
MAMMOTH LAKES HOUSING, INC. 
 Board of Directors Meeting  

 
Monday, September 11, 2017 

Regular meeting at 6:00 p.m. 
 

COUNCIL CHAMBER, 437 OLD MAMMOTH ROAD 

MINARET VILLAGE SHOPPING CENTER, SUITE Z 
 

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 

Lindsay Barksdale, Stacy Coreless for Larry Johnston, Jiselle Kenny, Kirk 
Stapp, Bill Taylor, 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 July 24, 2017 rescheduled Board Meeting 

V. Approval of minutes from the August 7, 2017 regular Board meeting Board 
Member reports 

 
VI. MLH monthly status report 

 

VII. Mammoth Lakes Community Housing Action Plan; Live, Work, Thrive update 
 

VIII. Funding opportunities, conceptual plans, and possible timeline – 238 Sierra 
Manor Road 
 

IX. Update on the Old Mammoth Place Development Agreement 
 

 

 
 

 



CLOSED SESSION 
 

X. Pursuant to Government Code Section 54956.8, the Board will hold a 
conference with its representative in regard to property acquisition pertaining 

to:   
Property: 238 Sierra Manor Road, APN 035-210-014-000  
 

Negotiating Parties: Jennifer Halferty representing MLH (prospective buyer); 
Mammoth Property Partners (Seller) 
Under Negotiation: Terms of sale (price, payment terms)  

 
 

Announcement of action taken in closed session. 
 

 

XI. Adjourn  



 

Page 1 of 4 

MAMMOTH LAKES HOUSING, INC. 

 Board of Directors Meeting  

 

Monday, July 24, 2017 

Rescheduled regular meeting at 6:00 p.m. 

 

COUNCIL CHAMBER, 437 OLD MAMMOTH ROAD 

MINARET VILLAGE SHOPPING CENTER, SUITE Z 

 

Minutes 

 

I. Call to Order: The meeting was called to order at 6:04 PM.  

 

II. Roll Call: 

Members present: Lindsay Barksdale, Jiselle Kenny, Kirk Stapp, Bill Taylor, and John 

Wentworth 

Members absent: Stacy Coreless for Larry Johnston 

Staff: Jennifer Halferty, Executive Director 

 

III. Public Comments 

There were no comments from the public.  

 

IV. Approval of minutes from June 5, 2017 Regular Board Meeting and June 13, 2017 Special 

Board Meeting 

Jiselle Kenny made a motion to approve the minutes. Kirk Stapp seconded. The motion passed 4-

0; Bill Taylor abstained from the vote on the June 5, 2017 minutes, and Lindsay Barksdale 

abstained completely.  

 

V. Board Member reports 

Lindsay Barksdale apologized for her absenteeism. She attended the Final Needs Assessment 

workshop on Wednesday, July 19
th

 and will provide additional feedback during that agenda item. 

 

Kirk Stapp announced that on June 18
th

, John Wentworth, himself, and Jennifer Halferty had a 

meeting regarding the MLH-Town contract, deliverables, and timing. The new contract will be 

pushed out in terms of timing due to the ongoing Phase II of the Community Housing Action 

Plan. Kirk Stapp also noted that he attended the Town Council meeting and listened to Darin 

Dinsmore’s presentation. He was surprised that the focus was on tiny homes and that there was no 

discussion regarding the Shady Rest parcel. He expressed that 400 square foot tiny homes may 

work for seasonal employees but how do they work for families and long-term residents? He 

mentioned that they may meet some need, but it will be interesting to see how the idea unfolds. 

He noted that he attended the Housing Working Group meeting on June 20
th

 and hopes that at the 

next meeting the group will have an opportunity to discuss our community values, so that we have 

them in mind as we move through this process.  

 

John Wentworth noted that he has had conversations with the Town Manager and legal counsel 

regarding closed session discussions. Jennifer Halferty noted that the MLH Board already 

designated 2 representatives to participate from MLH, Bill Taylor and Kirk Stapp. This is an ad 

hoc committee and does not need to be agendized, so staff will arrange the meeting in the next 

couple of days. The Town Council representatives are John Wentworth and Shields Richardson.  
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VI. MLH monthly status report 

Jennifer Halferty highlighted that the Town was awarded $500,000 from HCD under the HOME 

grant program for their first-time homebuyer acquisition program. The last award expired in 

January. Currently there is about $175,000 in their revolving loan funds, so this program 

continues down this path of success. She also mentioned that MLH oversaw a successful transfer 

of a deed restricted property from one local family to another. MLH’s tenants are in the process of 

purchasing the deed restricted home that they currently live in. There are some deed restricted 

owners asking about selling as well so, there is a lot going on with deed restricted homes right 

now.   

 

Jennifer Halferty reminded the Board that she shared an article regarding the Governor, Senate 

Pro Tem, and Speaker putting together an agreement that after their August recess they would 

work on getting a housing packaged passed. Three Senate bills moved on to the Assembly: SB 2 

which would form a permanent source of funding through a real estate transaction fee and has the 

potential to generate $250 million annually; SB 3 which proposes to put a bond initiative on the 

ballot for $3 billion dollars; and SB 35 to force cities to address their housing if they are falling 

short of their Regional Housing Needs Assessment (RHNA) requirements, their State obligations 

to generate housing. Assembly Representative Bigelow is in town next month, and he is doing a 

coffee with Chamber members. Jennifer Halferty explained that it is important for him to know 

how these bills could impact our community and economy and how we’ve taken advantage of 

bonds in the past.   

 

Jennifer Halferty announced that HCD will release a special CDBG Notice of Funding 

Availability (NOFA) in September. She also stated that the Strategic Growth Council met last 

week and approved the final guidelines for the Affordable Housing & Sustainable Communities 

Program (funded through Cap & Trade). The 2017 AHSC NOFA will be released October 2
nd

.  

 

John Wentworth asked for an update regarding recent cap and trade legislation. Jennifer Halferty 

noted that is part of the housing package to increase the amount available, but the Cap & Trade 

program was extended through it to 2030.   

 

VII. Review and adoption of of the MLH 2017-18 Fiscal Year Budget 

Jennifer Halferty gave an overview of the budget. Bill Taylor made a motion to adopt the budget. 

Jiselle Kenny seconded. The motion passed 5-0.  

 

VIII. Mammoth Lakes Community Housing Action Plan; Live, Work, Thrive update 

Jennifer Halferty gave an update regarding the process. On July 19
th

 the consultants presented the 

final Needs Assessment to the Town Council and the MLH Board of Directors. Now the 

community is moving into Phase II, for which the kick-off meeting was held on July 20 with the 

Housing Working Group to review the scope of work, intentions, desired outcomes, and where we 

are heading through this process. Ideally, the Housing Working Group will develop 15-20 

strategies, which is similar to other communities. The final plan will be released in November.  

 

The consultants have requested a change to the scope for Phase II. The amended scope includes 3 

additional work sessions for the Housing Working Group, of 3 hours each. This will add an 

additional $16,000 to the cost, which the contingency will not cover. The Housing Working 

Group discussed this at the kick-off meeting to see if they could commit to the additional time. 

Mammoth Mountain (MMSA) agreed to fund the study up to $250,000 and the total, including 

the additional $16,000, is at about $150,000. MMSA requested retention of 25% of the balance of 
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Phase II, with the final payment made upon completion of the work and “consensus by the 

Working Group on the Plan presented to the Council.” 

 

Jennifer Halferty explained that MLH has the contract with WSW Consulting and an MOU with 

MMSA regarding the reimbursement for work completed. The Board discussed the enlarged 

scope of work.  

 

John Wentworth noted that this project is very important to the community and recommended that 

the Board allow for MLH reserves to cover any uncertainty in the contracted amount.  

 

Kirk Stapp made a motion that Jennifer Halferty enter into an amended contract on behalf of 

MLH with WSW for $16,000 to enlarge the scope of the work. In relation to this, amend the 

MOU with MMSA to include the $16,000 contracted increase and language regarding the 

retention policy that should be between $16,000 – $20,250 (25%) and to clearly identify the 

trigger point to have the retention paid. John Wentworth seconded the motion. The motion passed 

5-0. 

