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I. INTRODUCTION 

 

A. What is the Housing Strategy? 

 

Workforce housing is a national issue. According to the National Association of 

Realtors®, “Of major concern is the increasing inability of America’s workforce to 

secure a home that is moderately priced, near work and school, and in a desirable 

community setting. Even with the declining home values of the last few years, in 

many communities homeownership is still out of reach for much of our workforce; 

and an “affordable” rental is often unaffordable. Shortages of affordable housing 

close to where residents work can lead to longer commutes, sprawl, and traffic 

congestion, which hurt the environment, increase commuting costs, and reduce 

quality time with family and loved ones for those unable to live near their 

workplace. In addition, shortages of workforce housing can hurt local employers’ 

ability to attract and keep workers.”
1
  

 

The Town of Mammoth Lakes (“Town”) has been actively working to address the 

lack of sufficient workforce housing facing the community since the late 1990’s. At 

that time, Intrawest bought into Mammoth Mountain Ski Area and home prices in 

Mammoth Lakes began to rise due to the focus of commercial and residential 

development on higher income markets. With a limited land base, and much of the 

town already built out, members of the local workforce were being priced out of the 

housing market. The Town has adopted an Interim Affordable Housing policy and created a non-profit housing organization, 

Mammoth Lakes Housing, Inc., to promote the creation of workforce housing. These efforts have been highly effective in providing 

additional affordable, workforce housing which have addressed some of the housing shortage facing the community.
2
  

 

The Town‘s Comprehensive Workforce 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 

Strategy is different from and complements both the Town’s Housing Element and the Interim Affordable Housing policy. The 

Housing Element responds specifically to issues identified by the State of California in regards to housing while the Interim  

                                                 
1
 National Association of Realtors®, Tackling Workforce Housing State by State: Final Report, May 2011.  

2
 Please see the Town’s Housing Element 2014-2019, Section 5.1, for a summary of recent workforce housing achievements. 
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Affordable Housing policy is a regulatory tool which helps the Town secure housing options for the workforce based on the housing 

demands generated by new development. In conjunction with these tools and policies, the Town’s Workforce Housing Strategy not 

only addresses the concerns voiced by the community but looks to identify methods to respond to our resort community housing 

challenges. A diversity of housing products that meets the needs of the essential employees in the community has positive impacts on 

many aspects of our community including reduced vehicle miles travelled by communities and healthier families. Research illustrates 

that “the development of affordable housing increases spending and employment in the surrounding economy, acts as an important 

source of revenue for local governments, and reduces the likelihood of foreclosure and its associated costs. Without a sufficient supply 

of affordable housing, employers — and entire regional economies — can be at a competitive disadvantage because of their 

subsequent difficulty attracting and retaining workers.”
3
 The ability to attract employees is a key element of a thriving economy and 

one element to achieving this is the challenge of meeting the housing needs of employees at varying pay scales. It is important to 

utilize a variety of methods to achieve an adequate housing supply to meet the demand as our local workforce grows. The toolbox of 

mechanisms presented here will provide the Town the flexibility to provide workforce housing in an ever-changing market place 

where each tool will not always work in every situation.  

 

The Town’s workforce housing policies and programs were not initially intended to 

serve those working at higher income levels. However, an expanded definition of 

“workforce” may include “essential public service employees”
4
 who play a key role 

in the community’s vitality, as well as the indispensable service workers who 

bolster our tourist economy. Higher income earners might include firefighters, 

teachers, police, and administrators, among many others.  According to the 2014 

Housing Element Update, there is no “gap” in affordability above 120% of the Area 

Median Income (AMI) income level and therefore, efforts are focused on those 

earning up to 120% of the Area Median Income.
5
 As you can see in Table 1, those 

households earning incomes above 120% AMI are able to purchase market rate 

homes in Mammoth Lakes. Since there are limited State and Federal resources  

available to fund programs that support households earning between 80% and 120% 

AMI, alternative resources will need to be identified to address any subsidy 

allocation for this income group, such as the Town’s commitment of Measure 

2002A non-restricted funding to housing programs.  

                                                 
3
 Center for Housing Policy, “The Role of Affordable Housing in Creating Jobs and Stimulating Local Economic Development: A Review of the Literature,” 

January 2011, p. 1. 
4
 Town of Mammoth Lakes, General Plan, 2007, p. 31. 

5
 Town of Mammoth Lakes, Housing Element Update 2014-2019, p. 2-49. 

Workforce 
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Table 1: Median Home and Rental Cost "Gap" Summary, 2013 

 
 

Source: Town of Mammoth Lakes, Housing Element Update, 2014-2019, June 2014, p. 2-49. 
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Another sector of housing that has been largely filled by either local employers or the market is seasonal housing. A number of 

Mammoth Lakes employers have taken on the responsibility of providing some employee housing under their own terms including 

Mammoth Mountain Ski Area, Mammoth Community Water District, and Mammoth Hospital, to name a few. Additionally, some 

second homeowners may choose to rent their units seasonally and vacation only during specific times of year, which adds to the 

seasonal housing stock. The Town’s housing policies have traditionally focused on the year-round, longer-term resident.  

 

This 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. It provides Town (TOML) and Mammoth Lakes Housing, Inc. (MLH) staff, the 

community, and non-profit and for-profit developers a simple guide to achieving current workforce housing goals through the 

strategies outlined and with the resources identified. For more information regarding local workforce housing, you can visit the MLH 

website at www.mammothlakeshousing.org or the Town’s website at http://www.townofmammothlakes.ca.gov/.  

http://www.mammothlakeshousing.org/
http://www.townofmammothlakes.ca.gov/
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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:  

 

 

  

 

 

 
  Protect existing affordable housing options so 

affordable housing continues to be available to 

our local residents; 
  

  Create a range and mix of new housing 

options to meet the distinct needs of our resort 

community; 
  

  Facilitate a community wide dialogue on the 

community’s housing needs, resources, and 

limitations; and 

  

  Provide coordinated services to residents who 

need support in obtaining or maintaining their 

home. 
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B. Purpose Statement  

 

 

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. 

 

 

 

 

C. Goals 

 

i. To build upon the Town’s existing housing policy context, 

retaining, modifying, y and/or refining current affordable 

housing goals and programs (e.g., Interim Inclusionary 

Housing Ordinance, Housing Element, dedicating local and 

federal funds, etc.). 

 

ii. To help secure increased housing opportunites within the 

Town’s boundaries for members of the local workforce.. 

 

iii. Ensure vitality of the Town’s triple bottom line: economic, 

social, and environmental sustainablity as a community. 

 

iv. Based on public participation, provide strategic direction and 

prioritize the deployment of resources that can directly increase 

the amount of, and improve access to, “adequate and 

appropriate housing that residents and workers can afford.” 
6
 

 

                                                 
6
 Town of Mammoth Lakes, 2007 General Plan, p. 7. 
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D. Guiding Principles 

 

i. 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.” 

 

a) 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.” 

 

ii. Maintain and foster relationships which promote the provision of housing. Mammoth Lakes Housing, Inc. (MLH), 

with the political and financial support of the Town, has spearheaded a workforce housing development program 

targeted at addressing one of the toughest issues facing California today.
7
 The private, not for profit, organization was 

established in 2003 by the Town and has made significant progress toward mitigating the affordable housing problem 

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 $62 million dollars in housing.
8
 

 

iii. 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 resources” (General Plan, p. 7). Due to our relationship with the natural 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 centers, transit nodes, and promote the walkability of our community.  

 

iv. 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 element 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. 

                                                 
7
 California Housing Partnership Corporation, How California’s Housing Market is Failing to Meet the Needs of Low-Income Families, 2014; National Low-

Income Housing Coalition, Out of Reach, 2013; Joint Center for Housing Studies of Harvard University, America’s Rental Housing: Evolving Markets and 

Needs, 2013. 
8
 See Table 6, p. 26. 
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v. Continue to strengthen policies and programs that support those in need. Our local tourism-based economy is 

dependent on lower-wage service industry jobs. In 2012, the per capita income was only $23,179.
9
 The Strategy must 

consider how to best continue to 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. 

 

vi. Expand housing choices for middle-income households. While the combination of student-oriented housing and 

Town/MLH-supported, permanently affordable units have helped create and preserve housing opportunities for lower-

income households, the rest of the housing market has increased in cost and is not delivering housing products that are 

attractive and affordable to middle-income households earning between 80-120% AMI, particularly families. As a 

result, many middle-income families are locating elsewhere (by choice or necessity). The Strategy will consider new 

policies and program tools intended to influence the impacts of this trend. 

