Client 10 to 13 yrs Home Prnt/Grdn 1 

93545 Inyo 2-Active Client 14 to 17 yrs Home Prnt/Grdn 1 

93545 Inyo 2-Active Client 18 to 21 yrs Home Prnt/Grdn 3 

93545 Inyo 2-Active Client 22 to 31 yrs Home Prnt/Grdn 1 

93545 Inyo 2-Active Client 32 to 41 yrs Home Prnt/Grdn 1 

93545 Inyo 2-Active Client 42 to 51 yrs Indep Living 1 

93545 Inyo 2-Active Client 52 to 61 yrs Indep Living 2 

93545 Inyo 2-Active Client 52 to 61 yrs SNF 1 

93545 Inyo 2-Active Client 62 and Older SNF 2 
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TABLE 15E-PEOPLE WITH DEVELOPMENTAL DISABILITIES HOUSING NEEDS PER SB 812 BY AGE 

# Pop   Age  (Years) 

County ZIP 

0-

2  

3-

5  

6-

9  

10-

13  

14-

17  

18-

21  

22-

31  

32-

41 

42-

51 

52-

61 62+ Total 

Inyo 93513       1 1   3         5 

Inyo 93514   1 4 5 8 2 13 7 10 4 3 57 

Inyo 93526       1   1           2 

Inyo 93542       1               1 

Inyo 93545       1 1 3 1 1 1 3 2 13 

 
TABLE 15D-HOUSING NEEDS BY ZIP CODE OF PEOPLE WITH SB 812 DEVELOPMENTAL DISABILITIES  

# Pop   Residence 

County ZIP Cmty Care Home Prnt/Grdn ICF Indep. Living Other SNF Total 

Inyo 93513   4   1     5 

Inyo 93514   36   20 1   57 

Inyo 93526   2         2 

Inyo 93542   1         1 

Inyo 93545   7   3   3 13 

 

 Farm Workers  

Farm workers represent 1 of 7 special needs groups referenced in state law. Data developed for prior Housing Elements indicated 

that the majority of persons within the category of ʺagriculture, forestry, fishing and huntingʺ occupations were actually 

employed in the fields of veterinary medicine, horticulture, and landscaping—not farming. This broad‐based group of 

agriculture‐related workers constituted 3.1% of all employed residents of Bishop in 2000, but has since fallen. As shown in Tables 

16 and 17, the City of Bishop has no farming, forestry or fishing businesses are known to operate in the City as of 2007.  The City’s 

Zoning Ordinance complies with the Employee Housing Act, specifically Health and Safety Code §§17021.5 and 17021.6.  Section 

17021.5 requires that employee housing for six or fewer employees to be treated as a single family structure and permitted in the 

same manner as other single family structures of the same type in the same zone.  Section 17021.6 requires employee housing 

consisting of no more than 12 units or 36 beds to be permitted in the same manner as other agricultural uses in the same zone.   
 

TABLE 16 

Farms Workers $1,000 payroll

32 202 1726

Farmworkers – County-Wide (Inyo)

Hired Farm Labor

 
 

TABLE 17 

20

95

Farms 1

Workers n/a

22

107

Link to upcoming 2012 AgCensushttp://www.agcensus.usda.gov/index.php 

Workers

Source: USDA Census of Farmworkers 2007

Farmworkers by Days Worked (Inyo)

150 Days or More

Workers

Farms with 10 or More Workers

Fewer than 150 Days

Farms

Farms

 



    

DRAFT 2014 HOUSING ELEMENT UPDATE   27 

 
 Homeless Residents   

Although there are no accurate homeless statistics available for the Bishop area (and no data on homelessness was included with 

the Housing Element Data Package provided by HCD, as shown in Tables 18 and 19), IMACA estimates that the population is 

growing.  Statewide statistics indicate approximately 36 homeless per 10,000 residents; this would indicate roughly 36 homeless 

in Inyo and Momo Counties combined, and approximately 13 homeless individuals in the Bishop City limits.  These numbers are 

higher than estimates from 2009, when the Inyo County Mental Health Director estimated a total of 25 homeless individuals in 

Inyo County, five (5) of whom were thought to reside in the City.  The prolonged economic downturn has played a key role in 

this trend, and IMACA notes that daily calls and referrals for assistance have increased noticeably over the past year or so.   
 

During 2013, IMACA received a $100,000 grant from the California Department of Community Services and Development to fund 

its new Homeless Prevention Program.  The funds will be used for emergency shelter vouchers, rental deposit assistance and 

relative services designed to assist homeless individuals in Inyo and Mono Counties.  In addition, the program can issue camping 

equipment and pay campground fees.  The program is funded for the July 2013/June 2014 fiscal year, during which IMACA will 

keep records with the goal of expanded state and federal funding if the program succeeds in its goal of creating a ‘continuum of 

care’ by which provider agencies (counseling, healthcare, rental and employee assistance) unit to provide an effective and 

responsive range of services to populations in need.   
 

Additionally, IMACA has played a key role in the recent formation of a Continuum of Care program to answer the unmet needs 

of the homeless population in Inyo, Mono and Alpine counties.  Stakeholders in this multi-agency effort include Inyo and Mono 

County Social Services and Health and Human Services, the Salvation Army, Northern Inyo Hospital, Inyo County veteran 

services, Mammoth Lakes Housing and several churches.  The Continuum of Care program will serve as a collaborative way to 

provide integrated services to the homeless population.  The program will also establish eligibility for state and federal funding 

sources that would not be available to the individual stakeholders.  Through this avenue, the Continuum of Care aims to obtain 

funding for shelters and housing for homeless individuals as well as essential services and homelessness prevention programs.8 
 

 Female Heads of Household  

2000 Census data identified that 327 households were headed by females in Bishop, compared with 152 female-headed 

households in 1990.  Data from the 2010 Census indicate that this number has decreased to 234 households (27.8% of all 

households).    Female heads of household comprise the majority of households under the poverty line, representing 64% of the 

total 108 families living under the poverty level.  However, the proportion of female headed households below the poverty line is 

slightly under 30%.   These statistics reflect improvements since the 1990 Census, when Bishop was home to 114 female‐headed 

households with children, half with incomes below the poverty level. Nearly a third of female-headed households were under the 

federal poverty level, compared with nearly a quarter of all households in Bishop.  Affordable housing for female heads of 

households in the City has been provided through existing programs. The rental rate structure and rental assistance programs 

available in Bishop continue to adequately address housing needs of this group.  A majority of female heads of household are 

without children, though 42% of the total live with children. 

 

TABLE 18 

Bishop
Inyo 

County

Unincoro

rated
Householder Type Number Percent Number Percent Number Percent

Female Headed Householders 234 27.8% 875 18.9% 641 16.9%

     Female Heads with Own Children 99 11.8% 523 11.3% 424 11.2%

     Female Heads without Children 135 16.0% 352 7.6% 217 5.7%

Total Householders 842 100.0% 4634 100.0% 3792 100.0%

Female Headed Householders Under the Poverty 

Level
70 8.3% 647 14.0% 577 15.2%

Total families Under the Poverty Level 108 12.8% 434 9.4% 326 8.6%

Source: 2010 Census B17012

Female Headed Households (2010)

 
 

                                                      
8 The Sheet, September 21, 2013, “Helping the Homeless.” Article written by ‘Vane.’ 
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A.8  At-Risk Units  

HCD has identified one housing project in the City of Bishop that is at risk of converting to Non-Low Income Uses:  the Willow 

Plaza, located at 324 Willow Street (see Table 20).  This project was placed in service in 2007, and HCD indicates that there are 

more than 20-years of affordability remaining.  This new-construction project provides a total of 12 low income housing units 

(100% of the units at this site) and is designed for large families.  

 

TABLE 19 

Project Name Project 

Address

Project City Project 

County

Project Zip PIS Date Conversion Risk risk_level SRO _ Studio 

Units

TCAC# Total Low_Income 

Units

Total 

Units

Year 15 

Date__cd

application_

year__cn

Application 

#

Application 

Stage

Housing Type Construction Type Consulta

nt

Developer General 

Partner

GP1 Type GP2 Type Manage

ment 

Company

Owner _ 

Applicant 

Name

__Gener

al 

Partner

_1br_Uni

ts

_2br_Uni

ts

_3br_Uni

ts

_4br_Uni

ts

_5br_Uni

ts

_6br_Uni

ts

Willow Plaza 324 Willow 

Street

Bishop Inyo 93514 10/12/2007 more than 20 

years of 

affordabability 

remaining

Pre Year 10 0 CA-2006-

889

12 12 10/12/2022 2006 CA-2006-889 Placed In 

Service

Large Family New Construction Pacific West 

Communities

, Inc.

Roope, 

LLC

Nonprofi

t

Buckingh

am 

Property 

Manage

ment

Bishop 

Pacific 

Associate

s, a 

Californi

a LP

0 4 8 0 0 0

 Source: CHPC http://www.chpc.net/preservation/MappingWidget.html

Summary of Units At-Risk of Converting to Non-Low Income Uses

No HUD Assisted units in Inyo County

 
 
A.9 Census Summary 

Table 20 on the following page provides an overall summary of selected data from the 2010 Census for the City of Bishop and, for 

comparison, for the State of California as a whole.   

 
A.9  Energy and Water Conservation  

Energy used for space heating, air conditioning, and water heating is the major utility cost faced by renters and homeowners. 

Electricity, propane, firewood and oil are the main sources of energy used. The surrounding national forest lands allow wood 

cutting for home use for a small fee. Firewood also may be purchased from local suppliers. However, many households rely on 

other forms of energy for a number of reasons. These include personal preference, lack of wood cutting/gathering equipment, lack 

of wood‐burning stoves, no wood storage areas, ash disposal problems, etc. Many rely on electricity for water heating, water 

heating being second only to space heating/air conditioning in total household use. Water heating by electricity is the most 

expensive water heating energy source and can run well over $100 per month.  
 

The large number of older homes in Bishop adds to cost of energy for heating and cooling. Insulating poorly insulated homes 

could markedly decrease energy costs given the cold winters and hot summers in this area. Weatherization of homes is the most 

effective way to reduce energy costs. The most effective weatherization activities include caulking, weather stripping of windows 

and doors, installing gaskets behind switch-plates, replacing broken window panes, rehabilitating window frames and sashes, 

building and installing storm windows, installation of proper siding, and adding wall or ceiling insulation. Potential savings due 

to reduced heating costs may range from 25% to 50% or more depending upon the extent of weatherization activities.  

 

IMACA administers the Low Income Home Energy Assistance Program (LIHEAP) on behalf of the State of California. Eligibility 

is 80% of state median income.  Approximately half of Inyo County’s funds are expended in serving an average of 350 Bishop 

households in the Energy Crisis Intervention Program (ECIP) and an additional 20 in weatherization.  ECIP is available each year 

as either $300 for electricity or 2 cords of wood, or $700 in propane or $700 in wood pellets.  The LIHEAP Weatherization Program 

assists an average of 20 Bishop households each year with up to $3,000 in energy conservation/home repairs.  The SCE programs 

assist some 30 households in Bishop each year with energy efficient refrigerators.   

 

Use of solar energy, such as solar water heating systems, can conservatively save 50% or more on annual hot water costs when 

properly designed and installed. Another affordable energy saving program involves the enclosure of south facing porches 

during winter with thermo‐pane glass or other similar material. Such installations can prove cost effective in reducing overall 

energy costs.   
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TABLE 20 

SUMMARY OF SELECTED 2010 CENSUS DATA9 

 BISHOP  CALIFORNIA 

SUBJECT Estimate Percent  Estimate Percent 

HOUSING OCCUPANCY         

Total housing units 2,041 2,041  13,631,129 13,631,129 

Occupied housing units 1,876 91.9%  12,433,172 91.2% 

Vacant housing units 165 8.1%  1,197,957 8.8% 

Homeowner vacancy rate 1.6 (X)  2.3 (X) 

Rental vacancy rate 0.0 (X)  5.1 (X) 

UNITS IN STRUCTURE          

Total housing units 2,041 2,041  13,631,129 13,631,129 

1-unit, detached 674 33.0%  7,929,196 58.2% 

1-unit, attached 75 3.7%  961,035 7.1% 

2 units 174 8.5%  348,194 2.6% 

3 or 4 units 358 17.5%  756,077 5.5% 

5 to 9 units 117 5.7%  832,065 6.1% 

10 to 19 units 133 6.5%  724,235 5.3% 

20 or more units 140 6.9%  1,534,077 11.3% 

Mobile home 323 15.8%  529,502 3.9% 

Boat, RV, van, etc. 47 2.3%  16,748 0.1% 

YEAR STRUCTURE BUILT          

Total housing units 2,041 2,041  13,631,129 13,631,129 

Built 2005 or later 0 0.0%  565,425 4.1% 

                                                      
9 Explanation of Symbols: 

 An '**' entry in the margin of error column indicates that either no sample observations or too few sample observations were available to 

compute a standard error and thus the margin of error. A statistical test is not appropriate. 

 An '-' entry in the estimate column indicates that either no sample observations or too few sample observations were available to compute an 

estimate, or a ratio of medians cannot be calculated because one or both of the median estimates falls in the lowest interval or upper interval of an 

open-ended distribution. 

 An '-' following a median estimate means the median falls in the lowest interval of an open-ended distribution. 

 An '+' following a median estimate means the median falls in the upper interval of an open-ended distribution. 

 An '***' entry in the margin of error column indicates that the median falls in the lowest interval or upper interval of an open-ended 

distribution. A statistical test is not appropriate. 

 An '*****' entry in the margin of error column indicates the estimate is controlled. A statistical test for sampling variability is not appropriate. 

 An 'N' entry in the estimate and margin of error columns indicates that data for this geographic area cannot be displayed because the number 

of sample cases is too small. 

 An '(X)' means that the estimate is not applicable or not available. 
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Built 2000 to 2004 130 6.4%  969,601 7.1% 

Built 1990 to 1999 92 4.5%  1,439,356 10.6% 

Built 1980 to 1989 162 7.9%  2,104,767 15.4% 

Built 1970 to 1979 488 23.9%  2,519,509 18.5% 

Built 1960 to 1969 479 23.5%  1,894,809 13.9% 

Built 1950 to 1959 289 14.2%  1,926,133 14.1% 

Built 1940 to 1949 277 13.6%  901,178 6.6% 

Built 1939 or earlier 124 6.1%  1,310,351 9.6% 

ROOMS          

Total housing units 2,041 2,041  13,631,129 13,631,129 

1 room 122 6.0%  406,049 3.0% 

2 rooms 157 7.7%  549,675 4.0% 

3 rooms 314 15.4%  1,618,719 11.9% 

4 rooms 750 36.7%  2,587,629 19.0% 

5 rooms 297 14.6%  2,812,643 20.6% 

6 rooms 135 6.6%  2,372,195 17.4% 

7 rooms 149 7.3%  1,541,729 11.3% 

8 rooms 60 2.9%  916,062 6.7% 

9 rooms or more 57 2.8%  826,428 6.1% 

Median rooms 4.1 (X)  5.1 (X) 

BEDROOMS          

Total housing units 2,041 2,041  13,631,129 13,631,129 

No bedroom 122 6.0%  477,053 3.5% 

1 bedroom 428 21.0%  1,933,889 14.2% 

2 bedrooms 879 43.1%  3,851,973 28.3% 

3 bedrooms 417 20.4%  4,563,190 33.5% 

4 bedrooms 167 8.2%  2,232,456 16.4% 

5 or more bedrooms 28 1.4%  572,568 4.2% 

HOUSING TENURE          

Occupied housing units 1,876 1,876  12,433,172 12,433,172 

Owner-occupied 730 38.9%  7,055,642 56.7% 

Renter-occupied 1,146 61.1%  5,377,530 43.3% 
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Average household size of owner-occupied unit 2.37 (X)  2.97 (X) 

Average household size of renter-occupied unit 1.79 (X)  2.82 (X) 