 

Lindsay Barksdale stated that she was very pleased to hear the consultants commend the work of 

MLH in securing an “unprecedented” level of grant funding of $44 million dollars in 

collaboration with the Town. She had a question regarding the consultant’s statement that Jackson 

Hole housed 80% of locals but still had a housing crisis. Bill Taylor explained that he spoke with 

the consultant about this statistic and noted that the comparison is not apples to apples, for 

example differences in geography play a role. He explained that the consultant emphasized that it 

is not so much the number that is important, but how the number changes over time and the 

community’s perception of that change.   

 

Lindsay Barksdale also noted that the Needs Assessment called out the high utility costs in 

Mammoth Lakes. She asked if MLH considered solar and wind sources into account when 

building. Jennifer Halferty explained that this would depend on the property location. The most 

recent project MLH undertook was the STAR Apartments which was a green initiative and met 

State objectives for high efficiency insulation, windows, and appliances.  

 

John Wentworth stated that he was impressed by Melanie Rees’ presentation and the cooking 

analogy that she used to explain how to create a good action plan. He noted that it is important for 

MLH and the Town to work together to document the current practices being undertaken to 

implement the housing program in the Town of Mammoth Lakes. Jennifer Halferty will 

coordinate with the consultants to make sure that this occurs at the appropriate time during the 

process. John Wentworth explained that there is the expectation that the final Community 

Housing Action Plan will go before the Town Council in November and that there will be a series 

of action items and deliverables. He explained that Town Council members are encouraged to 

attend some of the upcoming meetings so that they are up to speed on what is happening in this 

process.  

 

IX. Discuss and possible direction the Executive Director for legal research related to an 

initiative related to funding for affordable housing—Kirk Stapp 

Kirk Stapp explained that he has been lobbied by community constituents about the possibility of 

a voter initiative to lock in 1% of transient occupancy tax for housing among other suggestions. 

John Wentworth explained that he thought this would be premature, considering that the 

Community Housing Action Plan will have specifics which will help define funding 
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opportunities. He stated that he believed there was not enough information available at this time 

to justify to the Town Council why such an initiative is necessary. Jennifer Halferty explained 

that MLH could fund the legal research, since not all of the revenue is Measure 2002A. Kirk 

Stapp expressed that he agreed that waiting for the Action Plan to be complete was appropriate, 

but underlined that councilmember turnover continued to be a hurdle for housing. This legal 

research would be exploratory and part of the due diligence process, nothing more. There was 

consensus to bring the item back. 

 

CLOSED SESSION 

 

X. Pursuant to Government Code Section 54957, the Board will hold a closed session to 

consider performance evaluation, title: Executive Director 

  

XI. Pursuant to Government Code Section 54956.8, the Board will hold a conference with its 

representative in regard to property acquisition pertaining to:  

 

Property: 238 Sierra Manor Road, APN 035-210-014-000 

Negotiating Parties: Jennifer Halferty representing MLH (prospective buyer); Mammoth Property 

Partners (Seller) 

Under Negotiation: Terms of sale (price, payment terms) 

 

The meeting was continued until Thursday, July 27
th 

at 8:30 PM in Suite Z. 

 

July 27th, 8:30 PM 
 

Pursuant to Government Code Section 54956.8, the Board will hold a conference with its 

representative in regard to property acquisition pertaining to:  

 

Property: 238 Sierra Manor Road, APN 035-210-014-000 

Negotiating Parties: Jennifer Halferty representing MLH (prospective buyer); Mammoth Property 

Partners (Seller) 

Under Negotiation: Terms of sale (price, payment terms) 
 

Announcement of Action Taken in Closed Session. 

 

No Action was taken. 

 

XII. Adjourn: The meeting was adjourned at 9:15 PM.  
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MAMMOTH LAKES HOUSING, INC. 
 Board of Directors Meeting  

 
Monday, August 7, 2017 

Regular meeting at 6:00 p.m. 
 

COUNCIL CHAMBER, 437 OLD MAMMOTH ROAD 

MINARET VILLAGE SHOPPING CENTER, SUITE Z 
 

Minutes 

 
I. Call to Order: The meeting was called to order at 6:08 PM  

 
II. Roll Call 

Members present: Lindsay Barksdale, Stacy Coreless for Larry Johnston, Jiselle 

Kenny, Kirk Stapp, and Bill Taylor 
Members absent: John Wentworth 

Staff: Jennifer Halferty, Executive Director and Patricia Robertson, Grant & 
Financial Associate 

Public: Ruth Traxler, Town of Mammoth Lakes 
 

Jennifer Halferty reported that a non-agenda item came to her attention after 

the agenda for tonight’s meeting was posted. In order for the item to be added to 
the closed session agenda for the meeting, two determinations must be made: 1) 

there must be an immediate need to take action and 2) the need arose after the 
agenda was publicly posted. She explained that there is an immediate need to 
take action given that MLH was offered their first right of refusal on a deed 

restricted home, which allows MLH 30 days to respond. If MLH does not 
respond within 30 days, the deed restriction is lost. The deadline to respond is 
Sunday, September 3rd, prior to MLH’s next regular Board meeting. The notice 

to sell was delivered to MLH on Friday, August 4th, the day after the agenda for 
tonight’s meeting was publicly posted.  

 
In order to proceed with placing this matter on the agenda, two-thirds of the 
members present must vote in favor of authorizing the addition of a closed 

session item in accordance with Government Code Section 54956.8, property 
acquisition pertaining to property located at 550 Mono Street, Unit A202, APN: 

033-165-003-000. Negotiating parties are Jennifer Halferty, representing MLH 
(prospective buyer); and Adam Floyd (seller). Under negotiation are terms of sale 
(price, payment terms). This matter will be added to the end of the Closed 

Session Agenda for tonight’s meeting.  
 
Bill Taylor moved to approve. Stacy Corless seconded the motion. The motion 

passed 5-0. 
 

III. Public Comments 
There were no comments from the public. 
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IV. Board Member reports 
Jiselle Kenny reported that there was a rumor that the developers of the 

apartments at the Mammoth Mall project were no longer moving forward. Ruth 
Traxler, Town of Mammoth Lakes explained that she spoke to the developer last 

week and there was no discussion that the project was not moving forward, but 
that there were some outstanding items causing delay in the issuance of the 
building permit, including a parking plan.  

 
Jiselle Kenny asked if there were tax incentives to homeowners to sell and deed 
restrict their homes. Jennifer Halferty explained that an owner could donate a 

portion of the value to MLH or another nonprofit or governmental entity that 
could then oversee the deed restriction. Bill Taylor noted that this would be 

similar to a conservation easement.  
 
Bill Taylor reported that at the Planning and Economic Development 

Commission meeting on Wednesday, August 9th there would be an item 
regarding a General Plan amendment to expand the housing uses in the 

Institutional Public land use designation description to allow ancillary housing 
for institutional uses and to allow performing arts and cultural facilities and 
physical wellness and rehabilitation facilities. He explained that the trigger for 

this change was that Mammoth Hospital would like to use the student housing 
owned by Mammoth Foundation. There is some concern about what this would 
mean for the community center parcel in the Village.  

 
Kirk Stapp noted that he attended the El Foro event over the weekend and that 

there were many families there. He maintained that there is a lot of anxiety in 
the Hispanic community about what is happening at the federal level. 
 

Stacy Corless reported that the Mono County Board of Supervisors will hear the 
final report on the survey conducted by BBC Research & Consulting on 
Tuesday, August 15th.  

 
V. MLH monthly status report 

Jennifer Halferty reported that MLH hosted Dr. Bill Hettinger to speak regarding 
locals’ housing in resort communities at the Forest Service Auditorium on July 
26th. There was a great turnout with over 60 community members in 

attendance, many of them new faces. The presentation spoke a lot about how to 
cultivate community will and transform it into political will to get things done. 

There was a robust question and answer component. You can view the event on 
the Granicus on the Town’s website under “Other Meetings.”  
 

