
Plan The Parcel!

August 20, 2019

Multi-Day Design Workshop
Opening Presentation



• Welcome

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

• The Parcel Team: Consultant and Town Staff Roles

Overview and Expectations



Agenda
1 Welcome

2 Presentation

3 Mapping Activity



Purpose
Discuss the Plan The Parcel input and progress to date and open the Multi-
Day Design Workshop



Introduction



• Grady Dutton, Public Works Director

• Sandra Moberly, Community and Economic 
Development Director

• Amy Callanan, Associate Engineer

• Chandler Van Schaack, Senior Planner

• Haislip Hayes, Engineering Manager

• Sierra Shultz, Assistant Engineer

Key Staff Team

• Patricia Robertson, MLH Executive Director



Consultant Team



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



The Parcel



Community Housing Action Plan (CHAP)



Community Housing Action Plan (CHAP)





Community Housing Action Plan (CHAP)





Income Levels

• AMI = Area Median Income 
• Determined annually by the State for each County
• Mono County’s AMI is $81,200

Income Category

Annual Income

Number of People in Household

1 2 3 4 5 6 7 8

<=50% 
AMI

Very low 
income

$28,450 $32,500 $36,550 $40,600 $43,850 $47,100 $50,350 $53,600

51-80% 
AMI

Low income $44,750 $51,150 $57,550 $63,900 $69,050 $74,150 $79,250 $84,350

81-120% 
AMI

Moderate 
income

$68,200 $77,950 $87,700 $97,450 $105,250 $113,050 $120,850 $128,650



Community Housing Action Plan (CHAP)
Needs Assessment

33

Units

19
69

55
58

44

Approx. 275

112

Units

51

38

29

90

320

595 units needed through 2022
• All income levels
• 275 ownership
• 320 rental 



• Master Plan
• 1991 
• Moderate income and below 

(≤120% AMI)

• Affordable Housing Overlay

• General Plan 
• A livable in-town 

neighborhood for the 
workforce

• Other Concept Plans

The Parcel Planning Background



Walk, Bike, Ride

• Shift from car-dominated 
system

Downtown Revitalization

• Flexible workforce housing 
solutions

Resilient Mammoth Lakes

• Housing Element Update

Housing Laws & Programs

• State laws incentivize 
affordable housing

• Funding criteria

Other Considerations



Plan The Parcel Process



Process
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Process



Initial Public Engagement



Public Interest Interviews

45 individuals

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 questions

14 small group interviews



Public Interest Interviews

Resident
33%

Government 
Agency/District (Town, 

County, MCWD, 
MLFPD, etc.)

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 are your three objectives for The Parcel?

0

1

2

3

4

5

6

7

8



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?

Yes
82%

No
18%



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?

0

50

100

150

200

250

Long-term rentals (6 months or
more)

Opportunities for home ownership Seasonal employee housing Supportive and transitional housing Other



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?

0

50

100

150

200

250

Duplexes, triplexes, and fourplexes
(2-4 unit buildings)

Multi-family buildings (more than
4 units per building)

Mixed-use buildings
(retail/commercial uses on the first

floor with residential on upper
floors)

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

Other



Online Survey
Which of the following do you think are appropriate income levels for households on The Parcel to serve?

0

50

100

150

200

250

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

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

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

≤80% AMI

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

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

≤120% AMI

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

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

≤200% AMI



Online Survey
Which of the following do you think are appropriate other uses that should be included on The Parcel?

0

20

40

60

80

100

120

140

160

180

200

Bike pump
track

Bus stop(s) Central park Child care Community
gathering

space (indoor
and outdoor)

Dog park Multi-use
paths

Multiple
small parks

Playgrounds Preserved
natural

features and
open space

Shared
parking areas

None -
housing is the

only
appropriate

use

Other



Online Survey
What should be three broad objectives for development of The Parcel?

0

50

100

150

200

250

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

Provision of
child care

facility

Provision of
substantial
number of

housing units

Provision of
community

space

Provision of
housing for a

range of income
levels

Sustainable and
energy-efficient

Well-designed Well-integrated
with the

surrounding
community

Other

1

3
2



Guiding Principles and 
Development Objectives



• Based on what we’ve heard so far, including 6/26 Workshop #1

• Guide concept plan development

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

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

Purpose



• Provide long-term community housing by addressing a substantial portion of Mammoth Lakes’ current 
housing need.

• Provide a range of mobility options and multi-modal (walk, bike, transit, etc.) connections from The 
Parcel to community destinations. 