YEAR HOUSEHOLDER MOVED INTO UNIT          

Occupied housing units 1,876 1,876  12,433,172 12,433,172 

Moved in 2005 or later 707 37.7%  5,141,895 41.4% 

Moved in 2000 to 2004 488 26.0%  2,677,814 21.5% 

Moved in 1990 to 1999 452 24.1%  2,394,124 19.3% 

Moved in 1980 to 1989 121 6.4%  1,083,662 8.7% 

Moved in 1970 to 1979 52 2.8%  673,853 5.4% 

Moved in 1969 or earlier 56 3.0%  461,824 3.7% 

VEHICLES AVAILABLE          

Occupied housing units 1,876 1,876  12,433,172 12,433,172 

No vehicles available 313 16.7%  953,126 7.7% 

1 vehicle available 746 39.8%  3,966,682 31.9% 

2 vehicles available 592 31.6%  4,669,907 37.6% 

3 or more vehicles available 225 12.0%  2,843,457 22.9% 

SELECTED CHARACTERISTICS          

Occupied housing units 1,876 1,876  12,433,172 12,433,172 

Lacking complete plumbing facilities 10 0.5%  71,927 0.6% 

Lacking complete kitchen facilities 100 5.3%  146,382 1.2% 

No telephone service available 113 6.0%  272,790 2.2% 

OCCUPANTS PER ROOM          

Occupied housing units 1,876 1,876  12,433,172 12,433,172 

1.00 or less 1,783 95.0%  11,431,454 91.9% 

1.01 to 1.50 93 5.0%  652,590 5.2% 

1.51 or more 0 0.0%  349,128 2.8% 

VALUE          

Owner-occupied units 730 730  7,055,642 7,055,642 

Less than $50,000 119 16.3%  232,484 3.3% 

$50,000 to $99,999 32 4.4%  250,334 3.5% 

$100,000 to $149,999 47 6.4%  316,174 4.5% 

$150,000 to $199,999 8 1.1%  436,056 6.2% 
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$200,000 to $299,999 146 20.0%  1,004,434 14.2% 

$300,000 to $499,999 323 44.2%  1,999,370 28.3% 

$500,000 to $999,999 46 6.3%  2,206,241 31.3% 

$1,000,000 or more 9 1.2%  610,549 8.7% 

Median (dollars) 306,000 (X)  421,600 (X) 

MORTGAGE STATUS          

Owner-occupied units 730 730  7,055,642 7,055,642 

Housing units with a mortgage 452 61.9%  5,327,314 75.5% 

Housing units without a mortgage 278 38.1%  1,728,328 24.5% 

SELECTED MONTHLY OWNER COSTS (SMOC)          

Housing units with a mortgage 452 452  5,327,314 5,327,314 

Less than $300 0 0.0%  5,930 0.1% 

$300 to $499 0 0.0%  34,275 0.6% 

$500 to $699 31 6.9%  82,297 1.5% 

$700 to $999 65 14.4%  252,241 4.7% 

$1,000 to $1,499 87 19.2%  724,158 13.6% 

$1,500 to $1,999 72 15.9%  913,256 17.1% 

$2,000 or more 197 43.6%  3,315,157 62.2% 

Median (dollars) 1,855 (X)  2,377 (X) 

Housing units without a mortgage 278 278  1,728,328 1,728,328 

Less than $100 0 0.0%  30,154 1.7% 

$100 to $199 10 3.6%  109,625 6.3% 

$200 to $299 73 26.3%  256,045 14.8% 

$300 to $399 45 16.2%  302,607 17.5% 

$400 or more 150 54.0%  1,029,897 59.6% 

Median (dollars) 450 (X)  464 (X) 

SELECTED MONTHLY OWNER COSTS AS % OF HH INCOME           

Housing units with a mortgage  452 452  5,299,002 5,299,002 

Less than 20.0 percent 153 33.8%  1,199,127 22.6% 

20.0 to 24.9 percent 24 5.3%  700,359 13.2% 

25.0 to 29.9 percent 36 8.0%  652,138 12.3% 

30.0 to 34.9 percent 152 33.6%  544,843 10.3% 
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35.0 percent or more 87 19.2%  2,202,535 41.6% 

Not computed 0 (X)  28,312 (X) 

Housing unit without a mortgage  278 278  1,708,784 1,708,784 

Less than 10.0 percent 78 28.1%  776,224 45.4% 

10.0 to 14.9 percent 49 17.6%  311,090 18.2% 

15.0 to 19.9 percent 65 23.4%  179,916 10.5% 

20.0 to 24.9 percent 36 12.9%  113,931 6.7% 

25.0 to 29.9 percent 14 5.0%  75,175 4.4% 

30.0 to 34.9 percent 0 0.0%  52,877 3.1% 

35.0 percent or more 36 12.9%  199,571 11.7% 

Not computed 0 (X)  19,544 (X) 

GROSS RENT          

Occupied units paying rent 1,056 1,056  5,201,849 5,201,849 

Less than $200 18 1.7%  32,828 0.6% 

$200 to $299 0 0.0%  112,585 2.2% 

$300 to $499 0 0.0%  193,831 3.7% 

$500 to $749 344 32.6%  523,961 10.1% 

$750 to $999 470 44.5%  994,065 19.1% 

$1,000 to $1,499 138 13.1%  1,794,599 34.5% 

$1,500 or more 86 8.1%  1,549,980 29.8% 

Median (dollars) 845 (X)  1,185 (X) 

No rent paid 90 (X)  175,681 (X) 

GROSS RENT AS A PERCENT OF HH INCOME (GRAPI)          

Occupied units paying rent  1,056 1,056  5,112,867 5,112,867 

Less than 15.0 percent 128 12.1%  477,977 9.3% 

15.0 to 19.9 percent 24 2.3%  556,419 10.9% 

20.0 to 24.9 percent 92 8.7%  622,159 12.2% 

25.0 to 29.9 percent 42 4.0%  606,846 11.9% 

30.0 to 34.9 percent 73 6.9%  482,803 9.4% 

35.0 percent or more 697 66.0%  2,366,663 46.3% 

Not computed 90 (X)  264,663 (X) 

Source: U.S. Census Bureau, 2007-2011 American Community Survey 
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To remain current with evolving energy conservation standards, the City of Bishop utilizes the most current California Energy 

Building Code during plan check review for new building construction and remodel of existing structures. Replacement of older 

wood burning stoves with new and efficient models is among the energy standards addressed and recommended during 

applications to remodel older homes.  In addition, Southern California Edison offers free online energy audits, summer discounts 

for air conditioner cycling, and a direct install program that includes free energy conserving equipment in some areas.10  The City 

of Los Angeles Department of Water and Power also provides a comprehensive Energy Efficiency Program that includes a 

refrigerator exchange program and free lighting upgrades to qualifying companies,11 and the City encourages residents to take 

advantage of these programs.    
 

As noted earlier in the discussion of progress Section F (progress under the previous Housing Element), 121 housing units (fully 

6% of the entire housing stock) were rehabilitated over the past 5-years, all of which fell within the very low, low, moderate and 

above moderate income levels.  Many of the rehabilitation efforts involved significant activities including reroofs, mechanical 

upgrades, and plumbing repairs.  An even larger number of rehabilitation activities (many of which were not eligible for Housing 

Element credit) involved resource and energy efficiency improvements including weatherization, insulated window 

replacements, energy efficient appliances and electrical repairs.  It is anticipated that energy and conservation activities will 

continue to represent a significant percentage of home improvements in the City of Bishop over the coming 5 years. 
 

B.  PROJECTED HOUSING NEEDS  

This section of the Housing Element discusses various factors that influence housing demand. The factors include a review of 

population and employment trends as well as the Cityʹs housing assistance need, also known as ʺshare of regional housing 

need.ʺ The Bishop population has held fairly steady over the past 40 years. Between January 1970 and January 2008, the City’s 

population increased by 52 persons. Concurrently, the housing stock had a net positive change of 444 dwelling units between 

1970 and 2008. Table 21 on the following page summarizes population and housing stock changes from 1970 to 2008. These data 

indicate that housing formation has met or outstripped population growth (assuming an average of 2.1 occupants per unit) for 

every decade over that nearly 40‐year period.  
 
 

Table 2112  

BISHOP POPULATION & HOUSING TRENDS 1970 TO 2008 

                                                          INCREMENTAL HOUSING  

INVENTORY  

INCREMENTAL  

CHANGE  YEAR  POPULATION  CHANGE  

1970  3,499  ‐‐ 1,450  ‐‐ 

1980  3,333  ‐165  1,712  +262  

1990  3,475  +142  1,779  +67  

2000  3,575  +100  1,867  +98  

200813 3,551 -24 1,894 +2714  

201315 3,877 +9.2% 1,926 (2010) +1.7% 

 

B.1  Housing Needs  

Consistent with Government Code §65584.06, HCD prepares a determination of the Regional Housing Need for counties not 

represented by councils of governments (COGs), including Inyo County, as part of each Housing Element update cycle.  The 

purpose of the needs determination is to ensure that each local government is allocated a proportional share of responsibility for 

meeting the housing needs of very-low, low, moderate and above-moderate income residents.  The assessments are guided by 

four statewide objectives that include: 

 Supply:  increasing the housing supply and mix of housing types 

 Infill:  promoting infill and socioeconomic equity, environmental protection and efficient development 

 Balance:  promoting an improved intraregional balance of jobs and housing 

 Proportionality:  allocating a lower proportion of housing need to a category when the jurisdiction already has a 

disproportionately large share of households in that category. 

                                                      
10 SCE website:  www.sce.com/NR/rdonlyres/B*B1D6C9-AO87-4359-9AO6CCDD4C96/0/090529_June_Business_GS.pdf. 

11 Inyo Register, Head of DWP spotlights city’s greener policies, 11 November 2008. 
12Source: U.S. Census Bureau, American Factfinder.  
13Source:  California Department of Finance Demographic Research Unit.  
14Note that the State’s data do not appear to include the 32 new assisted living units. 

15Source:  HCD Data Package Tables 1 and 1a.  
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The 2014-2019 assessment incorporated a one-time adjustment to account for the prolonged recessionary conditions, high 

unemployment and unprecedented foreclosures in California and elsewhere.  The assessment also reflects specified assumptions 

regarding household growth and population increases, household size, rate of household formation, vacancy rates, population 

composition, the relationship between jobs and housing, and projected absorption of vacant sale and rental units.  Based on these 

assumptions, HCD identified a need for 72 new housing units in Bishop between 2003‐2008 and an additional 111 units between 

2007 and 2014.  Table 22 compares the 2014-2019 needs assessment for Bishop and Inyo County with the needs assessments 

prepared for the prior two Housing Element update cycles. 
 

Table 22 

COMPARISON OF 2002, 2007, 2012 REGIONAL HOUSING NEEDS ASSESSMENTS16 

Income 

Group 

Bishop 

2002 

Bishop 

2007 

Bishop 

2012 

Inyo Co. 

2002 

Inyo Co. 

2007 

Inyo Co. 

2012 

TOTAL 

2002 

TOTAL 

2007 

TOTAL 

2012 

Very Low 9 28 15 43 57 35 47 71 50 

Low 8 17 10 54 68 25 62 85 35 

Moderate 12 20 12 51 82 28 63 102 40 

Above Moderate 43 46 28 115 192 72 158 238 100 
          

TOTAL 72 111 65 306 456  378 567 225 
 

Primarily as a result of the one-time adjustment for unprecedented economic conditions, Inyo County’s projected housing need 

allocation as a whole was less than half the allocation in 2007, and lower by a third than the 2002 allocation.  The City’s 2012 

allocation was also significantly reduced although by a much smaller factor than the County overall (the City’s current total 

allocation is 59% of the share allocated in 2007 and 90% of the share allocated in 2002).  The City’s adjustment was most 

pronounced for the very low income group, where the 2012 allocation is 54% of the allocation in 2007. Overall, HCD’s Regional 

Housing Allocation Model for 2008 allocates fewer housing needs to Bishop and to Inyo County in all categories than did the 

allocation plan developed in 2007. 

 

B.2  Quantified Objectives  

The objectives developed in the current City of Bishop Housing Element Update reflect the guidelines set forth by HCD in the most 

recent Regional Housing Allocation Model. Thus, the overall goal for new housing construction between 2014 and 2019 is set at 65 

units, which would call for about 13 new units each year. This Housing Element Update maintains the key objectives set forth in 

2004 and in 2009 for conservation and rehabilitation of housing; these are two areas where Bishop has been most successful in 

meeting Housing Element objectives and ensuring a continued supply of affordable housing. The current Housing Element 

identifies a goal for replacement or substantial rehabilitation of 6 housing units, based on findings obtained during the June 2013 

updated housing survey.  The City’s goals for rehabilitation are allocated across income groups in the same proportion shown by 

HCD in the Regional Housing Allocation for new construction, and it is again noted that rehabilitation credits for the past 5 year 

period are all for housing in the very low, low, moderate and above moderate income levels.  Table 23 shows the objectives for 

new construction and/or rehabilitation by income group over the coming 5-year cycle.  

 

Table 23 

BISHOP QUANTIFIED HOUSING OBJECTIVES BY INCOME GROUP 2014-2019 
 

Income 

Group 

New 

Construction 

(and/or) 

Rehabilitation 

Extremely Low 7 30 

Very Low 8 30 

Low 10 40 

Moderate 12 48 

Above Moderate 28 112 
   

TOTAL 65 260 

 

The objectives shown in Table 23 represent goals through 2014. On an annual basis, these goals would average new construction 

of 3 “very low” income units (or rehabilitation of 12 units), 2 new units (or rehabilitation of 10 units) in the ʺlowʺ income category, 

                                                      
16Estimates of extremely low-income housing are based on 50% of the very low income category, per §65585(a)(1) of the Govt. Code. 
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4.4 new units (or rehab of 9 units) in the ʺmoderateʺ category, and 5.6 new units (or rehab of 22 units) in the ʺabove 

moderateʺ income category.    
  

AB 1233 (Jones), Chapter 614, Statutes of 2005, requires local governments to zone or rezone adequate sites, within the first year of 

the new planning period, to address any portion of the RHNA for which the jurisdiction failed to identify or make available sites 

in the prior planning period. As described in §II.A above, the City is stymied in its attempts to acquire or annex land for 

construction of housing.  Intense good-faith efforts to acquire land from the City of Los Angeles have not yet borne fruit, but the 

City has proactive plans to work with the new mayor of Los Angeles as well as HCD to seek opportunities for affordable housing 

development in the coming 5-year period.   The City’s efforts will be supported by the fact that roughly half of the 456-acres of 

residential land in Bishop is zoned for development at 16 units per acre or higher.   
 

[[TABLE 24 & PARAGRAPH BELOW TO BE UPDATED WHEN THE FULL SET OF ANNUAL REPORTS IS AVAILABLE]] 

The City did/did not meet RHNA goals for any income category during the 2009-2014 planning period.  ___ home was 

constructed in Bishop during this 5-year period.  That one home did fall within the Very Low Income category.  Additionally, ___ 

units were rehabilitated over this period, all of which fell within the very low, low, moderate and above moderate income levels.   

The HCD allows cities to take a 1:4 ratio credit for rehabilitation projects, in terms of meeting the Regional Housing Need 

Analysis numbers that have been incorporated into the Housing Element.  The ___ units rehabilitated during 2009-2014 therefore 

qualify for ___ credits.  (IMACA provided additional rehabilitation during this period, but because their efforts focused on non-

eligible improvements such as weatherization, insulated window replacements, high efficiency appliances and 

electrical/plumbing repairs) none were included in the 1:4 ratio.  
 

Table 24 

CITY OF BISHOP 2009-2014 HOUSING ELEMENT   

SUMMARY OF 5-YEAR ACTION PLAN ACHIEVEMENTS FOR 2009-2014 
 

RECOMMENDED  

ACTION 

TOTAL NEED 

(2009-2014) 

COMPLIANCE 

TOTAL 

SURPLUS 

(SHORTFALL) 

    Very Low Income Units 

     Low and Other Lower Income Units 

     Moderate Income Units 

     Above-Moderate Income Units 

26 117 (25) 

15 11.5 (3.5) 

19 13.5 (5.5) 

50 45 (45) 

TOTALS 110 31 (79) 

 

IV.  HOUSING RESOURCES AND CONSTRAINTS  
This section provides an inventory of resources and constraints relevant to residential land supply and development in the City of 

Bishop. Under present law, the Element must include an inventory of resources and constraints, including land suitable for 

residential development, vacant sites and sites having potential for redevelopment. It also should analyze the relationship of 

zoning and public services to potential residential sites.  
 

A.  LAND USE  
The Land Use Element of the Bishop General Plan contains goals and policies that describe the nature, location, extent, and 

intensity of land uses within the incorporated areas of the City. The focal point of the Land Use Element is the Land Use Map. 

This Map indicates where specific types of land uses will be permitted, thus guiding future development in Bishop. Residential 

land uses comprise approximately 40 percent of Bishop land area. Of the ten land use designations identified in the Land Use 

Element, four deal primarily with residential development. These four are described below.  
 

 Low Density Residential (LDR, 2.0 to 5.0 Dwelling Units / Acre)  

 This residential category typically consists of single family dwelling situated on individual land parcels ranging in size from 

8,700 to 22,000 square feet. The Land Use Element designates 50± acres for low density residential uses.  
 

