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Introduction 
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T he Housing Strategy is a policy 
framework and implementation 
toolkit that will focus on the needs 

identified by the community in the 2014 
Housing Element Update Survey and the 
2011 Needs Assessment. The Housing Strat-
egy is different from and compliments both 
the Housing Element and the Inclusionary 
Housing Ordinance. The Housing Element 
responds specifically to issues identified by 
the State of California in regards to housing 
while the Inclusionary Housing Ordinance is 
a tool which helps the Town secure housing 
options for locals based on the housing 
demands created by new development. The 
Strategy, on the other hand, addresses 
concerns voiced by the community and  
identifies methods to respond to our unique 
challenges. Workforce housing has positive 
impacts on many other aspects of our  
community and it’s important that we make 
sure the supply keeps up with the demand. 
The Housing Strategy is intended to be a 
flexible document that will be able to change 
with the times and illustrates the Town’s 
leadership on housing issues in the Eastern 
Sierra. 

This document intends to provide Town 
(TOML) and Mammoth Lakes Housing 
(MLH) staff, the community, and non-profit 
and for-profit developers a simple guide 
regarding current housing strategies in place 
and future housing strategies to achieve our 
community goals. For more information 
regarding local workforce housing, you can 
visit the MLH website at www.mammothlakeshousing.org 
or the Town’s website at www.ci.mammoth-lakes.ca.us. 

To move towards an integrated 
housing strategy that ensures 

that the Town of Mammoth 
Lakes’ policies are well-

coordinated and well-tailored to 
meet our General Plan housing 

objectives and the housing needs 
of the community. 

PURPOSE 



 

 

Key Assumptions 
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1. We have limited data available specific to our community. This includes 
income data, employment data, etc. 

2. The strategy will build upon the Town’s existing policy context, retaining or 
potentially expanding current affordable housing goals and programs 
(e.g., Inclusionary Housing Ordinance, Housing Element, dedicating local and 
federal funds, etc.). 

3. Due to our natural surroundings such as National Forests, topography, and the 
Urban Growth Boundary, there is a general lack of vacant, available land. 

4. The market already takes care of housing needs for the highest income 
households. 

5. The large number of units that are vacant/for occasional use impacts our local 
rental housing market.  

6. The demand for workforce housing in the town will continue to grow as the 
town adds commercial businesses and amenities. 

Town of Mammoth Lakes, Comprehensive Workforce Housing Strategy, 2014 
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1. The Town of Mammoth Lakes’ General Plan, 2007, 
“establishes standards, guidelines and priorities that define the 
community now and for the future, a future where Mammoth 
Lakes is a premier, thriving, sustainable community.” 

General Plan Vision Statement #3 – To 
achieve this vision, Mammoth Lakes 

places a high value on “Adequate and 
appropriate housing that residents and 

workers can afford.” 

2. Maintain and foster relationships which promote the provision 
of housing. Mammoth Lakes Housing, Inc. (MLH), with the politi-
cal and financial support of the Town of Mammoth Lakes, has 
spearheaded a workforce housing development program targeted at 
tackling one of the toughest issues facing Sierra communities  
today. The private, not for profit, organization was established in 
2003 by the Town of Mammoth Lakes and has made significant 
progress toward mitigating the affordable housing problem that ex-
ists in the community. Since inception, the organization has turned 
its initial start-up funds of $210,000, and ongoing support from the 
Town, into nearly $60 million dollars in housing. 

 
 

3. The Town of Mammoth Lakes places a high value on 
“sustainability and continuity of our unique relationship with 
the natural environment. “…We are committed to the efficient 
use of energy and continuing development of renewable re-
sources” (General Plan, p. 7). Due to our relationship with the nat-
ural environment and the State’s goal to reduce greenhouse gas 
emissions (Senate Bill 375 and Assembly Bill 32), the Town will 
emphasize tools which create housing opportunities near job cen-
ters, transit nodes, and promote the walkability of our community.  

 

4. Create great neighborhoods and new housing opportunities. 
The General Plan states that, “Districts are a distinctive and 
important part of the town and add a different complementary ele-
ment to the community” (p.22). This strategy will seek to 
create and preserve high-quality neighborhoods that support 
human development and healthy living, provide a mix of housing 
types and opportunities at the neighborhood scale; promote 
walkability and easy access to shopping, work, school and  
recreation; and creating social spaces that help build and sustain 
community. This necessitates an integrated planning effort to 
achieve housing outcomes within the context of other community 
goals and neighborhood plans. 

 

5. Continue and strengthen policies and programs that support 
those in need. The strategy must consider how to best continue 
and strengthen housing outcomes for lower-income households 
and those with special needs. Demographic and economic trends 
will impact the local and regional housing markets, and the Town’s 
policies and programs must both anticipate and respond in a manner consistent with the 
community’s goals. 
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Affordable housing: The generally accepted definition of affordability is for a 
household to pay no more than 30 percent of its annual income on housing. 
Families who pay more than 30 percent of their income for  
housing are considered cost burdened and may have difficulty affording  
necessities such as food, clothing, transportation and medical care. 
 
First-time Homebuyer: “First-time homebuyer” means a borrower(s) who 
has not owned a home during the three-year period before the 
purchase of a home with down payment assistance, except that the 
following individual or individuals may not be excluded:  
 

(1) A displaced homemaker who, while a homemaker, owned a home 
with his or her spouse or resided in a home owned by the spouse,  

(2) A single parent who, while married, owned a home with his or her 
spouse or resided in a home owned by the spouse, 

(3) An individual or individuals who owns or owned, as a principal  
residence during the three-year period before the purchase of a 
home with BEGIN Program assistance, a dwelling unit whose 
structure is:   

   (a) Not permanently affixed to a permanent foundation in 
accordance with local or state regulations; or  

(b) Not in compliance with state, local, or model building 
codes and cannot be brought into compliance with such 
codes for less than the cost of constructing a permanent 
structure. 