VI. Mammoth Lakes Community Housing Action Plan; Live, Work, Thrive 
update 
Jennifer Halferty noted that the first Work Session was held on Thursday, July 

27th. There was a good turnout with about 40 attendees. There were five 
stations where community members could give input on: jobs/housing balance, 

owner/rental mix, income ranges to serve, primary/vacation home relationship, 
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and the number of units that the community should attempt to produce. There 
is a summary of the results on the www.housemammothlakes.com website. She 

explained that the next Work Session will be on Thursday, August 17th from 
6:00 – 8:00 PM in Suite Z. At this session attendees will discuss potential tools 

for creating community housing. Lindsay Barksdale asked if this would be a 
good time to share the concept plan for the Shady Rest parcel, which is zoned 
for affordable housing. Jennifer Halferty noted that the consultants did not 

think it would be a good time, but suggested that MLH take out an 
advertisement in the newspaper or do other outreach on the subject.  
 

VII. MLH Board to identify its designated representative(s) for negotiations 
regarding employee matters pursuant to Government Code Section 

54957.6  
There was consensus among the Board of Directors to continue items VII, VIII, 
IX, and XIII until the regular September meeting.  

 
CLOSED SESSION 

 
VIII. Pursuant to Government Code Section 54957(b), the Board will hold a 

closed session to consider employee performance evaluation, title: 

Executive Director 
The item was continued until the next regular meeting.  

 

IX. Pursuant to Government Code Section 54957.6 the Board shall hold a 
closed session with the Board’s designated representative(s) regarding the 

salaries, salary schedules, or compensation paid in the form of fringe 
benefits of its unrepresented employees and may include discussion of 
MLH’s available funds and funding priorities, but only insofar as these 

discussions relate to providing instructions to the local agency’s 
designated representative(s). The purpose of this is to review MLH’s 
position and instructing MLH’s designated representative(s).  

The item was continued until the next regular meeting.  
 

X. Pursuant to Government Code Section 54956.8, the Board will hold a 
conference with its representative in regard to property acquisition 
pertaining to:   

 
Property: 238 Sierra Manor Road, APN 035-210-014-000  

Negotiating Parties: Jennifer Halferty representing MLH 
(prospective buyer); Mammoth Property Partners (Seller) 
Under Negotiation: Terms of sale (price, payment terms)  
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XI. Pursuant to Government Code Section 54956.8, the Board will hold a 
conference with its representative in regard to property acquisition 

pertaining to:   
 

Property: 61 Callahan Way, Unit E2, APN 033-112-026-000  
Negotiating Parties: Jennifer Halferty representing MLH 
(prospective buyer); Al Rubalcava (Seller) 

Under Negotiation: Terms of sale (price, payment terms)  
 

XII. Pursuant to Government Code Section 54956.8, the Board will hold a 

conference with its representative in regard to property acquisition 
pertaining to:   

 
Property: 550 Mono Street, Unit A202, APN 033-165-003-000 
Negotiating Parties: Jennifer Halferty representing MLH 

(prospective buyer); Adam Floyd (Seller) 
Under Negotiation: Terms of sale (price, payment terms)  

 
Announcement of action taken in closed session 

 
Item X: There was no action taken.  

 
Item XI: Kirk Stapp made a motion to authorize Jennifer Halferty 
to enter a purchase contract for the property located at 61 

Callahan Way, Unit E2, for the purchase price not to exceed 
$320,000, utilizing the Town’s and Mono County’s Revolving Loan 

Funds. Jiselle Kenny seconded the motion. The motion passed 5-0. 
 
Item XII: Jiselle Kenny made a motion to authorize Jennifer 

Halferty to enter a purchase contract for the property located at 
550 Mono Street, Unit A202, for the purchase price not to exceed 
the lesser of the deed restricted value or the fair market value, 

once the fair market value is known. Lindsay Barksdale seconded 
the motion. The motion passed 5-0. 

 
XIII. Consideration of merit pay increase, and fringe pay for the Executive 

Director based on the performance evaluation and closed session with the 

Board’s designated representative(s). 
The item was continued until the next regular meeting.  

 

XIV. Adjourn: The meeting was adjourned at 7:57 PM.  
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September 2017 - Mammoth Lakes Housing Status Update 

1) Community Resource 

a) Wait-List Management  

1) 55 low and very low income households currently on the rental waiting list 

b) Application distribution, provide program/project information 

1) Distributed twenty-five (25) rental, rehab, and purchase applications  

2) Answered twenty (20) rental inquiries via phone/email/walk-ins  

3) Answered twelve (12) ownership inquiries via phone/email/walk-ins  

4) Answered two (2) CalHome rehab inquiries 

c) MLH is collaborating with California Rural Legal Assistance (CRLA) to present to the 

subjects of Landlord/Tenants Rights & Responsibilities on September 27 at the Mammoth 

Lakes Library.  

d) MLH is collaborating with the ACLU and Mono County Behavioral Health to present on 

the topic of Immigrant Rights. 

 

2) Housing Program Development, Management and Maintenance 

a) Units Filled – August 2, 2017 rented a 60% AMI 2 bedroom Aspen Village Apartment to a 

single parent working in hospitality and food service.  

b) Staff processed three (3) down payment assistance applications, three (3) rental 

applications; and one (1) Kitzbul application. 

c) Down Payment Assistance- 

i. Programs: 

1) The Mammoth Lakes HOME Program has a limited amount of Program Income 

available for lending. 

  
Jan 

2017 

Feb 

2017 

Mar 

2017 

Apr 

2017 

May 

2017 

Jun 

2017 

Jul 

2017 

Aug 

2017 

Sept 

2017 

Oct 

2017 

Nov 

2017 

Dec 

2017 

Total 

Visitors 
1,293 690  831 960 989 847 1,053 1,273    

 

% New 

Visitor 

Sessions 

74%  70% 69% 66% 71% 68% 71% 68%    

 

Pages 

per Visit 
2.15 2.31  2.36 2.42 2.39 2.21 2.44 2.61    

 

Length 

of Visit 

(mins) 

1:57 1:52  2:03 1:52 1:54 1:47 2:09 2:24    

 

% 

Mobile 

Device 

51%  47% 50% 49% 40% 51% 47% 52%    
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2) The Mono County HOME Program has funds available through an 18 month 

extension of their award.  

3) The Mammoth Lakes CDBG Program has a limited amount of grant funding 

available through mid-December.  

 

3) Deed Restriction Management 

a) MLH is in escrow to purchase two deed restricted homes under the first-right of refusal 
option. One home is located in San Joaquin Villas and the other is in Meridian Court.  

b) MLH is representing a Mammoth Lofts deed restricted owner on the sale of their condo.  

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

a) The State has released a Community Development Block Grant (CDBG) Special NOFA 

The Town of Mammoth Lakes will be eligible to apply for funds if they spend a minimum of 

50% of their 2014 grant award by the time the application is due on December 1, 2017. $35 

million is available under this NOFA.  

b) The Affordable Housing and Sustainable Communities (AHSC) NOFA is scheduled to be 

release on October 2, 2017. $155 million is expected to be available, with 10% set aside for 

Rural Innovation Project Areas (RIPA) which Mammoth Lakes falls within.  

5) Market Analysis 
MLH staff tracks the real estate market for the potential sale of deed restricted units and overall 

activity. 

a) There are no deed BEGIN eligible homes on the market at this time.  

b) Median home sales figures for Mammoth Lakes taken from the Mammoth Lakes Multiple 

Listings Service (MLS): 

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  

 Single family: $714,000 

 Condominiums: $299,750 
 

 

 

2017 Year-to-Date 

 47 Single family: $700,000 

 264 Condominiums: $324,500 
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6) Coordination with Town of Mammoth Lakes   

a) Presented information about the Housing Needs Update and the next steps in the 

Mammoth Lakes Community Housing Action Plan to the Mammoth Lakes Lions Club and 

the Mammoth Lakes Rotary Club. 

b) Attended the Town Council – PEDC workshop on August 30 and the regular meeting on 

August 16th. 

c) Attended the monthly Town NGO department head meeting. 

d) Coordinated and attended the second work session of phase two of the Community 

Housing Action Plan. This meeting was open to the public with roughly 15 members of the 

Housing Working Group and similar representation by the general public. See materials and 

updates at www.HouseMammothLakes.com . 

e) Met with Town staff on housing projects and other related matters. 

f) Participated in a call with Stanislaus Housing Authority regarding the opening of the Mono 

County Housing Choice Vouchers waitlist. 

