
MAMMOTH LAKES HOUSING, INC. 
 Board of Directors Meeting  

 
Monday, October 3, 2016 

Regular meeting at 6:00 p.m. 
 

Mammoth Lakes Housing Conference Room 
587 Old Mammoth Rd. 

 
Agenda 

 
NOTE:  In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please contact 
Mammoth Lakes Housing, Inc. at (760) 934-4740.  Notification 48 hours prior to the meeting will enable Mammoth Lakes Housing, Inc to make 
arrangements to ensure accessibility to this meeting.  (28 CFR 13.102-35.104 ADA Title II) 

 

I. Call to Order 
 

II. Roll Call 
Members: Lindsay Barksdale, Larry Johnston, Jiselle Kenny, Kirk Stapp, Bill Taylor and 
John Wentworth  

 
III. Public Comments 

This is the established time for any member of the public wishing to address the Mammoth Lakes 
Housing, Inc. Board of Directors on any matter that does not otherwise appear on the agenda.   
Members of the public desiring to speak on a matter appearing on the agenda should ask the 
Chairman for the opportunity to be heard when the item comes up for consideration.  

 
IV. Approval of Minutes from the September 15, 2016 regular BOD Meeting 

 
V. Board Member reports 

 
VI. MLH monthly status report 

 
VII. Review of agenda items, including a draft agreement for services between the Town and 

MLH, and other discussion items for the October 19, 2016 joint MLH – Town Council 
meeting 

 
VIII. Review, discuss and possibly make a recommendation to the Mammoth Lakes Town 

Council on the TOML Strategic Alignment Milestones – Competitive Profile of How 
TOML can Access Housing Capital for Rehabilitating and converting Existing Housing 
Stock to Affordable Housing & A Competitive Profile of How the TOML can Access 
Housing Capital for New Construction  
 

IX. Shipping Containers as temporary/transitional homeless housing (information only) 
 

X. Council Member recap for the Town Council meeting 
 

XI. Adjourn  
 



 

 

MAMMOTH LAKES HOUSING, INC. 
 Board of Directors Meeting  

 
Thursday, September 15, 2016 
Regular meeting at 6:00 p.m. 

 
Mammoth Lakes Housing Conference Room 

587 Old Mammoth Rd. 

 
Agenda 

 
NOTE:  In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please contact 
Mammoth Lakes Housing, Inc. at (760) 934-4740.  Notification 48 hours prior to the meeting will enable Mammoth Lakes Housing, Inc to make 
arrangements to ensure accessibility to this meeting.  (28 CFR 13.102-35.104 ADA Title II) 

 

I. Call to Order  6:03 p.m. 
 

II. Roll Call 
Members present: Lindsay Barksdale, Larry Johnston, Jiselle Kenny, Kirk Stapp, Bill 
Taylor and John Wentworth 
 
Staff Present:  Jennifer Halferty, Anita Hatter (for Patricia Robertson)  
Public:  Ruth Traxler, Town of Mammoth Lakes; Tom Hodges, Mammoth Mountain Ski 
Area 

 
III. Public Comments 

None. 
 

IV. Approval of Minutes from the August 1, 2016 regular BOD Meeting 
 

Bill Taylor provided a clarification on Item IX, paragraph 7, final sentence to read as 
follows:  “Bill Taylor noted that if the Town decides to put the ice rink there, it will 
determine what portion(s) of Shady Rest the Town could negotiate for.”  Moved by 
Barksdale, seconded by Johnston, unanimously carried to approve the August 1, 2016 
minutes, as modified. 

 
V. Approval of Minutes from the August 17, 2016 Stakeholders Summit Series – 

Second Summit  
 

Moved by Stapp, seconded by Taylor, carried by a 3-0 vote with Barksdale, Johnston 
and Stapp voting to approve and Kenny, Taylor and Wentworth abstaining. 

 
VI. Approval of Minutes from the September 7, 2016 Stakeholders Summit Series – 

Third Summit  
 

Kirk Stapp noted that these minutes would be accepted as an information item, as a 
quorum of the Board was not in attendance. 

 
VII. Board Member reports 

 



 

 

Wentworth reported that he and Councilmember Colin Fernie had met with the 
“Mammoth Voices” group, noting that it was a wide-ranging conversation with nothing 
specific to report. 
 
Larry Johnston reported that the County Board of Supervisors had adopted its annual 
budget. 
 
Jiselle Kenny reported that Wild Iris was attempting to expand transitional housing 
opportunities for victims, noting that it was difficult to find a place to lease at this time for 
this purpose. 
 
John Wentworth asked for contact information for someone familiar with affordable 
housing efforts in Jackson Hole, as he would be visiting the area to attend a conference 
in mid-October. 
 
Lindsay Barksdale reported that friends were being evicted of their current housing rental 
because the owners were listing the property for transient rental on VRBO.  There was 
discussion of the increase in use of internet listings as opposed to local property 
management firms, and potential impacts on local housing.  Barksdale also reported that 
she knew of a house for rent in the Knolls for a six month period. 
 
Taylor reported that he was corresponding with a woman from Tuolumne County on the 
subject of an Article 34 referendum, which authorizes governmental entities to access 
funds for affordable housing. 
 

VIII. MLH monthly status report 
 
Jennifer Halferty reported that she had met with the Mammoth Voices group at lunch 
time today, and distributed a copy of the powerpoint presentation she had given.  She 
reported that a grant concept proposal for the analysis of Shady Rest was submitted to 
the Enterprise Community Partners, and that MLH was invited to submit a complete 
application.  Application is due by the end of October.  She noted that she was also 
exploring a State Farm grant opportunity.  She noted that as part of the TOML’s strategy 
alignment process, the Board meetings would be moved to Suite Z to allow broadcast of 
the meetings via Granicus.  Board consensus was to move the November and future 
meetings to Suite Z.  She reported that the Town and MLH were working together to 
verify the accurate count of apartments with the Town so as to develop a solid baseline.  
Ruth Truax, Town of Mammoth Lakes, noted that they were working on getting the data 
correct, in coordination with Mono County GIS.  The current number of apartments is 
calculated to be 891 units.  John Wentworth suggested that those working on the 
apartment count coordinate with the TOT committee.  There was brief discussion 
regarding the potential benefits of a Mobile Home Park Rent Stabilization ordinance. 
 

IX. Update on the feasibility analysis for workforce housing on the affordable housing 
parcel/Shady Rest Parcel 

 
Jennifer Halferty outlined the information in her agenda bill, and distributed a conceptual 
site plan for the Shady Rest parcel.  She discussed the opportunities for funding the first 
phase of the plan, noting that the contribution expected from the Town for a $27,813,597 
project was $1,610,000, with a large percentage of the total cost coming from Cap and 



 

 

Trade Funds.  She noted that 42 affordable units were proposed for the “Development 
Area 1”, which falls within the existing zoning on the parcel.  There was discussion 
regarding potential changes to the Tavern Road intersection, the feasibility of the 
affordable housing project on this site, and the current lack of site control by MLH of the 
site.  Jennifer said she thought the Sierra Business Council could help MLH with the 
application for funding, should MLH decide to move forward on the project.  John 
Wentworth noted that at the next Council meeting, there would be a proposal for the 
Council to authorize and fund facilitation of a “Downtown Plan working group” of 
stakeholders to address the Hart-Howerton plan.  He suggested that formation of an 
EIFD, Enhanced Infrastructure Finance District, could provide needed funding for this 
project and others.  There was discussion of the relationship between Shady Rest and 
the rest of the downtown planning process; Measure 2002-A funds, current zoning, 
ownership, and valuation of the Shady Rest Parcel, and the need for certainty on the part 
of MLH regarding the Council’s commitment to affordable housing on the Shady Rest 
site in order to proceed.  John Wentworth noted that he believed the Council’s position 
on Shady Rest zoning should be one of the “sideboards” for the larger, working group 
conversations on the Downtown Plan.  MLH and Town staff will develop a “white paper” 
on the Shady Rest parcel and zoning for the joint study session between the Council and 
the Board on October 19, to allow for clarification of the Council’s position. 

 
X. Review and discussion of a Stakeholder Summit Series on affordable workforce 

housing 
 
Jennifer Halferty outlined some of the “takeaways” from the series of meetings, noting 
that Evan Russell of the Mammoth Lakes Foundation was interested in providing a long-
term lease on a portion of the college’s property in order to produce housing for 
professors and other workforce members.  She noted that a “community land trust” might 
be a good model for such uses, and that she would be attending a conference that 
addressed this mechanism.  Kirk Stapp noted that many local agencies had the need for 
employee housing and that continuing discussions with the agencies regarding 
opportunities to work together should occur.  There was discussion about the lack of 
quality housing for agency executives; the difficulties some agencies have found in 
managing units for their own employees, resulting in their selling their units; the desire of 
employers to have MLH administer housing for their employees, and the prohibition 
against using public funds in a way that discriminates on the basis of who one’s 
employer is; the lack of financial incentive for developers to build moderately-priced 
housing; the need for good quality long-term rental stock; the feasibility of locating long-
term rentals away from transient uses; the potential for “slum-lord legislation”, liveability 
standards, and the costs of enforcement; the lack of participation by Hispanics in the 
Summit meetings, and the need to engage the community.  Jennifer Halferty noted that 
she was looking for Hispanic individuals to serve as an informal subcommittee on 
housing issues. 
 

XI. Review, discuss and possibly make a recommendation to the Mammoth Lakes 
Town Council on the TOML Strategic Alignment Milestones – Competitive Profile 
of How TOML can Access Housing Capital for Rehabilitating and converting 
Existing Housing Stock to Affordable Housing & A Competitive Profile of How the 
TOML can Access Housing Capital for New Construction  

 



 

 

There was discussion of the two reports, and how the Board could best communicate its 
highest priority needs to the Council.  The Board members stated that the highest priority 
need was securing and moving forward on affordable housing on the Shady Rest parcel.  
There was discussion of the limitations of funding sources to purchase individual 
condominiums and rehabilitate them for affordable housing stock.  Rehabilitation of 
existing condo housing stock is not available under existing funding sources.  There was 
discussion of two maps showing the totality of vacant land with the appropriate zoning, 
and the ownership of such land.  Another map, showing the location of “affordable” 
condominium projects that might be available for locals’ acquisition and apartment 
complexes that might be competitive for existing funding sources, is in the works.  Staff 
is developing criteria for such “affordable” units, based on a unit price up to $399K and a 
HOA fee of $521 or less.  John Wentworth suggested that this information be 
incorporated into the GIS database.  He suggested that the Board emphasize the need 
for unrestricted locally generated dollars for affordable housing purposes.  It was the 
consensus of the Board that this item come back for further review at its regular October 
meeting. 
 

XII. Council Member recap for the Town Council meeting. 
 
Report out on the stakeholders meetings; needs, resources, follow up. 
 
Results on financial feasibility study on the Shady Rest parcel. 
 
Timeline and milestones of the Competitive Reports 
 
Board meetings to move to Suite Z and be captured by Granicus starting in November. 
 

XIII. Adjourn  
 

The meeting was adjourned at 8:31 p.m. 
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October 2016 - Mammoth Lakes Housing Status Update 

1) Community Resource 

a) Wait-List Management  

1) 44 low and very low income households currently on the rental waiting list 

b) Application distribution, provide program/project information 

1) Distributed fifteen (15) rental and purchase applications  

2) Answered twenty three (23) rental inquiries via phone/email/walk-ins  

3) Answered eleven (11) ownership inquiries via phone/email/walk-ins  

c) Mammoth Lakes Housing Website Data: 

  
Jan 

2016 

Feb 

2016 

Mar 

2016 

Apr 

2016 

May 

2016 

Jun 

2016 
Jul 2016 

Aug 

2016 

Sept 

2016 

Total 

Visitors 
1258 1082 1,143 1,298 1,188 1,112 1,326 1,591 1446 

New 

Visitor 

Sessions 

1,122 945 992 1,137 1,039 990 1208 1,445 867 

New 

Visitor 

Sessions 

68% 62% 57% 64% 64% 65% 72% 67% 60% 

Pages per 

Visit 
2.98 3.02 3.27 3.02 2.86 2.7 2.54 3.15 3.71 

Length of 

Visit 
0:02:07 0:02:31 0:02:26 0:02:12 0:01:52 0:02:06 0:01:40 0:02:21 0:02:35 

Total 

Page 

Views 

4,904 4,622 5,662 5,399 4,676 4,095 4,255 6,776 7,825 

 

2) Housing Program Development, Management and Maintenance 

a) Processed two (2) rental applications  

b) Processed one (1) Kitzbuhl application 

c) Filled one two bedroom Jeffreys apartment to a couple with two children with a father 

working in food services. 

d) Down Payment Assistance- 
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i. Three HOME applicants are in the processing queue. One household in Mammoth 

Lakes is approved and in escrow. They work in the non-profit and food and beverage 

industries. Two households are approved for the Mono County program. One 

household is in escrow and set to close any day on a home in Crowley Lake. This 

household is self-employed. The second Mono County approved household is in escrow 

for a home in June Lake. The household works in outdoor recreation and real estate. 

ii. CalHome manufactured home funds are available in Mono County, Mammoth Lakes, 

and in Bishop. MLH staff is processing three applications for this program. 

iii. Jennifer Halferty attended a national Community Land Trust conference to learn more 

about the land trust model used throughout the country. Land trust was identified in the 

Mammoth Lakes Housing strategic planning process as a possible resource for increasing 

the stock of affordable homes for the workforce.  

3) Deed Restriction Management 

a) MLH staff is preparing an ownership condominium for resale. New windows have been 
installed. Bids are being taken for window coverings. Currently some flooring and bathroom 
repairs are underway. The home should be ready for showing and sale in late October. 