Definitions 

 
Household: A household includes all the people who occupy a housing unit 
as their usual place of residence. A household includes the related family 
members and all the unrelated people, if any, such as foster children, wards, 
or employees who share the housing unit. A person living alone in a housing 
unit, or a group of unrelated people sharing a housing unit such as partners or 
roomers, is also counted as a household. 
 
Householder: The person, or one of the people, in whose name the home is 
owned, being bought, or rented. If there is no such person present, any 
household member 15 years old and over can serve as the householder. The 
U.S. Census Bureau distinguishes between two types of householders: a  
family householder and a nonfamily-householder. For the purpose of this 
study, the data concerning these two types of households have been  
combined to provide an overall picture of housing needs. 
 
Workforce Housing: The term "workforce" refers to those who are 
gainfully employed and not typically understood to be the target of 
affordable housing programs. Workforce housing programs benefit “essential 
workers” such as service workers, utility providers, forest service employees, 
and others. Workforce housing is a critical component to  
successful resort communities where high real estate costs and low-paying 
service jobs pervade. Workforce housing may be targeted more generally at 
certain income levels regardless of type of employment, with definitions 
ranging from 50% to 150% of Area Median Income (AMI). Workforce  
housing programs take into consideration four components: the local  
workforce, affordability (spending approximately 30% of one’s income), 
proximity to jobs, as well as the quality and supply of housing options.  

Town of Mammoth Lakes, Comprehensive Workforce Housing Strategy, 2014 
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Our Community 
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Mammoth Lakes at a Glance 

T he Town of Mammoth Lakes is a community of about 8,000 
people located in the Eastern Sierra mountain region of  
California. This year, the Town celebrated its 30th anniversary 

of incorporation. The town is the most populated area within Mono 
County and provides most of the area’s jobs. As a tourist destination, 
drawing visitors due to the lengthy ski season and the proximity to 
Yosemite National Park as well as other fishing and local hiking  
opportunities, the majority of jobs are tourism-based, service industry 
jobs. At any given time the town may host up to 30,000 visitors at any 
one time.  

L ocal housing issues affect a myriad of stakeholders including local residents, 
service workers, non-profit organizations, local professionals in the real  
estate industry, developers, small employers and large employers such as 

Mammoth Mountain Ski Area. A higher job turnover rate and transient residency 
are results seen in Mammoth due to scarce, low-quality, inefficient, and high priced 
housing options.. These outcomes impact local employers, schools, and the overall 
health of the community.  
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Our Community 
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Demographic Trends 

According to the 2010 U.S. Census, the median age for the Town is 
32.6 years. This is younger than the surrounding area (Mono County, 
37.2; Inyo County, 45.6; City of Bishop, 38.9). Additionally, the Town 
has seen a slight increase in women residents which was 43.1% in 
2000 and 45.2% in 2010. The same is true for residents who are 65 
years old or older. In the year 2000 they occupied 4.3% of the  
population, while in 2010 the percentage had risen to 6.5% of the pop-
ulation. Housing initiatives in the future may need to consider these 
growing segments of our population.   

The Town of Mammoth Lakes has a large share of the region’s Hispanic 
residents. Regionally, this population increased from 14% of the  
population in 2000, to 22% in 2010. These numbers could be even higher 
depending on the number of households who did not respond to either of 
the census surveys. Within the Town’s boundaries alone, this  
demographic increased by 12% to encompass 1/3 of the population.1 
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Our Community 
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Local Challenges 

Vacant homes 
Due to its popularity as a vacation area, approximately 52% of homes 
in Mammoth Lakes are considered for “seasonal/occasional use only” 
by the 2010 census. By comparison, only 2.2% of homes in  
California are considered vacant for this reason.2 The secondary 
housing market’s strength and impact over the Mammoth local’s  
purchasing power can be seen in the large number of all cash  
purchase transactions.  According to the local Multiple Listings  
Service, in 2013, 58% of all real property residential purchases were 
procured with cash. In an already tight lending market and  
constrained by the local urban growth boundary which limits the 
growth of supply, the prevalence of second homes restricts locals  
options for housing by driving up both purchase and rental rates. 

Low Wages 
According to the ACS, 34% of Mammoth’s workforce is employed 
in the Arts, Recreation and Hospitality industry.  Many of these jobs 
are seasonal in nature and have fluctuating incomes dependent  
seasons and snowfall.  In 2010, the average annual income of those 
working in the Leisure and Hospitality industry was $23,360.  
Therefore, it should not be surprising that 40% of Mammoth’s 
households earn less than 80% of the Area Median Income for Mono 
County.  