 Medium Density Residential (MDR, 5.1 to 9.9 Dwelling Units / Acre)  

 This residential category consists of single-family dwellings situated on individual land parcels, two single or attached 

dwellings (such as duplexes or triplexes) on individual parcels, and mobile home subdivisions. Overall land use 

                                                      
17 Note that only one housing unit (of any price) has been constructed in Bishop since the 2009 Housing Element was approved.  That one unit 

was in the ‘very low income’ price range, as shown in Table 2. 
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requirements average from 4,400 to 8,000 square feet of land per dwelling unit. The Land Use Element designates 211 acres 

for Medium Density Residential uses.  
 

 Medium‐High Density Residential (MHDR, 10 to 22 Dwelling Units/Acre)  

 This residential land use category is characterized by single-family town houses, patio homes, duplexes, triplexes, garden 

apartments and mobile home parks. Gross site area per unit ranges between 2,000 and 3,500 square feet per dwelling unit. 

The Land Use Element designates 52 acres for Medium‐High Density Residential uses.  
 

 High Density Residential (HDR, 22.1 to 35.0 Dwelling Units/Acre)  

 This residential category is characterized by cluster-dwelling accommodations including multistory apartment houses and 

condominium developments with 1,250 to 2,000 feet of gross area per dwelling unit. The Land Use Element designates 

approximately 143 acres for High Density Residential uses.  
 

The City is currently in the very early stages of a process that will eventually update the General Plan Land Use Element, the 

Conservation and Open Space Element, and the Economic Development Element.  It is anticipated that the updated Land Use 

Element will provide an additional residential designation for mixed uses similar to the range of land uses currently permitted in 

the downtown overlay zone.   
  

B.  VACANT LAND INVENTORY  
 Land Currently Available 

 As shown in Table 25, Bishop has a total 440.55 acres of undeveloped land within city limits. Of this, 95.5% is owned by the 

City of Los Angeles Department of Water and Power.  There are currently only 2.72 acres of undeveloped, utility 

serviceable, residentially designated land in Bishop.  Applying current zoning and assuming 80% of maximum allowed 

density, the realistic capacity of these 2.72 acres is approximately 45 units.  The remaining undeveloped acreage is either 

designated for non‐residential uses (such as commercial or industrial) or is not serviceable with utilities.   
 

Table 25 

VACANT PARCELS IN BISHOP 2013 
 

PARCEL NO. ADDRESS ZONE18 ACRES OWNERSHIP 

008-060-01 End of Kelso Rd. P 5.64 LADWP 

008-020-03 N. Sierra Hwy. P 0.20 LADWP 

008-020-02-03 1650 N. Sierra Hwy. P 9.07 LADWP 

011-290-07 NSF P 9.69 LADWP 

011-290-03-03 Hwy. 295 & See Vee P 1.27 LADWP 

 

001-042-12 W. Elm St. R-1 0.12 Private 

001-043-01 W. Elm St. R-1 0.12 Private 

001-053-06 662 Schley St. R-1 0.13 Private 

001-150-10 Hanby Av. R-1 0.13 LADWP 

001-053-10 463 W. Elm St. R-1 0.13 Private 

001-192-16 E. South St. R-1 0.17 Private 

001-192-17 331 E. South St. R-1 0.17 Private 

001-044-15 Keough St. R-1 0.19 Private 

001-162-18 Iris St. R-1 0.73 LADWP 

008-162-01-02 Lagoon St. R-1 1.83 LADWP 

001-011-08-03 725 Home St. R-1 3.79 LADWP 

001-161-05-02 Iris Street R-1 5.25 LADWP 

                                                      
18 P=public; R-1=single family residential; R-2000=medium high density residential; R-3=multiple residential; R-3-P=multiple residential & 

professional/administrative offices; A-R= low density residential;  C-1=general commercial & retail; C-2=general commercial; C-H=commercial 

highway services; C-H BP= commercial highway & business; M-1=general industrial; O-P=office & professional; O-S=open space; R-M=mobile 

home; NSF=No Street Frontage; properties without addresses are contained inside larger parcels that are not fully developed and thus lack formal 

addresses. 
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001-221-11 E. Line St. R-1 5.69 LADWP 

008-102-01 Yaney St. R-1 7.00 LADWP 

001-012-02 Home St. R-1 7.17 LADWP 

001-222-10 E. Line St. R-1 8.35 LADWP 

001-150-30 E. Line St. R-1 8.04 LADWP 

008-010-41 Yaney and Spruce R-1 3.06 LADWP 

008-050-01 Kelso & Sierra St. R-1 8.66 LADWP 

008-010-40 End Yaney St. R-1 4.01 LADWP 

011-390-03-03 Hey 395 & See Vee R-1 8.99 LADWP 

011-390-03-03 Hwy. 395 & See Vee R-1 13.45 LADWP 

 

001-213-09 Sneden & Clarke R-2000 0.09 Private 

001-071-27 Home St. R-2000 0.11 Private 

001-104-02 Hanby Av. R-2000 0.45 Private 

 

001-066-19 Howard St. R-3 0.13 Private 

001-172-08 Fulton St. R-3 0.16 Private 

001-066-15 Howard St. R-3 0.25 Private 

008-180-02 S. Third St. R-3 1.49 LADWP 

008-220-05 Jay & S. Third St. R-3 3.70 LADWP 

008-080-01 Sierra St. R-3 4.91 LADWP 

008-020-03 N. Sierra Hwy. R-3 7.77 LADWP 

008-010-41 Yaney & Spruce R-3 6.97 LADWP 

008-010-40 End Yaney St. R-3 16.20 LADWP 

011-390-03-03 Hwy. 395 & See Vee R-3 69.89 LADWP 

 

001-057-03 Hammond St. R-3-P 0.14 Private 

001-057-05 Hammond St R-3-P 0.24 Private 

 

008-250-01-06 640 S. Main St. R-M 8.52 LADWP 

011-390-07 NSF A-R 0.29 LADWP 

011-390-07 NSF A-R 7.94 LADWP 

008-050-01 Kelso & Sierra St. A-R 13.05 LADWP 

011-390-03-03 Hwy. 395 & See Vee A-R 9.60 LADWP 

 

001-086-11 Academy & N. Warren C-1 0.06 Private 

001-094-03 Rose St. C-1 0.10 Private 

001-086-14 Academy Av. C-1 0.11 Private 

001-173-09 110 S. Fowler St. C-1 0.16 Private 

001-182-10 168 E. Line St. C-1 0.22 Private 

008-130-08 E. Yaney St. C-1 0.31 LADWP 

008-130-07-02 219 Yaney St. C-1 1.02 LADWP 

008-360-12  C-1 0.54 Private 

008-130-10 E.  Yaney St. C-1 0.65 LADWP 

008-250-01-06 640 S. Main St. C-1 4.27 LADWP 

 

001-134-40 194 Willow St. C-2 0.25 Private 
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008-360-11  C-2 0.49 Private 

008-360-14  C-2 0.50 Private 

008-360-13  C-2 0.63 Private 

008-360-12  C-2 1.85 Private 

008-163-10-02 S. Fowler St. C-2 2.56 LADWP 

008-162-01-02 Lagoon St. C-2 0.74 LADWP 

008-360-06-04 Behind 218 Wye Rd. C-2 2.79 LADWP 

008-360-09 Spruce St. C-2 5.55 Private 

001-150-30 E. Line St. C-2 11.45 LADWP 

 

010-480-06 N. Hwy. 6 C-H 1.33 LADWP 

011-390-04-04 1940 N. Sierra Hwy. C-H 5.91 LADWP 

008-020-02-03 1650 N. Sierra Hwy. C-H 5.37 LADWP 

010-480-07 North of Wye Rd. C-H 2.52 LADWP 

011-390-03-03 Hwy. 395 & See Vee C-H 30.80 LADWP 

 

010-390-08-02 Hwy. 6 C-H BP 5.76 Private 

 

010-480-11 Wye Rd. M-1 6.57 LADWP 

008-010-40 End Yaney St. M-1 2.48 LADWP 

008-360-03 Spruce St. M-1 24.70 LADWP 

 

010-480-10 Wye Rd. O-P 1.32 LADWP 

010-480-07 North of Wye Rd. O-P 2.31 LADWP 

 

010-480-10 Wye Rd. O-S 0.69 LADWP 

011-390-04-04 1940  N. Sierra Hwy. O-S 0.81 LADWP 

008-010-41 Yaney & Spruce O-S 0.75 LADWP 

011-390-07 NSF O-S 2.30 LADWP 

008-010-40 End Yaney St. O-S 4.31 LADWP 

008-630-03 Spruce St. O-S 3.92 LADWP 

010-480-07 North of Wye Rd. O-S 2.85 LADWP 

011-390-03-03 Hwy. 395 & See Vee O-S 12.49 LADWP 

011-390-03-03 Hwy. 395 Y See Vee O-S 7.68 LADWP 

 

TOTAL VACANT LAND AREA:  440.55 ACRES   424.07 

TOTAL OWNED BY LADWP:  420.89 ACRES   405.25 

TOTAL PRIVATELY OWNED: 19.66 ACRES     18.82 

 

 The information provided in Table 24 underscores the importance of goals that focus on working with LADWP to acquire 

land for affordable housing, and the importance of HCD assistance  in reconciling lease terms and loan terms and exploring 

the feasibility of sharing affordable housing credits with the City of Los Angeles, 
  

 Additional Vacant Land that May Become Available to the City (City of Los Angeles‐Owned Properties) 

 Historically, the land held by the City of Los Angeles has not been available for development of residential uses and this 

continues to be the case at present. Taken in whole, it is estimated that the City of Los Angeles-owned lands within the City 

could support 3,000 dwelling units.19   In 2004, , the City was in negotiation with the City of Los Angeles for two specific 

                                                      
19City of Bishop 2004 Housing Element Update. 
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properties:  a 15-acre parcel which would have provided 75-100 housing units, and the McIver Street/Pacifica (now 

McIver/IMACA) project which would have provided 55 senior housing units.  If this land is released by the City of Los 

Angeles for development, the additional housing would be more than adequate to meet the City’s fair share allocation of 

regional housing needs. However, the City is constrained in planning for their future use because these lands are owned by 

another public entity.  There are no negotiations pending as of July 2013, and no opportunities in the foreseeable future.  

However, the City continues to closely monitor the availability of City of Los Angeles lands for purchase or long-term lease 

as a cornerstone of their efforts toward constructing affordable housing.   
 

 Another project area that could become available in the future involves two parcels in the vicinity of Spruce Street and E. 

Yaney Street.  Efforts during 2007-2008 to acquire the parcel on the south failed when State and Federal funding 

commitments were withdrawn because each agency wanted the other agency to make the first commitment, but the City 

anticipates that one of these parcels may again become available in the future.  The northern parcel may be more suitable for 

a future effort because recent surveys have revealed the presence of cultural resources on the southern site.    
 

 Table 25 presents information about the three parcels noted above, as well as the currently occupied sites discussed in the 

following section.  Potential capacity for all parcels is estimated at 80% of the maximum density shown in Table 25.  

Development capacities may be even higher than shown, since the City allows developers to mitigate for impacts to 

sensitive resources (including biological and cultural resources) by obtaining approvals from the appropriate state and 

federal permitting agencies.  None of the sites shown in Table 25 is known to have unavoidable environmental impacts that 

would preclude development, and only a small part of the DWP site is located in the 100-year flood plain. The City 

anticipates that any future environmental constraints on these sites, all of which are shown in Figure 2 (Bishop Zoning Map) 

can be mitigated to a level that would permit development to occur within the current planning period.    
 

 Development of all three parcels at the maximum allowed densities would yield affordable housing far exceeding the 2014 

RHNA allocation for the City of Bishop (110 units total).  As in the prior Housing Element, the projects described in Table 26 

below are considered to represent the City’s best opportunity for meeting RHNA goals through 2019.  The City will place a 

priority on realization of these projects, and considers it possible though by no means certain that at least one of the projects 

will be achieved during the current planning period.  Because of the recognized challenge in obtaining development rights 

for these properties, the City during the prior planning period implemented zoning changes to allow affordable housing as 

a discretionary use in the mixed use overlay zone, and the City plans to consider an expansion of the mixed use area as part 

of the current Housing Element planning period as outlined in Table 35 (at the conclusion of this Housing Element).  
 

Table 26 

POTENTIALLY AVAILABLE LAND INVENTORY SUMMARY 

LOCATION/ 

APN 
Zone 

Allowable 

Density 

GP  

Designation 

Estimated 

Unconstrained/ 

Constrained 

Acreage 

Realistic  

Capacity 

or Range 

(based on 

zoning) 

Existing  

Use 

Infra-

structure  

Capacity 

On-site  

Constraints 

15-acre  

DWP parcel/ 

APN 

RMH 

(county) 

7.6 to 15.0 

du/ac 

Residential 

Medium-

High 

Density 

9 Unconstrained 

6 Constrained 

(15 acres total) 

 108 

units 

 Vacant Yes Estimated 3 acres of 

wetlands and 3 

acres of flood plain 

McIver/ 

IMACA/ 

APN 08-010-41 

R-3 35 du/ac Residential  

High 

Density 

6.5 Unconstrained 

1.0 Constrained 

(7.5 acres total) 

182 units Vacant Yes Est. 1-ac open-space 

zoning (possible 

endangered plant) 

Spruce & 

Yaney 

APN 08-010-41 

R-1 9 du/ac Residential  

Low Density 

3.0 Unconstrained 

0.5 Constrained 

(3.5 acres total) 

21 units Vacant Yes Estimated 0.5-ac of 

land (possible 

endangered plant) 

TOTAL    18.5 Unconstrained 311 units    
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7.5 Constrained 

26.0 Total 

 

 Currently Occupied Sites that May Become Available to the City (Private Parcels) 

 The City and IMACA have had a long-term interest in the potential acquisition of an existing motel (the Elm Street Motel) 

located on East Elm Street.  IMACA previously bid to acquire this site in 1998 and had the funds available to proceed, but 

the deal failed due to problems in the real estate transaction. The owner has not since 1998 shown an interest in selling, but 

IMACA continues to keep an eye on this site for possible future purchase. 
 

 Another property that has approached IMACA with an offer to sell is the Starlight Motel located at Short and Sneden.  The 

offer was not accepted previously due to the absence of sufficient funds, but the site is well suited for conversion as an 

affordable living unit and IMACA has continued interest in future acquisition when a suitable funding opportunity is 

identified.  The City estimates that the Elm Street Motel and the Starlight Motel parcels have a combined potential capacity 

for 41 units, based on the existing number of units. Both parcels are fully served by utilities and infrastructure, and neither 

parcel is subject to development constraints,  As noted previously, however, neither of these properties is current available 

for purchase and therefore neither project is under active consideration at this time. 
 

 Infrastructure and Public Service  Considerations 

 The City of Bishop Department of Public Works provides water service to the entire city and sewer service to most of the 

city.  The Eastern Sierra Community Services District (ESCSD) provides sewer service in the northeast part of the city.  The 

city has adequate water production, treatment, and distribution capacity to serve the entire city, including parcels that are 

currently undeveloped.  Through flow exchange agreements with ESCSD, the city has adequate sewer treatment, disposal, 

and collection facilities to serve the same area. 

 

 The city periodically reviews its water and sewer infrastructure and their operation, maintenance, and improvement needs.  

Funding for these needs are built into yearly rates assessed to water and sewer customers.  These reviews, in addition to In 

addition to the Water and Sewer Master Plans prepared in 2008, indicate there is adequate capacity to serve the 2019 RHNA 

development outlined in this Housing Element. 

 

 Other essential services such as public safety (police and fire) would also be provided by the City, with possible 

modification to staffing levels depending on the rate and intensity of development.  Neither of the privately owned vacant 

properties is constrained by earthquake faults or by flooding potential. A determination as to whether a parcel would pose 

“wetland” issues would require site specific studies at the time of development review.  
 

C.  EVALUATION OF GOVERNMENT CONSTRAINTS  
According to state law, local housing elements must analyze existing and potential governmental constraints on the maintenance, 

improvement or development of housing for all income levels. The potential and actual constraints included and required in the 

scope of analysis are listed below:  

 Fees and Site Improvement Costs  

 Processing and Permit Procedures  

 Building Codes  

 Land Use Controls  

 Applicable State Laws  
 

The law does not imply that the above factors constrain all jurisdictions. However, Article 10.6 requires that these factors be 

analyzed to determine if any constrain the maintenance, improvement or development of housing in a community.  As described 

in the discussion below, the procedures and fees and controls adopted by the City of Bishop pose no substantive obstacles to 

development in comparison with other agencies in California because (a) site improvement costs and municipal fees remain at or 

below the level of comparable jurisdictions, (b) the City is efficient in its processing of various applications and handles such 

applications in a single department, (c) residential zoning categories are permissive (allowing all densities up to the category 

limit), and (d) zoning restrictions contain no unusual or prohibitive requirements. There are no governmental policies or 

requirements that impede the development, maintenance and improvement of housing for persons with disabilities, and the City 

has outlined a process to enhance housing opportunities for its disabled population. 
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The City of Bishop maintains an open‐ended regulatory process.  The process provides access to all persons including those 

concerned about issues involving persons with disabilities or special needs, as well as advocates and opponents of special 

projects. The City has found that open‐ended access is more responsive than attempting to codify every issue that arises as a city 

ordinance, particularly for a jurisdiction as small as Bishop. With a planning staff of one person, the City is able to give full and 

individual attention to each person facing constraints on housing for persons with disabilities or and other special needs. These 

cases are considered individually and decisions are contingent upon the full range of circumstances found to affect each case. 
  