• Provide amenities and open spaces while focusing on community housing and striving to make the 
best use of every square foot of land.

• Focus on environmentally sustainable design concepts.

• Establish a livable, integrated, and well-designed community housing neighborhood that stands the 
test of time.

• Balance guiding principles and development objectives with a viable development program that is 
sustainable over the long-term and can be constructed in an orderly and timely fashion.

Guiding Principles

A

B

C

D

E

F



Development Objectives

A Provide long-term community housing by addressing a substantial 
portion of Mammoth Lakes’ current housing need.

i. Provide a variety of housing types (e.g., small house, duplex, triplex, 
townhouse, apartment).

ii. Provide a mix of unit types (e.g., studio, one-bedroom, two-bedroom, 
three-bedroom) to meet the needs of a variety of families and individuals.

iii. Provide both deed-restricted rental and ownership products to 
accommodate households of different ages and incomes.

iv. Serve moderate income households and below (< 120% AMI) consistent 
with the 2017 Needs Assessment.



B Provide a range of mobility options and multi-modal (walk, bike, transit, 
etc.) 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 circulation network that prioritizes pedestrians, bicyclists, and transit. 

iii. Explore transit potential to determine how best to provide transit stops, possible 
shelters, and connectivity to the larger Mammoth Lakes community.

iv. Include traffic calming measures to create a safe, family-oriented neighborhood 
that minimizes vehicular speeding.

v. Explore parking and traffic management strategies to further encourage 
alternative travel modes, considering that some future residents will rely on 
individual vehicles.

Development Objectives



C Provide amenities and open spaces while focusing on community housing 
and 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. Provide amenities (such as community gathering spaces and/or parks and 
playgrounds) necessary for the successful functioning of a livable 
neighborhood.

iii. Design amenity spaces to be multi-purpose (such as park space with 
snow storage, when compatible).

iv. Consider pets in the design of the neighborhood.

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

Development Objectives



D Focus on environmentally 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. Minimize the amount of impervious paving to allow water absorption 
into soil on site and minimize runoff.

v. Design for high durability and low maintenance.

Development Objectives



E Establish a livable, integrated, and well-designed community housing 
neighborhood that stands the test of time.

i. Create a neighborhood that connects seamlessly to the street network and 
reflects a design character appropriate to the Eastern Sierra Nevada mountain 
setting.

ii. Design the site to provide a transition in building scale and type from adjacent 
higher intensity commercial areas to neighboring residential areas.

iii. Ensure the site is designed to be pedestrian-oriented and comfortable to walk 
in and through. 

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.

Development Objectives



F Balance guiding principles and development objectives with a viable 
development program that is sustainable over the long-term and can be 
constructed in an orderly and timely fashion.

i. Prepare an overall program for development and management that implements guiding 
principles, to the extent feasible, while achieving long-term viability.

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

iii. Consider specific and relevant 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.

Development Objectives



Recent Public Engagement
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Top 10 Development Objectives
1. Provide a mix of unit types (e.g., studio, one-bedroom, two-bedroom, three-bedroom) to meet the needs of a variety of families and individuals.

4. Incorporate sustainable infrastructure and energy-efficient designs.

5. Integrate natural features (wetlands, trees, and open space) into the neighborhood design.

6. Provide both deed-restricted rental and ownership products to accommodate households of different ages and incomes.

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

8. Provide amenities (such as community gathering spaces and/or parks and 
playgrounds) necessary for the successful functioning of a livable neighborhood.

9. Design for high durability and low-maintenance.

10. 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.

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

2. Serve moderate income households and below (≤120% AMI ) consistent with the 2017 Needs Assessment.

Top 10

(Engage Mammoth Lakes – 71 responses)



Top 10 Development Objectives
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1. Serve moderate income households and below (≤ 120% AMI)

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

5. Provide a variety of housing types (small house, duplex, triplex, townhouse, apartment)

6. Provide both deed-restricted rental and ownership products
7. Incorporate supportive uses (such as a child care facility)

8. Phase per market conditions and begin construction as early as practical

9. Prioritize pedestrians, bicyclists, and transit
10. Pedestrian-oriented and comfortable 
to walk in and through

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

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

Top 10

(Spanish Community Meetings – 15 participants)



Top 10 Development Objectives
(In both Engage Mammoth Lakes & Spanish Community Meetings Top 10)

• Provide a mix of unit types (e.g., studio, one-bedroom, two-bedroom, three-bedroom) 
to meet the needs of a variety of families and individuals.

• Serve moderate income households and below (≤ 120% AMI ) consistent with the 2017 
Needs Assessment.