Limited Land 
The Town of Mammoth Lakes is surrounded by United States Forest 
Service land and maintains an Urban Growth Boundary with a radius 
of four square miles. While this urban growth boundary limits the  
potential for sprawl and protects the surrounding natural environment, 
it also limits the available land for development. Additionally, zoning 
designations for multifamily residential units (RMF-1) are limited 
compared to those for single family homes (RSF).3    

Transient Rentals 
The ease of using Vacation Rental By Owner (VRBO), and similar 
nightly rental websites, and the corresponding loss of not only single 
family, but also multi-family units, to short term occupancy is a  
factor having a impact on the long-term rental inventory. According 
to the 2011 Housing Needs Assessment survey, 26% of renters  
stated they occupy single family homes. There is real potential for 
any loosening to the current restriction on single family nightly  
rental to have a big impact on the long-term rental supply. 
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Our Community 
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Community Assets 
 

PROGRAMS 
 

First-time Homebuyer Down Payment Assistance 
First-time Homebuyer Programs help keep purchasing a home feasible for 
locals. The Town and MLH have developed a successful first-time home-
buyer program (FTHB) which helps low-income families purchase homes. 
The program helps to fill the gap between what a homebuyer can qualify for 
in a primary mortgage and the actual home cost. The gap financing acts as a 
secondary, silent mortgage . 
 

Low-income Rental Waitlist 
Mammoth Lakes Housing manages the intake and processing of all new 
low-income rental applications for the Town of Mammoth Lakes. There is 
always more demand than supply and the waitlist for rentals hovers at about 
thirty households at a time. 
 

Section 8 Housing Choice Voucher Program 
This program is administered by the Inyo-Mono Advocates for Community 
Action (IMACA). This Federal program provides vouchers to help locals 
afford their monthly rent payments. While it has been successful in the past, 
the program is not currently accepting any new applications.  
 

Education & Outreach 
Mammoth Lakes Housing provides homeownership counseling, fair hous-
ing resources, and more. The organization’s website maintains a plethora of  
information regarding housing issues in the Eastern Sierra. 

 

PROJECTS 
 

Rental 
The Town of Mammoth Lakes and Mammoth Lakes Housing have worked 
collaboratively to construct or rehabilitate 82 very low- and low-income rental 
units. These are located in the Aspen Village, Jeffreys, Manzanita, and STAR 
Apartment complexes. MLH also currently manages four additional condomin-
ium rental units. Furthermore, IMACA manages 25 studio units for very low-
income households at the Glass Mountain Apartments and Buckingham Man-
agement Company manages 30 two-, three-, and four-bedroom very low-
income units at Bristlecone Apartment complex.  
 

Purchase 
Two for-purchase complexes have been completed within the Town’s bounda-
ries: Meridian Court and Aspen Village at Mammoth Creek Townhomes. 
These complexes provide 48 units for local homebuyers. 
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TABLE 1 

MLH Grant Summary for Town of Mammoth Lakes as of June 2014 

GRANTS AMI TARGET GRANT AMOUNT OBJECTIVE  

1 03-HOME-0668 <60% $3,500,000 Aspen Village Apartments 
2 03-Trust Fund <60% $2,000,000 Aspen Village Apartments 
3 04-STBG-1911 <80% $500,000 4-B Trail Segment 
4 04-PTAA-0064 <80% $35,000 Eastern Sierra Needs Study 
5 04-WFH-085 <60% $238,000 Jeffreys' land 
6 04-STBG-1964 <60% $1,500,000 Lupin Land, HBA*, Rehab 
7 05-HOME-0738 <60% $3,500,000 Jeffreys & Manzanita 
8 05-BEGIN-044 <120% $540,000 Meridian Court 
9 05-BEGIN-056 <120% $600,000 San Joaquin Villas 

10 05-PTAA-1454 <80% $35,000 Technical Assistance 
11 05-HOME-1695 <80% $1,000,000 HBA* 
12 08-BEGIN-05223 <120% $1,050,000 Aspen Townhomes 
13 06-HOME-2469 <80% $400,000 HBA* 
14 06-CalHOME-247 <80% $600,000 HBA* 
15 07-WFH-209 <120% $87,491 Aspen Townhomes 
16 09-STAR-6383 <80% $1,000,000 Star Apartments 
17 10-HOME-6849 <80% $800,000 HBA* 
18 13-HOME-9016 <80% $700,000 HBA* 

SUBTOTAL $18,085,491 
OTHER FUNDING  

SOURCE AMI AMOUNT OBJECTIVE 
Housing Bonds <60% $7,500,000 Aspen Village Apartments 
Housing Bonds <60% $5,500,000 Jeffreys & Manzanita Apts. 

Tax Credit Equity <60% $5,800,000 Aspen Village Apartments 
Tax Credit Equity <60% $5,000,000 Jeffreys & Manzanita Apts. 

 SUBTOTAL   $23,800,000  
GRAND TOTAL OF FUNDING LEVERAGED $41,885,491 

 
*HBA stands for Home Buyers Assistance, also known as down payment assistance and gap financing. 
  

The Town along with 
Mammoth Lakes Housing 
has leveraged more than 
$40 MILLION in housing 

dollars since  2002. 

LEVERAGE 
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Public Participation 
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I n 2011, Mammoth Lakes Housing, Inc. consulted with RRC Associates and Rees Consulting to prepare a Needs Assessment. The study  
evaluated “the housing needs of residents, employees and businesses in light of economic and housing market conditions that have changed  
significantly in recent years by tracking trends in the demographic characteristics of Mammoth Lakes’ residents and its workforce, the local 

housing and jobs market, and related shifts in housing problems and concerns.”4 Primary data sources for this study included a household survey, an 
employer survey, a commuter survey, a Spanish-speaking survey, a key stakeholder survey, and community interviews. 
 
More recently, the Town and Mammoth Lakes Housing partnered to distribute a survey regarding the 2014 Housing Element Update. This survey 
was available in both English and Spanish, online and in hard copy formats. A total of 109 English surveys and 44 Spanish surveys were completed.  
 