 

vii. Consider the regional context as well as area-specific conditions. The Town’s housing market does not operate in a 

vacuum, nor is it homogenous across its geography. The Town’s Strategy must take into account the regional market, 

conditions and trends that impact the housing market within Mammoth Lakes, and factors that shape household 

decisions. The Strategy may need to consider regional approaches (e.g., transit enhancements) and area-specific 

approaches in addition to Town-wide policies. The Strategy recognizes that many factors drive personal choices in 

regards to housing, and that these may or may not be available within the Town limits or provided through this 

Strategy.  

 

viii. Be willing to have candid conversations and try new things. While past planning and policy initiatives have 

succeeded in creating desirable housing outcomes, other policies have contributed to escalating housing prices (e.g., 

height limit, density restrictions, fees, construction costs, the second home market, and the urban growth boundary, 

etc.). The process must include a conversation about trade-offs, as openly and directly as possible. While respecting 

other priorities and maintaining a commitment to a compact urban form, the process should provide opportunities for 

new ideas. 

 

ix. Create new forms of partnership to deliver housing that meets community goals. The Town should create the 

policy framework and conditions for both non-profit and for-profit developers to build and manage housing. An 

                                                 
9
 www.City-Data.com, accessed July 23, 2014.  
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effective response to the Town’s housing challenges necessitates new forms of partnership, in which shared goals are 

articulated and agreed to, and each partner plays a role in creating the desired outcomes. 

 

x. Develop an ongoing strategic planning approach, not “a plan.” Since the housing market is dynamic, it is not 

possible to create a five- or 10-year plan that can effectively advance the community’s housing priorities within such a 

fluid context. A more flexible approach is required. This strategic planning effort will define near-term priorities for the 

Town’s housing policies and programs, and establish a reflective and ongoing approach to strategic planning and policy 

intervention that is related to housing. 
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E. Definitions 

 

Affordable Housing: According to the Department of Housing and Urban Development (HUD), affordable housing 

generally means “housing for which the occupant(s) is/are paying no more than 30 percent of his or her income for gross 

housing costs, including utilities.”
10

  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. The 

Town of Mammoth Lakes Homebuyer Guidelines permit a front-end ratio (percent of monthly gross income spent on 

housing) of between 25-35 percent.  

 

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 mortgage 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. 

 

Household: “A ‘household’ means a person or persons living together as a single housekeeping unit in a dwelling” 

(Town of Mammoth Lakes Municipal Code §17.08.220A). A household includes all the people who occupy a housing 

unit as their usual place of residence. That 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 roommates, is also considered a household. 

 

                                                 
10

 U.S. Department of Housing and Urban Development, http://www.huduser.org/portal/glossary/glossary_a.html, Accessed November 6, 2014. 

http://www.huduser.org/portal/glossary/glossary_a.html
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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. 

 

Seasonal Work: Seasonal work occurs when labor is performed on a seasonal basis where, ordinarily, the employment 

pertains to or is of the kind exclusively performed at certain seasons or periods of the year and which, from its nature, 

may not be continuous or carried on throughout the year. 

 

Workforce Housing: The term "workforce" refers to those who are gainfully employed and not generally understood to 

be the target of affordable housing programs. Workforce housing programs benefit “essential workers” such as service 

workers essential to our tourist economy, teachers, first responders, utility providers, forest service employees, and 

others. Workforce housing is a critical component to successful resort communities where high real estate costs pervade. 

Workforce housing has been defined as housing for workers that can generally not afford to live in the same location as 

their workplace, and who are not well served by existing public programs. 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.  (For this Strategy the term extends across 

income levels but is focused more on incomes up to 120% of AMI which is the highest income group that has a gap in 

their ability to purchase a home in Mammoth Lakes according to the 2014 Town of Mammoth Lakes Housing 

Element.
11

 

 

Workforce Housing Unit: A unit in which at least one member lives and works locally (i.e., is neither a seasonal 

vacation unit, nor a year-round residence occupied by someone who is not part of the workforce). This is based on the 

percentage of the population which is 16 years of age or older in the labor force (employed or unemployed), and 

assuming that a similar proportion of households will have at least one member in the workforce. See Tables 1, 2, and 3 

for a detailed explanation of how the number of workforce units is calculated. 

 

 

 

 

 

                                                 
11

 Town of Mammoth Lakes Housing Element, 2014-2019, p. 2-49 
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II. COMMUNITY CONTEXT 

 

A. Mammoth Lakes at a Glance 

 

Mammoth Lakes is a community of about 8,200 people 

located in the Eastern Sierra mountain region of 

California. This year, the Town celebrated its 30
th

 

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, Mammoth 

Lakes draws visitors to enjoy its lengthy ski season, 

fishing opportunities, and proximity to national forest 

lands such as Yosemite National Park. During peak 

visitation periods, the number of people in town may 

reach an estimated 35,000 people.
12

 For this reason, as 

in other resort communities, the majority of jobs are 

tourism-based jobs.  

 

 

Local housing issues affect a myriad of stakeholders including local residents, service workers, non-profit organizations, local 

professionals in the real estate industry, developers, and both small and large employers. Due to the limited, low-quality, inefficient, 

and high priced housing options, unfilled jobs, a high turnover rate, and unqualified applicants are common issues often cited by 

employers. According to the 2011 Needs Assessment, “Over one-half of employers responding to the survey felt that affordable 

housing for local residents in one of the more serious problems or the most serious problem in the area.”
13

 These outcomes impact 

local employers, schools, and the overall vitality of the community. 

 

 

 

 

 

 

                                                 
12

 Town of Mammoth Lakes Housing Element, 2014-2019, p. 2-2. 
13

 2011 Needs Assessment, p. 16. 
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B. Demographic Trends 

 

According to the 2010 U.S. Census, the median 

age in Mammoth Lakes 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, Mammoth Lakes 

has seen a slight increase in the number of 

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 2000, they 

occupied only 4.3% of the population, while in 

2010 the percentage had risen to 6.5% of the 

population. Housing initiatives in the future 

may need to consider these growing segments 

of our population. 

 

Mammoth Lakes has a large share of the region’s Hispanic residents. Regionally, this population increased from 14 percent of the 

population in 2000, to 22 percent in 2010. Within the Town’s boundary alone, this demographic increased by 12 percent to encompass 

more than 1/3 of the regional population, as shown above in Figure 1.
14

 One of the local workforce housing trends to be aware of and 

watch is the loss of workforce housing units in Mammoth Lakes between the 2000 and 2010 U.S. Census. A workforce housing unit is 

defined as a unit in which at least one member lives and works locally (i.e., is neither a seasonal vacation unit, nor a year-round 

residence occupied by someone who is not part of the workforce). There was a 5 percent decrease of workforce housing units in 

Mammoth Lakes between the 2000 and 2010 U.S. Census (34 percent in 2000 versus 29 percent in 2010).
15

 This may illustrate an 

exodus of the local workforce to communities outside of Mammoth Lakes, such as Crowley Lake and Bishop where homes are more 

affordable and the loss of local jobs during the Great Recession. This is not necessarily attributed to a market change in which second 

homeownership increased, due to an overall decrease in the percentage of seasonal/occasional use units compared to the overall 

residential units in the community between 2000 and 2010.
16

 

                                                 
14

 All demographic data is from the U.S. Census 2000 and 2010, retrieved from the American Fact Finder, http://factfinder2.census.gov/.  
15

 See Table 3 on page 13 for a detailed explanation of how this figure is computed.  
16

 U.S. Census Bureau; In 2000, the percentage of vacant seasonal units was 57.5% while in 2010 it was 51.7%. 
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C. Future Housing Demand 

 

The Regional Housing Need Allocation (RHNA) determined by the State for the Town of Mammoth Lakes projects that between June 

2014 and June 2019, 74 workforce units need to be created (assuming an annual growth rate of .37 percent).
17

 That is two-thirds of the 

affordable housing that the County will need as a whole (120 units).  

 

Table 2: Regional Housing Need Allocation by Income Category 

Jurisdiction 
Very-low 

<30% 

Low 

<80% 

Moderate 

<120% 

Above-moderate 

>121% 
Total 

Town of Mammoth Lakes 17 12 14 31  74 

Percentage of Total 23.6% 15.6% 18.6% 42.3% 100% 62% 

Unincorporated Mono County 11 7 9 19  46 

Percentage of Total 23.5% 15.6% 18.6% 42.3% 100% 38% 

TOTAL 28 19 23 50  120 

Source: State of California, Department of Housing and Community Development, June 2012 

 

Through an assessment of current units, the number of workforce households (2,358; see Table 3 below), and the development 

projections at build-out (15,817), it is estimated that Mammoth Lakes may need approximately 1,250 additional workforce housing 

units to house local workers.
18

 It is not reasonable to expect that this level of workforce housing will be built on all of the available, 

residentially zoned, vacant land. Therefore, to meet future workforce housing demands of the community other creative methods of 

housing delivery will need to be utilized. The Strategy begins the community conversation to define creative solutions.   