As discussed throughout this Housing Element, constraints on the availability of private land sharply limit the number of new 

development projects in the City of Bishop. However, no restrictions apply to new developments and all proposals are handled 

individually, often by a request for special use permits. In 2001, the City of Bishop adopted a Building Code based on the 

Universal Building Code.  In August 2008, the Municipal Code was amended to adopt by ordinance the California Code of 

Regulations, Title 24, parts 1 through 10 and 12, which are the California Administrative, Building, Electrical, Mechanical, 

Plumbing, Energy, Elevator Safety, Construction, Historical Building, Fire, Existing Building and Referenced Standard Codes.  
 

The City addresses permits, policies and processing with regard to group homes strictly on a discretionary basis, with community 

input and all extenuating circumstances taken into account. The R2000 zone is used as a guide for policies regarding group 

housing and often requires conditional use permits. Changes in policies are also considered on a case by case basis and standards 

(such as residential parking requirements) do not differ for persons with disabilities. The City’s affirmative implementation 

program for housing to meet the needs of persons with disabilities is outlined in the 5‐Year Action Plan, §V.C. 
 

C.1  Fees and Site Improvement Costs  

The City of Bishop assesses fees for the processing of building permits and land use approvals. As was true in the 2009-2014 

Housing Element, the City uses a permit fee schedule to determine the cost of a building permit; it is based on the valuation of the 

project at hand. As an example, a $65,000 valued project would be charged a building permit fee of $749.  A project valued at 

$100,000 would be charged $994. Plan check fees are charged at 65% of the building permit fee. These fees apply equally to all 

types of residential construction (single family, multi-family etc.), and are similar to fees charged in other jurisdictions and do not 

significantly constrain housing; the fees help offset the costs of inspection. The building permit fee schedule is periodically 

updated and readily available to the public at City offices.   
 

Processing costs for a general plan amendment, zone change and/or use permit are minimal. For example, the fee for a general 

plan amendment or a zone change is based on the actual cost for staff time, while a use permit costs $1500, as does a negative 

declaration. Environmental Impact Reports are contracted out at cost, and there are no parkland dedication fees or requirements.  

The City adjusts these fees periodically; the last increase occurred in July of 2013.  As is evident, processing costs do not pose 

serious limitation on the production of housing in Bishop. 
 

The City of Bishop owns and operates the sewer and water system. Unlike many jurisdictions in the state, Bishop does not charge 

a hook-up fee for these services. There is a labor cost (averaging about $1,200 per hookup as of 2013) to offset the costs of the 

physical connection to the sewer line and/or water line, and builders are required to fund the cost of any other needed sewer and 

water system improvements. Common trenching for utilities is encouraged where allowed by state health codes. The City has 

adequate total capacity in its sewer and water systems to accommodate its 65-unit share of the regional housing need over the 

coming 5‐year planning period (2014-2019). On-site improvements are the responsibility of the developer of housing projects. 

These include sidewalks, curb, gutter, street lights and roadway improvements as needed to meet City standards.  The standards 

are typical of small communities. Fees are otherwise not charged  
 

The City has no special requirements such as landscaping, fencing and sprinkler systems.  Similarly, there are no fees for offsite 

improvements such as traffic signals, light standards or other roadway improvements.  Again, there is very limited impact on 

housing costs from City-imposed regulations. Again, the low fees do not pose any obstacle for development of housing.  
 

School impact fees are charged by the respective school districts. The districts charge the maximum fees allowed by state law. 

This is the only locally imposed fee that might be considered a constraint on the production of housing. The City does not have 

authority to change or reduce the fees established by local school districts.   
 

To encourage construction of low-moderate housing, the City offers assistance with the preparation and filing of building and 

permit applications if requested.  In sum, the availability of adequate capacity, coupled with reasonable fees and charges, indicate 

that fees and site improvement costs do not pose an obstacle to affordable housing development in the City of Bishop.  Again, all 

fees are applied equally regardless of housing type; a typical 1,500 square foot new single family attached housing unit in Bishop 

would require total fee payments of approximately $6,882.69 including $1,273.75 for the building permit fee, $827.94 for the plan 
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check fee, and $4,800 for the school impact fee (charged at a rate of $3.20/sf).  In addition, the City passes on certain state fees 

based on the value of the permit; for the example given, these state fees would amount to $21.  

 

C.2  Processing and Permit Procedures  

When residential projects are initiated in the City, specific approvals are required that can involve Planning Commission action, 

City Council action, permits and inspections. Table 27 indicates average processing times for the various processes; as shown, the 

City maintains a relatively fast processing time for all categories. Although there is no officially designated ʺone stopʺ processing 

of permits, there is in fact only one stop for applicants since the planning, building and public works departments are all housed 

at the same location and utilize at the same staff and front counter.  Table 28 summarizes the range of housing types permitted in 

residential zones.  Note that most of these process elements can be conducted concurrently (for example, the review and approval 

for a general plan amendment, zone change, EIR and TT Map are all processed in parallel), and projects that conform to all 

applicable standards receive ministerial approval.  The typical processing time for a new single family attached housing unit in a 

conforming zone would be approximately 1 month (longer if the plan submittal is incomplete).  The typical processing time for a 

conforming multi-family development would also be about one month (provided the submittal documents are complete).  

 

Table 27 

APPROXIMATE DEVELOPMENT PROCESSING TIMES 

Process20  Time (days) 

General Plan Amendment  120  

Zone Change  Twice Yearly  

EIR  120  

Tentative Tract Map  90  

Site Plan Review  10  

Variance  90  

Use Permit  90  

Building Permit / Plan Check  15  

 
Table 28 - HOUSING TYPES PERMITTED BY ZONING DISTRICT 

Housing Types Permitted  R 1  R 2  R 2000  R 3  R M21  OVERLAY 

Single Family Attached   X X    

Single Family Detached  X X     

Duplexes to Fourplexes   X X    

Multifamily (5+ Units)    X X  X22 

Mobile Homes      X C23 

Manufactured Homes  X X X   X 

Second Units24  X X X X  X 

Emergency Shelters25  C  C  C  C  C  X 

Transitional & Supportive Housing26 * * * * * * 

                                                      
20Processing times begin when complete applications are received by the City. Zone changes are reviewed in March and September each year, 

generally concurrently with General Plan amendment applications.  

21The R-M category (residential mobile home district) is strictly for mobile home housing.  
22 Multifamily (5+ units) is a permitted use only in the residential portion of the overlay zone. 
23 A CUP is required for mobile home development in the mixed use overlay zone. 
24Second units are not governed by specific ordinance, but are permitted in all zones in keeping with state law.  
25Emergency shelters are permitted in all residential zones with a CUP. The Bishop Zoning Code does not address single room occupancy as a 

specific type of housing but, as described in this Element, there are 2 single‐room occupancy projects in Bishop. One is located in R‐3 (MHDR) and 

the other is in a C‐1 zone. Similar requirements would apply to transitional housing.  

26 The City during 2011 adopted the formal terminology for Transitional and Supportive Housing, and will consider adopt ion of the new revised 

terminology as part of the 2014-2019 Housing Element Action Plan.   
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Group Homes for Persons with Disabilities 

(up to 6 residents) 27  

X X X X X C28 

Group Homes for Persons with Disabilities  

(7+ people) 

C C C C C C29 

Single Room Occupancy  C  C  C  C  C  NO 

X=permitted use; C=conditionally permitted use; *=See Footnote 26  

 

Emergency Shelters provide housing with minimal supportive services for homeless persons that is limited to occupancy of six 

months or less by a homeless person.  Transitional housing is designed to facilitate the movement of homeless individuals and 

families into permanent housing.  Supportive housing is permanent rental housing linked to a range of support services designed 

to enable residents to maintain stable housing and lead fuller lives.  As a result of ordinances adopted during the 2009-2014 

Housing Element cycle, all three types of housing are now permitted by right in the mixed use overlay zone and subject only to 

the same development and management standards that apply to other allowed uses in the identified zone.  As part of the current 

Housing Element Action Plan, the City plans to consider expanding the boundaries and range of uses allowed in the mixed use 

zone to provide for a wider range of affordable housing opportunities.  The overlay zone was selected for these uses because of its 

proximity to a wide range of complementary services including public transit facilities, basic goods and grocery stores, and social 

welfare services.   Because the Municipal Code does not define ‘family’ or set minimum separation requirements for these uses, it 

will not impede the implementation of these goals.   

 

C.3  Building Codes  

The City of Bishop has adopted the California Code of Regulations, Title 24, Parts 1 through 12, which establishes standards for 

new construction. The City could establish more stringent standards but has not done so. Relative to other jurisdiction in the state, 

there are no special building code constraints present that would inhibit housing construction. Further, the City conducts its code 

enforcement on a complaint basis or as needed through normal field visits.  
 

C.4  Land Use Controls and Other Considerations  

In some jurisdictions, the land use element, zoning code and/or subdivision ordinance impose potential constraints on housing, 

especially affordable housing. In Bishop, these regulations contain no unusual or stringent provisions that would unduly inhibit 

housing production. The Land Use Element contains a wide range of residential densities including single family, duplex, triplex, 

apartments, condominiums, mobile home subdivisions, mobile home parks, and ʺgranny unitsʺ on single-family properties.  
 

The City of Bishop has no unusual or prohibitive lot coverage requirements. Unit size is controlled only through the lot coverage 

requirement; there are no minimums or maximum unit sizes required by the City except through the CBC. Height requirements 

are also not unduly restrictive; there is a two-story maximum for single-family units and a two-story maximum for multifamily 

units.  Similarly, the standards set for the overlay zone, where emergency shelters are allowed, were reviewed by Inyo County 

staff as well as IMACA and Salvation Army during the public review process and not found to be unduly restrictive.  
 

Table 2930  

Zoning and Development Standards‐Residential 

 R 1  R 2  R 2000  R 3  R M  OVERLAY 

Density Range  2‐5 units/ac.  5‐10 units/ac.  10‐22 

units/ac.  

22‐36 

units/ac.  

Up to 11 

units/ac.  

Up to 10 

occupants/unit 

Setbacks‐front/ rear  15 feet  15 feet  10 feet  10 feet  10 feet  
Per underlying 

district 

Setbacks‐side  5 feet  5 feet  5 feet  5 feet  5 feet  Per underlying 

                                                      
27 The City adopted Ord. 543 in March 2013 (see App. C) to ensure that individuals with disabilities receive reasonable accommodation to ensure 

equal access to housing and facilitate the development of housing for individuals with disabilities. The ordinance was patterned after the Model 

Fair Housing Ordinance developed by HCD to assist cities in preparing their own ordinances.  
28 A CUP is required for Group Homes up to 6 residents in the overlay zone. 
29 A CUP is required for Group Homes of 7 or more people in the overlay zone. 
30Source: City of Bishop Zoning Code. Please note: Lot coverage is embodied in the setbacks and parking requirements, but there are no separate 

standards. Similarly, open space is embodied in the required setbacks, but there are no separate standards. 
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district 

Minimum Lot Size  5,000 sf  5,000 sf  5,000 sf  5,000 sf  4,000 sf  
Per underlying 

district 

Parking  2 spaces/du  2 spaces/du  2 spaces/du  2 spaces/du  2 spaces/unit  
1 space/2 client 

beds 

Height Maximum  26 feet  26 feet  26 feet  26 feet  26 feet  26 feet 

 

There are neither open space dedication requirements nor design review requirements in Bishop; the free marketplace dictates 

open space and design. The City allows manufactured housing meeting the CBC requirements. Density bonuses are allowed in 

the City in accordance with state law. Small lot developments are allowed but few have been proposed. Code enforcement is 

complaint‐driven. Overall, the City imposes no unusual requirements or regulations that would impose constraints on housing 

production. In fact, compared to most other cities in the state, the City of Bishop has very few constraints either through fees, 

regulations or land use requirements. Table 29 summarized relevant zoning and development standards for the City of Bishop, 

and Table 30 summarizes street widths, curb and gutter standards, sidewalk requirements and other applicable requirements.  
 

Table 30  

Zoning Code and Development Standards for Circulation31 

 Collectors  Minor Arterials  Principal Arterials  

Required Street Widths  40‐feet  40 feet  55‐70 feet  

Minimum number of lanes  2  2  2‐4  

Curb and Gutter  Required  Required  Required  

Sidewalk Improvements  Required  Required  Required  

 

The State of California has imposed potential constraints on housing through the requirement for a Comprehensive Land Use 

Plan (CLUP) in relation to airports. Inyo County has adopted the Bishop CLUP which deals with noise and safety issues from the 

Bishop Airport. Due to the proximity to airport operations, proposed residential development in the vicinity of the designated 

safety/noise zones in the CLUP would have to be reviewed by the Airport Land Use Commission. The area in question is in the 

northeast corner of the City limits where the majority of land has been designated for commercial or industrial development. 

These land uses tend to be more compatible with airport operations than residential uses.32   
 

In most respects, the City is well suited to meet the needs of its lower-income and disabled population.  Mobility is enhanced by 

numerous factors (including the City’s compact size, the availability of transit services, and relatively uniform and flat 

topography throughout the City limits) and the cost of municipal services and utilities is relatively low.  Moreover, housing costs 

have declined substantially from the inflated values that were reflected in the City’s 2008 cost of living index of 106.1 (above the 

national average33).   Again, it is the lack of available and developable land that represents the most significant constraint to 

ensuring an adequate supply of affordable housing.  
 

C.5  Applicable State and Local Laws  

During 2002 the State Legislature adopted Assembly Bill 1866, with the intent to provide affordable housing through 

development of second‐units. To achieve this goal, AB 1866 amended 2 sections of the existing Government Code:  
 

 Section 65852.2 (Second‐unit law)  

 This amendment requires local governments with a second unit ordinance to ministerially review second‐unit 

applications as of July 2003. Local governments without a second‐unit ordinance, or with an ordinance that conflicts 

with this law, should ministerially consider second‐unit applications in accordance with State standards.  

 Section 65583.1 (A portion of State Housing Element Law)  

 This amendment clarifies existing housing element law to allow identification of realistic capacity for second units in 

addressing a locality’s share of regional housing need. The amendment encourages identification of potential capacity 

based on development trends of second‐units. This amendment took effect on January 2003.  
 

The City of Bishop has not formally adopted a second unit ordinance, although this has been a subject of discussion and review 

                                                      
31Some special street standards apply to condos & condo conversions regardless of adjacent street category. No other special requirements apply.  
32Note that LADWP during 2011 granted to Inyo County an easement in perpetuity for airport-related uses at the Eastern Sierra Regional Airport 

in Bishop.  The new easement will enable the County to obtain funding from FAA for aviation development.  

33 City data website: www.City-data.com/city/Bishop-California.html 
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by the City Council. As a key outgrowth of this discussion, the City Council adopted Ordinance 50634
 
to provide relief to 

homeowners living in nonconforming structures that have been subject to damage or destruction. The ordinance affirms the 

City’s goal that land uses should reflect approved designations, but allows the repair or reconstruction of otherwise legal non-

conforming structures that have been damaged or destroyed through natural or intentional destruction. The City intends to 

further explore the options for permitting second‐units within the context of adopted planning policy and zoning designations.  
 

 Senate Bill 812 and Senate Bill 520 (Persons with Disabilities)  

 In January 2011, SB 812 took effect and amended California housing element law.  The new law requires an analysis of the 

special housing needs of persons with disabilities, including an estimate of the number of persons with developmental 

disabilities, an assessment of their housing needs, and discussion of potential resources.  SB 812 defines a "developmental 

disability" as a continuing disability that originates before an individual becomes 18 years old, and includes Mental 

Retardation, Cerebral Palsy, Epilepsy, and Autism.   
 

