
Plan The Parcel!

June 26, 2019

Planning and Economic Development 
Commission + Town Council Workshop 1



• Welcome

• Working Statement: Work with the Mammoth Lakes Community to 
plan, design, and implement a Program for The Parcel that will provide 
long-term opportunities for affordable housing for the Community as a 
whole

• Workshop Focus: The Pre-Development Planning Process: “Plan The 
Parcel”

• The Parcel Team: LWC and Town Staff Roles

• Comments received today will inform the next step

Overview and Expectations



Agenda
1 Introduce Consultant Team
2 Background
3 Plan The Parcel Approach/Process
4 What We’ve Heard So Far
5 Guiding Principles and Development Objectives
6 Questions and Discussion
7 Wrap Up and What’s Next



Purpose
Receive input, direction, and broad consensus on draft Guiding Principles 
and Development Objectives



Introduction



Consultant Team

Project Management, Community Engagement, 
and Conceptual Land Use Package

Civil Engineering Affordable Housing Expertise
Urban Design

Katharine Allen 
(Translation Services)Financial Feasibility



Lisa Wise Consulting, Inc. (LWC)

• Lisa Wise, AICP

• Jen Daugherty, AICP – Project Manager

• Spencer Johnson, CNU-A

Consultant Team

Opticos Design, Inc.

• Stefan Pellegrini, RA, AICP, LEED AP

• Drew Finke

• Beth Cichon

Crabtree Group, Inc.

• Paul Crabtree, PE, CNU-A, ASCE

Novin Development Corp.

• Iman Novin



Background



Community Housing Action Plan (CHAP)
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Community Housing Action Plan (CHAP)
Needs Assessment

33

Units

19
69
55
58

44
Approx. 275

112

Units

51

38
29

90

320



• Master Plan

• 1991 (28 years old)

• Land exchange/mitigation (Gateway SP)

• 1996 voter initiative defeated

• 172 units (120 very low/low income, 52 
moderate income for-sale, park)

• Affordable Housing Overlay

• General Plan 

• A livable in-town neighborhood for the 
workforce

• Downtown Neighborhood District Plan 
(2010)

• Mix of housing types (single-family, 
duplex, triplex, townhouse, apartments)

• Mix of affordability (below-market rate 
and market rate)

• One or more neighborhood parks

The Parcel Planning Background



• Walk, Bike, Ride

• Complete streets

• Shift from auto-dominated system

• Downtown Revitalization

• Flexible workforce housing solutions

• Missing Middle Housing

• Resilient Mammoth Lakes

• Safety Element Update

• Adaptation Strategy

Relevant Planning Efforts



• Housing Element Update (draft)

• RHNA

• State Law and Programs

• Density bonus law

• SB 35

• Funding criteria (AHSC, AB 73)

• Federal Law and Programs

• Tax reform

• HUD rules

Housing Planning and Programs



Plan The Parcel Approach/Process



Process



Process



What We’ve Heard So Far



Public Interest Interviews

45 interviewees

Conducted over 2 days

• Small group setting – effective way to gather 
insight that may be difficult in larger setting

• Confidentiality builds trust and assures more 
accurate responses

• Open-ended questions14 small group interviews



Public Interest Interviews

Resident
33%

Government 
Agency/District

29%

Business Owner/Group
9%

Major Employer
9%

Architect
4%

Developer/Builder
4%

Non-Profit Housing Organization
4%

Realtor
4%

Property Manager
2%

Interview Participants



Public Interest Interviews
What is your interest in The Parcel?
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Public Interest Interviews
Have you been to The Parcel?

Have Been
64%

Have Not Been
36%

2



Public Interest Interviews
Where did you enter The Parcel?