                                                 
17

 Town of Mammoth Lakes Housing Element, 2014-2019, p. 2-3. 
18

 Total workforce households (84% x 2,807 = 2,358, see Table 2) divided by the approximate total existing units according to the PAOT 2009 

Report (10,331) equals 23% of  workforce housing units to all existing units , commercial and residential. Multiply this by the anticipated new units 

at build out (5,486). This equals an addition 1,250 workforce housing units needed at projected build-out of 15,817, the total units according to the 

PAOT 2009 Report. 
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Table 3 below shows the percentage of workforce housing units currently occupied in Mammoth Lakes according to the Census. This 

calculation is different from the projected need above because it shows the proportion of workforce household units to total existing 

residential units. Based on ACS data, approximately 84 percent of Mammoth Lakes’ population is in the labor force.  This table 

assumes that same percentage of households have at least one member in the local workforce.  The U.S. Census tells us that 34 percent 

of Mammoth Lakes’ housing stock is occupied year-round; therefore, only 84 percent of the total year-round units are occupied by 

members of the workforce. This equates to 29 percent of all current residential units in Mammoth Lakes occupied by working 

households. Compared to peer resort communities, this is quite low (Truckee, CA, 42%; Telluride, CO, 49%). Despite having a higher 

percentage of workforce housing units, Telluride, CO continues to face a tight housing market for local workers.
19

    

 

Table 3: Year-Round Housing Units 

 Number Percent 

Total Housing Units
 

9,626 100% 

Seasonal/Vacation Units
 

4,981 52% 

Total Year-Round Units
 

3,229 34% 

Total Households
1
 2,807  

Proportion of All Households in the Workforce
2
  84% 

Total Workforce Households 2,358  

% All Housing Units Occupied by Workforce Households  29%
3
 

Source: U.S. Census, 2010 

1. ACS 2011 

2. Based on ACS data that 83.7% of population > 16 years of age was in the labor force (employed or 

unemployed), and that a similar proportion of households will have at least one member in the workforce. 

The remaining 16.3 % is assumed to be voluntarily retired, or otherwise unavailable for employment. 

3. 84 x .34 = .2856 (29%) 

                                                 
19

 Slosson, Mary, “Some winter workers still desperately seeking a roof over their head,” Telluride Daily Planet, November 14, 2014, 

http://www.telluridenews.com/articles/2014/11/17/news/doc5462a2e334ef7316819898.txt, accessed 11/25/14. 

http://www.telluridenews.com/articles/2014/11/17/news/doc5462a2e334ef7316819898.txt
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Table 4 provides a breakdown of local households by income category. Income levels compared alongside typical market housing 

costs define the profile of affordability within a community. This is an important factor to consider in the Town’s overall Housing 

Strategy.  As shown in Table 4, 57 percent of households in Mammoth Lakes make less than 80 percent of the countywide AMI.
20

   

 

Table 4: Household Income Distribution, 2013 

Income Group 

Percent of Area 

Median Income 

HUD Income 

Threshold 

(4-Person 

Household) 

Percentage Households by Approximate Income 

Threshold 

Mammoth 

Lakes Unincorporated Mono County
1 

Extremely Low <30% $23,500 17% 17% 

Very Low 31-50% $39,150 19% 14% 

Low 51-80% $62,650 21% 18% 

Moderate  81% -120% $95,500 11% 8% 

Middle 120%-150% $119,400 8% 34% 

Upper >150% $152,400 24% 9% 

Total   100% 100% 

1
 Mono County excluding the Town of Mammoth Lakes 

Source: Town of Mammoth Lakes, Housing Element Update 2014-2019, HCD Income Limits 2013, pp.-18, AECOM 2014. 

 

Table 5 takes the information in Tables 3 and 4 to provide a detailed summary of projected workforce housing units needed, by 

income category, as a percentage of total housing units. This data provides a sense of what proportion of all new units need to be 

provided at different price points in order to be affordable to the local workforce. This calculation assumes that current employment 

levels and wages remain the same. It does not speak to variables such as unit and household sizes, which also help to define the true 

market profile of workforce housing demand. It is assumed that the long-term need of rental versus ownership units is similar to the 

                                                 
20

 The Town of Mammoth Lakes uses the AMI for Mono County for its housing programs. There is no calculation of AMI specific to Mammoth 

Lakes. It has been speculated that the AMI for the Town may actually be lower considering the number of Mono County and State employees that 

live outside of the Town limits, which could inflate the calculation.  
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current distribution of approximately 46.5 percent ownership to 53.5 percent rental units.
21

 This is an assumption that the Strategy will 

need to assess as the cost of housing, limited land etc. may require more emphasis on rental housing.  

 

Table 5: Percentage of Total Projected Housing Units by Income 

Workforce Units by Affordability Income Category 
% Total 

Units 

Extremely Low  <30% 5% 

Very Low 31-50% 5.5% 

Low 51-80% 6% 

Moderate  81-120% 3.2% 

Middle 121-150% 2.3% 

Upper  150-+ 7% 

Subtotal Workforce Units 29% 

Subtotal Non Workforce Units 
1
 71% 

Total  100%  

1 
Includes Seasonal/Vacation Units (52% of total units) and Non-Workforce year-Round Units (19% of 

total units). 
 

The data in Table 5 may be summarized as follows: For every 100 units of new residential construction, local workforce families will 

need 29 of those units.  Of those same 100 units, about 11 need to be affordable to local workforce households making less than 50 

percent of the Area Median Income; about 9 need to be affordable to families making 51 to 120 percent of AMI; and about 9 for 

households making more than 120 percent of AMI.
22

 This calculation provides an estimate based on current data intended to guide the 

Strategy in the development of tools to address future workforce housing needs. 

                                                 
21

 U.S. Census 2010, HCD Table 10. 
22

 In order to meet the real demand, the inclusionary requirement should not be calculated as “additive” to the non-mitigation units. For example, a 

12 percent inclusionary requirement in a 100 unit project should be calculated as 88 units plus 12 (12/100=12 percent), rather than 100 units plus 12, 

which would amount to a smaller effective ratio (12/112=10.7 percent).
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D. Local Challenges 

 

Mammoth Lakes is a unique and an isolated, rural mountain community compared to other communities in California. However, like 

similar resort communities including Aspen, CO and Jackson, WY, it faces many distinct challenges in regards to providing workforce 

housing.  

 

1. Vacant homes 

Due to its popularity as a vacation area, approximately 52 percent of homes in Mammoth Lakes are utilized for 

“seasonal/occasional use only” according to the 2010 census. By comparison, only 35 percent of homes in Telluride, CO are 

considered vacant for this reason. 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 land available for development, the prevalence of secondary 

vacation homes restricts local residents' options for housing by driving up purchase prices. Furthermore, the large number of 

units that are vacant/for occasional use impacts our local rental housing market by reducing the long-term rental stock.  

 

2. Low Wages 

According to the U.S. Census Bureau American Community Survey ACS, 37.6 percent of Mammoth’s workforce is employed 

in the Arts, Recreation and Hospitality industry.
23

 Many of these jobs are seasonal in nature and have fluctuating incomes 

dependent on the number of tourists, time of year, 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 approximately 57 percent of 

Mammoth’s households earn 80 percent or less of the Area Median Income for Mono County (Table 4).   

 

3. Limited Land 

Mammoth Lakes is surrounded by United States Forest Service land and maintains an Urban Growth Boundary (UGB) of 

approximately four square miles. While the UGB limits the potential for sprawl and protects the surrounding natural 

environment, it also limits the available land for development.  

 

                                                 
23

 This includes accommodation and food services. U.S. Census Bureau, 2008-2012 American Community Survey, accessed from American Fact 

Finder, http://factfinder2.census.gov/, November 7, 2014. 

http://factfinder2.census.gov/
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4. Zoning Limitations 

Zoning designations for non-transient multifamily residential units (RMF-1) are very limited compared to those for single 

family homes (RSF).
24

 Additionally, while the area zoned RMF-2 is fairly substantial; it permits nightly rentals which may 

squeeze local buyers out of this market since second homeowners typically purchase these units as income properties and/or 

for occasional use. Additionally, it remains difficult to acquire units which permit transient rentals with traditional FHA 

backed mortgages which are very strict on condominium lending.  