4) Administration of Local Housing Trust Fund and Other Funding Opportunities 

a) Staff continues to work on the Shady Rest feasibility analysis with Rural Community 

Assistance Corporation (RCAC) and the Dahlin Group. Staff is also working on a capacity 

building grant application for this potential development opportunity. 

5) Market Analysis 

a) MLH staff tracks the real estate market for the potential sale of deed restricted units and 

overall activity. 

b) Two non-deed restricted homes in San Joaquin Villas are currently on the market.  

c) Median home sales figures for Mammoth Lakes: 

 

2012 

 Single family: $575,000 

 Condominiums:  $244,000 

2013 

 Single family: $575,000 

 Condominiums: $260,500 
 

2014 

 Single family: $619,000 

 Condominiums: $292,500 

2015  

 Single family: $860,00 

 Condominiums: $305,000 
 

 

2016 Year-to-Date 
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 Single family: $685,250 

 Condominiums: $294,444 

 

6) Coordination with Town of Mammoth Lakes   

a) Preparing for MLH Board and Mammoth Lakes Town Council meeting for October 19 at 

4:00 pm in Suite Z.  

b) TOML Strategic Alignment Granicus use coordination; MLH Board meetings will move to 

Suite Z in November. 

c) Research on mobilehome park rent stabilization ordinance in California. 

d) MLH staff attended and presented at the Mammoth Lakes PD Hispanic Advisory 

Committee Town Hall meeting coordination on September 20. Staff asked for volunteers to 

serve on a Hispanic housing advisory committee to MLH. Three people have volunteered so 

far.  

e) MLH staff has requested data on the number of condos and single family homes with TOT 

certificates so that we can better understand the percent of our housing stock that is 

available for nightly rental. MLH has also requested that the Town ask TOT certificate 

applicants whether or not they were previously renting their home long-term (30 days or 

more).  

According to the Town, roughly half of the TOT Certificates in town are in the Town’s 

currently database. During conversion to their new account system, only half of the parcel 

numbers transfer from the previous database. They may be updating their system this 

December when they renew Business Tax Certificates.  

As of now, the Town does not ask the question of TOT certificate applicants to inform 

them of conversion of long-term housing stock to nightly rental stock.   

Ultimately, MLH and the Town has little local data on the number of parcels/homes that 

legally rent nightly nor how many are changing use from long-term to nightly rentals. Both 

would be valuable in identifying where the town’s housing stock is split today and for 

tracking into the future. MLH will check back in with the Town early 2017 to see if the 

remaining TOT parcels have been added so that we can start to identify a baseline.   

Jennifer Halferty attended the TOT Committee meeting. There was a lot of discussion on 

the nightly rental growth and impacts to long term rentals. Several participants expressed 

concern over the lack of rental housing available. There is an effort to collect better data 

through the business taxing process using the Assessor Parcel Number. This would make it 

easier to avoid duplication as is currently the challenge with the Town TOT permitting 

system.  
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f) Staff is coordinating with the Town Manager on the presentation of second quarter (July 1, 

2016 – September 30, 2016) MLH milestones identified in the TOML Strategic Alignment. 

MLH is scheduled to share the deliverables with the Town Council at their October 19 

meeting.   

 



        Agenda Item_VIII____ 
        October 3, 2016 
        

AGENDA BILL 
 

Subject:   TOML and NGO Strategic Alignment Milestones – Competitive 
Capital Profile for New Construction and Existing Housing Stock 

 
Presented by: Jennifer Halferty, Executive Director 
 

 
RECOMENDTION: 
At their September board meeting, the Mammoth Lakes Housing (MLH) Board requested 
that the updated Competitive Capital Profiles for the Town of Mammoth Lakes be brought 
back for further review and discussion at their October meeting. Both analyses are 
milestones identified in the Town’s Strategic Alignment document. Both reports, along with 
the Cap and Trade feasibility analysis on Shady Rest, are on the Town Council meeting 
agenda for October 19, 2016.  
 
In addition to reviewing and providing input on the reports and maps, staff is also looking 
for questions for the Town Council that will lead towards next steps which should result in 
the outcomes identified in the TOML Eighteen Month Strategic Priorities and Key 
Objectives. They are: 
 
Strategic Priority: Comprehensive Community Plan 
b.  Actively engage with developers and financier to secure new investment 
c. Provide economically and demographically diverse housing opportunities 
d. Create an innovative strategy for the use of existing housing inventory to expand 

workforce housing 
 
 
BACKGROUND: 
Through a thorough analysis of existing affordable housing capital, MLH staff has compiled 
two separate documents that examined current funding available and previous awards of 
those funds in order to develop a guide for the Town on how to be competitive for both 
state and federal affordable housing capital. MLH applied that analysis to the Town’s interest 
in utilizing existing housing stock for affordable housing and the reality that new 
construction of affordable housing is necessary to meet the growing need. The outcome is 
two documents, one focused on the affordable housing new construction capital available 
and the other on the affordable housing capital available for the acquisition and 
rehabilitation of existing housing stock for affordable housing. MLH also created a matrix of 
the capital programs as a quick reference (see attached).  
 
As part of the competitive analysis, MLH worked with the Town staff to create an 
assortment of town maps (see attached). These maps help to a visual of the parcels or 
properties that could most likely be competitive for the capital sources identified. These 
capital tools create the subsidies necessary to add quality affordable housing currently in 



“demand”. “Expanded Housing options to meet demand” is one of nine major 2025 goals 
adopted by the Town Council this year.  
 
Based on the 2011 Needs Assessment completed by RRC Associates, Inc. and Rees 
Consulting, Inc., Mammoth Lakes has a current (2015) workforce housing gap of 264 - 421 
homes.  
 
THE TOWN OF MAMMOTH LAKES: 2015 COMMUNITY INDICATORS 
REPORT: 
This report links to the Town’s General Plan with a goal for a sustainable community which 
rests with the “triple bottom line” of community, environment, and economy.  
 
The report’s purpose is to: 

• educate local residents; 

• inform planning and the allocation of public resources; and  

• attract new capital to the community.  
 
The 2015 report indicated two negative trends:   
 6% increase in Poverty  
 10% increase in cost of Housing 
 
ANALYSIS DISCUSSION: 
The competitive analysis for affordable workforce housing, using both new construction and 
existing housing stock, highlights the need for larger vacant sites and larger multi-family 
developments in order to be competitive and therefore financially feasible.  
 
To meet the competitive and financial feasibility requirements for existing housing stock, 
there are two primary programs which are available to the Town. One is for the Town to 
target multifamily apartment developments that are a minimum of five units and maximum 
of $1 million purchase price. Though, there may not be any subsidy left for rehabilitation 
depending on the sales price. This scenario utilized the Community Development Block 
Grant (CDBG) program. If rehabilitation was necessary, local funds could be a source of 
capital, should the Town wish to make that a budget priority in the future.  
 
The second route of utilizing outside affordable housing capital for existing housing stock is 
to target the largest number of units reasonably available on as few sites as possible. This is 
necessary in order to create the greatest edge for being both competitive and feasible. The 
target number of units is a minimum of 20 with 30 being ideal. This scenario would consist 
of layering capital programs including 4% tax credits, cap and trade funds and others as 
available at the time.  
 
The construction of additional affordable housing units is most competitive and feasible on 
sites that can accommodate 30 units. This could consist of multiple sites as long as financial 
feasibility was maintained since each additional site adds additional cost vs. just developing 
one site, i.e.; site work costs increases as you add sites. Utilizing affordable housing capital 
for new construction would likely consist of a combination of cap and trade funds and 4% 
tax credits as well as other smaller sources or subsidy such as HOME funds. 



 
The maps put into perspective the possible vacant sites for such new construction. Included 
are all sites that allow for multifamily homes, are greater than half an acre, and are not 
currently entitled with a use-permit. For the existing housing stock map, only the multifamily 
apartment complexes with five or more units were included. While individual condominium 
units are not eligible for outside affordable housing capital, those condo complexes with a 
median sales price below $399,000 and an average homeowners’ association fee of less than 
$521/month were included on the map. This was done because these units could possibly be 
purchased by a local or with local unrestricted funds should that be a Town priority.  
 
In conclusion, the addition of affordable housing stock via new build and conversion of 
existing housing stock is possible, and likely feasible, in certain circumstances. While there 
are many outside capital dollars available to Mammoth Lakes, much of the community’s 
limitations lie in the existing smaller density multifamily apartment complexes and the small 
parcels of affordable vacant land zoned for multifamily.  
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A Competitive Profile of How the Town of Mammoth Lakes can 
Access Housing Capital for Rehabilitating and Converting 
Existing Housing Stock to Affordable Housing 
             

 
Mammoth Lakes Housing (MLH) has prepared this report in accordance with 

the Town of Mammoth Lakes and NGO Strategic Alignment plan adopted by the 
Town Council on June 1, 2016.  

 
Nine Major Goals Driven by Three “Big Ideas” 
A Unified Vision Creating Community Investment 

 Goal 5: $1 billion in new capital investment  
 Goal 7: Expanded housing options to meet demand 

 
Strategic Priority: Comprehensive Community Plan 
B: Actively engage with developers and financiers to secure new investment 

 C: Provide economically and demographically diverse housing opportunities  
D: Create an innovative strategy for the use of existing housing inventory to 

expand workforce housing 
 
 Timeline and Milestones  

Q3: Develop an analysis for the conversion of existing housing inventory to 
workforce housing 

  
According to the Community Indicators Report that the Town Council 

adopted on June 1, 2016, the community’s level of poverty is increasing and current 
housing prices and trends increasingly prohibit the workforce population from 
purchasing homes. Average eligibility in the federal lunch program has increased by 
6% over the past five years and is at its second highest level in a decade. According 
to the report, “Participation in the federally subsidized school lunch program requires 
children to come from families with incomes at or below 130 percent of the federal 
poverty level. Subsidized school lunch program eligibility, therefore, is a direct 
measure of family poverty levels and is a proxy for household income in Mammoth 
Lakes” (Community Indicators Report 2015, p. 4). This measure reveals that the 
level of poverty within the population of Mammoth Lakes’ families is increasing, 
therefore making it harder to live within the town. The Report also explains the 
double-edged nature of the recent sharp rise in home prices in the area. The report 
states that, “This can be viewed as a positive since it means the economy is improving 
and home values are rising; but can be viewed as a negative since it indicates that 
homes in Mammoth Lakes are not affordable for the local workforce since a home at 
the current median home price would require an annual income of greater than 
$165,000” (Community Indicators Report 2015, p. 3). These two measures illustrate 
a rise in the level of poverty among local families and the inability for workforce 
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households to purchase homes. Together they indicate the need that Mammoth 
Lakes has for additional affordable housing.   

 
In July 2015, the Town Council adopted the Town of Mammoth Lakes’ Nexus 

and Fee Study. This policy commits the Town to provide for 70% of future new 
developments’ affordable housing impacts for those families with incomes at and 
below 60% of the Area Median Income (AMI). The funds collected as part of this 
policy should be used as leverage with the resources outlined within this report in 
order to help meet that obligation. 

 
The Town of Mammoth Lakes has expressed interest in renovating and 

converting existing housing stock to affordable housing units for the workforce. This 
could include existing multifamily apartment buildings or, potentially, individual 
condominiums. As such, Mammoth Lakes Housing Inc. has conducted research on 
the types of State and Federal assistance programs that are available for renovations 
and conversions. In addition to these outside sources of capital, there are two local 
sources that should be considered: Housing Mitigation Fees and Measure 2002A 
workforce housing funds. Additionally, a potential source of securing additional 
existing housing stock for the workforce could be the use of a community land trust 
model. The State Housing Related Parks Program is also highlighted, as it is a 
program that rewards cities and counties for adding affordable homes to their 
communities by providing grants for parks. 

  
This report is broken up into two main sections. The first explains a 

competitive profile for each program and how the Town of Mammoth Lakes can 
apply for or support an application for each funding source. The second is a 
reference section that describes the programs more thoroughly according to each 
program’s guidelines. This report functions to serve as a resource for the Town in 
meeting their policy goals and requirements. 
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In order to give a frame of reference to the income levels that each program 
targets and the percentage of the community within each income group, a table from 
the 2014 Town of Mammoth Lakes Housing Element Update is included below  (p. 
2-18).  

 

Table 2-12 Household Income Distribution by Income Category, 2013 Estimates 

 
Percentage Households by 

Approximate Income Threshold 

Income 
Group 

Percent of 
Area Median 

Income 

HUD Income 
Threshold (4-Person 

Household) 
Mammoth 

Lakes 
Unincorporated 
Mono County1 

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: HCD Income Limits 2013; AECOM 2014 

 
In conclusion, this report highlights outside capital that is available and for what 
types of existing housing stock. No state or federal capital programs will fund the 
Town, or its NGO, Mammoth Lakes Housing, to purchase individual condominiums 
and rehabilitate them for affordable housing. The smallest purchase and 
rehabilitation capital funding program available is for a minimum of five multifamily 
units on one parcel. Therefore, tapping into the existing condominium market for 
long-term workforce housing solutions will require local funds. MLH recommends 
that the Town establish a workforce housing fund using the Measure 2002A funds 
that are currently being allocated to the Town’s General Fund as an ongoing priority. 
In order to create the greatest impact, within the parameters of the outside capital 
(five or greater units), the workforce housing fund must be leveraged to benefit the 
community.  
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COMPETITIVE PROFILE: 
 

 Affordable Housing and Sustainable Communities Program (AHSC): The 
Affordable Housing and Sustainable Communities Program (AHSC) is a program 
funded with cap and trade funds. Capital is generated through the proceeds of 
carbon cap and trade auctions that were implemented to reduce Green House Gas 
(GHG) emissions in California. The AHSC funds can be given as a loan or a grant 
depending on the type of project. All affordable housing rental projects are funded 
through low interest, long-term loans. The loans are 3% simple, annual interest 
loans with an initial term of 55 years, with the option to extend. An affordable 
housing rental development that receives AHSC funding must remain designated for 
low-income residents for no less than 55 years. Affordable housing ownership 
projects are funded through grants with no repayment required. Affordable home 
ownership developments must remain affordable for a minimum of 30 years. Higher 
application scores are associated with larger projects that target lower income 
populations and households, in areas with significant need for affordable housing. 
The maximum AMI for the rental program is 60% and for the ownership program 
the AMI limit is 120%. The lowest number of units funded in the last awarded round 
of applications was 32, with the majority of projects proposing about 50 units. 
 