In addition, the Draft Housing Strategy was presented to the Mammoth Lakes Housing Board of Directors, the Town Planning and Economic  
Development Commission, The Mammoth Lakes Police-Community Hispanic Advisory Committee and the Mammoth Lakes Town Council.  All of 
these meetings included opportunities where local residents could express their preferences and priorities in regarding to future housing programs.  

 
The data collected from these efforts illustrates that community members have a preference in terms of housing programs. As Charts 1 and 2 depict, 
there is a clear burden on households in terms of the monthly cost of rent and mortgages. This correlates to American Community Survey data 
which states that approximately 53% of homeowners in Mammoth Lakes spend more than 30% of their monthly income on housing costs while 
52% of renters are cost-burdened by housing expenses.5 While there is a margin of error associated with the American Community Survey data, it’s 
clear that community members feel cost-burdened by their monthly housing payments from the 2014 survey responses. Likewise, in 2011, help with 
the cost of monthly rent payments was the second most chosen program of interest.   
 
These data sets have provided the basis for determining local community needs in regards to housing and the policies that will address these unique 
challenges. When asked what the highest priority for the Town of Mammoth Lakes’ housing programs should be community members answered as 
follows.  
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Public Participation 
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Source: 2014 Housing Element Update Survey, English and 
Spanish responses. 

Figure 4: Type of Housing Assistance to Consider:  
Average Rating from “1 – would not consider” to “5 – would definitely consider”  

 

~ 

 

As one can see,  
the programs that 
are most desired 
have not changed 
significantly since 

the Needs 
Assessment was 

completed in 2011.  

 

~ 



 

 

Strategic Directions 

U tilizing this data, the following continuum of program priorities was developed  to guide the Housing Strategy. This continuum represents 
the community’s needs expressed during the public outreach efforts and an organization structure for the Strategy. The following  
strategies mirror the community priorities defined by the public outreach efforts detailed in the previous section. Each strategy contains a 

table which outlines the specific outcomes desired by the community, the actions necessary to achieve these outcomes, measurements of success, 
funding sources, and the agencies responsible for implementation. The programs and action items within a particular strategy are not prioritized; 
however, they should be implemented equally, as appropriate, to achieve the goals set by the community. Some programs address multiple  
strategies but have been listed under the most relevant.  

Town of Mammoth Lakes 

Workforce Housing Program 

Strategic Continuum  

12 Town of Mammoth Lakes, Comprehensive Workforce Housing Strategy, 2014 



 

 

Strategy #1 – Rent and Mortgage Reduction  

 

The need for reduction in monthly rent and mortgage payments was the 
most common response to the 2014 survey and the second most  
common response in 2011. The increase in need regarding help with 
monthly payments illustrates the general (and even national) trend of an 
increase in renters over the last ten years and a general decrease in 
homeownership (Chart 5). When more renters enter an already tight 
rental market, rents tend to increase which results in more cost-
burdened renters. Additionally, the prevalence of seasonal and part-time 
work in our community, limits households’ earning potential which  
often results in cost-burdened individuals and families as well as 
|overcrowding when multiple families opt to share housing to reduce 
the cost.  

The Section 8 Housing Choice Voucher Program, administered by Inyo-Mono Advocates for Action (IMACA) is not accepting new applicants at 
this time. This leaves a gap in the programs offered that help working households afford monthly costs. Tenant-based Rental Assistance programs 
often provide assistance with funding programs such as rental assistance, self-sufficiency programs, homebuyer programs, targeted population  
programs, anti-displacement assistance programs, and security deposit programs. 

Table 3             

Outcomes  Ac ons  Measurements  Funding Sources  Responsible Agency   

Tenant‐based Rental  
Assistance  1.a  Explore the feasibility of a program   Explore the feasibility of a program  HOME  MLH, Town 

Rental Restric ons/
Regulatory Agreements   2.a 

Through acquisi on with or without  
rehabilita on of exis ng rental housing 
stock 

 Number of rental restric ons  
obtained  HOME, CDBG  MLH, Town 

13 Town of Mammoth Lakes, Comprehensive Workforce Housing Strategy, 2014 
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Strategy #2 – Promote Affordability   
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Preserving affordability is a high priority since it was selected 41% of the time 
as an issue being faced by community members as depicted in Chart #. 

 
As we’ve already seen, many families in our community are burdened by the high cost of housing expenses. 

Due to high home prices, many local families cannot af-
ford to purchase homes. At the end of May 2014 the  
year-to-date median single family home price was 
$575,000 and condos came in at $305,000.6 At these  
prices even middle-management households struggle to 
obtain enough financing to be able to achieve the dream of 
homeownership. Federal and State funding limits the use 
of grant funding to assist only those considered “low-
income.” This issue has been raised to the staff of  
Mammoth Lakes Housing as well as mentioned in the 
2014 survey and will be addressed as a hole in the current 
program offerings. The first-time homebuyer program has 
been very popular. Recently, the Town was awarded an-
other $700,000 in gap financing from the HOME  
Program, a Federal Housing and Urban Development 
(HUD) program that the State of California administers to 
smaller jurisdictions on a competitive grant cycle. The 
Town currently has an application in for $400,000 in 
CDBG down payment assistance funds as well. 
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Strategy #2 – Promote Affordability   
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The HOME  first-time homebuyer program provides gap financing for those working individuals and families earning less than 80% AMI. This gap 
financing is used towards the down payment on a reasonably sized home within the Town of Mammoth Lakes up to a certain amount. As a second 
mortgage, the down payment assistance is financed for a minimum period of 30 years at 0% interest. This program has been very successful. 
 