 

5. Transient Rentals   

The ease of using Vacation Rental By Owner (VRBO), and similar nightly rental websites, corresponds to an increased number 

of nightly homes rentals, some of which are conducted legally, others of which are conducted on an illegal or unpermitted 

basis. This results is a loss of both single family and multi-family units from the long-term rental inventory. According to the 

2011 Housing Needs Assessment survey, 26 percent of renters stated that they occupy single family homes, which was slightly 

higher than the percentage of renters occupying condominiums.
25

 These are often new families, management professionals, 

police officers, or nurses who are recruited to move to Mammoth Lakes. Since an illegal transient rental enforcement program 

began in 2011, 306 cases have been filed. Of these, 173 are single family homes and 133 are multi-family condos or 

townhomes.
26

 These numbers illustrate the need for strict, ongoing enforcement efforts. Additionally, the data show an impact 

on the workforce rental stock. According to the 2010 U.S. Census, of Mammoth Lakes’ total housing stock of approximately 

9,000 homes, only 2,380 are single family detached homes. If you subtract the more than 150
27

 single family homes that are 

zoned to allow nightly rentals, the roughly 173 homes that have been determined to be rented transiently illegally, and those 

that are already occupied full-time, you see the number of single family homes available for long-term rentals dwindling. If the 

town lacks single family housing product, either for rental or for ownership, it may be difficult not only to recruit the 

professional working class needed to support a growing economy, but also to maintain the working demographic that currently 

lives in Mammoth Lakes, as discussed in section II.B above.   

 

Peer resort communities including Crested Butte, Colorado and Jackson Hole, Wyoming are struggling with the ease of use of 

sites such as VRBO and the resulting impacts to long-term rental inventories. Teton County Housing Authority Executive 

Director, Christine Walker, said that their region is challenged by a limited supply of housing and that this challenge is 

                                                 
24

 Town of Mammoth Lakes Housing Element, 2014-2019, June 18, 2014, p.4-17, retrieved from http://ca-

mammothlakes.civicplus.com/documents/10/45/50/389/Public%20Review%20Draft_Mammoth%20Lakes%20Housing%20Element_201403181327

463173.pdf.  
25

 2011 Needs Assessment, p. 91. 
26

 Town of Mammoth Lakes, TOT Compliance, July 25, 2014. 
27

 Town of Mammoth Lakes, Zoning Map, http://www.ci.mammoth-lakes.ca.us/documents/10/45/Address%20and%20Zoning%20map.PDF. 

http://ca-mammothlakes.civicplus.com/documents/10/45/50/389/Public%20Review%20Draft_Mammoth%20Lakes%20Housing%20Element_201403181327463173.pdf
http://ca-mammothlakes.civicplus.com/documents/10/45/50/389/Public%20Review%20Draft_Mammoth%20Lakes%20Housing%20Element_201403181327463173.pdf
http://ca-mammothlakes.civicplus.com/documents/10/45/50/389/Public%20Review%20Draft_Mammoth%20Lakes%20Housing%20Element_201403181327463173.pdf
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exacerbated by the illegal use of the residential housing stock as nightly lodging. She said that this creates added pressure on 

the local workforce.
28

  
  

6. Limited Data 

We have limited data available specific to our community. This includes income data, employment data, etc.  Generally, the 

U.S. Census, California Employment Development Department, and similar data gathering organizations don’t distinguish 

Mammoth Lakes’ data from the overall Mono County figures.  

 

7. Construction Costs 

Due to multiple factors Mammoth Lakes’ is burdened with higher building costs than most other locations throughout 

California. The elevation and heavy winter snowfall add to the cost of construction by requiring structures to meet high snow 

load requirements. Additionally, Mammoth Lakes is geographically remote which not only limits the access to building 

supplies, but also to construction workers.  

 

 

E. Community Assets 

 

Community assets are an important component of future planning. By identifying our assets in terms of housing opportunities, we 

will be better equipped to attract investment, plan for the future, and understand our potential and opportunities. 

 

1. MLH 

Mammoth Lakes Housing, Inc. (MLH), with the political and financial support of the Town, has spearheaded a workforce 

housing development program targeted at tackling one of the toughest issues facing California communities today. The private, 

not for profit, organization was established in 2003 by the Town. 

 

                                                 
28

 Conversation, MLH, July 30, 2014. 
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2. Mixed-Use Potential 

Mixed-use development zoning creates opportunities for housing in new areas of the community, promoting walkability and 

supporting local retail. It also adds new housing potential which is critical due to a limited supply of vacant residential land. It 

promotes infill development and can help spur economic development in commercially blighted areas. Mixed-use development 

can reduce the costs of residential development by sharing amenities and parking with other uses. Currently, commercial zones 

allow for residential density up to 12 units per acre. The Town is currently conducting an analysis of Floor Area Ratio (FAR) 

which may result in the Town’s adoption of FAR as a density limitation rather than units-per-acre. A recent memorandum 

prepared for the Town by PCR Services Corporation, illustrated that comparable resort communities, including Aspen and 

Breckenridge, Colorado allowed FAR to be used only for “preferred projects” including affordable housing. Aspen’s revised 

zoning code no longer permits market rate housing in commercial zones due to a “chilling” effect that it had on commercial 

uses. Currently, only affordable housing is permitted.
29

 Careful attention will need to be paid to the ability for mortgage 

lending on mixed-use, for-sale residential units for the workforce as this has been challenging due to the lending reform that 

resulted from the financial market crash of the Great Recession. 

 

3. Affordable Housing Overlay Zone 

The Shady Rest Tract is approximately 25 acres of vacant land in the center of town. The parcel contains no public roads or 

utilities and roughly seven acres of wetland. The land exchange of this parcel with the US Forest Service and its designation as 

an Affordable Housing Overlay zone was a mitigation requirement for the development the Trails subdivision. The site is 

designated RMF-1 with an Affordable Housing Overlay which requires that all of the units be developed so that they can be 

purchased or rented to households at very low-, low-, and moderate incomes. Density for the RMF-1 site is a maximum of 12 

units per acre but density bonuses are permitted through both the Town’s Municipal Code and state law. In 1991 a Master Plan 

was adopted, which designated the property for 172 units of housing. With a state density bonus of 35 percent, 232 units would 

be allowed on this site. The Neighborhood and District Character chapter of the Town’s General Plan states that Shady Rest 

characteristics should be: 

 

1) A livable in-town neighborhood for the workforce: 

i. Not fractional, not second homes 

ii. Mechanisms to ensure units remain at determined rates in perpetuity 

iii. Variety of unit size and scale...
30

 

 

                                                 
29

 Memorandum, Luci Hise-Fisher and Mike Harden, PCR Services Corporation, Floor Area Ratio Analysis, September 30, 2014. 
30

 Town of Mammoth Lakes, General Plan, 2007, p. 25. 
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According to the Town of Mammoth Lakes Housing Element, “Since the creation of the Master Plan, the community has 

reaffirmed its support to see this site developed as anticipated in the plan, including the defeat of a 1996 voter initiative to 

modify the existing Master Plan.”
31

 

 

The Downtown Neighborhood District Plan (Main Street) emphasizes the local opportunity at Shady Rest explaining that “The 

site is also large enough to accommodate, with appropriate planning, a substantial number of workforce housing units, while 

also allowing for a significant open space area that is convenient and accessible for the community.”
32

 The Plan suggests 

“…redeveloping Shady Rest as a livable workforce neighborhood….” and underlines that, “The General Plan states that the 

Shady Rest Tract is intended primarily for workforce housing.”
33

 In 2010, the Focus Group commented “That the Shady Rest 

site should be a mixed income workforce housing neighborhood.”
34

 

 

There are many tools available to private developers to make this community asset a reality. Cap and Trade funds will soon be 

available to fund infrastructure projects that could reduce the cost to a potential developer. Additionally, a partnership with a 

nonprofit developer could help secure tax credits for units and and below 60% of the AMI. Another useful tool may be an IFD 

set-aside for the development of this project, which could help off-set some of the overhead costs associated with developing 

this parcel. A workforce housing trust could also help to raise funds for this site. The fund could be structured as a unique 

public/private partnership between the business community, MLH, and the Town.
35

     

 

4. Current Programs 

 

i. First-time Homebuyer Down Payment Assistance 

First-time Homebuyer Programs help make purchasing a home feasible for locals. The Town and MLH have developed 

a successful first-time homebuyer program (FTHB) which helps families up to 120% AMI 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 (see Table 1, p. 3). This type of gap financing acts as a secondary, silent mortgage and provides the financial 

resources necessary for Mammoth Lakes’ locals to buy homes with long term affordable payments. 

 

 

                                                 
31

 Town of Mammoth Lakes, Housing Element Update, 2014-2019, p. 4-8. 
32

 Town of Mammoth Lakes, Downtown Neighborhood District Plan (Main Street), p. 29. 
33

 Ibid, pp. 38, 18. 
34

 Ibid, p. 55. 
35

 Marin Workforce Housing Trust, www.mwht.org, accessed 11/26/14. 

http://www.mwht.org/
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ii. Deed Restricted Ownership 

Deed restrictions help to create a “local’s real estate market” by creating long-term affordability at rates that the 

workforce can afford. They help to insure that there will be homes available to local workers at prices they can afford. 