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

• Provide both deed-restricted rental and ownership products to accommodate 
households of different ages and incomes.



Map Your Comments
(Engage Mammoth Lakes) Comments:

• As a resident of Wildflower, I would like 
there to be a sizable buffer of existing 
trees between our complex and the new 
development. This open land will be 
MISSED as we take our dog on walks 
through there daily. Please keep this in 
mind when planning. It makes sense to 
push buildings to the Main St side of the 
plot where more commercial things are 
happening. Thank you.

• Connectivity to surrounding residential 
neighborhoods.

• Community facility (such as day care, 
children's museum or other indoor play 
space accessible to the public).

3 pins



• Pine Grove (“La Pinera”)

• Walk through to get to Vons, 
Rite Aid, and Schat’s

• Need better street lighting and 
safe streets 

• Pave and clear pedestrian 
connections (ADA, safety)

• Need more parking

• Snow reduces surface parking

• Include both ESTA and MUSD 
transit stops in The Parcel

(Spanish Community Meetings)

Map Your Comments



• Maintain playgrounds/parks 

• Need community bbq, gathering 
space (inside and outside)

• Need play area for kids

• Want private outdoor spaces

• Have low cost landscaping that 
looks good

• Can’t qualify for low income units 
(income threshold is too low)

• Have for rent and for sale units

(Spanish Community Meetings)

Map Your Comments



Visual Preference
(Spanish Community Meetings)



Site Analysis



Existing Conditions



Existing Conditions



Multi-Day Design Workshop



Sequence of Events



How the design evolves

Design Workshop Feedback Loops

Loop 2

Loop 1 Loop 3

End of WorkshopBeginning of Workshop

Wednesday 
Studio Pin-Up

4:30 p.m. – 5:30 p.m.

Thursday Studio 
Pin-Up

7:00 p.m. – 8:00 p.m.

Friday Closing 
Presentation

6:00 p.m. – 8:00 p.m.

Tuesday Opening 
Presentation

6:00 p.m. – 8:00 p.m.



Opening Presentation
Hands-On Mapping + Initial Concept 
Development



Closing Presentation
6:00 – 8:00 p.m. on Friday, 8/23
Presentation with audience discussion



Studio Pin-Ups
4:30 – 5:30 p.m. on Wednesday, 8/21

7:00 – 8:00 p.m. on Thursday, 8/22

• All work completed during the day is pinned 
up to studio walls

• Designers explain design ideas and seek 
feedback from community stakeholders

• Shows how feedback from previous day has 
been incorporated into latest design ideas



Brown Bag Lunch Presentations
12:00 – 1:00 p.m. on Thursday, 8/22

12:00 – 1:00 p.m. on Friday, 8/23

• Bring your lunch for a targeted conversation 
about specific issues affecting the design of 
The Parcel

• Brief presentation about the topic

• Audience discussion with presenter



Open Studio
9:30 a.m. – 1:00 p.m. and 2:00 p.m. –
4:00 p.m. on Wednesday, 8/21

9:30 a.m. – 12:00 p.m. and 1:00 p.m. –
5:30 p.m. on Thursday, 8/22

9:30 a.m. – 12:00 p.m. on Friday, 8/23

• Community invited to see/discuss design 
ideas as they evolve

• Designers continue work in studio

• Draw and/or describe your ideas!



Share Your Ideas
Lots of ways to share your thoughts 
during the Workshop

• Talk with a member of the design team

• Leave a Post-It note on a drawing

• Sketch out your idea

• Vote with a sticker dot

• Leave a comment on Facebook



What Will Get Designed 
During the Workshop

Street Network 
(3 alternatives)

Pedestrian/Bike/Transit 
Network

Street Cross 
Section Design



What Will Get Designed 
During the Workshop

Open Space Location and 
Types

Parking Strategy Snow Management 
Strategy



What Will Get Designed 
During the Workshop

Infrastructure and 
Drainage

Land Use Building Heights



What Will Get Designed 
During the Workshop

Building Types and 
Development Intensity

Phasing Strategy 
(for all 3 alternatives)

Implementation Strategy 



What Will Get Designed 
During the Workshop

Illustration of Intended 
Built Character

Illustrative Site Plan
(3 alternatives)

Illustrative Aerial 
Sketches



Mapping Activity



Mapping Tables



Stay Involved!



Stay Informed!
Find out more: www.theparcelmammothlakes.com.

“Like” The Parcel Facebook page
“Follow” The Parcel on Twitter and Instagram

Sign up to participate online: EngageMammothLakes.com

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

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