The primary goal of the AHSC program is to reduce GHG; therefore, there are 
requirements to reduce GHG within the proposed project’s area. Because of this 
overarching component, there must be a transit line of some sort within a ½ mile of 
the proposed project. This is to promote the use of mass transit in lieu of personal 
vehicles. Along with the requirement for proximity to the transit line, the proposed 
project must also provide a safe walking area with no negative environmental 
walking conditions such as barriers, stretches of road without sidewalks or paths, 
etc., in an effort to promote biking and walking as well. 

 
Renovations done to existing structures are also expected to increase energy 

efficiency and decrease the amount of resources used to maintain the project. AHSC 
guidelines require that the renovations done to a unit must be “substantial.” The 
2015-2016 AHSC guidelines state, “Rehabilitation projects must fully and efficiently 
address all of the physical needs of the Project for the term of the project loan and 
therefore merely meeting the minimum threshold cost amount of $35,000 per 
residential unit may not, in and of itself, be sufficient to be considered Substantial 
Rehabilitation for purposes of the project loan (Pg. A-8).” When doing renovations 
under AHSC, scattered site projects are permitted as long as each site is contained 
within a single project application and all sites are developed under a common 
development scheme. Therefore, all of the proposed rehabilitation would need to 
serve the same income levels and be similar in design and intention and have willing 
sellers on all sites.  
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 There are three areas that the AHSC targets through its funding: Transit 
Oriented Development (TOD), Integrated Connectivity Projects (ICP), and Rural 
Innovation Project Areas (RIPA). Mammoth Lakes would apply under the Rural 
Innovation Project Area funding category which has a minimum award of $500,000 
and a maximum award of $20,000,000. AHSC funds are only available for the 
affordable units within the development (rental up to 60% AMI and ownership up 
to 120% AMI). 
 
Projects can be rental units or owner occupied, or a combination of the two. Projects 
may also include non-residential building uses if local zoning permits such uses. 
Again, the funds from the AHSC program will only fund the affordable housing 
portion of a project. The rehabilitation housing projects must have a minimum of 10 
units. These can be in separate sites as mentioned above or together in one multi-
family development. However, it should be noted that the greater the number of 
units, the higher the score of the application and the greater chance of funding (see 
the attached Competitive Analysis Table for an overview of competitive projects). 
The funds may be used for the cost of rehabilitation, the cost of Energy Efficiency, 
Low Impact Design, Renewable Energy or Urban Greening improvements. AHSC 
funding can also be used for “soft costs” such as those incidentally incurred but 
directly related to construction, acquisition, or other pre-development components 
including, but not limited to, planning, engineering, construction management, 
architectural, and other design work, required mitigation expenses, appraisals, legal 
expenses, site acquisitions, and necessary easements. Soft costs shall not exceed 10 
percent of the total AHSC Program award.   
 
Figure 1  2016 Mono County Loan Subsidy Limits 

Income 
Limit 

Subsidy Limit 
(1BR) 

Subsidy Limit 
(2BR) 

Subsidy Limit 
(3BR) 

Subsidy Limit 
(4+BR) 

60%AMI $30,000 $30,000 $30,000 $30,000 

55%AMI $37,923 $39,507 $41,092 $42,388 

50%AMI $45,845 $49,158 $52,039 $54,632 

45%AMI $53,912 $58,665 $63,131 $67,020 

40%AMI $61,834 $68,173 $74,078 $79,264 

35%AMI $69,757 $77,824 $85,170 $91,652 

HCD Multifamily Housing Program and AHSC-2016 non-HERA Per Unit Loan Limits 
p.37 
 

AHSC funds could be a substantial source of funding for a renovation project 
and are a powerful tool that with the proper project and application can be 
extremely beneficial to a community with an aging housing stock. The AHSC funds 
are only available to fund the affordable housing portion of the project. The amount 
of the rehabilitation loan is set by AHSC and detailed above in Figure 1.  
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 Based on the January 2016 Notice of Funding Availability (NOFA), a 
competitive rental rehabilitation project application from the Town would propose 
to rehabilitate more than 32 units, with the units restricted to 60% AMI or less. The 
deeper the affordability of the units in an application, the more funding per unit it 
will receive, if funded. The lower the income level that the unit is restricted for, the 
more points a project receives, thereby increasing the chance of funding.  

 
Another critical factor in a competitive AHSC application is the amount of 

leveraged funds that are committed to the project. In the most recent round of 
funding, the highest scoring applications received Verified Leverage Scores of over 
80 points. The minimum percentage determined by the Verified Leverage Scoring 
for a project to be financially feasible is 99%. The Verified Leverage Score is 
calculated with the formula below and the GHG score is a result of the magnitude of 
positive environmental impacts that the project will have on the area. This 
illustrates how important the financial feasibility is to the selection committee.  
 
Figure 2: Verified Leverage Score Formula used by SGC   
 

   
AHSC Requested Funds+Leveraged Funds−Deffered Costs

Total Development Costs−Deffered Costs
= Scoring for Verified Leverage 

 
The above calculation results in a percent, the higher the percentage the greater the 
number of points a project receives. The minimum percent for a financially viable 
project is 99% according to a Strategic Growth Council staffer.  
 
Tax credits are a likely leveraged source of funding typically paired with the AHSC 
program. 4% Credits may be used for the acquisition portion of the project within 
certain parameters. This again shows the importance of combining AHSC funding 
with other sources of capital in order to allow the project to limit its financial gap.  
 

Low Income Housing Tax Credits (LIHTC): Federal tax credits, or the Low 
Income Housing Tax Credit (LIHTC) program, can be a great way to get funding for 
multifamily rehabilitation projects. There are 9% and 4% tax credits available, 
though 9% tax credits are typically used for new construction and require a 
competitive application process compared to the 4% credits. 4% tax credits are 
available for substantial rehabilitation costs and in certain cases, the acquisition 
costs, too. The AMI limit for tax credits is 60% and scattered sites are allowed under 
the LIHTC program. Up to five different sites can be included in one project 
application; however, all five sites must be within a 1-mile diameter circle and 
within the same county. AHSC funding is designed to work with 4% credits. This 
combination of funding is a powerful tool with which to convert existing multifamily 
housing stock to affordable housing. The California Strategic Growth Council 
discourages the use of 9% by requiring the verified source of leveraged funds at 
time of application, which is virtually impossible with the competitive nature of the 
9% credits. Tax credits are awarded to applicants by the federal government via the 
State’s Tax Credit Allocation Committee (TCAC). Investors and financiers that wish 
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to reduce their overall tax liability then purchase the tax credits through a 
syndication process, which in turn funds the affordable housing developments over 
a ten-year period.  
 

One concern when considering tax credits as a potential source of funding is 
the high cost of development in Mammoth Lakes. This concern is remedied by the 
fact that the Department of Housing and Urban Development (HUD) considers Mono 
County to be a Difficult to Develop Area (DDA). Once a project is built, there is a 55- 
year long-term affordability requirement. The affordable housing requirement for a 
project is as follows: If 40% of the units are affordable housing then the households 
occupying these units must have an income of 60% AMI or less. If 20% of the units 
are affordable housing, then the households occupying these units must have an 
income of 50% AMI or less. It should also be noted that the tax credits may only be 
used to fund the affordable housing portion of a project. Therefore, if 40% of a 
project were affordable units then only 40% of the project would be counted under 
the total cost of a project. For this reason, developers using tax credits tend to opt 
for 100% affordable housing in their projects because of the increased capital they 
receive.  

 
Using funded projects in 2015 as a comparison tool, a competitive 4% tax 

credit application for federal tax credits would contain greater than 30-40 units, all 
of which would be affordable housing. A majority of these units would be restricted 
for people earning 60% AMI or less. Another consideration when applying for tax 
credits is the need for additional funding with these projects. As stated above, 4% 
tax credits are usually used for rehabilitation projects and fund 30% of a projects 
cost. This is a great starting point for a project’s financing; however, additional 
funding would be required to make a project feasible. In the application, the 
feasibility of a project is an important consideration and the more committed 
funding that is demonstrated to the allocation committee the more likely the chance 
of funding. No 4% acquisition credit is given if ownership of the property has 
changed in the past 10 years. This can be limiting in nature. Under such 
circumstances, an alternative source of funding for the property acquisition would 
be necessary. Sources could include local workforce housing funds, the HOME 
program, or CDBG program. 4% tax credits work well with AHSC funding due to 
their non-competitive nature.  

 
The Strategic Growth Council, which administers the AHSC program, 

encourages the combination of 4% tax credits with a boost to the “qualified basis” 
calculation for rental projects receiving 4% credits. According to the Program 
Guidelines, “For Affordable Housing Developments receiving 4% low-income housing 
tax credits, $60,000 per Restricted Unit may be added to the base amount for loan limit 
calculation purposes” (AHSC Guidelines, p.16). Therefore, a rehabilitation project 
using 4% tax credits would be most likely paired with AHSC funding to provide the 
most competitive and feasible application possible. The 10-year rule would be 
considered on a case by case basis.  
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 Housing Related Parks Program (HRP): Renovating old units to convert 
them to affordable housing also creates the need for public services and amenities. 
These can be expensive to provide, but there is a program that seeks to help build 
parks at the same time as affordable housing. The Housing Related Parks Program 
(HRP) funds the construction of parks near affordable housing rehabilitation 
projects as a type of reward to cities and counties for creating affordable homes in 
their communities. A building permit for the newly created affordable home is 
required to secure funding through the program. The program funds parks for units 
with low and very low income households that earn less than 80% and 60% AMI 
respectively. Grants are provided based on the number of bedrooms in affordable 
housing units being rehabilitated. The maximum grant amounts are $2,200 per 
bedroom for low income units and $2,725 per bedroom for very low income units. 
The table provided below shows each characteristic that effects the calculation of 
the grant amount. 
 
Figure 3: Bonus Awards per Bedroom 
 
 Bonus Awards Per Bedroom 

Unit-Based Park-Based Other 
Qualifying 
Unit 

Base 
Award 
Per 
Bedroom 

New 
Construction 
Unit 

Extremely 
Low 
Income 
units 

Infill 
Units 

Disadvantaged 
Community 

Park 
Deficient 
Community 

Regional 
Blueprint/ 
Supporting 
Infill 

RHNA 
Progress 

Low 
Income 
(>80%AMI) 

$500 $300 N/A $250 $500 $500 $100 $50 

Very-Low 
Income 
(>60%AMI) 

$750 $300 $250 $250 $500 $500 $100 $75 

Housing Related Parks Program Guidelines 2015 Pg. 15 

 
 If the affordable units are in a disadvantaged community or park deficient 
community or if the jurisdiction has made significant progress towards its Regional 
Housing Needs Assessment (RHNA) plan bonuses can be added. There is a minimum 
amount for the HRP program which is $75,000. Adding bonuses with the base 
amount of $500 for low income and $750 for very low income you get: $1,050 per 
bedroom per unit for low income households and $1,300 per bedroom per unit for 
very low income households. Therefore, with the $75,000 minimum amount you 
would need to convert 35.5 market rate homes to low income homes or 20.5 very 
low income homes. This program would be beneficial to a larger conversion to help 
pay for a nearby park because of the high amount of two bedroom units required to 
meet the minimum grant amount.  
 
 This program could be sought in the event that new affordable housing units 
are created in Mammoth Lakes via acquisition and rehabilitation.  
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 Community Development Block Grant (CDBG): CDBG multi-family 
rehabilitation with or without acquisition provides funds for existing housing stock 
of a minimum of five units on one parcel. This funding has a limit of $1 million. This 
program can be used for a broad range of applications including but not limited to: 
financing of the costs of repairs and general property improvements to low-income 
renter-occupied units, conversion of commercial properties into housing units, 
and/or conversion of a non-residential structure (closed school building, closed 
military facility, etc.) to residential use. Again, using the last funding cycle’s funded 
projects as a comparison tool, a competitive application for the Multi-Family 
Rehabilitation Program would be a project with greater than seven units and with 
all units at or below 80% AMI.  

 
Depending on the existing piece of property, CDBG could be used as a 

primary source of funding or a supplemental source.  
 

HOME Investments Partnership Program (HOME): The last outside 
source of potential funding is the HOME Investments Partnership Program, or 
HOME. The HOME grant program, similar to CDBG, targets households below 80% 
AMI. The HOME Rental Projects program can provide capital for the conversion of 
exiting housing stock to affordable homes. One thing to note with the HOME 
program is that a project cannot receive a HOME grant and a 9% tax credit incentive. 
There is no restriction with a 4% tax credit and a HOME grant.  

 
 Home Rental Project funds can be used for acquisition and can be used on up 
to two different sites; however, where a rental project is located on non-contiguous 
parcels, all of the parcels shall be governed by similar tenant selection criteria, serve 
similar tenant populations, and have similar rent and income restrictions. There is 
no minimum or maximum number of units for the HOME rental program but the 
more units in the project, the more feasible and higher score the project is likely to 
recieve. Site control must be demostrated at the time of the applciation but can take 
many forms including an agreement between the property owner and applying 
entity to sell in the case of a HOME award. The limit on this type of program is 
$2,000,000 and as such could possiblty be a primary source of funding for a small to 
medium sized housing project depending on the amount of work needed and other 
factors. The $2,000,000 is granted to a municipality or Community Housing 
Development Organization (CHDO) and then loaned to a developer of the affordable 
housing project. With previously funded projects in mind, a competitive application 
for HOME rental project rehabilitation would be a project with more than 20 units 
with the majority being reserved for 60% AMI or below. It is possible for some of 
the units to be restricted for incomes greater than 60% AMI but the lower the 
income served the more likely the chance of funding.  
 