Local land restrictions are commonly used in resort communities and communities with high land values such as 

Livermore, CA where local incomes and the real estate market are out balance. These tools are implemented in an 

effort to maintain a critical, local employment base that supports a healthy economy.
36

 An example of this strategy in 

action is Pitkin County, CO (where Aspen is located) where 1,633 deed restricted units under currently under 

ownership.
37

  

 

There are many types of deed restrictions, or land use covenants, used throughout the State of California and peer resort 

communities; The Town’s ownership deed restriction restricts the way in which the owner can resell the home (and to 

whom, based on income and long-term occupancy) while the resale value of a home is based on an indexed formula. 

This formula uses the growth in the Area Median Income (AMI) over the term of ownership in order to calculate the 

percentage increase in sales price for the homeowner. This is intended to keep the purchase price in line with local 

incomes. These types of restrictions promote long-term affordability more so than first-time homebuyer programs; 

however, California Government Code § 711 prevents these restrictions in perpetuity stating that, “Conditions 

restraining alienation, when repugnant to the interest created, are void.” Therefore, ownership deed restrictions 

typically remain in effect for a predetermined period of time. The Town’s ownership restriction is effective for sixty 

years from the date of purchase. Like most real estate, deed restrictions are not immune to the boom and bust cycles of 

the real estate market. During Homeownership Education courses provided by MLH, potential buyers are made aware 

of the fact that buying any real estate involves risk.      

 

The Town and MLH have worked together in an effort to restructure the deed restriction to prevent the loss of these 

community assets. In the past, deed restrictions have been lifted after only one option to purchase or due to foreclosure 

proceedings. Due to the weak language in the document, MLH completed the new deed restriction in 2008. The new 

deed restriction is set up as an agreement between the buyer and MLH. The agreement now affords MLH, on behalf of 

the Town, more time to secure financing in the event that the unit needs to be purchased in order to retain the long-term 

affordability of the unit. Additionally, the establishment of the Revolving Loan Fund (RLF) through the Town 

dedicates restricted funding to securing these units in the event of sale. Should more than one deed restricted property 

                                                 
36

 Aspen Housing Strategic Plan, 2002, http://www.apcha.org/sitepages/pid76.php, accessed November 19, 2014. 
37

 Gardner-Smith, Brent, Who owns deed-restricted housing in Pitkin County?, Aspen Journalism, May 26, 2014, 

http://aspenjournalism.org/2014/05/26/who-owns-deed-restricted-housing-in-pitkin-county/, accessed November 19, 2014. 

http://www.apcha.org/sitepages/pid76.php
http://aspenjournalism.org/2014/05/26/who-owns-deed-restricted-housing-in-pitkin-county/
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come up for sale at a time, the Guidelines for Town of Mammoth Lakes Revolving Loan Fund (RLF), which prioritizes 

units for purchase, can be found in Appendix B. 

 

iii. Rental Listing Service 

Through the contractual work provided by MLH, the organization recently updated their website to offer a more user-

friendly and comprehensive community resource for those looking to rent/lease their homes and for those looking for a 

home. The Rental Vacancy Bulletin Board, as it’s known on the website, is a free service.   

 

5. Current Projects 

The Town has been able to leverage funding in order to help provide housing options. It also benefits from partnerships 

with organizations that help provide low-income housing to our local workforce.  

 

i. Rental 

The Town and MLH 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 condominium rental units. Furthermore, the Inyo-Mono Advocates for Community Action, 

IMACA, manage 25 studio units for very low-income households at the Glass Mountain Apartments and Buckingham 

Management Company manages 30 two-, three-, and four-bedroom very low-income units at Bristlecone Apartment 

complex.  

 

ii. Purchase 

Three for-purchase complexes have been completed within the Town’s boundaries: Meridian Court, San Joaquin 

Villas, and Aspen Village at Mammoth Creek Townhomes. These complexes provide 88 units for local homebuyers. In 

total, these agencies have partnered to provide 225 units of housing to area residents in the very-low-, low-, moderate- 

and above-moderate income levels. 

 

6. Current Resources 

 

i. Grants 

The Town is eligible for both state and federal grant programs. Due to the size of Mammoth Lakes’ population, it must 

apply for these funds through the State of California’s Housing and Community Development (HCD) Department. 

HCD administers both state and federal funding in competitive funding cycles known as a Notice of Funding 
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Availability (NOFA). To date, the Town has been quite successful in obtaining funds with the guidance and support of 

MLH as seen in Table 6 on page 26.  

 

ii. Measure 2002-A 

In March 2002, the local Transient Occupancy Tax (TOT) ballot measure passed thereby allocating one percent of 13 

percent of TOT revenues in Mammoth Lakes towards the development of workforce housing within the Town. As a 

resort community, TOT in Mammoth Lakes represents a significant portion of local revenues. Between 2009 and 2014, 

the Town collected an average of $10.5 Million annually in TOT, translating to an average of over $814,793 annually 

for housing. Due to the recent legal settlement between the Town and the developer, Mammoth Lakes Land 

Acquisition (MLLA), this amount has been reduced, and it is anticipated that an average of $724,549 annually will be 

allocated to housing over the next five years. TOT will continue to be used as a local resource for the provision of 

workforce and affordable housing. Over the course of eleven years of operation, MLH has collected $3,640,111 in 

administration funds from the Measure 2002A Fund. In addition, MLH has received monies for specific grant 

administration and activity delivery dollars for the administration of the Town’s housing and housing related grants 

totaling $852,117. This is a total investment of $4,492,228. There’s been an average of $408,384 invested annually in 

MLH which the organization has leveraged into $43,885,491 for Mammoth Lakes and the Town.  

 

Historically, most of these monies have been dedicated to funding the work of MLH which has included new and 

rehabilitation development of ownership and rental housing, the development of the homeownership assistance 

programs, the administration of these developments and programs long-term, as well as seeking out new funding 

sources and programs. MLH has used these funds to leverage additional State and Federal grant funds to construct and 

acquire affordable housing units, to provide down payment assistance to qualifying households, and to provide 

assistance to qualified families to find and move into affordable housing units. See Table 6 for a breakdown of past 

grant funding.  

 

Over the years, portions of these funds have also been utilized by the Town’s Planning and Economic Development 

Department for workforce housing related assignments, long-term monitoring of HOME rental developments, and for 

the Town’s creation of an employee homebuyer assistance program.  

 

iii. Revolving Loan Fund (RLF) 

The Town with MLH developed and approved a Revolving Loan Fund (RLF) in June 2013 in an effort to help maintain 

local ownership deed restrictions. The fund has helped to secure two deed restricted homes since its inception.  

 



24 

 

iv. Regulatory 

The Interim Affordable Housing Mitigation Policy requires most new residential and lodging projects to provide, on-

site, a fixed proportion of total units as below market-rate deed-restricted workforce housing units. The inclusionary 

housing requirement is 10 percent for all new residential and lodging developments with more than nine residential 

units or 19 lodging units, at a target income level of 120% of AMI or less. This is much lower than peer resort 

communities such as Truckee, CA (15%),
38

 Telluride, CO (40% of FTEES generated),
39

 and Whistler, BC (1 bed unit 

per every 5 hotel rooms).
40

  With much of the state and federal grants focusing on households at the low-income or 

below levels it has been expressed that the policy will have developers focus on the moderate income households up to 

120% of the AMI, dependent on the current market conditions.  

Larger development projects mitigate their affordable housing demand by including on-site affordable units in 

conjunction with market rate units, while smaller development projects pay in-lieu fees that support affordable housing 

programs. As allowed by the Interim Affordable Housing Mitigation Policy, projects that are required to provide on-

site workforce housing may be permitted to pay in-lieu fees or other alternative housing mitigation, subject to the 

approval of an Alternate Housing Mitigation Plan (AHMP). In-lieu housing fees are deposited in the Affordable 

Housing In-Lieu Fund for the purposes of planning, the RLF, administering, subsidizing, or developing affordable 

housing.  

 

In addition to the State Density Bonus law, the Town also provides an additional density bonus which allows up to 

twice the permitted density when a project provides a higher percentage of qualifying affordable housing units, subject 

to use permit approval.  

 

 

                                                 
38

 California Coalition for Rural Housing, www.calruralhousing.org, www.calruralhousing.org/?page_id=110, accessed 11/21/14. 
39

 Town of Telluride, www.telluride-co.gov, www.telluride-co.gov/index.aspx?nid=369, accessed 11/21/14. 

40
 The number of units required from a developer is based on the concept of a "bed unit", which combines both the number of bedrooms and the 

number of persons per unit. A "bed unit" equals the number of bedrooms multiplied by 1.5 (the standard used to approximate the number of people 

per bedroom). A two-bedroom apartment, for example, would have 3 "bed units" (2 bedrooms x 1.5 = 3 "bed units"). 