 The US Census does not compile detailed local information regarding persons with developmental disabilities, but does 

conduct a regular Survey of Income and Program Participation (SIPP) survey about the income of Americans and their 

participation in income transfer programs that support social welfare.  Based on surveys conducted in 2005 and 2010, the 

Census Bureau has determined that about 56.7 million people living in the United States (18.7% of the civilian non-

institutionalized population) had some kind of disability as of 2010, and about 38.3 million people (12.6% of total 

population, and 67.5% of all disabled persons) had a severe disability. The overall percentage did not change between 2005 

and 2010, although the percentage of persons with a severe disability increased as did the percentage of persons needing 

assistance with daily living.  Disability rates (including severe disabilities) were found to increase with age (people 80-years 

and older are about 8 times more likely to have a disability than persons under 15-years of age).  Forty percent of disabled 

persons 21-years or older were employed, and persons with severe disabilities are substantially more likely to experience 

persistent poverty than those with non-severe or no disabilities.35 

 The U.S. Census also collects limited information at the state level (and for geographic areas with more than 65,000 

residents) through the American Community Survey (ACS), a nationwide survey designed to provide communities with 

annual demographic data (based on a sample size of about 3 million addresses).   Based on results of the 2009 and 2009 ACS, 

a total of 1,898,118 persons with disabilities lived in California as of 2009 (7.9% of the total population), which reflected a 

very slight decrease of -0.1% over the 1,920,577 persons with disabilities living in the state as of 2008.  West Virginia had the 

highest disability rate for people aged 16 to 64 years (16.8%), while Hawaii had the lowest rate (not statistically different 

from California, Colorado, Illinois, Minnesota, New Jersey, and Utah).36 
  

 Applying these data to the City of Bishop, it can be estimated that approximately 35 residents have disabilities (7.9% of the 

population, as per the California average), and that 24 of these residents have severe disabilities.  As discussed throughout 

this Housing Element, the Bishop housing stock includes a substantial number of affordable and accessible homes, both of 

which are critical to enable persons with developmental disabilities to live in integrated community settings, and a wide 

range of social services and specialized housing are also available. This Housing Element contains a new goal wherein the 

City will work with IMACA to develop an outreach program so that residents are aware of the housing resources available 

to persons with disabilities. 
 

 SB 520, approved in October 2001, prohibits housing discrimination on the basis of familial status or disability, and recasts 

earlier provisions pertaining to handicapped persons in terms of disabled persons. The law essentially clarified existing 

state requirements, including specifications for assessing housing needs, developing an inventory of housing constraints 

and resources (including land availability to meet needs), analyzing population and employment characteristics, identifying 

means to conserve existing affordable housing resources, a statement of applicable goals and policies, and development of a 

5‐year program to achieve those goals consistent with state requirements and regional housing allocations.  
 

 This Housing Element provides an assessment of disabled residents, establishes goals and policies that give priority to the 

housing needs of disabled, elderly, single‐parent and homeless residents with limited incomes, and identifies programs 

specifically designed to address the housing needs of this segment of the population. The programs include Community 

Development Block Grant funding, Housing Assistance Program rental assistance vouchers, use of density bonuses, rental 

                                                      
34City of Bishop, Ordinance 506, An Ordinance of the City of Bishop, State of California, Amending Ordinance No. 424 and §§17.04.080 & 17.80.010 of Title 

17 of the City of Bishop Municipal Code Respecting Nonconforming Uses. Passed and approved by the Bishop City Council, 28 July 2003.  
35 U.S. Census Bureau, P70-131, Americans With Disabilities: 2010, Matthew W. Brault, issued July 2012. 
36Census Bureau, ACSBR/09-12, Disability Among the Working Age Population: 2008 & 2009, American Community Survey Briefs, Matthew W. Brault, 

September 2010. 
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housing construction program funds, the energy crisis intervention program, enforcement of existing state laws, and 

enforcement of the Bishop Land Use Element guidelines pertaining to density limits. Additionally, the 5‐year action 

program includes specific goals for working with IMACA to develop an outreach program to inform Bishop residents of 

housing and services available for persons with disabilities.    
 

 Section 65584.09 

 AB 1233 (Jones), Chapter 614, Statutes of 2005, requires local governments to zone or rezone adequate sites, within the first 

year of the new planning period, to address any portion of the RHNA for which the jurisdiction failed to identify or make 

available sites in the prior planning period.   As described in §IIA above, the City has been stymied in its attempts to acquire 

or annex land for construction of housing.  Intense good-faith efforts to acquire land from the City of Los Angeles were 

unsuccessful. As discussed in §IV.A above, however, of the roughly 456 acres zoned for residential development in the City, 

approximately 195 acres, or 43%, are already zoned at 16 dwelling units per acre or higher.  Although the 2004 RHNA for 

above-moderate housing was not met, the City did remove obstacles to high-density, affordable housing and has continued 

to work closely with IMACA and other groups to develop senior and low-cost housing whenever possible.   
 

 Section 65583 

 Chapter 633, Statutes of 2007 (SB 2) strengthens housing element law to ensure zoning facilitates emergency shelters and 

limits the denial of emergency shelters and transitional and supportive housing under the Housing Accountability Act.  The 

law will facilitate efforts to address the critical needs of homeless populations and persons with special needs throughout all 

communities in California. Generally, SB 2 amends housing element law regarding planning and approval for emergency 

shelters and transitional and supportive housing as follows:  

o At least one zone shall permit emergency shelters without a conditional use permit or 

other discretionary action. 

o Sufficient capacity must be identified to accommodate the need for emergency shelters 

and at least one year-round emergency shelter. 

o Existing or proposed permit procedures, development and management standards must 

be objective and encourage and facilitate the development of or conversion to emergency 

shelters. 

o Emergency shelters shall be subject only to development and management standards that apply to residential or 

commercial uses within the same zone. 

o Written and objective standards may be applied as specified in statute, including maximum number of beds, provision 

of onsite management, length of stay and security. 

o Includes flexibility for jurisdictions to meet zoning requirements with existing ordinances or demonstrate that the need 

for emergency shelters can be met in existing shelters or through a multi-jurisdictional agreement.  

o Transitional and supportive housing shall be considered a residential use and subject only to those restrictions that 

apply to other residential uses of the same type in the same zone. 
 

 As discussed in Section III.A.7 (Special Needs), IMACA estimates that the homeless population in Bishop has grown in 

recent years.  Although there are no accurate homeless statistics available for the Bishop area, IMACA estimates that the 

population is growing.  Statewide statistics indicate approximately 36 homeless per 10,000 residents, which would indicate 

roughly 36 homeless in Inyo and Momo Counties combined, and approximately 13 homeless individuals in the Bishop City 

limits.  These estimates are higher than in 2009, when the Inyo County Mental Health Director estimated a total of 25 

homeless individuals in Inyo County, 5 of whom were thought to reside in the City.  The prolonged economic downturn has 

played a key role in this trend, and IMACA notes that daily calls and referrals for assistance have increased noticeably over 

the past year or so.   
 

 The County of Inyo Full Service Partnership (FSP), operated under the Mental Health Services Act (MHSA), provides 

services to children, Transition Age Youth (TAY), adults, and older adults.  Through provision of a nurse to meet the needs 

of older adults, the program has successfully integrated physical health care with mental health care to help elders to stay in 

their homes and manage their health and mental health needs.  The FSP works with local churches to offer free lunches to 

community members three days a week with staffing from a number of the TAY and adult clients who volunteer their time 

to help cook and serve the meals. The FSP also facilitates coordination and access to medications, clinical services, substance 

abuse services, vocational rehabilitation, benefits advocacy, and medical care, as well as assistance with finding housing, 

housing vouchers, and programs to foster the skills necessary to promote the most independent, least restrictive housing 

possible in the community. Community-based locations for the adult program will be obtained to help integrate these 

services into the community and help improve access. The MHSA operates two wellness centers in Inyo County, including 

The City permits 

second units in most 

residential zones. 
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one in Bishop and a second in Lone Pine.  The wellness centers  offer outreach by mental health staff, referrals for homeless 

individuals in need of mental health services, and other similar recovery and support programs.    
 

 Housing and employment services are a critical component of the FSP. A ‘housing first’ model is used, in conjunction with 

developing a number of different housing options. Supportive housing services are provided. An array of support services 

are available that are intended to promote housing stability, recovery, and wellness. Participation in these support services 

is voluntary and not a requirement for eligibility for any rent subsidy or housing voucher.37 
 

D.  NONGOVERNMENTAL AND MARKET CONSTRAINTS AND OPPORTUNITIES 
The very limited acreage of private land is by far the most significant constraint to achieving Housing Element objectives. Fees 

and site improvement costs, processing and permit procedures, building codes, land use controls, availability of public services 

and environmental considerations are important but do not impose significant constraints to development in Bishop.  Moreover, 

the cost of housing in Bishop has been substantially reduced since the 2009 Housing Element was adopted, primarily as a result of 

the recent economic downturn; as of July 2013, the City’s housing inventory is notably affordable in comparison with California 

housing generally. The discussion below focuses on the non‐governmental and market constraints to housing development.  
 

D.1  Limited Land Resources    

The City of Los Angeles is a significant land owner in the City of Bishop as well as the entire Owens Valley. As noted in previous 

sections, the total area of serviceable and residentially designated City of Los Angeles‐owned land in the city limits of Bishop 

could accommodate over 3,000 dwelling units. This is almost twice the number of dwelling units in the City of Bishop in the 1990 

Census. However, Los Angeles DWP has gradually reduced the housing stock in Bishop through the demolition of older 

dwellings on DWP‐owned land.  As in prior years, the purpose of Los Angeles DWP in the Owens Valley is to procure water for 

southland uses.  The City of Los Angeles has secured land and water rights throughout the Bishop region and generally has not 

released land for residential development. Where the City of Los Angeles has released land for development, it primarily has 

been for non‐residential uses. This policy has severely restricted housing development in Bishop and the Owens Valley. It 

remains the number one housing growth constraint in Bishop.  
 

Although City of Los Angeles lands surround most of Bishop, the western boundary adjoins the Piute‐Shoshone Indian 

Reservation.  The tribe is a self-directed and nearly autonomous nation that is not subject to City regulations (Bishop cannot 

develop or govern the development of tribal lands) or to state mandates such as housing elements. It is tribal policy to use tribal 

lands for tribal purposes.  This constraint adds to the limited land resource available to the City in meeting housing requirements.  

The remaining acreage of privately held, developable property in the City of Bishop is very limited; as shown previously in Table 

23, less than 20 acres of privately-owned vacant land remains in Bishop, most in small parcels scattered throughout the City.   The 

zoning density overlays permit a considerable increase in density when land is redeveloped.  
 

D.2  Affordability (based on Current Trends in Housing Costs) 

The Bishop housing market has undergone wide fluctuations over the past decade.  To provide an updated snapshot of housing 

trends, several real estate sources were reviewed including the Market Activity Report (for the period from January 2010 through 

19 July 2013), the Real Estate Inventory-Supply and Demand Report Market Indicator (for the period from January 2010 through 19 July 

2013), July 2012 through 18 July 2013), an Inventory Comparison (for the period from July 2012 through June 2013), and to provide a 

basis for comparison the Current Market Statistics (from January 2007 through December 2010).  A good overview of regional 

trends is provided in Table 31 below, which summarizes total sales for the 4 year period from 2007 through 2013.  These data 

show a continuous and continuing decline in values (a 34.2% drop over the 6.5-year period), coupled with continuous increases in 

sale volume and associated reductions in days on the market.  For the 2- square mile Bishop area, the median price of homes 

reached a high of $413,980 in 2007; values have been falling since then, with a current average value of $272,447 as of July 2013.   
 

Table 31 

BISHOP RESIDENTIAL MARKET ACTIVITY 2007-2010 

 2007 2008 2009 2010 2011 2012 2013 

Homes Sold/Month NA 7.9 7.9 8.7 9.3 11.1 10.7 

Days on Market NA 140 129 75 89 96 76 

Average Sales Price $413,982 $359,409 $327,055 $289,834 $268,562 $271,174 $272,447 

Current Supply 4.3 months 3.7 months NA 6.3 months 5 months 4.2 months 4 months 

 

                                                      
37 Inyo County Behavioral Health, Mental Health Services, Mental Health Services Act (MHSA), Annual Update Fiscal Year 2011/2012.  
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Table 32 summarizes total residential sales for the entire Bishop multiple listing service for the past 3 and one-half years. 
 

Table 32-MARKET ACTIVITY SUMMARY JANUARY 2010 – JULY 2013 

HOUSING 

TYPE 

NUMBER 

SOLD 

DAYS ON  

MARKET 

AVERAGE LIST 

PRICE 

AVERAGE SALE PRICE/ 

% OF LIST PRICE 

# CURRENTLY 

PENDING 

Single Family 504 145 $323,468 $272,031 / 84% 481 

Condominium 29 189 $208,677 $205,452 /  98.5% 30 

Mobile Home 198 143 $33,325 $29,131 / 87% 184 

Multi-Family Bldg 16 162 $286,606 $206,639 / 72% 14 

 

These data show that all housing types in Bishop are today significantly lower in price than when the prior Housing Element was 

completed in 2009.  Nonetheless, rental and mobile homes remain an important affordable housing option in Bishop, available to 

a wider range of potential buyers than single-family units.  Table 33a summarizes rental values for the first quarter of 2013 and 

Table 33b summarizes mobile home sales in the larger Bishop area for each of the four quarters between July 2012 and July 2013.  

The data suggest that rental and mobile homes in Bishop have remained affordable to even very low income residents, though the 

available supply has been limited through this period.   
 

Table 33a 

RENTAL VALUES FIRST QUARTER 2013 

RENTAL CATEGORY RENTAL RATES 

Single Family Home $1,100-$1,400/month 

2-bedroom apartment $600-$900/month 

1-bedroom/studio apartment $400-$600/month 

 

Table 33b 

QUARTERLY MOBILE HOME SALES DATA JULY 2012 - JULY 2013 

 7-19-12 to 10-18-12 10-19-12 to 1-18-13 1-19-13 to 4-18-13 4-19-13 to 7-18-13 

Days on Market 70 59 0 8 

Average List Price $15,900 $46,900 0 $32,950 

Average Sales Price $13,500 $46,900 0 $31,450 

Average List/Sale % 85% 100% NA 95% 

Sold Listings 1 1 0 4 

 
D.3  Land Prices  

Land costs are a major contributor to overall housing production prices. The very small amount of privately owned vacant land 

appears to contribute to land costs, at least as compared to a similar community without the constraints noted previously. As a 

result the ʺfiltering downʺ process, which can enable lower income or first‐time buyers to enter the housing market, is affected.  

Although no data was available for the City proper, data for the 20 square mile Bishop area indicates that there were 4 

commercial lots and 188-acres of vacant land lots sold between January 2010 and July 2013. 
 

D.4  Construction Costs  

Construction costs include materials, labor, financing charges and builder profit. These costs will vary depending on structural 

requirements (such as snow, wind and seismic conditions) and by the quality of the construction (such as roofing materials, 

carpeting, cabinets, bathroom fixtures and other amenities). Because of these factors, it is hard to establish an absolute measure of 

construction cost. According to data obtained from Eastern Sierra Realty, residential properties are currently averaging about 

$153 per square foot in the Bishop City limits for active listings, compared with $164 for recent sales in the City limits38; by 

comparison, homes were averaging about $200 per square foot in 2009, $135 in 2001 and $50 per square foot in 1995.  Custom 

homes and units with extra structural requirements or amenities can run much higher.   
 

 

 

                                                      
38 Eastern Sierra Realty, Listing Statistics, January 1, 2013. 



    

DRAFT 2014 HOUSING ELEMENT UPDATE   50 

D.5  Conclusions  

The data presented above indicate that Bishop housing costs have declined considerably since the 2009 Housing Element was 

completed, as is true elsewhere in California and beyond.  The National Association of Realtors (NAR) notes that the housing 

market is now strengthening nationwide.  As of May 2013, NAR records show a 4.4% increase in existing-home sales and a 2.9% 

increase in prices in the Northeast (compared with the first quarter of 2012); in the Midwest, sales increased by 15% and prices by 

8.2% in the same period, and in the South sales increased by 13.3% along with price increases averaging 9.3%.   In contrast, 

housing supplies in the west have remained sharply limited: existing home sales increased only 0.6% since the first quarter 2012, 

while prices have increased by 24.4%. 39  

Despite the short supply, price increases have not been reflected in the Bishop housing market to date.   Bishop continues to offer 

a range of affordable housing opportunities such as HUD’s Housing Choice Voucher housing assistance, assistance offered by the 

California Housing Finance Agency, privately owned mobile home parks, and various programs available through IMACA and 

Mammoth Housing.  If and as housing costs increase, however, the City may again face challenges associated with a 

comparatively low income job base and high housing costs.   An increase in the supply of rental units could help to alleviate this 

concern as the City continues to work with the City of Los Angeles to obtain lands (through lease or purchase) for the 

construction of affordable housing projects.   Both approaches are reflected in the 5-Year Plan below.  Mammoth Housing 

Authority offers down-payment assistance programs to assist families and individuals without sufficient incomes or equity to 

enter the housing market.  Finally, it remains a very high priority to continue to encourage the City of Los Angeles to release 

residential land within the present urban boundary that can be used to meet long term housing opportunities in the City of 

Bishop. Other programs are described under Item F (Affordable Housing Resources).   