0

1

2

3

4

5

6

7

8

9

Tavern Rd. Center St. Arrowhead Dr. and Chaparral Rd. Manzanita Rd. Dorrance Dr.
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Public Interest Interviews
What mode of transportation did you use and what did you do?
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Walked Walked Dog Attended Walking
Tour

Biked Drove Explored
Site/Scenery

Ran/Jogged Other
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Public Interest Interviews
What were your impressions of The Parcel?
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Beautiful Natural Area Centrally Located/Near Commercial Areas Trash Flat/Buildable
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Public Interest Interviews
How do you think future residents will get to and from The Parcel?
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Public Interest Interviews
What does affordable housing mean to you?
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Public Interest Interviews
What other uses should be provided on-site?
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Child Care Trail System Park(s)/Open
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Bus Stops Playgrounds Adequate
Resident
Parking
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Space

Adequate
Snow Storage

Bike Pump
Track

Dog Park Other
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Public Interest Interviews
What are the obstacles to developing The Parcel?
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Financing and Funding Politics/Government
Leadership

Natural Resource
Preservation

Traffic and Parking Other Snow Storage/Removal
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Public Interest Interviews
What is your long-term vision for The Parcel?
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Public Interest Interviews
What are your three objectives for The Parcel?
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Public Interest Interviews
What other questions do you think we should ask the community?
• Are you interested in being a homeowner?

• What are your current living situation needs?

• What would you change in other affordable housing communities (e.g., Aspen Village)?

• What are your fears related to The Parcel development?

• What AMI (income) levels would be appropriate in The Parcel development?

• Have you struggled to find housing in Mammoth Lakes?

• What tradeoffs are you willing to accept to ensure The Parcel is developed?

8



Public Interest Interviews
How can we get more potential residents of The Parcel involved in the planning process? (summarized)
• Consider alternative outreach opportunities (e.g., Fourth of July, library, churches, affordable housing complexes).

• Offer food, child care, merchandise, giveaways, etc.

• Coordinate with Mammoth Mountain Ski Area.

• Present at the Contractors Association and Mammoth Voices luncheons.

• Get feedback from renters interested in home ownership.

• Consider door-knocking.

• Post flyers/posters town-wide.

• Identify and utilize community leaders.

• Broadcast to Latino community consistently and continually.

8



Public Interest Interviews
Is there anything else you would like to add? (summarized)
• Transparency is vital. 

• Break down community misconceptions about affordable housing.

• Persevere through any economic downturn.

• If there is any risk that ownership deed restrictions could be lost in the future, all units should be rental.

• Ensure the development is realistic and implementable. 

• Focus on housing. Be innovative, creative, and forward thinking.

• Consider future redevelopment opportunities of surrounding commercial areas.

• Town needs to maintain ownership of The Parcel and not expect a profit.

• Do not fund the development through any additional tax measure.

• Redistribute Measure A funding to housing and transit.

• Include historical ties to the site (e.g., Forest Service cabins).

9



Online Survey

276 Responses

Open for 2.5 weeks

• Multiple choice questions based on responses to 
Public Interest Interview questions

• Advertised/promoted via email blasts, social 
media, flyers, newspaper ads, door-knocking, 
and mailed post cards

• Accessible online via Engage Mammoth Lakes 
and available in hard copy at the Town offices 
and Mammoth Lakes Housing, Inc.



Online Survey
Please describe your place of residence:

Non-resident
10%

Part-time or seasonal resident
12%

Full-time resident
78%



Online Survey
In what Mammoth Lakes 
neighborhood do you live?

Snowcreek
5%

Shady Rest
5%

Old Mammoth
13%

Juniper Ridge
2%

Meridian
9%

Gateway
4%

Old Mammoth Road
13%Mammoth Slopes

9%

North Village
1%

Knolls
9%

Main Street
9%

Majestic Pines
6%

Sierra Valley
15%



Online Survey



Online Survey
Do you work in Mammoth Lakes?

1

Yes
82%

No
18%



Online Survey
I am a:
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Online Survey
Do you live next to The Parcel?
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Rd. north of Tavern
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between Laurel

Mountain Rd. and
Manzanita Rd.

Yes, Manzanita Rd.
north of Dorrance

Dr.

Yes, Shady Rest Rd. No



Online Survey
Do you work next to The Parcel?

4
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Yes, on Center Street Yes, on Laurel Mountain Road
north of Tavern Road

Yes, on Main Street between
Laurel Mountain Road and

Manzanita Road

Yes, I work from home No



Online Survey
Have you ever been to The Parcel?