Canada Mortgage and Housing Corporation, Employee Housing Service Charge By-Law — Resort Municipality of Whistler, British Columbia, 

www.cmhc.ca, www.cmhc.ca/en/inpr/afhoce/afhoce/afhostcast/afhoid/pore/usdele/usdele_006.cfm, accessed 11/24/14. 

 

http://www.calruralhousing.org/
http://www.calruralhousing.org/?page_id=110
http://www.telluride-co.gov/
http://www.telluride-co.gov/index.aspx?nid=369
http://www.cmhc.ca/
http://www.cmhc.ca/en/inpr/afhoce/afhoce/afhostcast/afhoid/pore/usdele/usdele_006.cfm
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v. Infrastructure Finance District (IFD) 

With the dissolution of Redevelopment Agencies, Governor Jerry Brown signed into California law a piece of 

legislation allowing for the creation of Enhanced Infrastructure Financing Districts (EIFDs) (SB 628). According to the 

bill, “The Legislature finds and declares that with the dissolution of redevelopment agencies, public benefits will 

accrue if local agencies, excluding schools, are provided a means to finance the reuse and revitalization of former 

military bases, fund the creation of transit priority projects and the implementation of sustainable communities plans, 

construct and rehabilitate affordable housing units, and construct facilities to house providers of consumer goods and 

services in the communities served by these efforts” (Government Code § 53398.50). 

 

EIFDs are gaining ground as an innovative tool to fund infrastructure, important public facilities, and community assets 

such as affordable housing. The EIFD tool differs from Redevelopment in that it cannot take money from schools and 

does not take money from local governments without their agreement. Rather, local governments have the option of 

participating or not. This allows them to determine their level of participation, gives them a voice in whether to 

contribute to the projects the EIFD is proposing to pay for, and allows them to decide how their contribution will be 

used.  

 

The Town of Mammoth Lakes is currently exploring the use of an EIFD to help finance snow management and parking 

strategies in an effort to implement the Main Street Plan, which was accepted on February 19, 2014. While there is no 

requirement that an EIFD provide a set-aside for affordable housing, this could be a potential tool to that the Town 

could utilize to create funding for affordable housing projects and programs, whether as an add-on to the current 

discussion or as a separate item. 
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F. Success to Date 

 

Mammoth Lakes Housing has worked with the Town since 2003 to create workforce 

housing opportunities. The table below illustrates the success of that partnership in 

securing funding for affordable, workforce housing. 

TABLE 6 

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

GRANTS BY YEAR 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* 

19 14-CalHome-9833 <80% $1,000,000 
MF Housing Rehab, HBA, and 

Replacement 

20 14-CDBG-9903 <80% $1,000,000 
HBA, Residential Rehab and 

Multi-family Rehab 

Grant TOTAL $20,085,491 

 

Other Funding Received 

SOURCE PROJECT AMI TARGET AMOUNT 

Housing Bonds Aspen Village Apartments <60% $7,500,000 

Housing Bonds Jeffreys & Manzanita Apts. <60% $5,500,000 

Tax Credit Equity Aspen Village Apartments <60% $5,800,000 

Tax Credit Equity Jeffreys & Manzanita Apts. <60% $5,000,000 

Other Funding TOTAL $23,800,000 

  

TOTAL ALL SOURCES $43,885,491 

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

Source: Mammoth Lakes Housing, Inc., 2014 

 



27 

 

G. Public Participation 

 

In 2011, MLH 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.”
41

 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 MLH 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 Tables 5 

and 6 on the following page 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.
42

 While there is a 

margin of error associated with the American Community Survey data, it’s clear that community members are 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 by community members (see Figure 6).   

 

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.  

                                                 
41

 Town of Mammoth Lakes Housing Needs Assessment, September 28, 2011, p. 1, retrieved from http://mammothlakeshousing.com/wp-

content/uploads/2013/11/mammoth_lakes_housing_needs_assessment_2011.pdf.  
42

 U.S. Census Bureau, 2008-2012 American Community Survey, accessed from American Fact Finder, http://factfinder2.census.gov/, June 9, 2014. 

 

http://mammothlakeshousing.com/wp-content/uploads/2013/11/mammoth_lakes_housing_needs_assessment_2011.pdf
http://mammothlakeshousing.com/wp-content/uploads/2013/11/mammoth_lakes_housing_needs_assessment_2011.pdf
http://factfinder2.census.gov/
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What should be the highest priority 

of the Town of Mammoth Lakes’ housing programs? 

 
  

 
Source: 2014 Housing Element Update Survey. English respondents could choose only once 

answer via the online Survey Monkey platform. 

 

 

 

 

 
Source: 2014 Housing Element Update Survey. Spanish respondents chose more than one 

option since their surveys were in hard copy format.
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As one can see, the programs that are most desired have not changed significantly since the 

Needs Assessment was completed in 2011. 
 

 
Source: 2014 Housing Element Update Survey, English and Spanish responses. 

 

 

 

 

 

Figure 6: 2011 Responses - Type of Housing Assistance to Consider: Average Rating 

from “1 – would not consider” to “5 – would definitely consider”  

 
Source: 2011 Needs Assessment, p. 145
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III. STRATEGIC DIRECTIONS 

 

As part of the Town of Mammoth Lakes General Plan Vision, which places a high value on “adequate and appropriate housing that 

residents and workers can afford” and in order to meet the goals of housing the segment of the workforce that desires to live in 

Mammoth Lakes and utilizing community input, the following continuum of program objective was developed to guide the Housing 

Strategy
43

. This continuum represents the community’s needs expressed during the public outreach efforts and an organization 

structure for the Strategy. The following objectives mirror the community priorities defined by the public outreach efforts detailed in 

the previous section. Each objective 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.  

 

 

                                                 
43

 Town of Mammoth Lakes – General Plan, p. 7 
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Objective #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 

(Figure 7). When more renters enter an already tight rental 

market, rents tend to increase, resulting 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. While overcrowding leads to 

reduced housing costs, it tends to have negative impacts to 

health and overall productivity of the family members.  
 

Housing needs of the middle and upper-management households has been of growing concern in the community.  Because there are 

no federal or state funding sources of rental housing for households earning median or above incomes there are fewer resources to put 

towards this facet of the workforce. Most of these households prefer to live in single family homes, which are difficult to afford given 

Mammoth Lakes’ limited supply of single family homes (single family homes make up roughly 28 percent of Mammoth Lakes’ 

overall housing stock)
44

 Furthermore, modifying the current restriction of nightly rentals in most Residential Single Family Zones 

(RSF) could exacerbate the challenges to the supply of both single family long-term rentals and homeownership opportunities for 

locals.  
 

The Section 8 Housing Choice Voucher Program, administered by IMACA is not accepting new applicants at this time. This leaves a 

gap in the programs offered that help low-income 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. 

                                                 
44

 Town of Mammoth Lakes Housing Element, 2014-2019, p .2-31. Additionally, the California Department of Finance estimates the number to be only 25% of 

the total housing stock.  
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Objective #1: Strategies  Rent and  Mortgage Reduction    

Outcomes Actions Measurements Funding Sources Responsible Agency 

Tenant-based Rental 

Assistance 
1.a 

Explore the feasibility of a 

program 

Report on the feasibility of a 

program with recommendations 
HOME MLH, Town 

Rental 

Restrictions/Regulatory 

Agreements 

2.a. 

Through acquisition with or 

without rehabilitation of existing 

rental housing stock  

Number of rental restrictions 

obtained 

HOME, CDBG, 2002A 

Funds 
MLH, Town 

Resale Restrictions 3.a. 

Through the inclusionary policy  

provide homes for sale at below 

market rates to the workforce 

Number of resale restrictions 

obtained 
Inclusionary policy  Town, MLH 

Rental and Resale 

Restriction 

Preservation 

4.a. 

Annual monitoring and 

enforcement of existing 

restrictions    

Number of properties 

maintained with  existing 

restrictions 

2002A Funds MLH, Town 

 



33 

 

41% 34% 28% 
20% 7% 

39% 

0%

10%

20%

30%

40%

50%

Affordability Disrepair Availability Housing size
(not enough
bedrooms,

etc.)

ADA
accessibility

Other
(please
specifiy)

Figure 8: Are you or your neighbors 
facing any of the 

following housing issues?  
(select all that apply) 

Objective #2 – Promote Homeownership  

 

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 Figure 8. 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 afford to purchase homes of all types. At the end of July 2014, the year-to-date 

median single family home price was $632,750 and the median home price of a condominium was $305,000.
46

 At these prices even 

middle-management households struggle to obtain enough financing to be able to achieve homeownership. Generally, traditional 

financing still requires a minimum down payment of 20%. In addition to this restraint, Federal Housing Administration (FHA) secured 

loans, which sometimes have lower down payment requirements, are often not eligible for the purchase of units within condominium 

complexes in Town. This puts a real strain on local families trying to buy.  