At this time the Town of Mammoth is not eligible under the Fall 2016 Notice 
of Funding Availaibly (NOFA) due to the 50% rule, which requires that an applicant 
has spent at least 50% of their current award before reapplying for more funding. 
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MLH will continue to monitor this program, the Town’s eligiblity, and any 
appropriate sites within the Town. 
 
 Mobilehome Park Rehabiltiaon and Resitdent Ownership Program 
(MPRROP): MPRROP provides long term, zero interest loans to park resident 
organizations, nonprofit housing organizations, and lcoal public entities for the the 
purchase of mobilehome parks in order to perserve them as a source of affordable 
housing. Funds can also be used to assist the eliglble recipients in making needed 
repairs or upgrages to the mobilehomes under certain circumstances. These funds 
are currently only eligible for the percentage of homes in the mobilehome park that 
are currently housing low-income households.  
 
 Mammoth Lakes has two mobilehome communities. Currenlty, neither 
community is for sale. Loan funds are awarded on a first-come-first-served basis 
after the loan application has been approved. The current funding availaibltiy was 
announced by the State in March 2016. 
 

Community Land Trusts: One creative way of transitioning existing housing 
stock to affordable units is Community Land Trusts. A land trust is a property that is 
entrusted to an individual or entity that is then responsible for the property. The 
land trust is then managed by the entrusted entity. In California, general trust law is 
found in the Probate Code §§15000-19403. There is no specific land trust statute in 
California, unlike many other states, so land trusts created in California for 
California property are based on general trust law in the previously mentioned 
California Probate Code. The trustee is not given ownership over the property but 
instead is given a specific set of guidelines for how the entrusted property is to be 
used and maintained. For example, a home or condominium owner in Mammoth 
Lakes could entrust a property to Mammoth Lakes Housing for providing affordable 
housing to the community. This agreement would be drawn up in a legal trust 
document with specific instructions and guidelines of how the property would be 
used and maintained. Then MLH would be responsible for the property and able to 
use it for the specified purpose. This could be a possible source of additional 
affordable housing as aging members of the community decide to leave the area or 
pass away and leave property to the Town of Mammoth Lakes or MLH in their will. 
The Town would then turn over the managing of the property to MLH or a different 
entity, which would care for the property as outlined in the Land Trust documents.  

 
 Town of Mammoth Lakes Local Funding Sources (Housing Mitigation 
Fees & Measure 2002A Funds): The final source of funding for rehabilitation 
projects in the Town of Mammoth Lakes are local funds. In Mammoth Lakes there 
are two established sources of funding for affordable workforce housing: housing 
mitigation fees and Measure 2002A funds.  

The Town of Mammoth Lakes collects Developer Impact Fees or Mitigation 
Fees in lieu of requiring inclusionary housing from new developments in order to 
provide affordable housing to the community. The current rate for residential 
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developments is $5,700 per unit constructed and for lodging the rate is $3,700 per 
room constructed.  
  
 The mitigation fees alone are not enough to provide adequate affordable 
housing in Mammoth Lakes. To create real progress, the fees should be pooled and 
leveraged with outside affordable housing subsidy resources identified above.  
 

In March 2002, 79% of Mammoth Lakes’ voters chose to increase the 
Transient Occupancy Tax (TOT) by 1% in order to fund workforce housing 
programs under Measure 2002A. In 2011, all Measure 2002A political 
commitments (Tourism, Transit, and Workforce Housing) received 10% budget cuts 
in an effort to find funding sources for the MLLA settlement payments. 
Unfortunately, through the budgeting process, the Workforce Housing Fund has 
been reduced beyond the initial 10%. This past year, workforce housing was funded 
at 49%, instead of the 90% of funding that the other political commitments received.  
 

Creating the link between TOT fluctuations and the allocation of funding to 
the political commitments created a process that linked the dynamic demands 
between tourism and the labor force. Without this synchronization, an imbalance is 
created. Repairing and reinstating this funding tool would create an immediate 
resource to leverage millions in outside capital for the creation of additional long-
term affordable housing stock, unlike the slower to collect mitigation fees.  

 
Converting existing housing stock to affordable units will be difficult using 

outside capital given the low-density composition of a majority of Mammoth Lakes’ 
multifamily housing stock and the programs’ inability to work with individual 
condominiums. The conversion of existing housing stock to affordable housing is a 
limited solution to the problem. Mammoth Lakes simply has limited available 
projects on one or even two sites necessary to create competitive applications. The 
only realistic program is the CDBG 5+ units Multifamily Program. However, that 
program’s real world application in Mammoth Lakes is constrained because it is 
limited to a maximum award of $1,000,000. Due to of the expensive nature of the 
community’s housing environment it will be hard to purchase 5 or more units with 
this amount alone. A proposed rehabilitation could be funded using one or a 
combination of the capital sources detailed above plus the Town’s Housing 
Mitigation Fees. It is therefore critical, as Mammoth Lakes looks ahead to its future, 
to plan for the new construction of affordable housing, while using rehabilitation 
projects as a short-term buffer in between new construction developments.  
 

Mammoth Lakes has an unmet need for affordable housing, which will only 
get worse as the town continues to grow. According to the 2011 Housing Needs 
Assessment, “Combining current demand from unfilled jobs, severely overcrowded 
units and incommuters (170 units) with future demand from anticipated job growth at 
a rate of 1% per year (94 units) shows that, by 2015, about 264 additional housing 
units will be needed.” (Housing Needs Assessment 2011, p. 141).  Since 2011, when 
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the Needs Assessment took place, only four additional long-term affordable units 
have been secured, of the conservatively estimated 264 needed to meet rising 
demand. According to the 2015 Annual Planning Report, Mammoth Lakes has 
constructed 34 above-moderate units, which is 3 greater than the need estimated by 
2019; however, no moderate-income or lower-income housing has been built in 
Mammoth Lakes (2015 Annual Planning Report, p. 22). Having a stable and year- 
round economy is a goal of the Town’s general plan (Goal E.1.) and to realistically 
accomplish this goal there must be more housing to keep the workforce of the town 
close by jobs and transit. Solutions to the issue of affordable housing in Mammoth 
Lakes should be seen as an opportunity to retain quality employees and secure the 
future economic viability of the community. 
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REFERENCE SECTION:  
 
 

State Programs  
 
Affordable Housing and Sustainable Communities Program (AHSC) “Cap and 
Trade” 

 Funds Administered by the Strategic Growth Council and the California 
Department of Housing and Community Development 

 The NOFA is typically released in January 
 This program is funded at the state level by the proceeds of “Cap and Trade” 

auctions in California that were implemented to reduce GHG’s 
 These funds come in the form of a 55 year 3% interest loan for affordable 

rental projects and grants for all other activities  
 AHSC funds have an affordability requirement of at least 55 years after 

construction for low income households 
 Applications are better received the more they reduce local GHG emission 

through the project. For example, a housing project near the Central Business 
District or near a transit line stop will reduce GHG because people can walk 
or bike or ride the line to work 

 Must have a transit line of some sort (Bus, train, etc.) that has a stop that lies 
within ½ mile from the proposed project  

 New Construction and renovations are focused around innovative new 
designs that provide efficiency during operation.  

 There are three categories that a municipality may apply, Mammoth lakes 
and Mono county would apply for the Rural Innovation Project  

 Transit Oriented Development (TOD) Project Areas   
o Minimum Award of $1,000,000 with a maximum award of 

$20,000,000 
 Integrated Connectivity Project (ICP) Project Areas 

o Minimum Award of $500,000 with a maximum award of $20,000,000 
 Rural Innovation Project Areas (RIPA)* Application for Mammoth Lakes  

o Minimum Award of $500,000 with a maximum award of $20,000,000 
o Affordable Housing is targeted to moderate or low income household 

or below meaning 80% AMI or below  
 Under the AHSC affordable housing is within Affordable Housing 

Devolvement Capital Projects 
o These projects can be New Construction, Acquisition and Substantial 

(including preservation of affordable housing at-risk of conversion to 
market rate), and Conversion of one or more nonresidential 
structures to residential dwelling units 

o These projects must be a ½ mile from a transit line stop and provide 
an area free from negative environmental walking conditions such as  
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 Barriers, stretches without sidewalks or paths, highways, etc.  
o These project must include at least 20% affordable housing at the 

80% AMI level  
o Must provide at least one safe and enclosed biking parking space for 

every two units that is free from public access 
o These projects can be rental or owner occupied or a combination of 

the two 
o These projects can also include non-residential uses if permitted 

under local zoning laws 
o The funds may be used for the cost of construction,  
o The cost of Energy Efficiency, Low Impact Design, Renewable Energy 

or Urban Greening improvements 
o Soft costs such as those incidentally but directly related to 

construction, acquisition, or other pre-development components 
including, but not limited to, planning, engineering, construction 
management, architectural, and other design work, required 
mitigation expenses, appraisals, legal expenses, site acquisitions, and 
necessary easements. Soft costs shall not exceed 10 percent of total 
AHSC Program award 

 
Mobilehome Park Rehabilitation and Resident Ownership Program 
(MPRROP) 

 This is a state funded program with state oversight of funds 
 The NOFA for this program is release in mid to late January each year 
 Formerly known as the Mobilehome Park Ownership Program, it has been 

updated and expanded with additional funding opportunities  
 These funds are made available in the form of long term (30+) year low 

interest loans 
 The maximum loan amount is $3,500,000 
 The loan amount awarded is calculated using a formula detailed below under 

the blanket loan bullet point 
 Loans can be given to public entities, Non-Profit housing group or groups of 

assembled Mobilehome owners  
 Low income is defined by this program as 80% or lower AMI  
 For a Non-Profit Organization to qualify for a loan the project must have 30% 

of spaces occupied by low income households  
 For a Public Entity the requirements are the same as the Non-Profit 

Organization but has a requirement to relinquish ownership and 
responsibility of the loan 

o Public entities given loans must make plans and execute them to 
relinquish ownership and the loan for the Mobilehome park to a 
qualified Non-Profit organization or a resident organization within 3 
years of the date that the loan closes  
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 For a Resident Organization to be eligible for a loan they must prove that at 
the time of the application two-thirds of the Mobilehome park support the 
conversion to resident ownership  

 Site control must be demonstrated by the applicant at the time of the 
application by a few different means  

o A fee title  
o An enforceable purchase agreement or option to purchase  
o An enforceable option to purchase or lease  
o A leasehold interest with provisions that enable the lessee to make 

improvements on and encumber the property provided that the terms 
and conditions of any proposed lease shall permit compliance with all 
program requirements  

o A disposition and development agreement with a public agency or an 
agreement with a public agency that gives the applicant exclusive 
rights to negotiate with that agency for acquisition of the site  

 There are three different loans offered under MPRROP, the three being 
Blanket Loans, Individual Loans, and Conversion Loans 

 Blanks Loans have a maximum 40-year term and can be used to purchase un-
subdivided parks with no greater than a 115% loan-to-value ratio 

o This loan is limited to 50% of the cost attributed to the number of low 
income households in the park 

o For a $5,000,000 purchase with 45% of it being low income the loan 
amount would be $5mil x 50%(the max loan amount) x 45%(the 
percentage of households in the park that are low income) = 
$1,125,000 total loan amount offered by MPRROP 

o Blanket loans can be used for a variety of associated costs  
 Acquisition  
 Costs of need repairs or rehab 
 To establish operating reserves  
 To provide long term financing to a project  
 To supplement other public or private financing  
 To enable low income residents to remain in the park through 

a department approved program of assistance   
 Individual loans are those given to private individuals to repair their 

Mobilehome in parks that are acquired through a MPRROP loan 
o 40-year maximum term  
o The resident must be a resident of the park prior to the MPRROP 

application for the park 
 Conversion Loans are short-term loans to any of the three qualifying groups 

with simple 3% annual interest; These loans like the blanket loans are 
limited to 50% of the total calculated conversion costs; these loans can be 
used for many different purposes including  

 Monthly interest only payments are required during the term of the loan 
o Park Acquisition 
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o Loan origination, appraisal, inspection fees, and other related financial 
costs 

o Title and Escrow fees  
o Legal and other professional fees  
o Relocation costs 
o Park Rehabilitation costs  

 
Housing Related Parks Program 

 Used to fund the construction of parks for new construction and 
rehabilitation projects  

 Can be used to build parks for 80% AMI and below units with bonuses for 
lower income units 

 Multiple bonuses available as outlined in table below 
 The units that the parks are built for mush have long term affordability 

guarantees on them of no less than 55 years 
 Can be used to build parks for ownership or rental units 
 Minimum loan amount is $75,000, must have at least that much to qualify for 

the program  
o Meaning that there must be a decent amount of units in the proposed 

application to qualify for funding 
 Bonus Awards Per Bedroom 

Unit-Based Park-Based Other 
Qualifying 
Unit 

Base 
Award 
Per 
Bedroom 

New 
Construction 
Unit 

Extremely 
Low 
Income 
units 

Infill 
Units 

Disadvantaged 
Community 

Park 
Deficient 
Community 

Regional 
Blueprint/ 
Supporting 
Infill 

RHNA 
Progress 

Low 
Income 
(>80%AMI) 

$500 $300 N/A $250 $500 $500 $100 $50 

Very-Low 
Income 
(>60%AMI) 