5

Yes
79%

No
21%



Online Survey
Where did you enter the site?
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Online Survey
What did you do while you were there?
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through to get to

another destination
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exercise

Walked or played with
dog

Other
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Online Survey
In accordance with the Community Housing Action Plan, The Parcel is to be developed with housing that is affordable for 
residents and workers employed in Mammoth Lakes. Which of the following do you think is appropriate for The Parcel?
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more)

Opportunities for home
ownership

Seasonal employee housing Supportive and transitional
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Other
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Online Survey
In accordance with the Community Housing Action Plan, The Parcel is to be developed with housing that is affordable for 
residents and workers employed in Mammoth Lakes. Which of the following building types do you think is appropriate 
for The Parcel?
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first floor with residential on

upper floors)

Small single-family homes (less
than 1,200 sq. ft.)

Other
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Online Survey
Which of the following do you think are appropriate other uses that should be included on The Parcel?
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Bike pump
track
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gathering
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Other
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Online Survey
Which of the following do you think are appropriate income levels for households on The Parcel to serve?
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200

250

Low income housing and below Moderate income housing and below Middle income housing and below Other

9

• 2-person household earning 
up to $51,000

• 4-person household earning 
up to $64,000

• 2-person household earning 
up to $78,000 

• 4-person household earning 
up to $97,000

• 2-person household earning 
up to $129,000

• 4-person household earning 
up to $160,000



Online Survey
Which of the following do you consider to be obstacles to developing The Parcel?
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Online Survey
What should be three broad objectives for development of The Parcel?
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Affordable
housing for

residents and
workers in
Mammoth

Lakes over the
long-term

Construct
housing as soon

as possible

Pedestrian,
bike, and

transit-oriented

Preservation of
natural features
and open space
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child care

facility

Provision of
substantial
number of

housing units

Provision of
community

space

Provision of
housing for a

range of
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Sustainable and
energy-efficient

Well-designed Well-integrated
with the

surrounding
community

Other

11



Online Survey
Would you consider becoming a resident of The Parcel once it’s developed?

12

Yes
38%

No
44%

Not sure
18%



Online Survey
What type of housing unit would meet your need?

12
Studio

7%

1 bedroom
20%

2 bedroom
42%

3 or more bedrooms
30%

Other
1%



Online Survey
Do you have anything else to add? 

• Complete construction as soon as possible.

• The Parcel should remain undeveloped.

• Ensure the development is truly affordable.

• The development should be inclusive and serve the entire community.

• Short-term rentals should be prohibited.

• Include pet-friendly housing.

• Provide underground parking.

• Varied other responses.

13



Guiding Principles and 
Development Objectives



• The purpose of the guiding principles and development objectives is to set aim and parameters for concept 
plan development

• Guiding principles convey overarching community priorities and shared values for The Parcel

• Development objectives describe specific design drivers or identify measurable outcomes desired for The 
Parcel

• Give input on draft guiding principles and development objectives:

• “Absolutely A Must”

• Strong Consideration

• Nice to Have

• Not Important/Appropriate

• “No Go”

Purpose



• Provide long-term affordable housing for those who wish to live and 
work in Mammoth Lakes by addressing a substantial portion of 
Mammoth Lakes’ current housing need.

• Create a well-designed neighborhood that stands the test of time. 

• Enable housing construction as soon as possible.

• Develop a sustainable program for long-term viability, including 
financial and management requirements.

Draft Guiding Principles

1

2

3

4



Draft Development Objectives

A Provide quality housing to accommodate households of different 
ages, sizes, and incomes.

I. Provide a variety of housing types (e.g., duplex, triplex, townhomes, apartments).

II. Provide a mix of unit types (e.g., studio, one-bedroom, two-bedroom, three-bedroom).

III. Provide both rental and ownership products.

IV. Serve moderate income households and below (< 120% AMI); only consider designating a 
portion for middle income (up to 200% AMI) after assessing financial viability.

V. Design for high durability and low-maintenance.



B Provide a range of mobility options and multi-modal connections 
from The Parcel to community destinations.