g) Met with Supervisor Stump to better understand the challenges and limitation of providing 

workforce housing in his district.  

h) Attended a special meeting of the COC regarding funding applications for IMACA homeless 

prevention programs.  

i) Attended the BOS meeting on August 15th and provided an update on the Community 

Housing Action Plan. 

j) Attended the Mammoth Lakes Chamber of Commerce coffee with Assemblyman Frank 

Bigelow 

k) Presented an update on the state of affordable housing to the Mono County Social Services 

Staff 

 

 

http://www.housemammothlakes.com/
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Mammoth	  Lakes	  Community	  Housing	  Action	  Plan	  
	  

SUMMARY	  OF	  RESULTS	  FOR	  

Work	  Session	  2.	  Strategy/Policy	  Identification	  and	  Prioritization:	  Stage	  1	  
	  

Open	  public	  and	  housing	  working	  group	  meeting	  held:	  
August	  17th	  6:00	  to	  8:00	  PM	  

437	  Old	  Mammoth	  Rd,	  Mammoth	  Lakes,	  CA	  	  93546	  
Council	  Chambers,	  Suite	  Z	  

	  
The	  purpose	  of	  this	  work	  session	  was	  to	  educate	  the	  housing	  working	  group	  and	  attending	  public	  on	  various	  tools	  available	  to	  address	  community	  housing	  
needs,	  generate	  additional	  ideas	  from	  the	  community,	  and	  take	  initial	  steps	  to	  identify	  priority	  tools	  that	  should	  be	  considered	  in	  Mammoth	  Lakes.	  
	  
The	  following	  tables	  show	  tools	  that	  were	  provided	  as	  examples	  for	  participants	  at	  the	  session,	  placed	  into	  six	  primary	  categories:	  

• Incentives	  
• Regulations	  
• Partnerships	  	  
• Preservation/Rehabilitation	  
• Funding	  	  
• Housing	  Programs	  	  

	  
Various	  tools	  were	  introduced	  to	  participants.	  Participants	  were	  provided	  an	  opportunity	  to	  ask	  questions,	  provide	  input	  and	  identify	  tools	  of	  their	  own	  that	  
they	  felt	  should	  be	  added	  for	  consideration.	  Participants	  were	  then	  asked	  to	  “vote”	  on	  the	  tools.	  The	  following	  columns	  in	  the	  below	  tables	  summarize	  this	  
input:	  

• Blue	  “Yes”:	  shows	  the	  number	  of	  YES	  dots	  placed	  next	  to	  the	  specific	  tool.	  This	  represents	  participants	  that	  feel	  this	  tool	  should	  be	  considered.	  
• Red	  “No”:	  shows	  the	  number	  of	  NO	  dots	  placed	  next	  to	  the	  specific	  tool.	  This	  represents	  participants	  that	  feel	  this	  tool	  should	  NOT	  be	  considered.	  	  	  
• Comments:	  	  These	  were	  written	  comments	  received	  at	  the	  session	  from	  participants.	  
• New	  tools	  identified	  by	  participants	  are	  noted	  as	  such	  in	  their	  title.	  	  

	  
This	  information	  will	  help	  set	  the	  framework	  for	  in	  depth	  discussion	  with	  the	  working	  group	  on	  prioritized	  tools.	  	  Next	  steps	  include	  evaluating	  the	  tools	  in	  the	  
context	  of	  community	  housing	  priorities	  (work	  session	  1),	  specific	  considerations	  for	  tool	  application	  in	  Mammoth	  Lakes,	  implementation	  requirements	  and	  
timing	  to	  shape	  a	  draft	  community	  housing	  action	  plan.	  The	  Public	  Open	  House	  on	  October	  6	  will	  bring	  this	  information	  back	  to	  the	  public	  for	  additional	  input	  
before	  the	  plan	  is	  drafted	  at	  the	  end	  of	  October.	  	  
	  



2	  	  

1	  -‐	  INCENTIVES	  
Blue	  
"YES"	  

Red	  
“NO”	   Tools	   Definition	   Comments	  

1	   2	   Density	  Bonus*	  
Providing	  additional	  density	  or	  FAR	  in	  exchange	  for	  community	  
housing.	  Must	  be	  large	  enough	  to	  entice	  development	  yet	  small	  
enough	  for	  livability	  and	  compatibility.	  

Design	  density	  bonus	  to	  be	  entirely	  by	  right	  without	  
use	  permit;	  	  

5	   0	   Fee	  Waivers	  
Water/sewer	  tap	  fees,	  building	  permit	  or	  other	  fees	  waived	  in	  
part	  or	  whole	  to	  reduce	  cost	  to	  build	  affordable	  housing.	  General	  
funds	  or	  other	  source	  need	  to	  cover	  cost	  of	  fees	  waived.	  

Combine	  fee	  waivers	  and	  fast-‐tracking;	  	  

6	   0	   Fast	  Track	  
Processing	  

Gives	  priority	  to	  development	  applications	  w/	  affordable	  
housing.	  

Combine	  fee	  waivers	  and	  fast-‐tracking;	  focus	  here	  with	  
ombudsman	  approach;	  

3	   0	  
Accessory	  
Dwellings*	  

Allowing/encouraging	  accessory	  units	  if	  used	  to	  house	  local	  
employees.	  Appropriate	  in	  many	  neighborhoods	  yet	  compliance	  
monitoring	  is	  needed.	  

Compliance	  of	  ADU’s	  for	  long-‐term	  rentals;	  promote	  
flexible	  standards	  for	  ADU’s;	  ADU’s	  attractive	  but	  
monitoring	  compliance	  would	  be	  a	  problem;	  
Monitoring	  could	  be	  done	  by	  TOT	  enforcement	  staff	  
already	  in	  place;	  permit	  tiny	  homes	  for	  long-‐term	  
rental	  and	  owner	  occupied;	  

2	   2	  
Removal	  of	  
Regulatory	  
Barriers*	  

Updating/modifying	  code	  provisions	  and	  procedures	  that	  
impede	  affordable	  housing	  development.	  Complex	  PUD	  
requirements	  can	  be	  barriers	  to	  community	  housing.	  Complete	  
code	  review	  and	  rewrite	  might	  be	  required.	  

Develop	  as	  part	  of	  a	  package	  of	  other	  housing	  
incentives	  that	  you	  get	  IF	  you	  do	  more;	  

2	   0	  
Flexible	  
Development	  
Standards*	  

Reductions	  in	  parking,	  setbacks,	  open	  space,	  height	  limits,	  road	  
widths,	  etc.	  Quality,	  compatibility,	  safety	  and	  neighborhood	  
impacts	  are	  concerns.	  

Strengthen;	  must	  consider	  child	  care	  either	  in	  or	  close	  
by	  housing;	  

3	   0	   Zoning	  for	  
Affordability*	  

Small	  lots	  for	  modest/tiny	  homes,	  complete	  neighborhoods,	  
live/work,	  multi-‐family	  allowed	  in	  commercial/mixed-‐use	  zones,	  
by-‐right	  affordable	  housing	  in	  all	  or	  most	  zones.	  

Focus	  on	  small	  houses	  &	  transitional	  housing;	  create	  
more	  AH	  overlay	  zone;	  

2	   1	   STR	  Restrictions*	  

Prohibitions	  in	  zones	  where	  residents	  and	  employees	  reside,	  
limiting	  the	  number	  in	  defined	  areas,	  requirements	  that	  units	  be	  
occupied	  as	  primary	  residences	  part	  time,	  prohibiting	  STR	  of	  
deed	  restricted	  housing.	  

Limit	  nightly	  rentals	  and	  STR’s	  and	  create	  better	  
ordinance	  for	  monitoring;	  Public	  outreach	  to	  
encourage	  rental	  of	  rooms	  in	  existing	  units,	  particularly	  
winter;	  incentivize	  renting	  2nd	  home/transient	  rentals	  
to	  long	  term	  rentals;	  

*	  Indicates	  that	  Mammoth	  Lakes	  has	  implemented	  all	  or	  a	  portion	  of	  the	  tool	  listed;	  alternations	  may	  be	  available	  to	  better	  meet	  community	  housing	  needs.	  