$750 $300 $250 $250 $500 $500 $100 $75 

Housing Related Parks Program Guidelines 2015 Pg. 15 

 

 

Federal Programs 
 
Tax Credits 4% and 9% are available  

9% Tax Credits: 
 There are two rounds of funding applications- one in March and one in July 
 Tax credits can only be used for affordable housing rental housing 

developments 
 Developments must have a minimum of a 55 year long term affordability 

period  
 The 9% tax credits are typically used for new rental construction 

developments  
 Are limited to projects that target households at or below 60% AMI 
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 9% tax credits cannot be used for land acquisition costs or the cost of 
acquiring existing properties 

 The 9% tax credits application process is competitive 
o Applications are scored and ranked by the California Tax Credit 

Allocation Committee  
o For maximum points : 

 Most units at 40%, 45%, 50%, & 60% AMI AND 
 At least 10% units at 30% AMI 

 There are minimums on the percent of the project that must be affordable 
housing  

o If 40% of the units are affordable housing then the households 
occupying these units must have an income of 60% AMI or less 

o If 20% of the units are affordable housing then the households 
occupying these units must have an income of 50% AMI or less 

 However only the portion of the project that is affordable is considered when 
tax credits are being assigned to the project. For instance, if a developer 
builds a project in which half of the units are market-rate and half are 
affordable, only half of the eligible project costs would be considered when 
determining how much credit may be allocated 

o Because of this fact developers using tax credits tend to opt for 100% 
affordable housing in their projects because of the increased capital 
they receive 

 Cannot be paired with AHSC Program or HOME Program funding sources 
 
 

4% Tax Credits: 
 Requires allocation of tax-exempt bonds from the California Debt Limit 

allocation Committee (CDLAC) 
 Available from TCAC without competing (subject to meeting threshold 

requirements for affordability)  
 Are limited to projects that target households at or below 60% AMI 
 Tax credits can only be used for affordable housing rental housing 

developments 
 Can be used for new construction, acquiring existing properties for 

rehabilitation, and for rehabilitation costs, but not for land acquisition costs  
 No 4% acquisition credits if ownership of existing development has changed 

in the past 10 years “10-Year Rule” 
 Developments must have a minimum of a 55 year long term affordability 

period  
 There are minimums on the percent of the project that must be affordable 

housing  
o If 40% of the units are affordable housing then the households 

occupying these units must have an income of 60% AMI or less 
o If 20% of the units are affordable housing then the households 

occupying these units must have an income of 50% AMI or less 
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 However only the portion of the project that is affordable is considered when 
tax credits are being assigned to the project. For instance, if a developer 
builds a project in which half of the units are market-rate and half are 
affordable, only half of the eligible project costs would be considered when 
determining how much credit may be allocated 

o Because of this fact developers using tax credits tend to opt for 100% 
affordable housing in their projects because of the increased capital 
they receive 

Can be paired with AHSC Program and/or HOME Program funding sources 
 

 
Community Development Block Grant (CDBG)  

 Federally funded but administered by California Department of Housing 
and Community Development (HCD)  

 Funding is limited to projects that serve households at or below 80% AMI 
 In 2016 the NOFA was released in early May and it is expected to be released 

at a similar date for 2017 
 Under the 50% Rule the Town of Mammoth Lakes is not eligible to apply for 

another CDBG Grant until it uses at least 50% of all current allocated funds or 
the CDBG contract expires which is October of 2017 

 Awarded as a grant and has no repayment needs 
 The Total Limit for an Application for a Housing Activity Grant is $1,000,000 

 
Multi-Family Rental Rehabilitation (5 or more units) with or without Acquisition  

 
 This Category is eligible for up to $1,000,000 which would encompass the 

entire limit for housing activity under the CDBG application 
 Loans for refinancing existing indebtedness secured by a property being 

rehabilitated with CDBG funds, if such financing is determined by the grantee 
to be necessary or appropriate to achieve the locality’s community 
development objectives 

 Improvements to increase the efficient use of energy in structures through 
such means as installation of storm windows and doors, wall and attic 
insulation, and conversion/modification/replacement of heating and cooling 
equipment, including the use of solar energy equipment 

  Improvements to increase the efficient use of water through such means as 
water saving faucets and showerheads and the repair of water leaks.  

 Conversion of commercial properties into housing units 
 Conversion of a non-residential structure (closed school building, closed 

military facility, etc.) to residential (adaptive reuse)  
 Temporary and permanent relocation costs provided to existing tenants / 

“persons” e.g., business, non-profit, farm or family, displaced by an assisted 
project, and can be provided as grant funds to the project when CDBG funds 
are used for development costs 
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HOME Investments Partnership Program (HOME)  
 Federal money that is administered by the California Dept. of Housing & 

Community Development (HCD)  
 The HOME (NOFA) or Notice of Funding Availability is usually released every 

fall, this document includes guidelines and updates on the programs offered 
 Funding is limited to projects that serve individuals with income less than 

80% county AMI  
 Under HOME there are programs for rental projects, first time homebuyers, 

as well as program activities 
 Under the 50% Rule the Town of Mammoth Lakes is not eligible to apply for 

another HOME Grant until it uses at least 50% of all current allocated funds 
or the HOME contract expires which is January of 2017 

 Generally, HOME funding is done in grants that don’t need to be repaid 
 An Application can contain no more than two activities listed below: 

o One rental project or one FTHB program 
o One rental project or any combination of eligible program activities 
o One FTHB program and any combination of eligible program activities 

except for another FTHB program 
 

HOME Rental Projects 
 HOME rental projects may not use 9% income Tax Credits as a source of 

funding leverage 
 Can be up to two different sites however, where a rental project is located 

on non-contiguous parcels, all of the parcels shall be governed by similar 
tenant selection criteria, serve similar tenant populations and have similar 
rent and income restrictions  

 Rental Rehabilitation with or without acquisition  
o Limit of Rental Rehab with or without acquisition is up to $2,000,000 
o Or up to $4,500,000 if one of the following conditions are met 

 If 80 percent of all units in the project will be restricted to 
tenants with household incomes at or below 50 percent of Area 
Median Income (AMI) at initial occupancy after rehabilitation, 
with rents restricted at no more than the low HOME rent level 

  If 80 percent of all units in the project will have project-based 
rental assistance and the rental assistance contact is renewable 
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A Competitive Profile of How the Town of Mammoth Lakes can 
Access Housing Capital for New Construction 
             
 
Mammoth Lakes Housing has prepared this report in accordance with the Town of 
Mammoth Lakes and NGO Strategic Alignment plan adopted by the Town Council on 
June 1, 2016.  

 
Nine Major Goals Driven by Three “Big Ideas” 
A Unified Vision Creating Community Investment 

 Goal 5: $1 billion in new capital investment  
 Goal 7: Expanded housing options to meet demand 

 
Strategic Priority: Comprehensive Community Plan 
B: Actively engage with developers and financiers to secure new investment 

 C: Provide economically and demographically diverse housing opportunities  
 
 Timeline and Milestones  
 Q2: Provide a competitive profile of how TOML can access housing capital 

  
According to the Community Indicators Report that the Town Council adopted on 
June 1, 2016, the community’s level of poverty is increasing and current housing 
prices and trends increasingly prohibit the workforce population from purchasing 
homes. Average eligibility in the federal lunch program has increased by 6% over 
the past five years and is at its second highest level in a decade. According to the 
report, “Participation in the federally subsidized school lunch program requires 
children to come from families with incomes at or below 130 percent of the federal 
poverty level. Subsidized school lunch program eligibility, therefore, is a direct 
measure of family poverty levels and is a proxy for household income in Mammoth 
Lakes” (Community Indicators Report 2015, p. 4). This measure reveals that the 
level of poverty within the population of Mammoth Lakes’ families is increasing, 
therefore making it harder to live within the town. The Report also explains the 
double-edged nature of the recent sharp rise in home prices in the area. The report 
states that, “This can be viewed as a positive since it means the economy is improving 
and home values are rising; but can be viewed as a negative since it indicates that 
homes in Mammoth Lakes are not affordable for the local workforce since a home at 
the current median home price would require an annual income of greater than 
$165,000” (Community Indicators Report 2015, p. 3). These two measures illustrate 
a rise in the level of poverty among local families and the inability for workforce 
households to purchase homes. Together they indicate the need that Mammoth 
Lakes has for additional affordable housing.   

 
In July 2015, the Town Council adopted the Town of Mammoth Lakes’ Nexus and 
Fee Study. This policy commits the Town to provide for 70% of future new 
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developments’ affordable housing impacts for those families with incomes at and 
below 60% of the Area Median Income (AMI). The funds collected as part of this 
policy should be used as leverage with the resources outlined within this report in 
order to help meet that obligation.  

 
In the meantime, engaging this competitive profile to meet the current unmet needs 
within the community will help to alleviate some of the local businesses’ and the 
community’s growing concern over the lack of adequate and affordable housing in 
town. The community must work together, actively with determination, to meet the 
town’s needs today in an effort to protect and ensure the prosperity and long term 
success of Mammoth Lakes. 

 
MLH, through its partnerships, has utilized many of the programs identified in the 
Competitive Profile for New Construction matrix. Through these partnerships, 82 
affordable homes were created in Mammoth Lakes. This report seeks to create a 
competitive profile of how the Town can receive additional housing capital from 
governmental sources. By outlining the funding sources available and their 
competitive profiles, the community will have a better understanding of their ability 
to procure more outside funding for new construction projects. 

 
Most of the funding sources outlined are obtained through a competitive process 
through which hundreds of jurisdictions, nonprofits, and even private developers, 
compete for limited resources. Construction can be especially expensive in 
Mammoth Lakes given its rural character, remoteness, and the more rigid 
construction standards due to the harsh mountain environment. These geographic 
challenges, combined with the reality that many communities in the State and 
Country are also struggling with affordable housing, make it essential to develop 
and submit comprehensive and competitive funding applications for additional 
affordable housing. The first step is to analyze the more recent successfully funded 
projects of the programs outlined in this report and use this analysis as a template 
for what a competitive application would look like. In every program, the score that 
an application receives drastically goes up when lower income populations are 
targeted, higher numbers of affordable housing units are proposed, and when an 
applicant provides multiple sources of project funding, including other programs 
and local public capital sources.  
 
Other funding options could be added to the local funding options.  They include the 
Town creating an Enhanced Infrastructure Finance District (EIFD) and restoring the 
housing mitigation fees from their currently reduced levels.   

 
This report is broken up into two main sections. The first explains a competitive 
profile for each program and how the Town of Mammoth Lakes can apply or 
support an application for each funding source. The second is a reference section 
which describes the programs more thoroughly according to each program’s 
guidelines. This report functions to serve as a resource for the Town in meeting 
their policy goals and requirements.  
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In order to give a frame of reference to the income levels that each program targets 
and the percentage of the community within each income group, a table from the 
2014 Town of Mammoth Lakes Housing Element Update is included below  (p. 2-
18).  

 

Table 2-12 Household Income Distribution by Income Category, 2013 Estimates 

 
Percentage Households by 

Approximate Income Threshold 

Income 
Group 

Percent of 
Area Median 

Income 

HUD Income 
Threshold (4-Person 

Household) 
Mammoth 

Lakes 
Unincorporated 
Mono County1 

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: HCD Income Limits 2013; AECOM 2014 

 
In summary, this competitive analysis of funding sources for new affordable housing 
development is the first step to create the affordable housing necessary to meet the 
community’s need as identified in the Strategic Alignment plan, Community 
Indicators Report, Housing Nexus and Fee Study, Needs Assessment and by 
community members at large. The next steps will include identifying and 
committing to affordable development opportunities. Then, in partnerships with 
affordable housing experts, the Town must pursue the appropriate funding sources 
in this report to support the identified development opportunities. This sequence 
will create additional workforce housing to help meet demand.  
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COMPETITIVE PROFILE: 
 

Affordable Housing and Sustainable Communities (AHSC): One of the newest 
sources of governmental funding is the Affordable Housing and Sustainable 
Communities (AHSC) Program. This is a program that is funded through the 
proceeds of California greenhouse gas (GHG) cap and trade auctions. The AHSC 
funds can be given as a loan or a grant depending on the type of project. All 
affordable housing rental projects are funded through low interest, long-term loans. 
The loans are 3% simple, annual interest loans with an initial term of 55 years, with 
the option to extend. An affordable housing rental development that receives AHSC 
funding must remain designated for low income residents for no less than 55 years. 
Affordable housing ownership projects are funded through grants with no 
repayment required. Affordable home ownership developments must remain 
Affordable for a minimum of 30 years. Higher application scores are associated with 
larger projects that target lower income populations and households, in areas with 
significant need for affordable housing. The maximum AMI for the rental program is 
60% and for the ownership program the AMI limit is 120%. The lowest number of 
units funded was 32, with the majority of projects proposing about 50 units.  

 
The primary goal of the AHSC program is to reduce GHG; therefore, there are 
requirements to reduce GHG within the proposed project’s area. Because of this 
overarching component, there must be a transit line of some sort within a ½ mile of 
the proposed project. This is to promote the use of mass transit in lieu of personal 
vehicles. Along with the requirement for proximity to the transit line, the proposed 
project must also provide a safe walking area with no negative environmental 
walking conditions such as barriers, stretches of road without sidewalks or paths, 
etc., in an effort to promote biking and walking as well. 