I. Provide safe and intuitive pedestrian and bicycle connections through The Parcel to 
surrounding areas.

II. Design a multi-modal circulation network that prioritizes pedestrians, bicyclists, and transit. 

III. Include at least one transit stop.

IV. Include traffic calming measures to minimize cut-through traffic and speeding.

V. Explore parking and traffic management strategies to further encourage alternative travel 
modes.

Draft Development Objectives



C Provide an integrated network of amenities and civic and open spaces 
while striving to make the best use of every square foot of land.

I. Incorporate supportive uses (such as a child care facility) into the design.

II. Include parks and playgrounds.

III. Integrate pet-friendly design.

IV. Include indoor and outdoor community gathering space(s).

V. Provide parking for residents and guests, but limit the land required for parking, thereby 
reserving available land for other uses.

Draft Development Objectives



D Focus on sustainable design concepts. 
I. Integrate natural features (wetlands, trees, and open space) into the neighborhood design.

II. Incorporate sustainable infrastructure and energy-efficient designs.

III. Integrate well-planned snow storage areas and accommodate efficient snow management 
operations.

IV. Limit the amount of impervious paving, such as surface parking areas.

Draft Development Objectives



E Establish a livable neighborhood that supports the Mammoth Lakes 
community.

I. Design the site to provide a transition from higher intensity commercial uses to neighboring 
residential uses.

II. Utilize human-scale, pedestrian-oriented design to create a safe, welcoming neighborhood. 

III. Create a catalyst for revitalization of surrounding commercial areas.

IV. Build upon the recent efforts of Walk, Bike, Ride and Downtown Revitalization to ensure 
the new neighborhood becomes an integral part of the greater community.

Draft Development Objectives



F Balance guiding principles and development objectives with a viable 
development program.

I. Prepare an overall program for development and management that implements 
development objectives a. through e., to the extent feasible, while achieving long-term 
viability.

II. Accommodate densities and design features necessary to qualify for essential funding. 

III. Consider regulatory actions that would be necessary to implement the development 
program.

IV. Consider economic factors, including those related to potential investors, affordable housing 
developers, and future residents.

V. Develop a phasing plan that reflects market conditions and encourages construction to 
begin as early as practical.

Draft Development Objectives



Questions?

• Big picture: background, process, what we heard.
• Guiding Principles and Development Objectives discussion after Q&A.
• Not all questions will be answered today (there will be many other opportunities for 

discussion).
• Please be concise and respectful of everyone’s time.
• Not ready to speak up? Comment cards are available.

Grady Dutton, Public Works Director, theparcel@TownofMammothLakes.ca.gov or (760) 965-3659 
(please leave a message). 

mailto:theparcel@TownofMammothLakes.ca.gov


Discussion



• Provide long-term affordable housing for those who wish to live and work in 
Mammoth Lakes by addressing a substantial portion of Mammoth Lakes’ current 
housing need.

• Create a well-designed neighborhood that stands the test of time. 

• Enable housing construction as soon as possible.

• Develop a sustainable program for long-term viability, including financial and 
management requirements.

Draft Guiding Principles

1

2

3

4

• “Absolutely A Must”

• Strong Consideration

• Nice to Have

• Not Important/Appropriate

• “No Go”

Discussion

Comment cards are available too!



Draft Development Objectives

A Provide quality housing to accommodate households of different 
ages, sizes, and incomes.

I. Provide a variety of housing types (e.g., duplex, triplex, townhomes, apartments).

II. Provide a mix of unit types (e.g., studio, one-bedroom, two-bedroom, three-bedroom).

III. Provide both rental and ownership products.

IV. Serve moderate income households and below (< 120% AMI); only consider designating a 
portion for middle income (up to 200% AMI) after assessing financial viability.

V. Design for high durability and low-maintenance.

• “Absolutely A Must”

• Strong Consideration

• Nice to Have

• Not Important/Appropriate

• “No Go”

Discussion

Comment cards are available too!



B Provide a range of mobility options and multi-modal connections 
from The Parcel to community destinations.