The BEGIN program fills the purchasing gap for those persons earning up to 120% AMI. While these funds can only be used in specific  
condominium complexes (San Joaquin Villas, Aspen Village Townhomes, and Meridian Court), these developments offer newer, efficient  
construction and lower Home Owner Association (HOA) dues than what’s typical in most of Mammoth’s older condominium complexes. Because 
of these appealing factors, often times there is no or limited inventory in these complexes. The BEGIN program is a State funded program and is 
unique in targeting up to above moderate income families. There are no Federal programs that cater to the middle income earners. 

Table 4               
Qualifying 2014 Incomes for HOME and CDBG Program Down Payment Assistance 
  % of Area Median Income         
Household Size  50%  60%  80%  100%  120%  150%  200% 
1 person  $28,425  $34,140  $44,750  $56,850  $68,200  $85,275  $113,700 
2 person  $32,500  $39,000  $51,150  $64,950  $77,950  $97,425  $129,900 
3 person  $36,550  $43,860  $57,550  $73,100  $87,700  $109,650  $146,200 
4 person  $40,600  $48,720  $63,900  $81,200  $97,450  $121,800  $162,400 

               
Qualifying 2014 Incomes for BEGIN Program Down Payment Assistance 
  % of Area Median Income         
Household Size  50%  60%  80%  100%  120%  150%  200% 
1 person  $28,425  $34,140  $44,750  $56,850  $68,200  $85,275  $113,700 
2 person  $32,500  $39,000  $51,150  $64,950  $77,950  $97,425  $129,900 
3 person  $36,550  $43,860  $57,550  $73,100  $87,700  $109,650  $146,200 
4 person  $40,600  $48,720  $63,900  $81,200  $97,450  $121,800  $162,400 

It seems there is a need for more flexible funding 
that could be used to help higher income earners, 
(121%+ AMI)  to purchase  properties in town.  
During the 2014 Survey, 19 people provided 38 
comments regarding this need (Appendix A).   Due 
to the absence of Federal grant funding for this  
income group, the Town would need to design and 
fund a program with local funding to meet this need, 
much like other communities with small and  
competitive real estate markets have implemented, 
such as the city of San Francisco.7 



 

 

Strategy #2 – Promote Affordability   

Deed restrictions are another useful tool that the Town uses to maintain affordability for local community members. A deed restriction can limit the 
income level of the potential homebuyer, require that they live in the home full-time, and have re-sale restrictions which help keep the home  
affordable for other local homebuyers in the future. Mammoth Lakes Housing manages the deed restrictions for the Town and has made deed  
restriction retention a priority in their 2013 Strategic Plan. Should more than one deed restricted property come up for sale at a time, the Guidelines 
for Town of Mammoth Lakes Revolving Loan Fund, which prioritizes units, can be found in Appendix B.  

Mobile homes are an important affordable housing resource that communities are beginning to take advantage of. In Mammoth, there are two  
mobile home parks with a total of 147 units. Unfortunately, it is difficult to find financing for these types of homes. It will be important to provide 
financing options and rehabilitation options for those living in these types of homes in order to maintain these community assets. 

Table 5             

Outcomes  Ac ons  Measurements  Funding Sources  Responsible Agency 

First‐ me Homebuyer 
Programs (FTHB)  1.a 

Secure a local funding source in order to fund 
a program that will help median‐income fami‐
lies stay in our community 

Growth of funds over  me and num‐
ber of households assisted  Local funding  TOML, MLH 

   1.b 
Con nue to apply for grants that support the 
low‐income (HOME and CDBG) and median‐
income (BEGIN) first‐ me homebuyers 

Number of first‐ me homebuyer 
grants secured and households as‐
sisted 

CA State Department of Hous‐
ing and Community Develop‐
ment (HCD) (HOME, CDBG, 
and BEGIN grants) 

MLH with Town CEDD staff 
support 

   1.c  Seek grants that MLH can apply for inde‐
pendently that support FTHB programs 

Number of grants secured and 
households assisted  CalHOME  MLH 

   1.d  Seek grants that can be used to finance manu‐
factured homes 

Number of grants secured and man‐
ufactured homes financed  CalHOME  MLH 

Deed Restric on 
Reten on  2.a  Con nue to ensure the maintenance of all 

deed restric ons 

Number of deed restricted units 
preserved versus the number of 
those lost 

TOML Revolving Loan Fund 
and ongoing subsidy from 
MLH 

MLH with Town CEDD staff 
support 

Rental Stock 
Reten on  3.a  Acquisi on & Rehabilita on  Number of units maintained  CDBG, HOME  MLH with Town CEDD staff 

support 
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Strategy #3 – Weatherization and Rehabilitation of Existing Units 

Town of Mammoth Lakes, Comprehensive Workforce Housing Strategy, 2014 

U nder the new state budget and the cap-and-trade 
funding there’s specific language to add more 
funding to programs that promote weatheriza-

tion initiatives. The Global Warming Solutions Act of 
2006 initiated the Cap + Trade Program, which is  
expected to generate billions of dollars “to address the 
major sources of climate change in California, while 
supporting investments in disadvantaged communities, 
job opportunities throughout the State, and the continued 
growth of California’s economy.”8 Weatherization and 
energy efficiency retrofit programs for low-income 
households are a funding priority of this program.  
Additionally, the current 2014-2015 State budget  
allocations set aside $80 million for energy efficiency 
upgrades and weatherization programs that support 
weather-stripping, insulation, caulking, water heater 
blankets, fixing or replacing windows, refrigerator  
replacement, electric water heater repair/replacement, 
and heating and cooling system repair/replacement.  