 

E.  RHNA COMPLIANCE  
HCD’s 2012 Regional Housing Need Allocation Plan for Inyo County Local Governments 

reflects a number of changes from the allocation prepared by HCD in 2009.  The 

projected 2014-2019 0.45% annual household growth rate is now less than half the 1.3% 

rate used in 2008, vacancy rates are now higher (2% for owners versus 1.8% in 2007; the 

renter vacancy rate was held steady at 5%); and the ‘Rural County’ 150% increase 

adjustment used in 2008 has been replaced by a one-time reduction in projected need to 

reflect unprecedented economic conditions over the planning period.  Although Bishop 

did not meet the numeric goals for the prior housing element compliance period (2009-2014), the City has striven to comply with 

the underlying RHNA objectives (per §65584(d), as discussed below:   
 

1. RHNA GOAL 1 - Increase the housing supply and the mix of housing types, tenure and affordability in an equitable 

manner.  Since housing prices in Bishop have abated substantially in recent years, the housing inventory is now 

affordable to an increased number of residents.  HUD lists a total of 4 affordable rental housing facilities in Inyo County 

as a whole.  Three of these facilities are located in the City of Bishop:  the Sunrise Mobile Home Park on McIver, the 

Valley Apartments on East Clarke, and Willow Plaza Apartments on Willow Street.  HUD lists only one other affordable 

rental facility in Inyo County – the Mt. Whitney Apartments, located in Lone Pine (about 60 miles south of Bishop).40 

Bishop has continued to work closely with IMACA to preserve these affordable facilities, and has also worked with 

Mammoth Housing and local mobile home park owners to ensure that every possible affordable housing resource is 

preserved and expanded where possible.   

2. RHNA GOAL 2 – Promote infill development and socioeconomic equity, environmental protection and efficient 

development patterns.  During 2012, Bishop applied for funding through the Sustainable Communities Grant Program, 

missing the scoring cutoff by less than 1% (Bishop plans to reapply for the 3rd and final funding cycle in 2014).  As noted 

in that application, Bishop has invested $5 million in downtown improvements and planning has focused on 

consolidating uses in the city rather than expanding into surrounding unincorporated lands. By focusing on infill, the 

Bishop General Plan has avoided encroachment onto the open space areas immediately surrounding the city. Creation 

and later expansion of the downtown mixed use overlay zone (since the 2009 Housing Element was adopted) has 

established an area of Bishop where infill residential development is permitted by right and encouraged.  The overlay 

                                                      
39 National Association of Realtors, Metro Area Home Price Growth Trend Continues in First Quarter, News Release, May 9, 2013. www.realtor.org/topics/housing-

affordability-index.  
40 Housing and Urban Development Department (HUD), www.hcd.ca.gov/fa/docs/affrdble-housing/ARHD_Inyo_01-10-13.pdf  
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zone, in combination with the nearby Warren Street Improvement Project, will also update the downtown core area and 

may contribute to the City’s parallel efforts to balance jobs and housing (see below). 

3. RHNA GOAL 3 – Promote an improved intraregional relationship between jobs and housing.  The City of Bishop is in 

the very early stages of a targeted General Plan Update and Code Revisions that will include policies and regulations 

supporting housing in close proximity to commercial and public services, and economic development that maximizes 

efficient use of infrastructure (including the new fiber optic cable serving the length of Owens Valley). The programs 

will include a sustainable economic strategy that examines existing and future land use and housing demand in the 

context of job growth and policies, programs and codes to encourage public and private investment in the community.  

4. RHNA GOAL 4 – Allocate housing need in proportion to the availability of supply in a given category.   The 2012 

need allocation for Bishop is similar (in terms of the proportion of need at the very low, low, moderate and above 

moderate income levels) to the allocation in 2008.  HCD made very a slight decrease in the City’s proportion of very low 

income units (from 23.6% to 23.4% now), and a somewhat larger decrease in the City’s proportion of above-moderate 

income units (from 45% to 43.7% now); the proportion of low income units was increased from 13.6% to 14.9% now, and 

the proportion of moderate income units increased from 17.3% to 18.1%.  These adjustments suggest that Bishop income 

levels may have slipped very slightly in relation to Inyo County incomes as a whole, but the proportions are generally 

unchanged overall.  Bishop is in the early stages of developing an economic development strategy to diversify job 

opportunities, and associated household income, by capitalizing on the new fiber optic cable.  (Note too that HUD lists 3 

affordable rental housing facilities in Bishop:  the Sunrise Mobile Home Park on McIver, the Valley Apartments on East 

Clarke, and Willow Plaza Apartments on Willow.  Beyond the 3 Bishop facilities noted above, HUD lists only one other 

affordable rental facility in Inyo County – the Mt. Whitney Apartments, located in Lone Pine (see RHNA Goal 1, above).  
 

F.  AFFORDABLE HOUSING RESOURCES  
Provided below is an outline of the wide range of programs designed to facilitate the construction, acquisition, rehabilitation 

and/or preservation of affordable rental and ownership housing, homeless shelters and transitional housing, public facilities and 

infrastructure, and the development of jobs for lower income workers.41  Several state and federal programs are also designed to 

assist in the provision of these services.  Note that the state Legislature in 2011 approved the dissolution of all California 

redevelopment agencies, and the agencies were officially dissolved as of February 2012; as a result, the Redevelopment Set-Aside 

programs are no longer applicable and have been deleted from the 2014-2019 Housing Element discussion of potential affordable 

housing resources.    
 

F.1  Development Block Grant (CDBG)  

CDBG funds represent another resource to improve the quality of life for residents of Bishop. CDBG monies have in the past been 

used for a variety of projects benefiting low and moderate income households, including fund for the low‐moderate senior 

housing facility at Sunrise Park. Block grant monies can also be used for rehabilitation, repair and loan programs. In recent years, 

the City’s applications for CDBG funding have not been successful.  In recent communications with HCD staff, the City has 

gained added insight into how future applications might be structured to compete more successfully for the available CDBG 

programs, and was able to utilize the information in a recent successful CDBG application, part of which will fund IMACA 

improvements to the Valley Apartments, and part of which will preparation of an update to the Economic Development Element 

of the Bishop General Plan.  HCD has awarded funding for both of these projects.  IMACA plans to use its $1 million in funding 

to refurbish the Valley Apartments (which represent an important component of the affordable housing stock), and the City plans 

to use the Economic Development Element update to create an expanded base of long-term professional employment 

opportunities to benefit residents (particularly young residents) in Bishop and surrounding communities. HCD administers the 

federal CDBG program for non‐entitlement cities and counties (including Bishop). CDBG funding could be pursued through the 

following programs:  

 Housing rehabilitation: Eligible activities are health and safety and complementary improvements made to units 

occupied by low-income households. Such improvements may include repair or replacement of foundations, roofs, 

siding, flooring, plumbing, and electrical systems. Rehabilitation may also include repair or installation of water or 

sewer laterals on private property, and complementary rehabilitation activities such as repainting and recarpeting.  

 Activities in support of housing new construction may include: land acquisition; water and/or sewer improvements (to 

provide increased capacity needed); site improvements; clearing of site; construction of directly-related streets, 

curbs/gutters and sidewalks, parks, and recreation facilities; pre-construction studies, plans and funding applications; 

acquisition, rehabilitation or cost write-down of existing housing; and down-payment assistance and closing costs 

 Community facilities: Eligible activities include acquisition, rehabilitation, or new construction of buildings and 

grounds for public purposes such as training, health, education, recreation, nutrition, emergency shelter, day care, or fire 

                                                      
41Department of Housing and Community Development website, http://www.hcd.ca.gov/fa/  
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protection, or the removal of architectural barriers from public buildings.  

 Public services: CDBG funds may be spent for labor, supplies and materials used to provide or improve services (such 

as employment, crime prevention, child care, health, drug/alcohol abuse prevention, and/or recreation). 

 Public works: activities to correct health and safety hazards include acquisition, construction, rehabilitation and 

installation. 
 

F. 2  Housing Choice Voucher (HCV) Program  

The Housing Choice Voucher Program (formerly Section 8) rental assistance vouchers extend rental assistance to low income 

families and elderly or disabled which spend more than 30% of their income on housing. The subsidy represents the difference 

between the excess of 30% of the monthly income and the actual housing cost. Vouchers permit tenants to locate their own 

housing and, unlike prior programs, participants are permitted to rent units beyond the federally determined fair market rent in 

and area provided the tenant pays the extra rent increment (vouchers are limited to the standard payment versus fair market rent; 

standard payment is usually lower than fair market rent).  IMACA is the designated agency in Inyo County to administer the 

HCV vouchers.  In 2004 there were 29 vouchers allocated to Inyo County residents (15 vouchers to Bishop residents), and 

currently, there are 29 vouchers allocated to Inyo County, 10 of which were issued to residents in the City of Bishop.    However, 

there are no available vouchers as of July 2013, and the waiting list includes 28 residents throughout Inyo County.  The Program 

is currently closed, and Stanislaus Housing Authority is not accepting any new applications, but may reopen in the future. 
 

F.3  Mobile Home Park Resident Ownership Program (MPROP)  

This program, offered by HCD, provides financial and technical assistance to mobile home park residents who wish to purchase 

their mobile home parks and convert the park to resident ownership. Loans are made to low income mobile home park residents 

or public organizations to control housing costs. Low interest short and long term loans are offered to cover the costs of: 

 Purchase (conversion) of a mobile home park by a resident organization, nonprofit entity or local public agency;  

 Rehabilitation or relocation of a purchased park;  

 Purchase by a low income resident of a share or space in a converted park.  
 

With nearly 20% of Bishopʹs housing stock comprised of mobile home units, this is an important program to allow tenants to 

control their housing costs. Where the present owner is a willing seller, the City can facilitate use of this program by advertising 

its availability to mobile home park residents and by serving as co‐applicant for resident organizations applying to HCD for 

funding.  The City also provides information to residents about MPROP units that have become available (usually through 

vacancy) and assists in the sale of MPROP units.  As of July 2013, there are three units available with a long list of potential 

buyers.  The City collaborates with a real estate agent in assisting potential buyers submit offers and obtain loans.  All of the 

MPROP units in Bishop fall within the low or very low income categories.  

 

F.4  Senior Shared Housing  

The Senior Shared Housing Program is no longer operating in Bishop or Inyo County.  The 2009 Housing Element described this 

as a program operated by the Inyo Mono Area Agency on Aging (IMAAA) to help seniors locate roommates to share housing, 

thereby generating additional income to support the household.  IMAAA has been replaced by the Eastern Sierra Area Agency on 

Aging (ESAAA), and although ESAAA continues to provide a range of services to senior citizens in Inyo and Mono Counties, the 

services no longer including housing assistance.  
 

F.4  Single Room Occupancy (SRO)  

The closure of a motel can open up opportunities for conversion of existing units into transitional housing units called SROs.  

SROs are like apartments with the exception that common kitchen facilities may be used when separate facilities are not available 

in each unit. SROs are less costly to rent and maintain than full service units. With support from the City of Bishop, IMACA 

converted a motel into affordable apartments for senior housing; however, in this instance, separate kitchen facilities were 

provided.   This housing is still owned and operated by IMACA.  In addition, as noted in §IV.B, the City and IMACA have had a 

long-term interest in the potential acquisition of two additional motel sites that may be suitable for SRO or other similar 

affordable housing conversation projects.  These sites include the existing Elm Street Motel located at the corner of West Elm and 

North Warren Street, and the existing Starlight Motel located at Short and Sneden.  With respect to the Elm Street Motel, IMACA 

had previously made a bid to acquire this site in 1998 and had the funds available to proceed, but the deal fell through due to 

problems in the real estate transaction. Since 1998, the owner has not shown an interest in selling, but IMACA has continued to 

keep an eye on this site for possible future purchase. With respect to the Starlight Motel, IMACA has received prior offers to but 

has not accepted previously due to the absence of sufficient funds.  However, the site is well suited for conversion as an 

affordable living unit and IMACA has maintained continued interest in future acquisition when a suitable funding opportunity is 

identified.  There has been no change in status for either the Elm Street Motel or the Starlight Motel.    
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F.5  Building Equity and Growth in Neighborhoods Program (BEGIN) 

This HCD program is designed to reduce local regulatory barriers to affordable ownership housing, and provide down-payment 

assistance loans to qualifying first-time low- and moderate-income buyers of homes in BEGIN projects.  It offers grants to cities, 

counties, or cities and counties to make deferred-payment second mortgage loans to qualified buyers of new homes, including 

manufactured homes on permanent foundations, in projects with affordability enhanced by local regulatory incentives or barrier 

reductions.  It also offers loans by grant recipients at simple interest to qualifying homebuyers, not to exceed 20 percent of home 

sales price or $30,000, whichever is less.   As of July 2013, IMACA has three grants in the BEGIN program through Mammoth 

Housing, but none of the grants are for projects in Bishop.  
 

F.6  CalHome Program 

The CalHome program was established to enable low and very-low income households to become or remain homeowners. 

Program funds are available for public agencies or nonprofit corporations in the form of:  

 Grants for first-time homebuyer down payment assistance, home rehabilitation, including manufactured homes not on 

permanent foundations, acquisition and rehabilitation, homebuyer counseling, self-help mortgage assistance programs, 

or technical assistance for self-help homeownership.  

 Loans for real property acquisition, site development, predevelopment, construction period expenses of homeownership 

development projects, or permanent financing for mutual housing and cooperative developments. Project loans to 

developers may be forgiven as developers make deferred payment loans to individual homeowners. 

 Assistance to individual households in the form of deferred-payment loans, payable on sale or transfer of the homes, or 

when they cease to be owner-occupied, or at maturity. 
 

F.7  HOME Program  

The HOME Program was created under the National Housing Affordability Act of 1990. Under HOME, HUD awards funds to 

localities on the basis of a formula that considers the ʺtightnessʺ of the local housing market, inadequate housing, poverty, and 

housing production. HOME funding is provided to jurisdictions to assist either rental housing or home ownership through 

acquisition, construction, reconstruction, and/or rehabilitation of affordable housing. Also possible is tenant‐based rental 

assistance, property acquisition, site improvements, and other expenses related to the provision of affordable housing. Assistance 

is also available for projects that serve a group identified as having special needs related to housing. The local jurisdiction must 

make matching contributions to affordable housing under HOME. The State administers the HOME program for non‐entitlement 

jurisdictions like Bishop, and has $44 million in funding to distribute state‐wide during each fiscal year. The City of Bishop will be 

notified of funding availability by HCD, and IMACA has indicated an interest in pursuing this program to apply for funding in 

support of the Silver Peaks project (as noted earlier, the City is current obtaining an appraisal with the goal of submitting a 

purchase offer, if feasible, in support of this project).  Mammoth Lakes Housing has also participated in Home Program funding 

opportunities and will assist with future applications as the opportunities arise.  
 

F.8  Density Bonus Law  

State Government Code §65915, amended by SB 1818, provides for density bonus or similar incentives when a housing developer 

agrees to construct at least one of the following:  

 10% of total units in a housing development for persons/families of lower income as per Health & Safety Code §50079.5  

 5% of the total units of a housing development for very low income HH as defined in Health and Safety Code §50105.  

 Thirty-five units of a housing development for qualifying senior residents as defined in §51.2 of the Civil Code.  

HCD has significantly reduced these goals since the 2004 Housing Element was adopted in response to feedback from builders 

and developers. The Density Bonus Law is intended to provide an incentive to developers to provide low income housing, senior 

housing or both to provide a balance of housing opportunities in the City. As part of the density bonus program, the City may 

consider granting a density bonus or, in lieu of granting a density bonus, the City may grant an incentive of direct financial 

assistance programs. In order to assure the long‐term affordability of housing units, the developer may be required to enter into a 

development agreement or other binding contract with the City, and bonus programs are be subject to compliance with adopted 

urban water management plans and other service constraints and programs.  The City continued to support the use of density 

bonuses but has not had an opportunity due to the lack of development in Bishop over the past 5 years,  

 

F.9  Non‐Profit Housing Development Corporations (HDC)  

The non‐profit Housing Development Corporations promote, assist or sponsor housing for low and moderate income persons. 