I. Provide safe and intuitive pedestrian and bicycle connections through The Parcel to 
surrounding areas.

II. Design a multi-modal circulation network that prioritizes pedestrians, bicyclists, and transit. 

III. Include at least one transit stop.

IV. Include traffic calming measures to minimize cut-through traffic and speeding.

V. Explore parking and traffic management strategies to further encourage alternative travel 
modes.

Draft Development Objectives

• “Absolutely A Must”

• Strong Consideration

• Nice to Have

• Not Important/Appropriate

• “No Go”

Discussion

Comment cards are available too!



C Provide an integrated network of amenities and civic and open spaces 
while striving to make the best use of every square foot of land.

I. Incorporate supportive uses (such as a child care facility) into the design.

II. Include parks and playgrounds.

III. Integrate pet-friendly design.

IV. Include indoor and outdoor community gathering space(s).

V. Provide parking for residents and guests, but limit the land required for parking, thereby 
reserving available land for other uses.

Draft Development Objectives

• “Absolutely A Must”

• Strong Consideration

• Nice to Have

• Not Important/Appropriate

• “No Go”

Discussion

Comment cards are available too!



D Focus on sustainable design concepts. 
I. Integrate natural features (wetlands, trees, and open space) into the neighborhood design.

II. Incorporate sustainable infrastructure and energy-efficient designs.

III. Integrate well-planned snow storage areas and accommodate efficient snow management 
operations.

IV. Limit the amount of impervious paving, such as surface parking areas.

Draft Development Objectives

• “Absolutely A Must”

• Strong Consideration

• Nice to Have

• Not Important/Appropriate

• “No Go”

Discussion

Comment cards are available too!



E Establish a livable neighborhood that supports the Mammoth Lakes 
community.

I. Design the site to provide a transition from higher intensity commercial uses to neighboring 
residential uses.

II. Utilize human-scale, pedestrian-oriented design to create a safe, welcoming neighborhood. 

III. Create a catalyst for revitalization of surrounding commercial areas.

IV. Build upon the recent efforts of Walk, Bike, Ride and Downtown Revitalization to ensure 
the new neighborhood becomes an integral part of the greater community.

Draft Development Objectives

• “Absolutely A Must”

• Strong Consideration

• Nice to Have

• Not Important/Appropriate

• “No Go”

Discussion

Comment cards are available too!



F Balance guiding principles and development objectives with a viable 
development program.

I. Prepare an overall program for development and management that implements development 
objectives a. through e., to the extent feasible, while achieving long-term viability.

II. Accommodate densities and design features necessary to qualify for essential funding. 

III. Consider regulatory actions that would be necessary to implement the development program.

IV. Consider economic factors, including those related to potential investors, affordable housing 
developers, and future residents.

V. Develop a phasing plan that reflects market conditions and encourages construction to begin as early as 
practical.

Draft Development Objectives

• “Absolutely A Must”

• Strong Consideration

• Nice to Have

• Not Important/Appropriate

• “No Go”

Discussion

Comment cards are available too!



What Did We Miss?



Wrap Up and What’s Next?
• Workshop Summary Memo with refined Guiding 

Principles and Development Objectives

• Rough preliminary concepts

• Upcoming opportunities to talk about The Parcel:
• 7/1: Mammoth Lakes Housing, Inc. Monthly Update

• 7/4: Info Table at Mammoth Creek Park

• 7/5: Info Table at Village Fourth of July Events

• 7/17: Town Council Monthly Update

• 7/22: Info Table at Men’s Softball Tournament (Shady Rest Park)

• 7/26-7/28: Info Table at VillageFest

• Other events TBD

To be released on Engage 
Mammoth Lakes for public 

feedback!



Multi-Day Design Workshop: August 20 – 23!

Stay Informed!
To find out more about the many ways you can
participate, go to: www.theparcelmammothlakes.com.

“Like” The Parcel Facebook page and “follow” The
Parcel on Twitter and Instagram for the latest news.

Sign up for Engage Mammoth Lakes to participate online.

Grady Dutton, Public Works Director, theparcel@TownofMammothLakes.ca.gov or (760) 965-3659 
(please leave a message). 

http://www.theparcelmammothlakes.com/
mailto:theparcel@TownofMammothLakes.ca.gov
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