The Town and MLH will seek funding for programs through these avenues. Weatherization and rehabilitation programs were popular in both the 
2011 Needs Assessment and the 2014 survey results. In 2011 it was the 3rd most popular program and more recently weatherization was chosen 
39% of the time and rehabilitation was chosen 31% of the time as programs that people are interested in. This isn’t surprising considering that about 
60% of housing units were built prior to 1979; 45% alone were built between 1970 and 1979. Due to the fact that landlords may charge upwards of 
$800 per bedroom in a unit,10 there is limited incentive to invest in their properties, including replacing carpets, installing double pane windows, 
and other energy efficiencies which would reduce the cost of utilities for renters.  



 

 

Strategy #3 – Weatherization and Rehabilitation of Existing Units 

Table 6             

Outcomes  Ac ons  Measurements  Funding Sources  Responsible Agency 

Owner‐Occupied 
Rehabilita on  
Program 

1.a  Apply for CDBG and CalHOME funding to pro‐
vide low interest loans for rehabilita on  Applica ons submi ed  CDBG, CalHome, HOME  MLH & Town CEDD staff 

   1.b 
Apply for CalHOME to provide low interest          
rehabilita on loans specifically for owners of 
manufactured homes 

Maintain records re: number of 
manufactured homes rehabilitated 
to determine program popularity 

CalHOME  MLH 

   1.c  Develop owner‐occupied rehabilita on guide‐
lines and policies 

‐Approved by CDBG 
‐Need Town Council approval 

 2002A Poli cal  
Commitment  
funds to Housing  
(1% of 13% of TOT) 

MLH with Town CEDD staff 
support 

   1.d  Adver se and promote rehabilita on programs  Number of applica ons received  2002A   MLH 

Investor  
Rehabilita on  
Program 

2.a  Apply for CDBG funding to provide low interest 
loans for investor rehabilita on   Applica on submi ed  CDBG, 2002A  MLH with Town CEDD staff 

support 

   2.b  Develop investor rehabilita on guidelines and 
policies 

‐Approved by CDBG 
‐Need Town Council approval   2002A  MLH with Town CEDD staff 

support 
Acquisi on & 
Rehabilita on  3.a  Watch market for mul unit buildings for sale     CDBG, HOME  MLH, TOML 

   3.b  Focus on apartments and studio/efficiency units 
based on community needs     CDBG, HOME  MLH, TOML 

Weatheriza on  
Resources  4.a 

Work with IMACA to bring weatheriza on fund‐
ing to low income homeowners and renters in 
Mammoth 

Maintain records on the amount of 
funding awarded to residents of 
Mammoth lakes 

 2002A, grants  MLH & IMACA 

   4.b 
Help link local homeowners and renters with 
IMACA through adver sing and the use of MLH 
wai ng lists 

 Maintain records on the amount of 
funding awarded to residents of 
Mammoth lakes 

 2002A  MLH 
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Strategy #4 – Provide the Conditions to Create New Affordable Housing 

Town of Mammoth Lakes, Comprehensive Workforce Housing Strategy, 2014 

New affordable housing is important to the growth of Mammoth Lakes, 
and as we’ve seen, more of a variety of options in terms of affordable 
homes is needed to maintain our middle-management workers and 
young families as well as housing for service workers which will be 
necessary to fulfill the jobs created by new development. How can the 
Town create the conditions to promote the development of more  
diverse workforce housing? 
 
The Inclusionary Zoning Ordinance is an important part of the overall 
housing strategy. This ordinance, like other ordinances such as  
Development Impact Fees (DIF), requires developers to provide their 
fair share of the increased housing need that they create with their new 
development. These types of ordinances have existed in the United 
States since the 1970’s and are used worldwide to provide diversity in 
housing complexes in terms of income. The Town should develop a 
menu of firm, clear options that a developer can choose from when  

deciding how to fulfill their inclusionary housing requirement. A pre-determined set of options gives both parties a clear picture of the possible  
outcomes and it’s not a surprise (different options) every time. This will provide continuity in policy implementation and give developers a clear 
picture of what is expected of everyone.  
 
Affordable housing, apartments,   and studio apartments were the most commonly selected options during the 2014 survey regarding housing  
options that the community perceives that Mammoth will need in the future. The recent addition of 17 one-bedroom and studio units at the Kitzbuhl 
Apartment building has alleviated some of the rental market pressure; however, more units like these will be needed as our community grows and 
develops. Therefore, any acquisition and rehabilitation programs should focus on smaller, affordable units for aging baby boomers, single  
individuals, those on fixed incomes, and small families.  

19 
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Strategy #4 – Provide the Conditions to Create New Affordable Housing 

Town of Mammoth Lakes, Comprehensive Workforce Housing Strategy, 2014 

Table 7             

Outcomes  Ac ons  Measurements  Funding Sources  Responsible Agency 

Inclusionary Zoning 
Ordinance  1.a 

Develop an inclusionary zoning ordinance 
with clear expecta ons and a menu of 
available op ons that the Town is com‐
mi ed to enforcing. 

Growth in the workforce housing stock  
and number of successful developments 
that result in new affordable units 

General Fund  TOML, consul ng firm AECOM & 
MLH staff support 

Acquisi on of Land  2.a 
Use the HEU inventory of possible sites as 
a resource for monitoring possible sites 
for acquisi on. 