 
There are three areas that the AHSC targets through its funding: Transit Oriented 
Development (TOD), Integrated Connectivity Projects (ICP), and Rural Innovation 
Project Areas (RIPA). Mammoth Lakes would apply under the Rural Innovation 
Project Area funding category which has a minimum award of $500,000 and a 
maximum award of $20,000,000. AHSC funds could be a substantial source of 
funding and a powerful tool that with the right project and competitive application 
could be extremely beneficial. AHSC funds are only available for the affordable units 
within the development (rental up to 60% AMI and ownership up to 120% AMI).  
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Figure 1  AHSC 2016 Mono County Loan Subsidy Per Unit Limits 

Income 
Limit 

Subsidy Limit 
(1BR) 

Subsidy Limit 
(2BR) 

Subsidy Limit 
(3BR) 

Subsidy Limit 
(4+BR) 

60%AMI $30,000 $30,000 $30,000 $30,000 

55%AMI $37,923 $39,507 $41,092 $42,388 

50%AMI $45,845 $49,158 $52,039 $54,632 

45%AMI $53,912 $58,665 $63,131 $67,020 

40%AMI $61,834 $68,173 $74,078 $79,264 

35%AMI $69,757 $77,824 $85,170 $91,652 

HCD Multifamily Housing Program and AHSC-2016 non-HERA Per Unit Loan Limits 
p.37 

 
Projects can include rental units, owner occupied units, or a combination of the two. 
Projects may also include non-residential building uses if local zoning permits such 
uses, but the AHSC funds may only be used for the affordable housing portion of the 
project. Additional outside funding would be needed to finance the non-affordable 
components of the project. New construction has a minimum density for rural areas 
of 15 units per acre. However, it should be noted that the greater the number of 
units, the higher the score of the application and the greater chance of funding. 
Applications are also required to show how prepared the municipality, community, 
and developer are to start the project after receiving AHSC funding. This includes 
site control which can be demonstrated in a number of ways including a legal 
agreement between the land owner and the developer to sell once AHSC funds are 
awarded. It also includes a requirement that the project demonstrate approval of all 
discretionary land use permits excluding design review.  

 
AHSC funds may be used for the cost of construction, the cost of energy efficiency, 
low impact design, renewable energy or urban greening improvements. Funding can 
also be used for “soft costs” such as those incidentally but directly related to 
construction, acquisition, or other pre-development components including, but not 
limited to, planning, engineering, construction management, architectural, and other 
design work, required mitigation expenses, appraisals, legal expenses, site 
acquisitions, and necessary easements. Soft costs shall not exceed 10 percent of total 
AHSC Program award.  

 
AHSC funding can also be used to fund infrastructure that is required for a project to 
be feasible. The Housing Related Capital Project Program under the AHSC can be 
used to build roads, sidewalks, improve transit lines, etc. Any infrastructure cost 
related to an affordable housing project is eligible for funding. The guidelines state 
that, “The total Housing-Related Infrastructure Capital Project grant amount is 
$35,000 per residential unit in the proposed Affordable Housing Development, and 
$50,000 per Restricted Unit“(AHSC Guidelines, p. 17). This source of capital funding 
for infrastructure is an excellent way to make a project more feasible by covering 
more of the costs associated with new construction developments.  
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In response to the January 2016 Notice of Funding Availability (NOFA), 23 rural 
projects applied for funding, which is a comparatively smaller number of 
applications than the TOD and ICP project areas received. RIPA applications are 
currently less competitive than the other two project areas, although are only 
reserved 10% of the overall funding in the NOFA. In 2016, the total AHSC funds 
available was $320 million and $32 million was reserved for RIPA projects. It is 
therefore critical to start the application process before more rural communities 
begin to apply and increase the competition for limited funds. AHSC funds could 
serve as a considerable source of funding for an affordable housing development in 
Mammoth Lakes. Due to the high cost of development in Mammoth Lakes, AHSC 
funds would work most effectively paired with 4% tax credits, bonds, other state 
and federal programs, and locally leveraged funds.  

 
For Mammoth Lakes to be competitive in an application for AHSC funding it is 
recommended to present an application with at least 32 affordable units, preferably 
closer to 50, serving 60% AMI and below. A competitive AHSC application will have 
enough other committed funding sources, also referred to as “leveraged funds,” at 
the time of the application to leave no gap in financing the development. In the most 
recent round of funding, the best applications received Verified Leverage Scores of 
over 80 points. This shows how important the financial feasibility is to the selection 
committee. The larger the un-funded portion of the development costs, the lower 
the score.   

 
Figure 2: Verified Leverage Score Formula used by AHSC Program   
 

  
AHSC Requested Funds+Leveraged Funds−Deffered Costs

Total Development Costs−Deffered Costs
= Scoring for Verified Leverage 

 
The above calculation results in a percent, the higher the percentage, the greater the 
number of points a project receives. The minimum percent for a financially viable 
project is 99%, according to a Strategic Growth Council staffer.  
 
As part of the TOML Strategic Alignment process, MLH will be presenting an analysis 
of a conceptual competitive AHSC application to the Town Council in October 2016.  

 
Low Income Housing Tax Credits (LIHTC): Federal tax credits are a great way to 
get funding for new construction projects. Tax credits are only available for low-
income, multi-family, rental housing projects. There are 9% and 4% tax credits 
available. Typically used for new construction, 9% credits involve a competitive 
application process while the 4% credits are distributed “over the counter.” 9% and 
4% tax credits aim to fund 70% and 30% respectively of a project’s overall capital 
requirement, also known as a projects “qualified basis.” Tax credits are awarded to 
applicants by the federal government via the State’s Tax Credit Allocation 
Committee (TCAC). Investors and financiers that wish to reduce their overall tax 
liability then purchase the tax credits through a syndication process, which in turn 
funds the affordable housing developments over a ten year period.  
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Tax credits require a long-term affordability period of 55 years. The affordable 
housing requirement for a project is as follows: If 40% of the units are affordable 
housing then the households occupying these units must have an income restriction 
of 60% AMI or less. If 20% of the units are affordable housing, then the households 
occupying these units must have an income of 50% AMI or less. It should also be 
noted that the tax credits may only be used to fund the affordable housing portion of 
a project serving households earning 60% AMI or less at time of lease-up. Therefore, 
if only 40% of a project were affordable units, then only 40% of the project would be 
counted under the total cost of a project. For this reason, developers using tax 
credits tend to opt for 100% affordable housing in their projects because of the 
increased capital they receive. Table 2-12 Household Income Distribution by Income 
Category, 2013 Estimates 

9% federal tax credits are an excellent source of funding for new affordable housing 
developments in Mammoth Lakes because they can fund a large portion of a 
project’s costs. There is a rural set-aside of 20%, which Mammoth Lakes would fall 
under. However, they are extremely competitive. For example, in the first round of 
applications for 2016, 73 applications were received in total and only 18 projects 
were funded. With 70% of a project being funded through 9% tax credits, the tax 
credit program could be a primary source of funding, though not the only source, for 
new construction housing projects. Unfortunately, both the Strategic Growth 
Council who administers AHSC and the CA Department of Housing and Community 
Development (HCD) who administers HOME, discourage or prohibit the use of 9% 
tax credits in conjunction with their respective program funds. Therefore, other 
sources of funding, such as CDBG and local resources, would need to be paired with 
9% tax credits. Unlike 9% credits, the 4% tax credits are allowed to be used in 
coordination with both HOME funding and the AHSC program.  

 
The Department of Housing and Urban Development (HUD) considers Mono County, 
including Mammoth Lakes, to be a Difficult to Develop Area (DDA). Without this 
distinction Mammoth Lakes would not be competitive for any tax credits for the 
following reason: Comparing thresholds set by the California Tax Credit Allocation 
Committee for new construction and data from the 2015 AECOM Nexus study, the 
current cost of construction would exceed the thresholds set by the State. This 
signifies that the cost of construction exceeds the maximums established by the 
State. The limit for a 2 bedroom with 9% tax credits is $244,000 and the limit for a 2 
bedroom using 4% tax credits is $273,600 (CTAC Thresholds Mono County). These 
both are below the cost of developing a two bedroom unit in Mammoth Lakes 
according to the Town of Mammoth Lakes 2015 Nexus Study which is $283,800. 
However, since HUD considers Mono County a DDA, Mono County can receive 
greater than the typical amount of funding for a project through tax credits. In DDA 
areas, projects can receive up to 130% of the qualified basis limit. This means that 
the limit for a two bedroom unit is raised to $317,200 for 9% tax credits and 
$355,680 for 4% tax credits. Both of these values are well above the calculated cost 
of $283,800 from the adopted Nexus Study and help make Mammoth Lakes 
competitive for these funds.  
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While 9% credits can provide a large portion of a project’s funding, they are 
extremely competitive. A competitive application in Mammoth Lakes for 9% tax 
credits would consist of units restricted to income levels of 60% AMI and below, and 
approximately 30-50 affordable rental apartments. The proposed project must also 
be in close proximity to services and amenities such as schools, medical services, 
and groceries. Lastly, additional sources of funding for the development would need 
to be secured since the 9% credits do not fund 100% of developments, and neither 
HOME nor AHSC would qualify.  

 
Therefore, it is the recommendation of MLH that new construction tax credit 
projects be funded with a combination of AHSC and 4% tax credits as long as AHSC 
has funding available. The Strategic Growth Council that administers AHSC funding 
encourages the combination of 4% tax credits with a boost to the “qualified basis” 
calculation for rental projects receiving 4% credits. According to the AHSC 
guidelines, “For Affordable Housing Developments receiving 4% low-income housing 
tax credits, $60,000 per Restricted Unit may be added to the base amount for loan limit 
calculation purposes” (AHSC Guidelines, p. 16). This recommendation is based on the 
fact that 4% tax credits are not competitive, like the 9%, and there is the added 
ability to gain funding for other infrastructure and transit/multimodal amenities 
from AHSC. The combination of these two programs provides an excellent 
opportunity for new affordable housing construction within the Town that the 
workforce so badly needs. The AHSC infrastructure funding can also help with the 
Mammoth Lakes General Plan goal of being a foot first community by improving 
sidewalks, adding bus shelters, and multiuse pathways, etc. (Mammoth Lakes 
General Plan: Town Goals M.3 and M.4).   

 
Predevelopment Loan Program (PDLP): With any new construction project there 
are development costs before any physical construction can begin. The 
Predevelopment Loan Program (PDLP) is designed to fund these early stages of a 
project. The PDLP is a short term loan usually lasting two years with a maximum 
loan of $800,000 when used for site acquisition and $100,000 when the application 
doesn’t include acquisition. The loans have a 3% simple, annual interest rate. The 
project that uses these funds must target households at or below 80% AMI. This 
fund can be used for site control and acquisition for future low-income housing 
developments, engineering studies and architectural plans, application fees, legal 
services, permits, etc. This program is a good early funding source for projects that 
are just getting started and need help in the early stages. The funds are dispersed 
through a revolving loan fund and are allocated to applicants as soon as they 
become available. As such, they aren’t as competitive as the other programs but 
instead they are given out as soon as funds become available. Currently there are no 
funds available. MLH will continue to monitor for the release of funding. 
 
Housing Related Parks Program (HRP): Building new housing also creates the 
need for public services and amenities. These can be expensive to provide, but there 
is a program that seeks to help build parks at the same time as affordable housing. 
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The Housing Related Parks Program (HRP) funds the construction of parks near 
affordable housing developments as a type of reward to cities and counties for 
creating affordable homes in their communities. A building permit for the new 
construction is required to secure funding through the HRP program. The program 
funds units for low and very low income households that earn less than 80% and 
60% AMI respectively. There are grant amounts provided based on the number of 
bedrooms in affordable housing units being constructed nearby. The maximum 
grant amounts are $2,200 per bedroom for low income units and $2,725 per 
bedroom for very low income units. The table provided below shows each 
characteristic that effects the calculation of the grant amount. 
 
Figure 3: Bonus Awards Per Bedroom 
 
 Bonus Awards Per Bedroom 

Unit-Based Park-Based Other 
Qualifying 
Unit 

Base 
Award 
Per 
Bedroom 

New 
Construction 
Unit 

Extremely 
Low 
Income 
units 

Infill 
Units 

Disadvantaged 
Community 

Park 
Deficient 
Community 

Regional 
Blueprint/ 
Supporting 
Infill 

RHNA 
Progress 

Low 
Income 
(>80%AMI) 

$500 $300 N/A $250 $500 $500 $100 $50 

Very-Low 
Income 
(>60%AMI) 

$750 $300 $250 $250 $500 $500 $100 $75 

Housing Related Parks Program Guidelines 2015 Pg. 15 

 
There are a number of characteristics that can earn a potential project bonus 
amounts including if the project is new construction, if the project is built in a 
disadvantaged community or park deficient community, or if the jurisdiction has 
made significant progress towards its Regional Housing Needs Assessment (RHNA) 
plan. There is a minimum amount for the HRP program which is $75,000.  For new 
construction in Mammoth Lakes a project constructing two bedroom units, would 
receive bonuses for new construction and infill units. Adding these two bonuses 
with the base amount of $500 for low income and $750 for very low income you get: 
$1,050 per bedroom per unit for low income households and $1,300 per bedroom 
per unit for very low income households. So with the $75,000 minimum amount you 
would need to build 35.5 low income units or 20.5 very low income units. This 
program would be beneficial to a larger development to help pay for a nearby park 
because of the high amount of two bedroom units required to meet the minimum 
grant amount.  
 
This program could be sought in the event that new affordable housing units are 
created in Mammoth Lakes.  
  
Community Development Block Grant (CDBG):  Vacant land in Mammoth Lakes is 
scarce and therefore expensive. It is essential to find funding opportunities for the 
purchase of land that will be utilized for affordable housing development using the 
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programs identified herein. CDBG has a program that funds the acquisition of land 
for future projects. The Acquisition of Real Property for Multi-Family Housing 
program funds up to $600,000 and can be used to purchase vacant land. The future 
project that is built on the land must contain a majority (>51%) of low income 
residences with a maximum AMI of 80%. The scoring of this grant, like all the 
others, looks positively on projects that seek to provide housing to lower income 
households.  
 