An HDC does not build ʺpublic housing;ʺ rather, it builds or rehabilitates housing for people who cannot afford market rate 

housing but whose incomes are generally above the poverty level and acts as the applying agency for grants and loans. To keep 

rents within affordable limits, government assistance of some kind is usually necessary. Thus, such housing is often referred to 

as ʺassisted housing.ʺ An HDC may build rental housing or sponsor housing developments intended for ownership. IMACA has 
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managed and owned some affordable housing projects county‐wide and is currently pursuing several HCD housing programs in 

the City of Bishop, particularly the 72-unit Silver Peaks affordable housing project (as a joint endeavor with the City of Bishop). 

IMACA has sought and will continue to seek additional affordable housing opportunities such as this program affords. 
 

F.10  Hope for Homeowners (H4H) Program The federal Housing and Urban Development Dept. (HUD) offers a wide range 

of programs to assist homeowners modify and/or refinance their home loans.  The range of available programs and assistance has 

been expanded over recent years to respond to the economic recession. Included are programs to modify or refinance loan 

payments, programs specifically designed to help homeowners with ‘underwater’ mortgages, assistance for unemployed 

homeowners, and managed exit programs for borrowers who cannot afford their mortgage or are dealing with foreclosure. 
 

F.11  Weatherization Program  

The Department of Energy, Weatherization Assistance Program (DOE WAP) has long served as the core program for delivering 

energy conservation services to low-income Californians. Through IMACA, the Weatherization Assistance Program reduces the 

heating and cooling costs for low-income families by improving the energy efficiency of their homes and ensuring their health 

and safety. Among low-income households, the program focuses on those with elderly residents, individuals with disabilities, 

and families with children. 
 

IMACA also administers the Low Income Home Energy Assistance Program (LIHEAP) on behalf of the State of California.  

Residents who meet income guidelines are eligible for roof, furnace or water heater repairs and replacements when funding is 

available.  Eligibility is 80% of state median income.   
 

F.12  Energy Crisis Intervention Program (ECIP)  

The ECIP is another very active program in Bishop, and approximately half of Inyo County’s funds are expended in serving 

Bishop households enrolled in the Energy Crisis Intervention Program (ECIP) and the weatherization program.  ECIP is available 

each year as either $300 for electricity or 2 cords of wood, or $700 in propane or $700 in wood pellets.  The LIHEAP Weatherization 

Program assists about 20 eligible low-income Bishop families and individuals each year with up to $3,000 in energy conservation, 

home repairs and heating and cooling assistance in the form of propane, pellets, kerosene, oil or electricity support to  
 

F.13  Homeless and Emergency Shelter Programs 

HCD administers several programs for the funding of homeless and emergency shelters.  Included are: 

 Emergency Housing and Assistance Program Operating Facility Grants (EHAP) provide facility operating grants for 

emergency shelters, transitional housing projects, and supportive services for homeless individuals and families.  Each 

county receives a formula grant allocation; 20% of the total allocation is available to non-urban counties to provide direct 

client housing, including facility operations and administration, residential rent assistance, leasing or renting rooms for 

provision of temporary shelter, capital development activities of up to $20,000 per site, and administration of the award 

(limited to 5 percent). 

 Emergency Housing and Assistance Program Capital Development (EHAPCD) funds capital development activities 

for emergency shelters, transitional housing, and safe havens that provide shelter and supportive services for homeless 

individuals and families through deferred payment loans at 3 percent simple interest, forgiven when loan term is 

complete. Term ranges from 5 to 10 years based on the development activity.  Again, 80% of the total allocation is 

available to urban counties, and 20% to non-urban counties. 

 Governor's Homeless Initiative is an interagency effort aimed at reducing homelessness.  The funding program 

component of the Governor’s Homeless Initiative assists with the development of permanent supportive housing for 

persons with severe mental illness who are chronically homeless. It is a joint project of HCD, the California Housing 

Finance Agency (CalHFA), and the Department of Mental Health (DMH). The program provides deferred payment 

permanent loans under HCD’s Multifamily Housing Program (MHP); construction, bridge and permanent loans from 

CalHFA; and limited grant funds for rental assistance from DMH.  These loans may be used for new construction, 

rehabilitation, or acquisition and rehabilitation of permanent rental housing, and the conversion of nonresidential 

structures to rental housing. Projects must have commitments of Mental Health Services Act funds for supportive 

services, and typically require rent subsidies as well.  
 

F.14  Other Affordable Housing Resources  

The City of Bishop operates a code enforcement program that is focused on the elimination of housing conditions that violate 

public health, safety and welfare codes. The following are additional programs currently undertaken by the City to provide new 

housing and improvement of existing housing stock:  

 Continue streamlining all planning procedures to assist developers.  

 Encourage use of the Title 1 Loan Program to provide low interest loans to low and moderate income home owners who 
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need to borrow for rehabilitation work.  

 Permit mobile and modular housing on residential lots.  

 Enforce energy regulations to provide better housing and lower maintenance costs. 

 Take advantage of ongoing programs to assist developers in site selection and utilization of existing federal and state 

programs to construct or rehabilitate units for low and moderate income housing.  

 Use state/federal loans & grants for public improvements; retain tax dollars for infrastructure development & 

maintenance. 

 Allow construction of second units on residentially zoned lots consistent with state law.  

 Continue to support equal opportunity actions.  

 Enforce State regulations for disabled residents (Title 24 and SB 520).  

 Encourage the maintenance of all residential units even if nonconforming as a means of conserving the housing stock.  

 Promote the establishment of programs that are aimed at maintaining existing housing units that are in need of repair.  

The City works closely with IMACA, Wild Iris, Mammoth Housing and the County Department of Mental Health Services to 

obtain available grants and loans to assist at-risk populations, including the homeless, disabled, elderly, low-income and those 

with mental health problems.  The lack of availability of developable sites hampers the City’s ability to acquire and construct 

projects under some of these programs.   
 

A. GOALS  
The City of Bishop General Plan Land Use Element establishes the following housing goal: ʺTo provide for quality residential life by 

maintaining and improving the existing housing stock and by insuring that the housing needs of the entire community are being met. This 

goal includes the provision of housing for the special housing needs of the elderly, low income families, handicapped, and individuals requiring 

group residential care.ʺ Other housing goals described in the Land Use Element of the General Plan include:  

 “The City will encourage the Los Angeles DWP to coordinate a long‐term land development plan in the Bishop planning area that will 

allow needed commercial, residential, and industrial development to take place.”  

 “To encourage the balance and diversity of housing types to more closely reflect the needs of various income groups in the City of Bishop.”  

 “To encourage development of higher density development within walking or bicycling distance to the City’s business and commercial 

areas.”  

 “To provide adequate housing opportunities for low and moderate income households as required by the State of California.”  
 

B.  ASSOCIATED HOUSING POLICIES  
The City’s residential goals are supported by a number of specific policies. Relevant residential policies contained in the General 

Plan Land Use Element are outlined below.  

 “The City will encourage the Los Angeles DWP to coordinate a phased release of residentially zoned areas of Bishop.”  

 “The City of Bishop, in conjunction with the City of Los Angeles and Inyo County, should identify all lands which are not directly 

related to the provision of water or power and to provide an appropriate means of conveying these lands to private citizens or the 

City for implementation in accord with the policies of this plan.”  

 “As a high priority for residential development, the City will encourage in‐fill and redevelopment of existing private land into 

residential densities specified on the land use map.”  
 

Additional policies and programs supported by the City are outlined below:  

 The City supports legislation aimed at providing adequate housing for all economic segments of the community.  

 The City will continue to work with IMACA, Mammoth Housing, and Inyo County to improve the supply and quality of 

the regional housing stock.  

 The City supports construction of subsidized housing, rehabilitation and rental assistance for very low, low and 

moderate incomes, and special needs households.  

 The City encourages modular, prefabricated and other innovative housing designs that reduce housing costs.  

 The City encourages maintenance of all residential uses, even if new or non‐conforming, and upgrades to new, existing 

and proposed residential units  

 In all housing programs, priority should be given to local groups or individuals with demonstrated housing needs 

including the elderly, disabled, homeless, households headed by a single parent and income limited households.  

 Local financial institutions are encouraged to become involved with programs which expand home ownership and 

rehabilitations opportunities.  

 The City supports state and federal law on non‐discrimination in housing.  

 The City supports efforts of IMACA and Mammoth Housing to provide housing in Bishop and throughout Inyo County.  

 The City supports granting a density bonus to developers of projects agreeing to comply with requirements of 

Government Code § 65915 as modified by SB 1818.  
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 In conjunction with Inyo County, the City of Bishop encourages the City of Los Angeles to do the following:  

o Consider developing an action plan with short‐term (i.e., 5‐year) and long‐term (i.e., 15 or 20‐year) goals for 

enabling the City of Bishop to acquire and annex City of Los Angeles lands, including criteria for selecting identified 

parcels and steps to comply with Los Angeles DWP requirements.  

o Explore a program allowing Bishop to acquire City of Los Angeles lands by direct purchase rather than auction.  

o Develop an inventory of City of Los Angeles land and dwellings in Bishop, and convey to private entities those 

lands that are not essential to the City of Los Angeles DWP operations.  

o Revise the residential lease/rental policy to permit the long term lease of City of Los Angeles‐owned residential 

units to private persons.  

o Adopt a policy of not demolishing older dwellings until a rehabilitation assessment can be made; where feasible, 

permit the concurrent long term lease and rehabilitation by private persons.  

 The City of Bishop will maintain the R-3 and R-2 zones for multiple dwelling units. 

 In compliance with SB 1960, the City shall consider a mobile home constructed to the 1974 HUD standards and affixed to 

a permanent foundation to be a single family dwelling for the purposes of zoning and land use regulations.  The 

definition of a single family dwelling has been revised to include such mobile homes.   Design criteria permitted under 

the law relating to appearance may be applied. 

 The City shall comply with AB 1866 and all other relevant state and local laws and ordinances.  In reviewing housing 

projects designed to meet the elderly, disabled and other special needs groups, the City will consider lifestyle issues, 

particularly as it relates to the density limits established in the Land Use Element.  

 Bishop supports County Veterans Service Office assistance to veterans on state and federal veterans housing programs.  

 The City encourages in‐fill & redevelopment of existing private land for residential use consistent with the land use map.  

 The City assists developers to construct affordable housing within the city limits.  

 The City encourages maintenance of units and properties in need of repairs in order to reduce the number of units in 

need of complete replacement in the future.  

 The City will continue to work with local employers who have expressed interest in assisting with housing development 

activities in order to attract and retain employees. Discussions will touch on the following issues:  

o Consider conditional use permits for on‐site housing at employment sites  

o Explore ways in which local employers can assist IMACA  

o Investigate tax incentives that support affordable housing development  

 The City will consider increasing the range of residential uses permitted in the mixed use overlay zone. 

 As part of the economic development strategy, Bishop will explore ways in which the Warren Street Improvement 

Project can facilitate housing opportunities in the overlay zone to help meet the housing needs of an increased job base.    
 

C.  ACTIONS – FIVE YEAR HOUSING PROGRAM  
The Bishop Housing Element policies and actions were developed as a result of an analysis of existing and future housing needs 

contained in the Planning Analysis. The Analysis concluded that, in general, the housing needs of the community will continue to 

be met by the private sector. However, the Analysis also indicated that the private sector will not be able to meet the needs of all 

present and future residents. In particular, many of the City’s elderly, younger and single parent households will have 

considerable difficulty in obtaining and maintaining housing. These difficulties include excessive payment for rents due to an 

undersupply of affordable rental units, a market closed to many first time buyers, and displacement and loss of repairable units 

resulting from commercial development and higher intensity residential uses.  
 

While the causes of these problems are varied, several are inherent in Inyo County. A shortage of available land due to extensive 

public ownership, a relatively high proportion of senior citizens and service industry employed households, an absence of 

governmental housing funding capability, obstacles and constraints on the private sector, and a community preference for single 

family ownership units all contribute in varying degrees to the existing problem. 
  

The Five‐Year Housing Program below identifies specific programs aimed at these particular housing‐related problems. The 

Housing Program encompasses actions considered most likely to be effective in meeting community housing needs. The financial 

resources needed to provide ʺadequate housing for all economic segmentsʺ are largely available from state and federal housing 

agencies in the form of grants, loans and other forms of assistance. The Bishop‐based IMACA was created for this purpose and 

will continue to assume the major responsibility for achievement of the housing objectives contained in this Housing Element.  
 

In addition, the City will continue to maintain corporate and police powers for meeting the City’s housing and economic 

development objectives including zoning and assistance with grant applications in conjunction with the specific program 

components of the overall Housing Action Program. The City also will support IMACA (and Mammoth Housing) in providing 
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non‐market rental housing opportunities for low, moderate and special needs households and individual through the 

construction of assisted housing, rental assistance, rehabilitation and other direct housing assistance. 
  

This Housing Program as shown in Tables 34 and 35 sets forth a five-year schedule of actions for the City of Bishop to implement 

housing policies and achieve identified housing goals. The City will strive to review and adopt feasible policy goals as soon as 

possible, and will continue to work diligently to purchase or lease land from the City of Los Angeles.   
 

Table 34 

CITY OF BISHOP HOUSING PROGRAM GOALS FOR 2014‐2019 

OVERALL 5‐YEAR HOUSING PROGRAM GOALS 
 

1. CITY OF LOS ANGELES LANDS:   Continue to work with City of Los Angeles towards purchase, transfer or long-term 

lease of vacant City of Los Angeles DWP land to the City of Bishop for residential development, including affordable housing.  

Establish a dialogue with the new Los Angeles Mayor and administration to facilitate renewed opportunities for this key housing 

element goal.  Timeline:  Ongoing.    
 

2. HCD LEASE TERMS:  Work with HCD to seek a case-by-case waiver that would allow HCD funding on property 

leased for 40 years (which is the maximum allowed by the City of Los Angeles) instead of 55 years (which is the current minimum 

period set by HCD) and to seek assistance in resolution of incompatible loan terms wherein federal and state agencies will 

consummate a grant only after the other agency makes the first loan commitment.   Seek HCD assistance in establishing program 

terms that allow the City of Los Angeles and the City of Bishop to share affordable housing credits in cases where LADWP lands 

are sold or leased through the aegis of the City of Bishop for the purpose of providing affordable housing opportunities.   

Timeline:  Ongoing. 
 

3. GRANT FUNDING:  Maximize value of 2013 CDBG funds for rehab of Valley Apartments and for updating the 

Economic Development Element, and continue to pursue all applicable grant and funding opportunities to assist in the further 

development of affordable housing and employment opportunities for current and future Bishop residents.   Timeline:  Grant 

monies to be expended within 3 years; grant review process to be annual and ongoing with goal of submitting at least one 

application during the planning period.   
 

4. UPDATES TO THE GENERAL PLAN LAND USE & ECONOMIC DEVELOPMENT ELEMENTS.  The City is 

currently in the very early stages of a process that will eventually update the General Plan Land Use Element and Economic 

Development Element.  It is anticipated that the updated Land Use and Economic Development Elements will explore the value 

and feasibility of establishing an expanded range of residential designations compatible with mixed land uses, similar to the 

range of land uses currently permitted in the downtown overlay zone.  Timeline:  General Plan updates to be completed within 3 

years (contingent on funding availability).   
 

5. WARREN STREET IMPROVEMENT PROJECT.  In tandem with the General Plan updates above, the City will 

consider whether the Warren Street Improvement Project may be expanded to support and extend the uses (particularly 

residential uses) of the downtown mixed use overlay zone.  Timeline:  Expanded uses within the Warren Street Improvement 

project area will be considered as part of the General Plan update process, over a period of 3 years (contingent on funding 

availability).   
 

6. MUNICIPAL CODE UPDATE:  Toward completion of the General Plan updates above, the City will evaluate an update 

to the Bishop Municipal Code to incorporate (as appropriate) the land use planning modifications developed through the General 

Plan process.  As part of this update, the City will also consider ways in which the zoning regulations can be modified to 

encourage higher density housing to support goals of the land use and economic development strategies. Timeline:  Municipal 

Code update to be completed within 4 years, following the General Plan updates (contingent on funding availability).   
 

7. PERSONS WITH DIABILITIES: Continue working with IMACA to strengthen programs that inform families in the 

City of Bishop about housing and services available for persons with developmental disabilities. Timeline:  General Plan updates 

to be completed within 3 years (contingent on funding availability).   
 

8. DENSITY BONUSES:  Continue to offer density bonuses to developers who construct infill projects as a means to 

optimize the availability of housing (despite significant limitations on available land) and facilitate the set-aside of 

affordable/senior/disabled housing units. Timeline:  Ongoing. 

 

9. MOBILE HOME PARK RESIDENT OWNERSHIP PROGRAM (MPROP):  Facilitate this program by advertising its 

availability to mobile home park residents and by serving as co‐applicant for resident organizations applying to HCD for funding 

in support of MPROP objectives. Timeline:  Ongoing. 
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10. MONITOR HOUSING STOCK: Continue to maintain an inventory of trailer parks, mobile home parks, and 

apartments; provide housing for disadvantaged populations, and monitor this housing stock to ensure that it remains affordable 

for low income and disadvantaged residents. Timeline:  Ongoing. 
 