Land banking for future developments 
that will allow for leverage and u liza on 
of federal and state financing tools 

2002A Poli cal  
Commitment  
funds to Housing  
(1% of 13% of TOT) 

MLH, TOML 

Construc on of New 
Homes  3.a 

Increase the supply of affordable homes 
for Mammoth’s workforce through the 
construc on of new homes. Seek part‐
nerships with non‐profit and for‐profit 
affordable housing developers 

U lize the land bank for the construc on 
on new Workforce Housing  Private/Public Partnerships  TOML, MLH 

Development of the 
Shady Rest Parcel  4.a.  Support and encourage the development 

of this community asset 
Development of housing as outlined in 
the 1991 Master Plan 

Possible waiver of Town 
fees  TOML 

Explore Shared Equity 
Development  
Opportuni es 

5.a 
Explore development opportuni es for a 
community land trust, to ensure  
affordability over  me 

Secure partnerships with local en es 
and poten al developers  General Fund  TOML 

Tax Increment 
Financing, Main Street 
Redevelopment Plan 

6.a  Explore the possibility of a housing set‐
aside within the PBID and/or IFD 

Complete a thorough analysis as part of 
the overall analysis 

General Fund, private fund‐
ing   TOML 
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Strategy #5 – Education & Outreach 

Town of Mammoth Lakes, Comprehensive Workforce Housing Strategy, 2014 

H ousing is a community issue which may fall under the radar of those with stable homes and incomes. That’s why outreach and education 
are essential and ongoing components of this strategy. Mammoth Lakes Housing recently updated its website which is translatable into six 
different languages. Realizing the growing nature of our Hispanic community, Spanish resources are now available at the office as well. 

MLH also offers Homebuyer Education classes in both English and Spanish.  

Table 8             

Outcomes  Ac ons  Measurements  Funding Sources  Responsible Agency 

Provide informa on to 
Planning Commission 
and Town Council  
regarding local and 
State housing issues 

1.a 
Provide guidance on Alterna ve Housing Mi ga‐
on Plans, updates on State housing policy, 

grants, etc. 
 As needed  2002A 

MLH Board of Directors, MLH 
staff, TOML CEDD staff, and the 
PECD Commission 

Hold Homebuyer  
Educa on Classes  2.a  Hold bi‐annual homebuyer educa on classes for 

the public  Number of par cipants  MLH  MLH 

Update Housing  
Website  3.a  Provide relevant informa on regarding local 

housing programs on the MLH website 
Website traffic data reported  
monthly  MLH  MLH 
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Summary 

Town of Mammoth Lakes, Comprehensive Workforce Housing Strategy, 2014 

  Protect existing affordable housing options so 
that it continues to be available to our local 
residents; 

 

  Create a range and mix of new housing 
options to the meet the unique and challenging 
needs of our tourism based community; 

 

  Facilitate a community wide dialog on the 
community’s housing needs, resources and 
limitations;  

 

  Provide coordinated services to residents who 
need support in obtaining or maintaining their 
home. 

This Housing Strategy serves as the Town of Mammoth Lakes’ policy framework for housing strategies and programs. 
The Housing Strategy is action oriented, measureable, and will:  
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Respondent ID  Response 
3091562927  Small and affordable single‐family homes for families. 
3091562927  Small homes 
3091562927  Small and affordable single‐family homes for families. 

3091562927 
More home ownership opportuni es and availability for moderate income households. There are very few affordable, single‐family homes 
in the area for a couple who makes a combined income of about $60,000 ‐ $80,000. 

3091615800 
Affordable single family homes, or town homes. Living situa ons that are not heavily impacted by the move in/out, and constant noise of 
vaca on rentals. 

3092310408  Affordable condo units.  There are a few but market is bad now and most units are too small/outdated/not affordable 
3092510897  Small houses 
3092633193  Small, single family homes 
3092633193  Small, single family homes 

3092633193 

There is a gap in the housing in this community. Low income families can get assistant and purchase small single family homes or condos but 
middle class workers s ll are not within reach of being able to own a small, single family home.  Many people have dogs or children and liv‐
ing in a condo is not a goal or an op on. People want to own a home. It doesn't have to be big but it has to be affordable for both low in‐
come and middle income families. Someone making $75,000 a year cannot afford a $450,000 house in Mammoth which is on the low end 
for housing here. 

3092633193  No other than wan ng to be able to purchase a small, single family home, but it seems una ainable. 
3092633193  Small, single family homes 
3092633193  Small, single family homes 
3097349766  Small single family homes. 

3097349766 

Its a real shame that all of the nice new places in this town are vacant 90% of the  me and the people who actually live here live in shacks or 
crowded apartment complexes. Real estate and rent costs are prohibi ve for most people who live and work here.  I think if there were via‐
ble housing op ons Mammoth it would a ract more locals and would create a more vibrant, involved community and an increased quality 
of life for those of us who live here year round. 

3097349766 
Affordable, well built single family homes for rent or sale ‐ not giant vaca on homes or dumpy shacks. It seems very difficult to find a house 
for rent or to buy that should not be condemned or is very large and/or ridiculously expensive 

3097349766  Small single family homes. 
  Con nued on next page 
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Appendix A: 
2014 Survey Comments Regarding the Gap in Affordability 

and Product for Single Family Homes 
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3097480327 
for a mountain town, I'd say learn from Telluride about how to develop tasteful, well built homes that are not mansions and could accom‐
modate a small family/young couple. 