This is a good supplemental funding source; however, it is challenging to locate a 
piece of land in Mammoth Lakes for $600,000 that can reasonably accommodate 
20+ units for a competitive application. Therefore, this fund is best combined with 
other funds and used as a supplemental source to help procure property for the 
purpose of affordable housing construction. 

 
HOME Investments Partnership Program (HOME): The Federal HOME Program 
is another important affordable housing funding source to consider when proposing 
new construction projects. Under HOME’s Rental Project Program applicants are 
eligible for up to $4,500,000 for new construction rental projects with or without 
acquisition of land or property. One thing to note with the HOME program is that 
currently a project cannot receive both a HOME grant and 9% tax credits. Home 
Rental Project funds can be used with or without acquisition of land on up to two 
different sites; however, where a rental project is located on non-contiguous 
parcels, all of the parcels shall be governed by similar tenant selection criteria, serve 
similar tenant populations, and have similar rent and income restrictions. There is 
no minimum or maximum number of units for the HOME Rental Project Program 
but the more units in the project, the more feasible and higher scored the project is 
likely to be. The lowest number of units to receive HOME funds in 2015 was 16 and 
the largest was 60. The AMI limit for HOME is 80%, though if paired with 4% tax 
credits the AMI cap would be 60%.  
 
Therefore, for the Town to be competitive, it is recommended to have a 
development of at least 30 units with the majority targeted to households at and 
below 60% AMI. It may be possible to restrict some units to incomes greater than 
60% to meet the higher income populations in the area of the Town. This potential 
project would need other funding sources which would likely include 4% tax 
credits, bonds, and AHSC funding (as available).     
 
Town of Mammoth Lakes Local Funding Sources (Housing Mitigation Fees & 
Measure 2002A Funds/Unrestricted Local Funding): The final source of funding 
for new construction projects in the Town of Mammoth Lakes are local funds. In 
Mammoth Lakes there are two established sources of funding for affordable 
workforce housing: housing mitigation fees and Measure 2002A funds.  
 
The Town of Mammoth Lakes collects Developer Impact Fees or Mitigation Fees in 
lieu of requiring inclusionary housing from new developments in order to provide 
affordable housing to the community. The current rate for residential developments 
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is $5,700 per unit constructed and for lodging the rate is $3,700 per room 
constructed. According to the Town’s website, “…the Town Council adopted 
temporary reductions in the current housing fees so that developers can take 
advantage of the lowest housing fees.” Increasing these fees is a possible additional 
source of local capital for the addition of affordable housing.  
 
Using the most recent housing data available, the average cost to construct a 2-
bedroom unit is $283,000 (2015 AECOM Nexus Study, p. 28). In order to generate 
this level of mitigation fees, there would have to be around 50 new residential units 
developed or 76 new lodging rooms constructed to build one, two bedroom unit for 
the purpose of affordable housing. As an example, the newly amended Old 
Mammoth Place Development will generate approximately $902,800 in mitigation 
fees. This development, if constructed as proposed, would create a total of 244 
“keys.” Taking this 244 keys and multiplying it by the rate that is charged for 
Lodging Construction, the total fee assessed for this project is $902,800 (244 keys x 
$3,700 [Lodging DIF fee]). Taking this number and dividing by the average cost of 
construction for a two bedroom unit, generates three units for affordable housing, 
assuming all the collected fees are used for new development. 
  
The mitigation fees alone are not enough to provide adequate affordable housing in 
Mammoth Lakes. To create real progress, the fees should be pooled and leveraged 
with outside affordable housing subsidy resources. Through the programs listed 
above and a proactive local government, additional long-term affordable homes can 
be created here in Mammoth Lakes. New construction is one of the multiple 
solutions to the problem of affordable housing; however, it requires everyone to be 
committed to solutions and to support potential workforce developments, in order 
for there to be progress towards solving this very real problem that is affecting 
everyday residents in the community.  
 
In March 2002, 79% of Mammoth Lakes’ voters chose to increase the Transient 
Occupancy Tax (TOT) by 1% in order to fund workforce housing programs under 
Measure 2002A. In 2011, all Measure 2002A political commitments (Tourism, 
Transit, and Workforce Housing) received 10% budget cuts in an effort to find 
funding sources for the MLLA settlement payments. Unfortunately, through the 
budgeting process, the Workforce Housing Fund has been reduced beyond the initial 
10%. This past year, workforce housing was funded at 49%, instead of the 90% of 
funding that the other political commitments received.  
 
Creating the link between TOT fluctuations and the allocation of funding to the 
political commitments created a process that linked the dynamic demands between 
tourism and the labor force. Without synchronization an imbalance is created. 
Repairing and reinstating this funding tool would create an immediate resource to 
leverage millions in outside capital for the creation of additional long-term 
affordable housing stock, unlike the more slower to collect mitigation fees.  
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Mammoth Lakes has a current and growing need for affordable housing for 
residents which will only get worse as the town continues to grow visitation and the 
services needed as a result. According to the 2011 Housing Needs Assessment, 
“Combining current demand from unfilled jobs, severely overcrowded units and 
incommuters (170 units) with future demand from anticipated job growth at a rate of 
1% per year (94 units) shows that, by 2015, about 264 additional housing units will be 
needed” (Housing Needs Assessment, 2011, p. 141).  Since 2011, when the Needs 
Assessment took place, only 4 additional long-term affordable units have been 
secured, of the conservatively estimated 264 to meet demand. According to the 
Town of Mammoth Lakes 2015 Annual Planning Report, Mammoth Lakes has 
constructed 34 above moderate units within the past year, which is a surplus of 3 
homes greater than the need estimated by 2019. During that same reporting period, 
no moderate income or lower income housing has been built in Mammoth Lakes 
(2015 Annual Planning Report, p. 22). Through outside funding and locally 
leveraged funds the problem of affordable housing can begin to be solved and the 
future of the community secured.  
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REFERENCE SECTION:  
 
State Programs  
 

Affordable Housing and Sustainable Communities Program (AHSC) “Cap and 
Trade” 

 Funds Administered by the Strategic Growth Council 
 The NOFA for 2017 is scheduled to be released in January 
 This program is funded at the state level by the proceeds of “Cap and Trade” 

auctions in California that were implemented to reduce GHG’s 
 These funds can come in the form of a 3% annual interest Loan or a Grant 

depending on the project  
 An important factor in a competitive AHSC application is the amount of 

leveraged funds that are committed to the project. 
 The 3% Loans have an initial term of 55 years that can be extended upon 

request 
 The Grants are for all activities except rental housing  
 Applications must reduce local GHG emission through the project and will be 

scored accordingly. For example, a housing project near the Central Business 
District or near a transit line stop will reduce GHG because people can walk 
or bike or ride the line to work.  

 Must have a transit line of some sort (Bus, train, etc.) that has a stop that lies 
within ½ mile from the proposed project  

 New Construction and renovations are focused around innovative new 
designs that provide efficiency during operation.  

 There are three categories that a municipality may apply under. Mammoth 
Lakes and Mono County would apply under the Rural Innovation Project 
Area (RIPA) category.  

 Rural Innovation Project Areas (RIPA) criteria  
o Minimum Award of $500,000 with a maximum award of $20,000,000 
o Affordable Housing is targeted to moderate or low income households 

(up to 120% AMI for ownership and 60% AMI for rental)  
 AHSC  Affordable Housing Devolvement Capital Projects include: 

o New Construction, Acquisition and Substantial Rehabilitation 
(including preservation of affordable housing at-risk of conversion to 
market rate), and Conversion of one or more nonresidential 
structures to residential dwelling units 

o These projects must be a ½ mile from a transit line stop and provide 
an area free from negative environmental walking conditions such as  

 Barriers, stretches without sidewalks or paths, highways, etc.  
o These project must include at least 20% affordable housing at the 

60% AMI level  
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o Must provide at least one safe and enclosed biking parking space for 
every two units that is free from public access 

o Projects can be renter or owner occupied or a combination of the two 
and AHSC funding levels and terms vary depending on type and AMI 
served 

o These projects can also include non-residential uses, such as 
commercial uses, if permitted under local zoning laws though AHSC 
funds are not available to fund that aspect of the development 

o The funds may be used for the cost of construction, the cost of energy 
efficiency, low impact design, renewable energy or urban greening 
improvements, soft costs such as those incidentally but directly 
related to construction, acquisition, or other pre-development 
components including, but not limited to, planning, engineering, 
construction management, architectural, and other design work, 
required mitigation expenses, appraisals, legal expenses, site 
acquisitions, and necessary easements  

o Soft costs shall not exceed 10 percent of total AHSC Program award 
 

Predevelopment Loan Program (PDLP)  
 The maximum amount for a PDLP is $100,000 without acquisition and 

$800,000 with acquisition costs, according to the most recent NOFA in 2014 
 This program has no current NOFA 
 There is a minimum of 20% rural set-aside  
 Applications have been received on an over-the-counter (first-come-first-

serve) basis 
 These are short-term loans usually lasting two years for necessary expenses, 

other than administration and construction, which are incurred by eligible 
sponsors in the process of, or prior to, securing financing for construction, 
preservation, or rehabilitation of assisted housing, and which are payable 
immediately upon construction loan closing 

 Funding is limited to projects that target 80% AMI and below 
 Interest rate of 3% simple interest per year  
 Eligible costs include, but are not limited to 

o Site control, site acquisition for future low-income housing 
development 

o Engineering studies or architectural plans 
o Application fees, legal services, permits, bonding and site preparation 

 
Housing Related Parks Program 

 To increase the overall supply of housing affordable to lower income 
households by providing financial incentives to cities and counties with 
documented housing starts for newly constructed units affordable to very 
low or low-income households (80% AMI and below). 

  Used to fund the construction of parks associated with affordable housing 
new construction and rehabilitation projects  
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 Multiple bonuses available as outlined in table below 
 The units that the parks are built for must have long term affordability 

guarantees of no less than 55 years 
 Minimum grant amount is $75,000, must have at least that much to qualify 

for the program  
 

 Bonus Awards Per Bedroom 

Unit-Based Park-Based Other 
Qualifying 
Unit 

Base 
Award 
Per 
Bedroom 

New 
Construction 
Unit 

Extremely 
Low 
Income 
units 

Infill 
Units 

Disadvantaged 
Community 

Park 
Deficient 
Community 

Regional 
Blueprint/ 
Supporting 
Infill 

RHNA 
Progress 

Low 
Income 
(>80%AMI) 

$500 $300 N/A $250 $500 $500 $100 $50 

Very-Low 
Income 
(>60%AMI) 

$750 $300 $250 $250 $500 $500 $100 $75 

Housing Related Parks Program Guidelines 2015, Pg. 15. 
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Federal Programs 
 

Tax Credits 4% and 9% are available  
9% Tax Credits: 
 A 9% tax credit rate is permanently set at 9%  
 There are two rounds of funding applications- one in March and one in July 
 Tax credits can only be used for affordable housing rental housing 

developments 
 Developments must have a minimum of a 55 year long term affordability 

period  
 The 9% tax credits are typically used for new rental construction 

developments  
 Are limited to projects that target households at or below 60% AMI 
 9% tax credits cannot be used for land acquisition costs or the cost of 

acquiring existing properties 
 The 9% tax credits application process is competitive 

o Applications are scored and ranked by the California Tax Credit 
Allocation Committee  

o For maximum points : 
 Most units at 40%, 45%, 50%, & 60% AMI AND 
 At least 10% units at 30% AMI 

 There are minimums on the percent of the project that must be affordable 
housing  

o If 40% of the units are affordable housing then the households 
occupying these units must have an income of 60% AMI or less 

o If 20% of the units are affordable housing then the households 
occupying these units must have an income of 50% AMI or less 

 However only the portion of the project that is affordable is considered when 
tax credits are being assigned to the project. For instance, if a developer 
builds a project in which half of the units are market-rate and half are 
affordable, only half of the eligible project costs would be considered when 
determining how much credit may be allocated 

o Because of this fact developers using tax credits tend to opt for 100% 
affordable housing in their projects because of the increased capital 
they receive 

 Cannot be paired with AHSC Program or HOME Program funding sources 
 

4% Tax Credits: 
 The 4% tax credit rate floats and over the past 12 months has ranged 

between 3.18% to 3.23%  
 Requires allocation of tax-exempt bonds from the California Debt Limit 

allocation Committee (CDLAC) 
 Available from TCAC without competing (subject to meeting threshold 

requirements for affordability)  
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 Are limited to projects that target households at or below 60% AMI 
 Tax credits can only be used for affordable housing rental housing 

developments 
 Can be used for new construction, acquiring existing properties for 

rehabilitation, and for rehabilitation costs, but not for land acquisition costs  
 Developments must have a minimum of a 55 year long term affordability 

period  
 There are minimums on the percent of the project that must be affordable 

housing  
o If 40% of the units are affordable housing then the households 

occupying these units must have an income of 60% AMI or less 
o If 20% of the units are affordable housing then the households 

occupying these units must have an income of 50% AMI or less 
 However only the portion of the project that is affordable is considered when 

tax credits are being assigned to the project. For instance, if a developer 
builds a project in which half of the units are market-rate and half are 
affordable, only half of the eligible project costs would be considered when 
determining how much credit may be allocated 

o Because of this fact developers using tax credits tend to opt for 100% 
affordable housing in their projects because of the increased capital 
they receive 

 Can be paired with AHSC Program and/or HOME Program funding sources 
 
Community Development Block Grant (CDBG)  

 Federally funded but administered by California Department of Housing 
and Community Development (HCD) 

 Funding is available to non-entitled jurisdictions (the Town of Mammoth 
Lakes) on a competitive basis as NOFAs are released  

 Funding is limited to projects that serve those individuals with incomes less 
than 80% AMI  