 

Another obstacle faced by local homebuyers is the 

income restrictions on grant funding. The majority of 

federal and state funding sources limit the use of grants to 

assist primarily those considered “low-income.” This 

issue has been raised to the Town and MLH, as well as 

mentioned in the 2014 survey, and will be addressed as a 

gap in the current program offerings. The first-time 

homebuyer program has been very popular. Recently, the 

Town was awarded another $700,000 in gap financing 

from the HOME Program (2014), a Federal Housing and 

Urban Development (HUD) program that the State of 

California administers to smaller jurisdictions on a 

competitive grant cycle. The Town was also recently 

awarded $1 million from the CDBG program for down 

payment assistance, rehabilitation, and the revitalization 

of the Glass Mountain apartments (2014/15). 

 

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 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 zero to three percent (0-

                                                 
46

 Data from the Multiple Listing Service, compiled by Mammoth Lakes Housing, Inc., June 2, 2014. 
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3%) interest. At the end of 30 years, or when other repayment triggers are met,  the loan must be repaid to the Town to help another 

household(s).  

 

The one State funding source that does provide assistance beyond low-income is the BEGIN program which fills the purchasing gap 

for those persons earning up to 120% AMI. The Town and MLH have been successful in obtaining grant awards for three newer 

developments where the BEGIN funds can be utilized. They are San Joaquin Villas, Aspen Village Townhomes, and Meridian Court 

Condominiums. These developments offer newer, efficient construction and lower Home Owner Association (HOA) dues than what’s 

typical in most of Mammoth Lakes’ 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 that it targets households 

earning up to above moderate income (Table 7). There are no Federal programs that cater to these middle income earners.  

 

Table 7 

       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  

 

 

While the Town’s policies have not traditionally served those households earning above 120% of the Area Median Income, it seems 

there is a need for more flexible funding to help those higher income earners 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, 
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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.
47

   

 

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. MLH manages the deed restrictions for the Town and has 

made deed restriction retention a priority in their 2013 Strategic Plan.  

 

Mobile/Manufactured homes are an important affordable housing resource that communities are beginning to take advantage of. In 

Mammoth Lakes, 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 to 

maintain these community assets. Mammoth Lakes Housing was recently awarded $1 million from CalHome to assist with the 

acquisition, replacement, and rehabilitation of mobile homes in the region.  

 

Objective #2: Strategies  Promote Homeownership    

Outcomes Actions Measurements Funding Sources Responsible Agency 

First-time Homebuyer 

Programs (FTHB) 
1.a 

Secure a local funding source in order 

to fund a program that will help 

median-income families stay in our 

community 

Growth of funds over time and 

number of households assisted 
Local funding TOML, MLH 

 1.b 

Continue to apply for grants that 

support the low-income (HOME and 

CDBG) and median-income (BEGIN) 

first-time homebuyers. 

Number of first-time 

homebuyer grants secured and 

households assisted 

CA State Department of 

Housing and Community 

Development (HCD) 

(HOME, CDBG, and 

BEGIN grants) 

MLH with Town CEDD 

staff support 

 1.c 

Seek grants that MLH can apply for 

independently that support FTHB 

programs 

Number of grants secured and 

households assisted 
CalHome MLH 

                                                 
47

 Coté, John (2014, March 17), S.F. increases down-payment loans to 1st-time home buyers, S.F.Gate, retrieved from http://www.sfgate.com/bayarea/article/S-

F-increases-down-payment-loans-to-1st-time-5323078.php#page-1. 

http://www.sfgate.com/bayarea/article/S-F-increases-down-payment-loans-to-1st-time-5323078.php#page-1
http://www.sfgate.com/bayarea/article/S-F-increases-down-payment-loans-to-1st-time-5323078.php#page-1
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Objective #2: Strategies  Promote Homeownership    

Outcomes Actions Measurements Funding Sources Responsible Agency 

 1.d 
Seek grants that can be used to finance 

manufactured homes 

Number of grants secured and 

manufactured homes financed 
CalHome MLH 

 1.e 

Develop feasibility of local funding 

for households earning between 80% 

and 120% AMI 

Report on the feasibility of a 

program with 

recommendations 

TOML MLH, TOML 

Deed Restriction 

Retention 
2.a 

Continue to ensure the maintenance of 

all deed restrictions 

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 
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Objective #3 – Develop a Home Repair Program 

 

Under the new state budget and the cap-and-trade funding 

there’s specific language to add more funding to programs 

that promote weatherization 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.”
48

 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.
49

 The Town and MLH will 

seek funding for programs through these avenues. In addition, the Town could leverage these funds in an effort to promote a jobs / 

housing fit, meaning the extent to which housing prices match residents' income levels, and its impact on vehicle miles travelled 

(VMT) and Green House Gas (GHG) reductions. 

 

Weatherization and rehabilitation programs were popular in both the 2011 Needs Assessment and the 2014 survey results. In 2011, it 

was the 3
rd

 most popular program and more recently weatherization was chosen 39 percent of the time and rehabilitation was chosen 

31 percent of the time as programs that people are interested in (Figure 9). This isn’t surprising considering that about 60 percent of 

housing units were built prior to 1979; 45 percent alone were built between 1970 and 1979. Due to the fact that landlords may charge 

upwards of $800 per bedroom in a unit, there is limited incentive to invest in their properties, including the installation of double pane 

windows and other energy efficiencies which would reduce the cost of utilities for renters. 

                                                 
48

 Cap-and-Trade Auction Proceeds Investment Plan: Fiscal Years 2013-14 through 2015-16, Release Date: May 14, 2013, State of California, retrieved from 

http://www.arb.ca.gov/cc/capandtrade/auctionproceeds/final_investment_plan.pdf.  
49

 Governor’s Budget 2014-2015, Proposed Budget Summary, January 10, 2014, retrieved from http://www.ebudget.ca.gov/2014-

15/pdf/BudgetSummary/FullBudgetSummary.pdf, p. 107. 
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http://www.arb.ca.gov/cc/capandtrade/auctionproceeds/final_investment_plan.pdf
http://www.ebudget.ca.gov/2014-15/pdf/BudgetSummary/FullBudgetSummary.pdf
http://www.ebudget.ca.gov/2014-15/pdf/BudgetSummary/FullBudgetSummary.pdf
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Objective #3; Strategies  Develop of Home Repair Program    

Outcomes Actions Measurements Funding Sources Responsible Agency 

Owner-Occupied 

Rehabilitation Program  
1.a 

Apply for CDBG, HOME and CalHome 

and any other available funding to 

provide low interest loans for 

rehabilitation 

Applications submitted, and 

number of loans issued 

CDBG, CalHome, 

HOME 

MLH & Town CEDD 

staff 

 1.b 

Apply for CalHome to provide low 

interest rehabilitation loans specifically 

for owners of manufactured homes 

Funding secured 10/2014; 

applications submittedand 

number of manufactured 

homes rehabilitated 

CalHome MLH 

 1.c 
Develop owner-occupied rehabilitation 

guidelines and policies 

Guidelines completed and 

approved by Town (11/19) 
2002A Funds 

MLH with Town CEDD 

staff support 

 1.d 
Advertise and promote rehabilitation 

programs 

Number of applications 

received 
2002A Funds MLH 

 1.e 
Maintain records of program success to 

determine future funding of the program 
 CDBG, 2002A Funds MLH 

Investor Rehabilitation 

Program 
2.a 

Apply for CDBG funding to provide 

low interest loans for investor 

rehabilitation 

Application(s) submitted and 

number of loans issued 
CDBG, 2002A Funds 

MLH with Town CEDD 

staff support 

 2.b 
Develop investor rehabilitation 

guidelines and policies 
 Approval by Town Council 2002A Funds 

MLH with Town CEDD 

staff support 

Acquisition & 

Rehabilitation 
3.a Acquire multiunit buildings 

Number of multiunit 

buildings acquired 
CDBG, HOME MLH, TOML 

 3.b 

Focus on apartments and 

studio/efficiency units based on 

community needs 

Number of apartments and 

studio/efficiency units 

acquired 

CDBG, HOME MLH, TOML 
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Objective #3; Strategies  Develop of Home Repair Program    

Outcomes Actions Measurements Funding Sources Responsible Agency 

Weatherization 

Resources 
4.a 

Work with IMACA to bring 

weatherization funding to low income 

homeowners and renters in Mammoth 

Lakes 

Maintain records on the 

amount of funding awarded 

to residents of Mammoth 

Lakes 

2002A Funds, grants MLH & IMACA 

 4.b 

Help link local homeowners and renters 

with IMACA through advertising and 

the use of MLH waiting lists 

Maintain records on the 

amount of funding awarded 

to residents of Mammoth 

Lakes 

2002A MLH 
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Figure 10: What types of housing will 
be needed in the future as 

Mammoth Lakes grows? (select all that apply)  

Objective #4 – Increase Affordable Housing Stock 
 

Increased affordable housing is important in meeting the projected diversity of housing needs of Mammoth Lakes as it grows. An 

increase in the variety of options in terms of affordable homes is needed to maintain our middle-management workers and young 

families, service workers, and company recruitment efforts needed to fulfill current and future jobs created by new development. 