3	  	  

2	  -‐	  DEVELOPMENT	  REQUIREMENTS	  (REGULATIONS)	  

Blue	  
"YES"	  

Red	  
“NO”	   Tools	   Definition	   Comments	  

7	   4	   Inclusionary	  Zoning	  
(IZ)	  

A	  percentage	  of	  residential	  units	  in	  new	  subdivisions/PUD’s	  are	  
community	  housing.	  Market	  homes	  support	  community	  units.	  
Only	  effective	  if	  new	  subdivisions/PUD’s	  are	  developed.	  

Re-‐institute	  IZ	  ordinance	  so	  we	  can	  get	  units	  instead	  of	  
fees;	  look	  at	  link	  between	  IZ	  and	  commercial	  linkage;	  

2	   0	  
Residential	  Linkage	  
(Also	  called	  Impact	  
Fee*)	  

Requiring	  new	  homes	  to	  contribute	  to	  housing	  for	  employees	  
relative	  to	  demand	  generated	  by	  residential	  units.	  Mitigation	  
rate	  often	  increases	  with	  house	  size.	  Fees	  in	  lieu	  provides	  
revenue	  stream	  that	  fluctuates	  with	  building	  activity.	  Nexus	  
required.	  

Make	  fees	  at	  relevant	  level	  to	  help	  solve	  for	  housing	  
needs;	  will	  it	  generate	  timely	  benefits?	  	  

3	   0	   Commercial	  
Linkage	  

Requiring	  new	  commercial	  development	  to	  provide	  housing	  for	  
a	  portion	  of	  employees	  generated.	  Nexus	  required.	  Alternatives	  
in	  application	  and	  compliance	  methods	  (on	  site,	  off	  site,	  land,	  
fees	  in	  lieu)	  create	  flexibility	  yet	  complexity.	  

Commercial	  linkage	  is	  good—put	  it	  where	  burden	  can	  
be	  handles	  

0	   0	   Annexation	  Policies	  
Negotiating	  affordable	  housing	  as	  part	  of	  annexation	  
agreements.	  Policy	  based.	  Municipalities	  have	  discretion	  in	  
negotiations.	  

Annexation	  probably	  not	  applicable	  because	  of	  large	  
TML	  boundary;	  GO	  OUTSIDE;	  MMSA	  land	  exchange?	  

4	   1	   NEW	  -‐	  Amnesty	  for	  unpermitted	  units	  	  
	  

4	   5	   NEW	  -‐	  Numeric	  Limits	  on	  STR	  	  
	  

General	  Comment	  related	  to	  regulations	  overall:	  

Prioritize	  the	  needs	  of	  marginalized	  communities	  and	  
clients	  of	  Wild	  Iris	  who	  are	  in	  the	  most	  dire	  needs	  of	  
housing	  and	  who	  are	  clearly	  not	  present	  at	  this	  
meeting;	  

*	  Indicates	  that	  Mammoth	  Lakes	  has	  implemented	  all	  or	  a	  portion	  of	  the	  tool	  listed;	  alternations	  may	  be	  available	  to	  better	  meet	  community	  housing	  needs.	   	  



4	  	  

	  

3	  -‐	  PUBLIC/PRIVATE	  PARTNERSHIPS	  
Blue	  
"YES"	  

Red	  
“NO”	   Tools	   Definition	   Comments	  

6	   0	   Public	  Land*	  

Partnering	  with	  developers	  to	  build	  homes	  on	  publicly	  
owned	  site.	  Competes	  with	  other	  uses	  for	  public	  land.	  
RFQ/RFP	  process	  effective	  for	  selecting	  development	  
partners.	  Ownership	  of	  land	  can	  be	  retained	  with	  long-‐term	  
leases.	  

Given	  lack	  of	  developers	  in	  the	  permitting	  process	  
must	  partner	  with	  public	  land	  owners;	  Where	  does	  ML	  
Foundation	  property	  fit	  into	  this	  equation?	  

2	   0	   Employer	  Assisted	  
Housing*	  

Master	  leasing,	  development,	  mortgage	  assistance,	  units	  for	  
temporary	  relocation.	  Public	  sector	  can	  provide	  technical	  
assistance	  to	  help	  develop	  projects.	  Housing	  for	  emergency	  
services	  personnel	  and	  seasonal	  workers	  often	  provided	  by	  
employers.	  

	  	  

7	   0	  
Property	  Management*	  
-‐	  	  employer-‐assistance	  
(see	  comments)	  

Contracting	  to	  manage	  affordable	  rental	  units.	  Could	  work	  
both	  ways	  –	  public	  sector	  hires	  private	  firm	  or	  private	  sector	  
hires	  public/non-‐profit.	  Could	  be	  used	  with	  Employer	  
Assisted	  Housing	  and	  conversion	  of	  STR’s	  to	  LTR’s.	  

Employer	  Assisted	  /Property	  Management	  Program	  

4	   2	  

Housing	  for	  the	  
Workforce	  –	  No	  Income	  
and/or	  Price	  
Restrictions	  

Providing	  housing	  with	  few	  restrictions	  other	  than	  
employment,	  which	  allows	  developers	  to	  charge	  what	  the	  
local’s	  market	  can	  bear.	  Prices	  increases	  can	  make	  it	  difficult	  
to	  sell	  homes	  to	  the	  workforce.	  

How	  does	  employee	  local	  ownership	  restriction	  work?	  
Providing	  workforce	  housing	  with	  no	  or	  few	  
restrictions	  would	  seem	  to	  work	  much	  better	  as	  
RENTALS;	  Housing	  for	  workforce	  may	  incentivize	  
building;	  	  
Prioritize	  marginalized	  communities	  (they	  are	  NOT	  in	  
the	  room);	  Ensure	  we	  account	  for	  the	  needs	  of	  low	  
income	  affordable	  rentals	  despite	  the	  fact	  that	  these	  
voices	  are	  not	  in	  the	  room;	  

7	   1	   NEW	  -‐	  Federal	  Land	  Conveyance	  without	  Exchange	  (Public	  Safety	  Nexus)	  	   Shady	  Rest	  still	  waiting	  for	  development;	  	  

3	   1	   NEW	  -‐	  USFS	  Land	  Within	  Town	  Boundary	  	   	  	  

1	   0	   NEW	  -‐	  No	  TOT	  Givebacks	  	  
TOT	  enforcement	  is	  paramount;	  funding	  one	  position	  
for	  the	  town	  would	  easily	  pay	  for	  itself.	  This	  needs	  to	  
go	  to	  a	  dedicated	  fund	  not	  the	  general	  fund.	  	  

*	  Indicates	  that	  Mammoth	  Lakes	  has	  implemented	  all	  or	  a	  portion	  of	  the	  tool	  listed;	  alternations	  may	  be	  available	  to	  better	  meet	  community	  housing	  needs.	  
	   	  



5	  	  

4	  -‐	  PRESERVATION	  &	  REHABILITATION	  
Blue	  
"YES"	  

Red	  
“NO”	   Tools	   Definition	   Comments	  

0	   0	  

Housing	  Rehabilitation	  
and	  Weatherization	  
(available	  in	  Mammoth	  
Lakes)	  

Repairing,	  updating,	  enlarging,	  improving	  energy	  efficiency,	  
and	  providing	  handicapped	  accessibility,	  typically	  with	  
Federal	  or	  State	  grants.	  Staff/time	  intensive.	  

Funding	  for	  rehab;	  	  

6	   0	   STR	  Conversion	  
Providing	  rent	  guarantees	  and	  property	  management	  in	  
exchange	  for	  renting	  units	  long	  term	  that	  were	  vacant	  or	  
rented	  short	  term.	  

STR	  conversion	  even	  with	  subsidies	  could	  be	  good	  near	  
term	  solution;	  we	  need	  an	  STR	  conversion	  policy	  now;	  
this	  is	  the	  only	  policy	  that	  will	  work	  now;	  STR	  
conversion	  policy	  like	  Summit	  County	  &	  guaranteed	  
rent;	  Incentivize	  2nd	  home	  owners	  to	  be	  roomies	  with	  
locals	  to	  put	  units	  on	  LTR	  market;	  	  

0	   2	   Acquisition	  of	  Market	  
Units*	  

Usually	  involves	  buying	  down	  units	  with	  public	  funds.	  Deed	  
restrictions	  imposed	  for	  permanent	  affordability.	  Inability	  to	  
obtain	  condo	  mortgages	  can	  result	  in	  units	  being	  rented.	  
Public	  sector	  purchases	  can	  drive	  up	  prices	  for	  low-‐end	  
market	  units.	  