11. AFFORDABLE HOUSING ASSISTANCE PROGRAM:  Continue to (a) support IMACA and Mammoth Housing 

Authority in identifying grant opportunities and in preparing grant applications for low- and extremely low-income housing 

projects, (b) provide  priority processing and a waiver or deferral of  building and remodel permit fees for projects that provide 

affordable housing assistance to assist extremely-low, very low, low and moderate income households, and (c) maintain outreach 

to developers to incentivize the development of housing for households earning 30% or less of Inyo County median family 

income.  Timeline:  Ongoing; grant review process to be annual and ongoing with goal of assisting IMACA and Mammoth 

Housing in the submittal of at least two applications during the planning period. 
 

12. PUBLIC EDUCATION:  Continue to assist IMACA in preparing and distributing literature about equal housing 

opportunities.  Provide information about weatherization assistance and utility cost reduction programs.  Timeline:  Ongoing. 
 

13. TRANSITIONAL AND SUPPORTIVE HOUSING:  Consider amending Ordinance 544 (Transitional and Supportive 

Housing) to reflect the revised definitions and requirements for Transitional Housing and Supportive Housing as adopted by the 

state in SB 745, and the requirements pursuant to SB 2.  Timeline:  Within 2 years of 2014 Housing Element adoption.   
 

Table 35 

PROGRESS TOWARD GOALS BY YEAR 2014-2019 

YEAR GOAL STEPS 

2014 CITY OF LOS ANGELES 

LANDS 

Continue to negotiate with the City of Los Angeles for purchase, transfer or 

long-term lease of vacant lands within the city limits.  Work with state and 

federal elected officials to develop support if appropriate. 

HCD LEASE TERMS Work with HCD to (a) obtain case-by-case waivers for HCD funding on the 55-

year lease requirement; (b) reconcile incompatible loan terms; and (c) share 

affordable housing credits with the City of Los Angeles on LADWP-owned 

properties that are used for affordable housing in Bishop. 

GRANT FUNDING Maximize value of 2013 CDBG grant awards and seek additional funding for 

affordable housing and employment opportunities for Bishop residents.  

GENERAL PLAN 

UPDATES 

Complete the Economic Development Element update (initiated in late 2013) per 

CDBG grant funding schedule requirements.  Initiate work on the General Plan 

Land Use Element drawing on land use recommendations identified in the 

Economic Development Element update.   

PERSONS WITH 

DIABILITIES  

Continue working with IMACA to strengthen programs that inform families in 

the City of Bishop about housing and services available for persons with 

developmental disabilities. 

DENSITY BONUSES Continue to offer density bonuses to developers who construct infill projects, to 

optimize the availability of housing (despite significant limitations on available 

land) and facilitate the set-aside of affordable/senior/disabled housing units. 

MPROP Continue to advertise the availability of this program to mobile home park 

residents, and continue to serve as co-applicant for resident organizations 

applying to HCD for funding in support of program objectives. 

MONITOR HOUSING 

STOCK 

Continue to maintain an inventory of trailer parks, mobile home parks, and 

apartments; provide housing for disadvantaged populations, and monitor this 

housing stock to ensure that it remains affordable to residents in need. 

AFFORDABLE HOUSING 

ASSISTANCE 

PROGRAM 

Continue to (a) support IMACA and Mammoth Housing Authority in 

identifying grant opportunities and in preparing grant applications for low- and 

extremely low-income housing projects, (b) provide  priority processing and a 

waiver or deferral of  building and remodel permit fees for projects that assist 

extremely-low, very low, low and moderate income households, and (c) 

maintain outreach to developers to incentivize the development of housing for 

households earning 30% or less of Inyo County median family income.  

PUBLIC EDUCATION Continue to assist IMACA in preparing and distributing literature about equal 

housing opportunities.  Provide information about weatherization assistance 
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and utility cost reduction programs.  

2015 CITY OF LOS ANGELES 

LANDS 

Continue to negotiate with the City of Los Angeles for purchase, transfer or long-

term lease of vacant lands within the city limits.  Work with state and federal 

elected officials to develop support if appropriate. 

HCD Work with HCD to (a) obtain case-by-case waivers for HCD funding on the 55-

year lease requirement; (b) reconcile incompatible loan terms; and (c) share 

affordable housing credits with the City of Los Angeles on LADWP-owned 

properties that are used for affordable housing in Bishop. 

GRANT FUNDING Maximize value of 2013 CDBG grant awards and seek additional funding for 

affordable housing and employment opportunities for Bishop residents.  

GENERAL PLAN 

UPDATES 

Continue work on the General Plan Land Use Element drawing on land use 

recommendations identified in the Economic Development Element update.   

WARREN STREET 

IMPROVEMENT  

PROJECT 

In tandem with the General Plan updates above, the City will consider expanding 

the Warren Street Improvement Project to support and extend the mix of 

residential uses in the downtown mixed use overlay zone. 

PERSONS WITH  

DIABILITIES  

Continue working with IMACA to strengthen programs that inform families in the 

City of Bishop about housing and services available for persons with 

developmental disabilities. 

DENSITY BONUSES Continue to offer density bonuses to developers who construct infill projects, to 

optimize the availability of housing (despite significant limitations on available 

land) and facilitate the set-aside of affordable/senior/disabled housing units. 

MPROP Continue to advertise the availability of this program to mobile home park 

residents, and continue to serve as co-applicant for resident organizations 

applying to HCD for funding in support of program objectives 

MONITOR HOUSING  

STOCK 

Continue to maintain an inventory of trailer parks, mobile home parks and 

apartments provide housing for disadvantaged populations, and monitor this 

housing stock to ensure that it remains affordable to residents in need. 

AFFORDABLE HOUSING 

ASSISTANCE 

PROGRAM 

Continue to (a) support IMACA and Mammoth Housing Authority in identifying 

grant opportunities and in preparing grant applications for low- and extremely 

low-income housing projects, (b) provide  priority processing and a waiver or 

deferral of  building and remodel permit fees for projects that assist extremely-

low, very low, low and moderate income households, and (c) maintain outreach to 

developers to incentivize the development of housing for households earning 30% 

or less of Inyo County median family income.  

PUBLIC EDUCATION Continue to assist IMACA in preparing and distributing literature about equal 

housing opportunities.  Provide information about weatherization assistance and 

utility cost reduction programs.  

TRANSITIONAL & 

SUPPORTIVE HOUSING 

Consider amending Ordinance 544 to reflect the revised definitions and 

requirements for Transitional Housing and Supportive Housing as adopted by the 

state in SB 745, and the requirements pursuant to SB 2. 

2016 CITY OF LOS ANGELES 

LANDS 

Continue to negotiate with the City of Los Angeles for purchase, transfer or long-

term lease of vacant lands within the city limits.  Work with state and federal 

elected officials to develop support if appropriate. 

HCD Work with HCD to (a) obtain case-by-case waivers for HCD funding on the 55-

year lease requirement; (b) reconcile incompatible loan terms; and (c) share 

affordable housing credits with the City of Los Angeles on LADWP-owned 

properties that are used for affordable housing in Bishop. 

GRANT FUNDING Maximize value of 2013 CDBG grant awards and seek additional funding for 

affordable housing and employment opportunities for Bishop residents.  

GENERAL PLAN 

UPDATES 

During 2016, the City will complete its General Plan update process. 

WARREN STREET 

IMPROVEMENT PROJECT 

During 2016, the City will complete its General Plan update process including any 

modifications to the Warren Street Improvement Project.  

MUNICIPAL CODE 

UPDATE 

As the General Plan process comes to a close, the City will consider updating the 

Bishop Municipal Code to incorporate (as appropriate) land use planning 
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modifications developed through the General Plan process.  The City will also 

consider ways in which zoning regulations can be modified to encourage higher 

density housing in support of land use and economic development strategies. 

PERSONS WITH 

DIABILITIES  

Continue working with IMACA to strengthen programs that inform families in the 

City of Bishop about housing and services available for persons with 

developmental disabilities. 

DENSITY BONUSES Continue to offer density bonuses to developers who construct infill projects, to 

optimize the availability of housing (despite significant limitations on available 

land) and facilitate the set-aside of affordable/senior/disabled housing units. 

MPROP Continue to advertise the availability of this program to mobile home park 

residents, and continue to serve as co-applicant for resident organizations 

applying to HCD for funding in support of program objectives 

MONITOR HOUSING 

STOCK 

Continue to maintain an inventory of trailer parks, mobile home parks and 

apartments provide housing for disadvantaged populations, and monitor this 

housing stock to ensure that it remains affordable to residents in need. 

AFFORDABLE HOUSING 

ASSISTANCE 

PROGRAM 

Continue to (a) support IMACA and Mammoth Housing Authority in identifying 

grant opportunities and preparing grant applications for low- and extremely low-

income housing projects, (b) provide  priority processing and waive or defer 

building and remodel permit fees for projects that assist extremely-low, very low, 

low & moderate income households, and (c) maintain outreach to developers to 

incentivize the development of housing for households earning 30% or less of Inyo 

County median family income. 

PUBLIC EDUCATION Continue to assist IMACA in preparing and distributing literature about equal 

housing opportunities.  Provide information about weatherization assistance and 

utility cost reduction programs.  

TRANSITIONAL & 

SUPPORTIVE HOUSING 

Consider amending Ordinance 544 to reflect the revised definitions and 

requirements for Transitional Housing and Supportive Housing as adopted by the 

state in SB 745, and the requirements pursuant to SB 2. 

2017 CITY OF LOS ANGELES 

LANDS 

Continue to negotiate with the City of Los Angeles for purchase, transfer or long-

term lease of vacant lands within the city limits.  Work with state and federal 

elected officials to develop support if appropriate. 

HCD Work with HCD to (a) obtain case-by-case waivers for HCD funding on the 55-

year lease requirement; (b) reconcile incompatible loan terms; and (c) share 

affordable housing credits with the City of Los Angeles on LADWP-owned 

properties that are used for affordable housing in Bishop. 

GRANT FUNDING Maximize value of 2013 CDBG grant awards and seek additional funding for 

affordable housing and employment opportunities for Bishop residents.  

GENERAL PLAN  

UPDATES 

As opportunities arise, Bishop will pursue and/or approve applications to 

implement land use modifications approved in the General Plan updates.  

MUNICIPAL CODE  

UPDATE 

During 2017, the City will complete the Bishop Municipal Code update (if and as 

approved by City Council).    

PERSONS WITH  

DIABILITIES  

Continue working with IMACA to strengthen programs that inform families in the 

City of Bishop about housing and services available for persons with 

developmental disabilities. 

DENSITY BONUSES Continue to offer density bonuses to developers who construct infill projects, to 

optimize the availability of housing (despite significant limitations on available 

land) and facilitate the set-aside of affordable/senior/disabled housing units. 

MPROP Continue to advertise the availability of this program to mobile home park 

residents, and continue to serve as co-applicant for resident organizations 

applying to HCD for funding in support of program objectives 

MONITOR HOUSING  

STOCK 

Continue to maintain an inventory of trailer parks, mobile home parks and 

apartments provide housing for disadvantaged populations, and monitor this 

housing stock to ensure that it remains affordable to residents in need. 

AFFORDABLE HOUSING 

ASSISTANCE 

Continue to (a) support IMACA and Mammoth Housing Authority in identifying 

grant opportunities and preparing grant applications for low- and extremely low-
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PROGRAM income housing projects, (b) provide  priority processing and waive or defer 

building and remodel permit fees for projects that provide assistance to extremely-

low, very low, low & moderate income households, and (c) maintain outreach to 

developers to incentivize the development of housing for households earning 30% 

or less of Inyo County median family income. 

PUBLIC EDUCATION Continue to assist IMACA in preparing and distributing literature about equal 

housing opportunities.  Provide information about weatherization assistance and 

utility cost reduction programs.  

TRANSITIONAL & 

SUPPORTIVE HOUSING 

Consider amending Ordinance 544 to reflect the revised definitions and 

requirements for Transitional Housing and Supportive Housing as adopted by the 

state in SB 745, and the requirements pursuant to SB 2 

2018 CITY OF LOS ANGELES 

LANDS 

Continue to negotiate with the City of Los Angeles for purchase, transfer or long-

term lease of vacant lands within the city limits.  Work with state and federal 

elected officials to develop support if appropriate. 

HCD Work with HCD to (a) obtain case-by-case waivers for HCD funding on the 55-

year lease requirement; (b) reconcile incompatible loan terms; and (c) share 

affordable housing credits with the City of Los Angeles on LADWP-owned 

properties that are used for affordable housing in Bishop. 

GRANT FUNDING Maximize value of 2013 CDBG grant awards and seek additional funding for 

affordable housing and employment opportunities for Bishop residents.  

GENERAL PLAN 

UPDATES 

As opportunities arise, Bishop will pursue and/or approve applications 

implementing land use modifications approved in the General Plan updates. 

PERSONS WITH  

DIABILITIES  

Continue working with IMACA to strengthen programs that inform families in the 

City of Bishop about housing and services available for persons with 

developmental disabilities. 

DENSITY BONUSES Continue to offer density bonuses to developers who construct infill projects, to 

optimize the availability of housing (despite significant limitations on available 

land) and facilitate the set-aside of affordable/senior/disabled housing units. 

MPROP Continue to advertise the availability of this program to mobile home park 

residents, and continue to serve as co-applicant for resident organizations 

applying to HCD for funding in support of program objectives 

MONITOR HOUSING  

STOCK 

Continue to maintain an inventory of trailer parks, mobile home parks and 

apartments provide housing for disadvantaged populations, and monitor this 

housing stock to ensure that it remains affordable to residents in need. 

AFFORDABLE HOUSING 

ASSISTANCE 

PROGRAM 

Continue to (a) support IMACA and Mammoth Housing Authority in identifying 

grant opportunities and preparing grant applications for low- and extremely low-

income housing projects, (b) provide  priority processing and waive or defer 

building and remodel permit fees for projects that assist extremely-low, very low, 

low & moderate income households, and (c) maintain outreach to developers to 

incentivize the development of housing for households earning 30% or less of Inyo 

County median family income.  

PUBLIC EDUCATION Continue to assist IMACA in preparing and distributing literature about equal 

housing opportunities.  Provide information about weatherization assistance and 

utility cost reduction programs.  

2019 CITY OF LOS ANGELES 

LANDS 

Continue to negotiate with the City of Los Angeles for purchase, transfer or long-

term lease of vacant lands within the city limits.  Work with state and federal 

elected officials to develop support if appropriate. 

HCD Work with HCD to (a) obtain case-by-case waivers for HCD funding on the 55-

year lease requirement; (b) reconcile incompatible loan terms; and (c) share 

affordable housing credits with the City of Los Angeles on LADWP-owned 

properties that are used for affordable housing in Bishop. 

GRANT FUNDING Maximize value of 2013 CDBG grant awards and seek additional funding for 

affordable housing and employment opportunities for Bishop residents.  

GENERAL PLAN 

UPDATES 

As opportunities arise, Bishop will pursue and/or approve applications 

implementing land use modifications approved in the General Plan updates.  
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PERSONS WITH  

DIABILITIES  

Continue working with IMACA to strengthen programs that inform families in the 

City of Bishop about housing and services available for persons with 

developmental disabilities. 

DENSITY BONUSES Continue to offer density bonuses to developers who construct infill projects, to 

optimize the availability of housing (despite significant limitations on available 

land) and facilitate the set-aside of affordable/senior/disabled housing units. 

MPROP Continue to advertise the availability of this program to mobile home park 

residents, and continue to serve as co-applicant for resident organizations 

applying to HCD for funding in support of program objectives 

MONITOR HOUSING  

STOCK 

Continue to maintain an inventory of trailer parks, mobile home parks and 

apartments provide housing for disadvantaged populations, and monitor this 

housing stock to ensure that it remains affordable to residents in need. 

AFFORDABLE HOUSING 

ASSISTANCE 

PROGRAM 

Continue to (a) support IMACA and Mammoth Housing Authority in identifying 

grant opportunities and preparing grant applications for low- and extremely low-

income housing projects, (b) provide  priority processing and waive or defer 

building and remodel permit fees for projects that assist extremely-low, very low, 

low & moderate income households, and (c) maintain outreach to developers to 

incentivize the development of housing for households earning 30% or less of Inyo 

County median family income. 

PUBLIC EDUCATION Continue to assist IMACA in preparing and distributing literature about equal 

housing opportunities.  Provide information about weatherization assistance and 

utility cost reduction programs.  

 