There are a number of ways the Town can 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 policy, like other policies 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, which integrates community members and help overcome the negative 

perceptions of segregation and disinvestment. According to a Town memo dated October 19, 2009, “An inclusionary requirement 

would set firm, but reasonable and achievable requirements for new development to provide workforce housing units, allowing for 

greater certainty and clear expectations in the development process.” 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. This will provide continuity in policy implementation and give developers and 

the community a clear picture of what is expected of everyone. The role, scope and structure of the Inclusionary Zoning Ordinance 

will be considered as the Town moves forward with updating the Housing Ordinance.  

 

“Affordable housing,” “apartments,” and “studios” were 

the most commonly selected options during the 2014 

survey regarding housing options that the community 

perceives that Mammoth Lakes 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 (Figure 10). 

 

One of the strategies to encourage “aging in place” is the 

promotion of secodary units often refered to as “granny 
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units.” The rents may be lower in these types of units depending on such criteria as square footage and efficiecy; however, there is no 

gaurantee of affordablity for those earning up to 120% of the AMI. These types of units “may be only as affordable as any small sized 

apartment in a particular Neighborhood.”
50

 Currently, the Town allows secondary units in accordance with the California Government 

Code. Secondary units in Mammoth Lakes must meet the development cirerita oulined in Municiple Code § 17.52.270. 

 

Objective #4: Strategies  Increase Affordable Housing Stock    

Outcomes Actions Measurements Funding Sources Responsible Agency 

Inclusionary Zoning 

Ordinance  
1.a 

Develop an inclusionary zoning 

ordinance with clear expectations 

and a menu of available options  

Growth in the housing reserve and 

number of successful partnerships 

with developers that result in new 

affordable units 

TOML In-Lieu Fee 

Fund or 2002A Funds 
TOML& MLH  

Acquisition of Land 2.a 

Use the HEU inventory of possible 

sites as a resource for monitoring 

possible sites for acquisition  

Number of parcels accumulated 2002A Funds  MLH, TOML 

Construction of New 

Homes 
3.a 

Increase the supply of affordable 

homes for the workforce through 

the construction of new homes. 

Seek partnerships with non-profit 

and for-profit affordable housing 

developers  

Number of affordable units built  
Private/Public 

Partnerships 
TOML, MLH 

Development of the 

Shady Rest Parcel 
4.a. 

Support and encourage the 

development of affordable housing  
Number of affordable units built 

Private/Public 

Partnerships;  

Possible waiver of 

Town fees; support 

use of local density 

bonus 

TOML, MLH 

                                                 
50

 City of Portland, Bureau of Planning, “Accessory Dwelling Unit Monitoring Project,” July 2003, www.portlandonline.com, 

www.portlandonline.com/shared/cfm/image.cfm?id=59091, accessed 11/21/14. 

http://www.portlandonline.com/
http://www.portlandonline.com/shared/cfm/image.cfm?id=59091
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Objective #4: Strategies  Increase Affordable Housing Stock    

Outcomes Actions Measurements Funding Sources Responsible Agency 

Explore shared equity 

development 

opportunities 

5.a 

Explore development 

opportunities for a community 

land trust, to help ensure 

affordability over time 

Secure partnerships with local 

entities and potential developers 
General Fund TOML 

Funding and 

development of a 

workforce housing trust  

 

Research the viability of a 

workforce housing trust similar to 

other communities such as Marin 

Develop possible models and 

community input from local 

businesses, the Town and others 

General Fund, 2002A 

Funds 
TOML, MLH 
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Objective #5 – Reach Out and Inform 

 

Housing is a community issue which may fall under the radar of those with stable homes and incomes. That’s why outreach and 

information are essential and ongoing components of this strategy. 

 

MLH recently updated its website which is translatable into six different languages. Realizing the growing nature of our Hispanic 

community, Spanish resources are available at the office as well. MLH also offers Homebuyer Education classes in both English and 

Spanish.  
 

Objective #5: Strategies  Reach Out and Inform    

Outcomes Actions Measurements Funding Sources Responsible Agency 

Provide information to 

Planning & Economic 

Development 

Commission and Town 

Council regarding local 

and State housing issues  

1.a 

Provide guidance on Alternative Housing 

Mitigation Plans, updates on State 

housing policy, grants, etc. 

Within a reasonable timeframe MLH/2002A Funds 
MLH Board of Directors & 

MLH staff 

Hold Homebuyer 

Education Classes 
2.a 

Hold bi-annual homebuyer education 

classes for the public 
Number of participants MLH/2002A Funds MLH 

Update Housing 

Website 
3.a 

Provide relevant information regarding 

local housing programs on the MLH 

website 

Unique viewer data reported 

monthly 
MLH/2002A Funds MLH 
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Objective #5: Strategies  Reach Out and Inform    

Outcomes Actions Measurements Funding Sources Responsible Agency 

Utilize Social Media to 

Inform Local Residents 
4.a 

Utilize Facebook, Twitter, and other 

social media outlets to inform local 

residents regarding housing programs 

Currently in progress MLH/2002A Funds MLH 

Inform Local Residents 5.a 

Explore Contact Management Systems to 

integrate with the MLH website to get 

news and information to community 

members 

Report to Town staff on 

viability 
MLH/2002A Funds MLH 
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IV. SUMMARY 

 

This Housing Strategy serves as the Town of Mammoth Lakes’ policy framework for workforce housing strategies and programs. The 

Housing Strategy is action oriented, measureable, and will:  

 

 Protect existing affordable housing options so affordable, workforce housing continues to be available to our local residents; 

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

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

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

 

In addition, the Housing Strategy: 

 Is guided by the principle that Mammoth Lakes, as a resort community, should maintain an economically viable proportion of 

workforce housing units; 

 Contains strategies to increase awareness of housing issues and programs available; 

 Includes actions that are specific to our community’s distinct needs; 

 Recognizes the community’s priorities as expressed in the 2007 General Plan, the 2011 Needs Assessment, and the 2014 

Housing Element Update survey; and 

 Will help inform the creation and adoption of the Town’s revised Inclusionary Housing Ordinance.  
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Appendix A: 2014 Survey Comments Regarding the Gap in Affordability and Product for Single Family Homes 

 

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 opportunities 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 situations that are not heavily impacted by the move in/out, and 
constant noise of vacation 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 still are not within reach of being able to own a small, single family home.  Many people 
have dogs or children and living in a condo is not a goal or an option. People want to own a home. It doesn't have to be big 
but it has to be affordable for both low income 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 wanting to be able to purchase a small, single family home, but it seems unattainable. 

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 time and the people who actually live here 
live in shacks or crowded apartment complexes. Real estate and rent costs are prohibitive for most people who live and work 
here.  I think if there were viable housing options Mammoth it would attract 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 vacation 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. 

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 accommodate a small family/young couple. 

3097480327 Affordable, well built single family [2-3br] homes 
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Respondent ID Response 

3106448483 
the majority of affordable rental housing is located in a single, central location. it is good for transportation 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 "practical" 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 
often 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 garage (minimum $500,000). Because we have previously owned homes we are not eligible for 
"first-time" 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 associations "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 condos. 

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 for Deed Restricted Units 

 

 

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 Court development, because of concerns voiced by Meridian Court owner’s that there are becoming 

more and more renters and fewer owners 

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 marketing with deed 

restriction, then MLH second first right of refusal for 15 day period 

 

These are general guidelines, individual cases may warrant variances from the above priorities.  Variances are at the discretion of the 

MLH Executive Director and Town Manager.  

 

RLF OBJECTIVES:  

 

(a) To preserve the affordable housing stock in Mammoth Lakes in order to strengthen the ability of 

local businesses to attract and retain new workers; 

 

(b) To implement the Town’s General Plan Housing Element Policy H.2.G. to “Avoid the inadvertent 

loss of deed-restricted units;” and 

 

(c) To provide safe homes that are within the financial capabilities of low income, moderate income, 

and workforce households. 
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RLF 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. 

 

RLF 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. 

 

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. 

 

 

 