Part	  of	  the	  reason	  acquisition	  is	  being	  discussed	  is	  
because	  our	  housing	  stock	  is	  old	  and	  purchase	  price	  is	  
low	  compared	  to	  new	  build;	  

1	   0	   No-‐Net	  Loss	  Policy	  

Requiring	  replacement	  of	  housing	  occupied	  by	  the	  
workforce	  and	  residents	  when	  redevelopment	  occurs.	  
Similarly	  priced	  units	  should	  be	  replaced	  on	  site	  or	  another	  
site,	  or	  a	  fee-‐in-‐lieu	  of	  replacement	  could	  be	  allowed.	  

	  	  

0	   1	   Condominium	  
Conversion	  Policy*	  

Limiting	  or	  prohibiting	  conversion	  of	  apartments	  to	  
condominiums	  to	  retain	  rental	  housing.	  May	  require	  some	  
portion	  of	  converted	  units	  to	  be	  deed	  restricted	  affordable	  
or	  provide	  first	  right	  of	  refusal	  of	  sales	  to	  apartment	  
occupants,	  among	  other	  conditions.	  

	  	  

2	   0	  
NEW	  -‐	  LOAN	  PROGRAM—Home	  Improvement	  in	  exchange	  of	  Long	  term	  rentals	  for	  
employees	   	  	  

1	   4	   NEW	  –	  Rent	  Control	   	  	  

5	   3	   NEW	  -‐	  STR	  Conversion	  to	  Time	  Share	  Model	  (aggregate	  together	  like	  STR’s	  to	  ensure	  
space	  for	  owners	  if	  they	  convert	  to	  LTR)	  

STR	  conversion	  would	  be	  very	  hard	  to	  sell	  to	  2nd	  home	  
owners,	  they	  want	  to	  use	  the	  property	  themselves	  so	  
they	  won't	  want	  to	  convert;	  true	  but	  with	  incentives	  
some	  would	  convert;	  	  

2	   0	   NEW	  -‐	  Inspection	  Program	  for	  LTR	   42%	  of	  survey	  respondents	  said	  their	  units	  are	  in	  poor	  
condition	  or	  in	  need	  of	  repair	  

	   	  



6	  	  

4	  -‐	  PRESERVATION	  &	  REHABILITATION	  (continued)	  
3	   0	   NEW	  -‐	  Mobile	  Home	  Rent	  Stabilization	   	  	  

6	   2	   NEW	  -‐	  STR	  Nightly	  Rental	  Policy	  	   STR	  only	  if	  owner/tenant	  is	  in	  the	  unit	  i.e.	  Santa	  
Monica	  Policy	  

1	   0	   NEW	  -‐	  GIS	  program	  to	  track	  and	  monitor	  housing	  	   	  	  

*	  Indicates	  that	  Mammoth	  Lakes	  has	  implemented	  all	  or	  a	  portion	  of	  the	  tool	  listed;	  alternations	  may	  be	  available	  to	  better	  meet	  community	  housing	  needs.	  
	  
	  
	  
	  
	   	  



7	  	  

5	  -‐	  FUNDING	  

Blue	  "YES"	   Red	  
“NO”	   Tools	   Definition	   Comments	  

0	   0	   General	  Funds*	  
An	  annual	  or	  occasional	  budget	  allocation	  to	  support	  
community	  housing	  needs,	  such	  as	  staffing,	  pre-‐development	  
and	  gap	  financing.	  

Allocate	  greater	  %	  of	  general	  fund	  to	  AH;	  
Restore	  and	  increase	  Town	  commitment;	  

2	   0	   Impact	  Fees*	  

A	  fee	  directly	  linked	  to	  the	  need	  for	  housing	  generated	  by	  
new	  development	  through	  jobs	  created.	  Nexus	  required.	  
Fees	  imposed	  on	  a	  per-‐unit,	  as	  opposed	  to	  per	  square	  foot,	  
basis	  is	  a	  disincentive	  to	  smaller	  unit	  development.	  

Increase	  impact	  fees,	  decrease	  fees	  for	  low-‐to-‐
middle	  (Yes);	  linkage	  fees	  for	  STR;	  

4	  	  	  
(plus	  2	  -‐	  see	  
comments)	  

0	  
Taxes	  dedicated	  for	  
housing	  

Sales,	  property,	  lodging,	  real	  estate	  transfer,	  excise	  tax.	  Voter	  
approval	  required	  in	  most	  states.	  Revenue	  stream	  can	  be	  
used	  for	  most	  housing-‐related	  activities.	  Recent	  ballot	  
initiatives	  have	  had	  mixed	  results.	  Approval	  requires	  
extensive	  public	  education.	  

Taxes	  dedicated	  to	  housing-‐add	  1%	  on	  to	  luxury	  
real	  estate	  sales	  to	  go	  into	  a	  fund	  to	  develop	  
new	  projects	  or	  homeowners	  assistance;	  NYC	  
has	  proposed	  or	  adopted	  this	  &	  looks	  like	  
success	  (+2);	  	  
Dedicate	  blend	  of	  fees	  and	  waivers	  to	  
incentivize	  mid-‐level	  builds;	  COMPLIANCE	  for	  
TOT	  restrictions	  and	  payments;	  lift	  ticket	  tax;	  
Tax	  on	  property	  tax	  like	  Measure	  G	  that	  mostly	  
comes	  from	  2nd	  homeowners;	  vacancy	  tax	  to	  
fund	  housing	  programs;	  

0	   0	  
LIHTC*	  (Low	  Income	  
Housing	  Tax	  Credits)	  

Provides	  project	  equity	  for	  public,	  non-‐profit	  and	  private	  
developers.	  Market	  for	  credits	  uncertain	  with	  reduction	  in	  
corporate	  tax	  rate.	  Widely	  used	  in	  mountain	  towns.	  Often	  
done	  through	  public/private	  partnerships.	  Multifamily	  sites	  
needed.	  

Believe	  LIHTC	  is	  very	  attractive…particularly	  for	  
developers…who	  are	  not	  storming	  the	  market	  
with	  projects;	  	  

4	   1	  

Tax	  Increment	  Financing	  
(TIF)	  	  
	  
California:	  Enhanced	  
Infrastructure	  Financing	  
Districts	  (EIFD)	  

Allocation	  of	  new	  property	  and/or	  sales	  tax	  in	  defined	  
districts.	  	  
California	  allows	  cities,	  counties,	  and	  special	  districts	  to	  form	  
Enhanced	  Infrastructure	  Finance	  Districts	  (EIFDs)	  and	  issue	  
TIF	  bonds	  with	  55%	  voter	  approval.	  The	  acquisition,	  
construction,	  or	  rehabilitation	  of	  housing	  for	  persons	  of	  low	  
and	  moderate	  income	  is	  a	  specified	  use	  of	  EIFD.	  

	  Support	  EIFD	  

0	   0	   Debt	  Financing	  with	  
Favorable	  Terms*	  

Low	  interest	  loans,	  tax	  exempt	  bonds,	  certificates	  of	  
participation	  and	  other	  forms	  of	  development	  financing	  
available	  to	  housing	  authorities,	  cities,	  counties	  and	  some	  
non	  profits.	  

	  	  

	   	  



8	  	  

5	  –	  FUNDING	  (continued)	  

0	   0	   Private	  
Donations/Grants	  

Tax	   deductible	   contributions	   to	   a	   non-‐profit	   organization,	  
which	  purchases	  or	  develops	  housing.	  Competes	  with	  other	  
charitable	  causes.	  

	  	  

0	   0	  

Federal	  and	  State	  
Grants/Loans*	  –	  CDBG.	  
HOME,	  CalHOME,	  
USDA/Rural	  
Development	  

Major	  federal	  funding	  cuts	  proposed.	  Can	  only	  serve	  low-‐
income	  households	  (<50%,	  60%	  or	  80%	  AMI),	  limiting	  their	  
use	  in	  mountain	  towns.	  Competitive	  and	  complicated	  grant	  
application	  and	  administration	  process.	  
California	  Affordable	  Housing	  Sustainable	  Communities	  
(AHSC)	  may	  be	  an	  exception	  with	  potential	  rise	  in	  fund	  
availability	  and	  ability	  for	  mixed	  income	  projects.	  