 In 2016 the NOFA was released in early May and it is expected to be released 
at a similar date in 2017 

 Under the 50% Rule, the Town of Mammoth Lakes is not currently eligible to 
apply for another CDBG grant until it uses at least 50% of all current 
allocated funds or the current CDBG contract expires  (October 2017) 

 Awarded as a grant and has no repayment obligation 
 The total limit for an application for a Housing Activity Grant is $1,000,000 

o This can include a single project or up to two different programs 
 Acquisition of Real Property for Multi-Family Housing: This CDBG category is 

eligible for up to $600,000 of the total $1,000,000 limit 
o Acquisition of existing rental housing, the majority (51%) of units of 

which are occupied by households earning incomes less than 80% AMI  
o Acquisition of vacant land as part of an affordable housing development 

project  
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o Temporary and permanent relocation costs provided to existing 
tenants/“persons”, e.g., business, non-profit, farm, or family, displaced by 
an assisted project, and can be provided as grant funds to a project that is 
using CDBG funding for development costs 

 
HOME Investments Partnership Program (HOME)  

 Federal money that is administered by HCD 
 The HOME Notice of Funding Availability (NOFA) is expected to be released 

this Fall, this document includes guidelines and updates on the programs 
offered 

 Funding is limited to projects that serve individuals with income less than 
80% AMI  

 Under the 50% Rule the Town of Mammoth Lakes is not currently eligible to 
apply for another HOME grant until it uses at least 50% of all current 
allocated funds or the HOME contract expires in January 2017 

 HOME funding is awarded as grants to the applying jurisdiction and then 
loaned to the development partnership 

 Funding can be used for New Construction with or without acquisition 
o Limit for New Construction is up to $4,500,000 

 Rental Rehabilitation with or without acquisition  
o Limit of Rental Rehab with or without acquisition is up to $2,000,000 
o Or up to $4,500,000 if one of the following conditions are met 

 If 80% of all units in the project will be restricted to tenants 
with household incomes at or below 50% AMI at initial 
occupancy after rehabilitation, with rents restricted at no more 
than the low HOME rent level 

 If 80% of all units in the project will have project-based rental 
assistance and the rental assistance contact is renewable 

 HOME rental projects may not be used 9% income Tax Credits, according to 
the most recent NOFA 

 Can be up to two different sites; however, where a rental project is located 
on non-contiguous parcels, all of the parcels shall be governed by similar 
tenant selection criteria, serve similar tenant populations and have similar 
rent and income restrictions.  
 



 General Characteristics of Capital Sources 
 

Program Title Applicable Uses Maximum 
Amount Given 

Is it a Loan or Grant? NOFA Release 
Date 

Status of Application Date of 
Eligibility 

Targeted AMI 
Groups 

Affordable Housing and 
Sustainable Communities 
Program (AHSC) “Cap and 

Trade” 
 

-Can be used for rental and owner occupied housing 
-New Construction with or Without Property 

acquisition 
- Property Acquisition and Rehabilitation of existing 

structures 
-Soft Costs of Development 

Award limit is 
$20Mil 

Loans for  
Rental Affordable 

Housing 
All other awards are 

Grants  

Anticipated 
January 2017 

Actively Researching 
Possible Sites and 

Applications  
-MLH 

Currently 
Eligible 

(TOML, Mono 
County & MLH) 

120% AMI or Less for 
ownership, 80% AMI 
and below for rental 

Mobilehome Park 
Rehabilitation and Resident 

Ownership Program 
(MPRROP) 

-Acquisition of Mobilehome Park 
-Cost of needed repair or rehab 
-To establish operating reserves 
-To supplement other financing 

Loan Limit is 
$3.5Mil - Award 

is calculated 
using a Formula 

Loan January 2016 Preliminary Work on 
Application is underway 

-MLH 

Currently 
Eligible 

(TOML, Mono 
County & MLH) 

80% AMI or Less 

Low Income Housing Tax 
Credits (LIHTC) 

9% and 4% Available 
 

-New Rental Construction  
-Rental Rehabilitation with or without property 

acquisition 

Percent of a 
Project’s Basis 

(Coverage higher 
with DDA boost)  

Cash paid by the Limited 
Partner for Tax Credits is 

equity to the 
Development 

No NOFA is 
Released 

Actively Researching 
Possible Sites and 

Applications 
-MLH 

Currently 
Eligible 

 

60% AMI or Less 

Predevelopment Loan 
Program (PDLP) 

 

-Soft Costs of Development 
              -Ex: Site Control, site acquisition (vacant or 

developed), engineering studies, architectural plans, 
etc. 

100k for non-
Acquisition 

$800k- With 
Acquisition 

 

Loan Undetermined 
Possibly Coming 

in Fall 2016 

Waiting for NOFA Currently 
Eligible 

(TOML, Mono 
County & MLH) 

80% AMI or Less 

Community Development 
Block Grant (CDBG) 

 

-Acquisition of Real Property for Multi-Family Housing 
(ARP)-f 

-Homeownership Assistance (HOA) 
-Housing Rehabilitation (1-4 Units) (HRP) 
-Multi-Family Rental Rehabilitation (5+ Units) with or 

without property acquisition (MFRR) 

Total Grant 
limit=$1 Mil 
ARP=$600k 
HOA=$600k 
HRP=$600k 

MFRR=$1 Mil 

Grant May 2017 Actively Funded Through 
The TOML with Partners 

MLH & IMACA 
(For FTHB & Single and 

Multi-Family Rehab) 

October 2017 
(50% rule) 

(TOML) 

80% AMI or Less 

HOME Investments 
Partnership Program (HOME) 

 

-New Rental Construction with or without property 
acquisition (NC) 

-Rental Rehabilitation with or without property 
acquisition (RR) 

-First Time Homebuyer Projects (FTHB) 
-Program Activities (PA) 

- Owner Occupied Housing Rehabilitation 
-Tenant Based Rental Assistance Program 

NC=$4.5 Mil 
RR=$2 Mil 

FTHB=$2 Mil 
PA=$1 Mil 

Grant to the Town or 
County 

Loan to the developer 

Fall 2016 Actively Funded Through 
The TOML Partnered with 

MLH (for FTHB) 

January 2017 
(50% rule) 

(TOML) Sooner 
with MLH 

receiving CHDO 
Status  

80% AMI or Less 

Housing Related Parks (HRP) An innovative Program designed to reward local 
governments that approve housing for lower-income 
households and are in compliance with State housing 
element law with grant funds to create or 
rehabilitate parks and or recreational facilities 

No limit, grant 
amount 

determined by 
units approved 
and permitted 

Grant to the Town or 
County 

October 2016 MLH is tracking affordable 
housing starts 

TBD 80% AMI or Less 



 

1: Calculation of Enforceable Leveraged Commitments played a key role in the funding of project in the last funding period. The top projects had Verified Leverage Scores of 80 or higher and GHG scores of 40-50. This shows w 
vital it is to demonstrate the availability of funding and financial feasibility of a project. The calculation of Verified Leverage Scoring is based on the following formula, with a higher percent equating to a higher score.     
𝐴𝐻𝑆𝐶 𝑅𝑒𝑞𝑢𝑒𝑠𝑡𝑒𝑑 𝐹𝑢𝑛𝑑𝑠+𝐿𝑒𝑣𝑒𝑟𝑎𝑔𝑒𝑑 𝐹𝑢𝑛𝑑𝑠−𝐷𝑒𝑓𝑓𝑒𝑟𝑒𝑑 𝐶𝑜𝑠𝑡𝑠

𝑇𝑜𝑡𝑎𝑙 𝐷𝑒𝑣𝑒𝑙𝑜𝑝𝑚𝑒𝑛𝑡 𝐶𝑜𝑠𝑡𝑠−𝐷𝑒𝑓𝑓𝑒𝑟𝑒𝑑 𝐶𝑜𝑠𝑡𝑠
= Scoring for Verified Leverage The minimum percentage for a financial feasible project is a Verified Leverage Scoring is 99%. 

 Competitive Profiles for New Construction   
 

Program Title Minimum Density  Competitive Unit # 
(Based on Funded Projects) 

and Maximum # of Sites 

AMI Limit Competitive AMI 
(Based On Last 
Year’s Funding)   

Leveraged Funds 
Required 

Primary or Supplemental Funding  

Affordable Housing and 
Sustainable Communities 
Program (AHSC) “Cap and 

Trade” 
 

15 Units/Acre  >32 Units  
Scattered Sites can be used, no 

maximum specified 

60% AMI – 
Rental 

120% AMI for 
Ownership 

Majority of Unit 60% 
AMI or below for rental 

Scoring Depends on 
Enforceable Leveraged 

Funds
1
 

Primary (Up to $20,000,000) 

Low Income Housing Tax 
Credits (LIHTC) 

9% and 4% Available 
 

None >40 Units 
Up to 5 Scattered Sites 

60% AMI Range of AMI from 30 
to 60% AMI 

Depends on total 
development proforma 

9% Primary (70% of a Project) 
4% Supplemental (30% of a Project) 
Mono County (including Mammoth 
Lakes) receives additional project 

coverage because it is a “Difficult to 
Develop Area” (DDA) 

Community Development 
Block Grant (CDBG) 
“Acquisition of Real 
Property Program” 

None  >20 Units 
Must be one property acquisition 

80% AMI Majority 60% AMI or 
lower with some 80%  

None Required Scoring 
Based On Need, Readiness, 
Jurisdictional capacity and 

state objectives  

Supplemental ($600,000)  

HOME Investments 
Partnership Program 

(HOME) 
“New Rental Construction 
with or without property 

acquisition” 
 

None   > 30 Units   
Up to two different sites 

80% AMI Majority 60% AMI or 
lower with some 80%  

None Required but Would 
be Beneficial to Financial 

Feasibility Scoring  

Supplemental (Up to $4,500,000) 
With supplemental 4% Tax credits 

Predevelopment Loan 
Program (PDLP) 

 

None None 80% AMI Majority of units that 
will be occupied by 60% 

AMI and lower 

None required. Loan can’t 
exceed 100% of the fair 

market value. 

Supplemental (up to $800,000 with site 
acquisition and $100,000 without) 



 Competitive Profiles for Rehabilitation of Existing Housing Stock  
 

Program Title Minimum Density  Competitive Unit # 
(Based On Funded Projects) 

and Maximum # of Sites 

AMI 
Limit 

Competitive 
AMI 

(Based On Last 
Year’s Funding)   

Leveraged Funds Primary or Supplemental Funding 

Affordable Housing and 
Sustainable Communities 
Program (AHSC) “Cap and 

Trade” 
 

15 Units/ Acre  >32 Units 
Scattered Sites can be used, no 

maximum specified 

60% AMI Majority of Unit 60% 
AMI or below 

Scoring Depends on 
Enforceable Leveraged Funds

1
 

Primary (Up to $20,000,000) 

Mobilehome Park 
Rehabilitation and 

Resident Ownership 
Program (MPRROP) 

 

None Must be one Mobilehome Park 80% AMI 80% AMI or below Funds 50% of Affordable 
Portion of Mobilehome Park 

therefore additional funds are 
required  

Supplemental (Up to 50% of Affordable 
Housing Portion of Project)  

Low Income Housing Tax 
Credits (LIHTC) 

9% and 4% Available 
“Rental Rehabilitation 

with or without property 
acquisition” 

None >30 Units 
Up to 5 Scattered Sites 

60% AMI Range of AMI from 
30 to 60% AMI 

Depend on the developments 
funding sources and proforma 

9% Primary for rehab portion only 
4% Supplemental for acquisition and 

rehab 
Mono County (including Mammoth Lakes) 

receives additional project coverage 
because it is a “Difficult to Develop Area” 

(DDA) 

Community Development 
Block Grant (CDBG) 

“Multi-Family Rental 
Rehabilitation (5+ Units) 
with or without property 

acquisition” 

5 Units >7 Units 
Must be on One Property or One 

Housing Complex 

80% AMI 80% AMI or below None Required Scoring Based 
On Need, Readiness, 

Jurisdictional capacity and 
state objectives 

Primary or Supplemental (Up to 
$1,000,000) 

HOME Investments 
Partnership Program 

(HOME) 
“Rental Rehabilitation 

with or without property 
acquisition” 

None >20 Units 
Up to two different sites 

80% AMI Majority of Units 
60% or lower with 

some 80% 

None Required but Would be 
Beneficial to Financial 

Feasibility Scoring  

Supplemental (Up to $2,000,000) 

Predevelopment Loan 
Program (PDLP) 

 

None None 80% AMI Majority of units that 
will be occupied by 
60% AMI and lower 

None required. Loan can’t 
exceed 100% of the fair market 

value. 

Supplemental (up to $800,000 with site 
acquisition and $100,000 without) 



 



¯Clearwater Specific Plan
Downtown
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Old Mammoth Road
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Resort
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Affordable Housing (overlay)
Residential Multi-Family 2
Rural Residential
Rural Residential (Equestrian overlay)
Residential Single-Family
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Downtown
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North Village Specific Plan
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Affordable Housing (overlay)
Residential Multi-Family 2
Mobile Home Park



¯Available Parcels



¯Apartments



¯Available Parcels



¯ Privately Owned
TOML
MLF; MLFPD
MMSA



 
COULD SHIPPING CONTAINERS BE USED 

AS TEMPORARY/TRANSITIONAL HOMELESS HOUSING? 
 
What are some of the possible advantages of using shipping containers for homeless housing?  There are 
millions of them; they can be converted into housing; they are cheaper than traditional housing and are 
practically indestructible:  An interesting article reviews some of the options online: 

 
http://organics.org/24-breathtaking-homes-made-from-1800-dollar-shipping-containers 
 
 

 
 

 
 
 

http://organics.org/24-breathtaking-homes-made-from-1800-dollar-shipping-containers
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