3097480327  Affordable, well built single family [2‐3br] homes 
3106448483  the majority of affordable rental housing is located in a single, central loca on. it is good for transporta on but there is also then no variety. 
3107085855  Affordable single family homes or townhouses. 
3107085855  Affordable single family homes that don't get snapped up by second (or third, or fourth) homeowners. 
3107508431  smaller SFR homes 
3107508431  smaller SFR homes 
3112000516  single family homes 3bedrooms 2 bath 
3115972810  Fewer "trophy homes" and more "prac cal" mid‐size homes for families are needed. It seems like there are plenty of small apartments. 

3115972810 
There are very few single family homes available for rent or sale in Mammoth. The more "affordable" single family homes are o en 
snatched up by second homeowners who can afford to pay cash and squeeze working local people and families out of the market. 

3115972810 

Fortunately we are able to afford to rent a decent townhome in Mammoth although we just had a 15% rent increase. But we would prefer 
to own and have a yard for our family‐‐we could afford the mortgage but not a 10‐20% down payment on a single family home with a gar‐
age (minimum $500,000). Because we have previously owned homes we are not eligible for "first‐ me" buyer programs. 

3124195465  Affordable single standing homes, not apartment style 
3124195465  Single standing homes, not apartment or condo style 
3136416521  assist in private development of small single family homes 
3139522973  mid‐size affordable single family homes 
3151099276  standard family (single) homes 

3158240203 
sane pricing for rentals, motels, etc.  Condo associa ons "fees" make condos more expensive than small non‐condo housing, despite a lower 
mortage/taxes payment. 

3158240203 
We need more of Mr. Lee's type of temporary housing (now owned by the mountain as a dorm), and a way to reduce the cost of small con‐
dos. 

3164597950  Smaller homes. 1‐bedroom, downstairs houses or apartments for under $600/month for people on fixed incomes (seniors, disabled, etc.) 

3164597950 
Space rent in mobile home parks are going way to high! Single person, 1‐bedroom houses are unaffordable! My income is not $2500/
month! 

3165671681  Mammoth Lakes itself does not have affordable single family homes. 
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Appendix B:  
Guidelines for Town of Mammoth Lakes Revolving Loan Fund (RLF) 

Town of Mammoth Lakes, Comprehensive Workforce Housing Strategy, 2014 

OBJECTIVES:  
 

• To preserve the affordable housing stock in Mammoth Lakes in order to 
strengthen the ability of local businesses to attract and retain new workers; 

• To implement the Town’s General Plan Housing Element Policy H.2.G. to 
“Avoid the inadvertent loss of deed-restricted units;” and 

• To provide safe homes that are within the financial capabilities of low in-
come, moderate income, and workforce households. 

 
 ELIGIBLE ACTIVITY: Acquisition of existing deed/resale restricted housing stock 

within the incorporated area of Mammoth Lakes for the purpose of preserving housing 
for low-income, moderate-income, and workforce households. 

 
 STRUCTURE: The RLF Program funds used to buy back deed restricted properties 

shall be repaid to the revolving loan fund upon the sale of the real property, less any 
subsidy necessary to sell units at Below Market Rate (BMR). The properties purchased 
with the RLF Program funds shall be marketed for-sale as BMR, deed restricted  
properties where, upon sale of the properties, the sales proceeds shall be re-invested into 
the Housing In-Lieu Fee Fund with the Town, so these funds may again be used 
through the RLF. It is anticipated that some portion of the RLF funds shall be invested, 
as subsidy, into the properties in order to bring them to BMR values. 

“I	had	lost	all	hopes	of	
buying	a	home	or	condo	

in	this	town.”	

	

 
	

‐Mammoth	Lakes	resident	and	owner	of	
a	deed	restricted	condo		

These are general guidelines, individual cases may warrant variances from the above priorities. 
Variances are at the discretion of the MLH Executive Director.  
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Appendix B:  
Guidelines for Town of Mammoth Lakes Revolving Loan Fund (RLF) 

Town of Mammoth Lakes, Comprehensive Workforce Housing Strategy, 2014 

UNIT PRIORITIES: 
 

With a limited amount of Revolving Loan Funds available and short periods of time (sometimes 30 days) to respond to an Owner’s intent to 
transfer, Mammoth Lakes Housing, Inc. (MLH) staff will follow the unit prioritization outlined below in order to allow the maximum deed 
restricted unit retention possible. 

 
1. Deed restrictions that allow MLH 30 days to respond to their first right of refusal and do not offer a second first 

right of refusal. 
2. Units in the Meridian Count development, because of concerns voiced by Meridian Court owner’s that there are 

becoming more and more renters and less owner. 

3. Developer provided units per inclusionary ordinance. 

4. Units with HELP loan funds as second loans, these funds must be repaid to the State in the next five years. 

5. Unit without significant deferred maintenance, which will take less subsidy to ready the unit for the market. 
6. Units with newer deed restrictions, allowing 45 day first right of refusal, followed by 60 day good faith market-

ing with deed restriction, then MLH second first right of refusal for 15 day period. 

 
APPROVAL: The Town Manager or his/her designee shall review and approve the expenditures from the Housing In-Lieu Fee Fund via the 
RLF to verify compliance with the RLF objectives and provisions herein.  The Town Manager would retain control over the release of these 
funds to MLH, but Town Council approval would not be required. 

 
REPORTING: Quarterly reports on the RLF activities shall be presented to Town staff and Council by MLH staff. Reports shall include all 
financial activity within the account since the previous reporting period as well as descriptions of properties preserved and properties  
returned to the deed restricted market as a result of the RLF investment. If no RLF activity has occurred, no reporting shall be required. 