Support	  SB82	  

0	   2	   Section	  8	  Rent	  Subsidies	  

Project-‐based	  and	  tenant-‐choice	  vouchers	  that	  pay	  
difference	  between	  market	  rents	  and	  30%	  of	  household	  
income.	  Not	  frequently	  used	  in	  mountain	  towns	  -‐	  few	  rentals	  
are	  available	  at	  HUD	  Fair	  Market	  Rents	  and	  few	  vouchers	  are	  
available.	  

	  	  

10	   2	  
NEW	  -‐	  Acquisition	  of	  25	  acre	  Shady	  Rest	  Tract	  through	  eminent	  domain	  (as	  we	  acquired	  
bell	  shaped	  property)	   	  

*	  Indicates	  that	  Mammoth	  Lakes	  has	  implemented	  all	  or	  a	  portion	  of	  the	  tool	  listed;	  alternations	  may	  be	  available	  to	  better	  meet	  community	  housing	  needs.	  
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6	  -‐	  PUBLIC	  AND	  NON-‐PROFIT	  INITIATIVES	  (HOUSING	  PROGRAMS)	  

Blue	  "YES"	   Red	  
“NO”	   Tools	   Definition	   Comments	  

1	   0	   Public	  Sector	  Development	  
Initiating,	  designing,	  financing	  and	  constructing	  
homes	  by	  municipalities,	  counties	  and/or	  
housing	  authorities.	  

Engage	  USFS	  directly	  Re:	  the	  future	  of	  their	  
housing	  program	  &	  desire	  to	  partner	  locally;	  
housing	  authority;	  

3	  
(plus	  8	  -‐	  see	  
comments)	  

0	  
Home	  Buyer	  Assistance*	  (plus	  renter	  
assistance	  -‐	  see	  comments)	  

Down	  payments	  or	  second	  mortgages	  for	  
purchasing	  units.	  Can	  be	  used	  for	  deed	  restricted	  
or	  market	  units.	  Federal	  and	  state	  funds	  typically	  
limited	  to	  120%	  AMI	  max;	  private	  financing	  can	  
serve	  higher-‐income	  households.	  

Promote	  existing	  homebuyer	  assistance	  
program;	  improve	  NAVIGATION	  of	  existing	  
program;	  more	  missing	  middle	  focus;	  many	  can’t	  
afford	  down	  payments	  and	  can’t	  qualify	  for	  
Government	  or	  private	  help;	  
Create	  a	  “first/last/security”	  rental	  assistance	  
program;	  

0	   1	   Land	  Banking	  
Acquiring	  land	  through	  purchase	  or	  USFS	  trades	  
for	  eventual	  housing	  development	  when	  specific	  
project	  not	  known.	  

	  	  

0	   0	   Habitat	  for	  Humanity	  

International	  organization	  with	  local	  chapters	  
that	  use	  volunteers	  and	  donations	  to	  build	  
modest	  homes.	  Affordability	  may	  not	  be	  
permanent.	  

There	  will	  always	  be	  a	  segment	  of	  the	  
population	  that	  will	  need	  low	  income	  and	  won’t	  
be	  able	  to	  transition	  to	  larger	  housing,	  role	  for	  
non-‐profits	  to	  help;	  

0	   0	   Self	  Help	  Build	  
Homebuyers	  receive	  low	  interest	  loans	  and	  
technical	  assistance	  for	  their	  construction	  of	  
homes.	  Requires	  large	  time	  commitment.	  

	  	  

2	   0	   Co-‐op	  or	  Co-‐Housing	  

Common	  ownership	  and	  management	  of	  
purpose-‐built	  communities.	  Co-‐op	  ownership	  can	  
be	  used	  to	  share	  large	  homes	  by	  multiple	  
employees.	  

	  	  

6	   0	   Community	  Land	  Trusts	  (limited	  -‐	  see	  
comments)	  

Community	  nonprofit	  owns	  land,	  develops	  
housing	  and	  provides	  long-‐term	  oversight	  for	  
permanent	  affordability	  through	  leases.	  	  

For	  SFR	  purchases!!	  

0	   0	   Senior	  Housing	  

High	  density,	  smaller,	  low	  maintenance	  units	  
designed	  for	  retiring	  employees.	  Could	  free	  up	  
housing	  for	  employees	  if	  strategy	  prevents	  
purchase	  by	  second-‐home	  buyers	  or	  STR	  
conversion.	  

	  	  

*	  Indicates	  that	  Mammoth	  Lakes	  has	  implemented	  all	  or	  a	  portion	  of	  the	  tool	  listed;	  alternations	  may	  be	  available	  to	  better	  meet	  community	  housing	  needs.	  
	  
	  



        Agenda Item_VII___ 

        September 11, 2017 

 

AGENDA BILL 
 

Subject:   Funding Opportunities, Conceptual Plans, and Possible 

Timeline – 238 Sierra Manor Road 

Initiated by:  Jennifer Halferty, Executive Director 

 

BACKGROUND: 

MLH has entered into a contractual agreement to purchase the property 

located at 238 Sierra Manor Road. Staff is researching the conceptual 

possibilities for converting the property into multi-family rental apartments.  

This research includes building analysis, funding resources and the 

subsequent timelines.  

Project Description:  
MLH Staff is working with Elliot Brainard on conceptual plans. Mr. Brainard is 

the architect on the Mammoth Mall commercial conversation to residential 

project. Therefore, he has a current understanding of the building codes for 

such an endeavor. It is Mr. Brainard’s assessment that the existing property 

could accommodate 12 units.  

Staff proposes a mix of 11 one-bedroom apartments and one studio unit for a 

total of 12 apartments.  The six existing garages are proposed to remain and be 

rented with six of the total units. Rent for the units with garages will be at a 

higher monthly rental rate. The Housing Needs assessment identified garages 

as a desired amenity of renters. The need for more one-bedroom units was also 

identified. 

MLH Staff has met with Town staff and the Fire Marshall to discuss the 

conceptual plan to convert the existing property to multi-family rental.  

Multiple requirement arise that can be accommodated. Either a laundry room 

or individual laundry in each unit will be required to be added to the property 

per the Town’s Municipal Code.  This addition, along with the adding of units 

will likely cause the need to upgrade the water meter to a larger capacity.  The 

building will be gutted to accommodate the conversion which will allow easy 

access to add fire sprinklers.  Fire Sprinklers will add to the safety of the 

homes and decrease the liability insurance costs, as well. The Municipal Code 



also requires outdoor space for residential dwelling units.  This requirement is 

conceptually proposed to be met in the back north-west corner of the property, 

currently used as storage by County Glass. This will likely include BBQ grilling 

area and seating. Currently the site has 10 surface parking spaces.  These 

would be adjusted and configured to meet the Municipal Code requirements for 

ADA parking and guest parking.  In accordance with the State Density Bonus 

Law, due to the fact that 100% of these units are proposed to be deed restricted 

as affordable homes for the local workforce, parking variances, set-back 

variances and other waivers are permissible.  There may be a need to utilize 

this tool.  The surface parking, in addition to the garages, provides ample 

parking for this conceptual plan.  

Funding Sources for Conversion: 
Housing and Community Development (HCD) funding sources are available. 

Staff is working with RCAC and Community Economics to evaluate the various 

state and federal funding sources for the best fit for this conceptual plan. MLH 

is also in close communication with Town staff on the funding options, ways to 

partner, and our interest in moving this conceptual plan forward. Funding 

programs include:  

1) Community Development Block Grant (CDBG); 

2) Affordable Housing and Sustainable Communities (AHSC); and the 

3) Home Investment Partnership Program (HOME).  

Community Development Block Grant (CDBG): A Special NOFA was releases 

on September 2, 2017.  Applications are due December 1.  Awards are 

anticipated to be made in March 2018.  The Town of Mammoth Lakes is eligible 

to apply.  MLH and the Town have partnered on such applications many times 

over the years.  The acquisition and rehabilitation of Star Apartments were 

funded with this program.  

This is a competitive application process. The Town would be competitive with 

an application in partnership with MLH.  These funds can be used to refinance 

debt, rehabilitation, and relocation costs.  This is a grant program to the Town. 

The special NOFA will allow up to $3,000,000 for multi-family housing with 

housing acquisition and rehabilitation. If awarded, CDBG funds would be 

available to draw once the Standard Agreement has been executed and any 

necessary environmental work is complete.  Given this is an existing structure, 

it’s most likely to be a negative declaration, such as the Star Apartments.  

Standard Agreements can take roughly two to three months to receive after 

awards are announced.  



CDBG funding requires the units to be restricted for households earning up to 

80% of the Area Median Income. As identified in the current Needs 

Assessment, this is the segment of the community that most new rental units 

should target (page 8).  

Affordable Housing and Sustainable Communities (AHSC): HCD plans to 

release a NOFA on October 2, 2017 for this program.  Application will be due 

on January 15, 2018. Awards are scheduled to be announced in June 2018. 

MLH is eligible for to apply for this program as long as it is paired with a 

sustainable transportation infrastructure component to be funded as a grant 

for Town transportation projects within the project area.  This program would 

fund the affordable housing rehabilitation component of the project as well as 

the relocation costs.  Funding amount is based on the unit size and AMI 

served.  

Home Investment Partnership Program (HOME): HCD plans to release a 

NOFA in December 2017.  MLH, as a certified Community Housing 

Development Organization is an eligible applicant.  HOME funds can be used 

for the property acquisition, rehabilitation, and relocation.  Approximately 

$2,000,000 could be received for 11 one-bedroom and one 0-bedroom units.  

Application deadline and award timeframe has not been announced. It’s likely 

the awards would be announced late in the summer of 2018.  

Depending on which source is applied for and awarded the timeline for having 

these additional rental units would be likely in late 2018 to early to mid- 2019.   

GUIDING COMMUNITY HOUSING POLICIES AND NEEDS 
Housing Needs, Accomplishments and Challenges Phase one:  

“For rentals, market-rate property managers report that studios and one 

bedroom units have the lowest vacancy, are the fastest to fill when vacant, 

and are in short supply.” Part B (1) – 11 

“Rentals have been and are in tight supply. Rentals support businesses in 

need of workers and help new residents get a foothold in a community. 

 As depicted by the blue shaded rows in the below table, about 50% 

of rentals (160 total) should be priced below market. 

 Most new units should be priced below about $1,200 per month, or 

up to $1,400 per month if utilities are included. These would be 

affordable for households earning below 80% AMI (about $25/hour). 

 Emphasis should be on studio, one and two bedroom rentals since 

there is insufficient diversity in the existing inventory.” Page 8  



 

Income 
Level 

Maximum 
Affordable 

Housing 
Payment 

Renter 
Income 

Distribution 

<=60% AMI $1,035 35% 

60-80% AMI $1,360 16% 

80-100% 
AMI 

$1,725 12% 

100-120% 
AMI 

$2,070 9% 

>120% AMI Over $2,070 28% 

TOTAL - 320 

 
 

Page 5-17 of the Town of Mammoth Lakes Housing Element Update 2014-

2019: 

Policy H.2.C. Support the development of market-rate and affordable 

rental housing.  Multi-family housing is a permitted use in all multi-family 

and commercial zones pursuant to the Zoning Code Update.  

 

Policy H.2.D Encourage the renovation and conversion of existing non-

workforce units, such as condominiums used as second homes, to become 

part of the workforce housing supply. 

 

RECOMMENDATION: 

This is an information and discussion item.  No action is being requested.  

 



Old Mammoth Place Development 
Agreement

Town Council
Planning & Economic Development Commission 

Workshop
August 30, 2017



Introduction & Background

2



Project Site Maps

3



Approved Old Mammoth Place Project
DZA 15-002, VTTM 16-001, UPA 16-001, & DR 16-004

4

• 6-story hotel with up to 343 
residential units containing a 
maximum of 488 hotel rooms or 
bedrooms

• Maximum of 460 “keys”

• Site coverage of 48%

• Understructure parking for no 
fewer than 597 vehicles

• East-west mid-block connector 
road

• Old Mammoth Road street 
improvements

• Building heights ranging from 35 –
65 feet, as measured from the 
parking podium

• Additional uses, including:
o Restaurant space (approx. 

16,000 sf
o Retail space (approx. 21,000 

sf)
o Conference space (approx. 

14,500 sf)
o Spa (approx. 5,500 sf)
o Public outdoor plazas



What are Development Agreements?

5

 Contracts negotiated between project proponents and 
public agencies.

 Mutual benefits to the parties.
 Content of DA mandated by State law
 Duration
 Permitted uses
 Density
 Etc.

 Town currently has two active development agreements
 Intrawest DA
 Snowcreek DA



What are the Advantages of DAs?

6

 Flexibility for local governments to impose conditions 
that they would not normally be able to impose through 
the regular entitlement process.

 Require facilities/improvements to be constructed at an 
earlier stage in the process.

 “Freeze” or vest rules, regulations, and policies in place at 
the time of the execution of the DA



What are the Disadvantages of DAs?

7

 Limits public agency’s ability to change rules and 
regulations.

 Could result in unrealistic expectations for the project 
that could make the project infeasible.

 After execution, DA’s require mutual consent to change 
which makes it difficult if changes are needed. 



How are DAs Processed?

8

 Pre-application meetings with Town staff
 Town Council notification of application
 Town staff and applicant negotiations
 PEDC public hearing to make a recommendation to Town 

Council
 Town Council public hearing to consider approval of DA 

(DAs are approved by ordinance)
 Second reading of ordinance
 Referendum period (30 days from second reading)



Proposed Project
Old Mammoth Place DA Request

9



Old Mammoth Place DA Request

10

 Proposed Term: 20 years from the start of the building 
process

 Town can terminate agreement if developer does not 
meet certain timelines.



Old Mammoth Place DA Request

11

 Financial
 Housing Fees: Apply current fee schedule. Estimated fees: 

$918,800.
 Transient Occupancy Tax: Reinvest a portion of TOT back into 

the project.  Proposal includes a reinvestment of approximately 
$23 million (net present value) over a period of 20 years.  
Subsidy of $46 million over 20 years. 

 Development Impact Fees: Payment of fees according to the 
DIF schedule in place at the time of building permit application.

 Enhanced Recreation Fees: Payment of $2,950 per room for 
enhanced recreation. Approximately $1 million total.



Old Mammoth Place DA Request

12

 General
 Gondola:Town will not unreasonably object to the concept of 

a gondola from the project site to the Village.
 Enhanced Infrastructure Financing District (EIFD): Developer 

will consider participating in an EIFD. EIFD could fund 
infrastructure not required as a condition of approval or as 
part of the DA.

 Housing for Construction Employees: Developer will provide 
12 units of housing for construction employees. Developer is 
prohibited from housing construction employees in RMF-1 
Zone (i.e. Sierra Valley Sites).



Old Mammoth Place DA Request

13

 Other Terms
 Vests rules in place at the time of execution of DA.
 Extends tentative tract map for the life of the DA.
 Developer may still request subsequent permits which will be 

processed according to the vested rules.
 Developer has proposed that the Town provide access to Town 

recreation facilities at a set rate for their guests.  



Old Mammoth Place DA Community 
Benefits

14

 Increased taxes
 Town can use outdoor plaza 12 days per year at no cost
 New public infrastructure
 Contribution of up to $100,000 for a new transit shelter
 Understructure parking of up to 597 parking spaces
 On street public parking 



Old Mammoth Place DA Community 
Benefits Cont.

15

 Water filling stations in public places
 200 square feet of ground floor retail space at no cost to 

Town
 Eight days of conference facilities at no cost to Town
 Twelve hotel room nights at no cost to Town
 Guest shuttle service
 Spa and wellness center
 Construct to LEED standards



Summary

16



Town Council/Planning and Economic 
Development Discussion 

17

 Applicant presentation
 Questions/comments for staff or applicant



Old Mammoth Place DA
TC/PEDC Workshop 

August 30, 2017

18
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