MAMMOTH COMMUNITY WATER DISTRICT
Post Office Box 597
Mammoth Lakes, California 93546-0597

NOTICE OF AN EMPLOYEE HOUSING COMMITTEE MEETING

NOTICE IS HEREBY GIVEN that the Employee Housing Committee of the Board of Directors of the Mammoth
Community Water District will hold an EMPLOYEE HOUSING COMMITTEE MEETING on WEDNESDAY,
JANUARY 21, 2026 at 9:00 A.M.

Please Note:
Members of the public will have the opportunity to directly address the District Board of Directors
concerning any item listed on the Agenda below before or during consideration of that item.

AGENDA
AMENDED

The agenda items are:

1. Review and Discuss the Current Status of MCWD Programs
a. Employee Housing Purchase Assistance
b. MCWD Rental Housing

2. Provide Direction to the General Manager Regarding the Inventory of Housing Units to be used for
the MCWD Rental Housing Program

3. Review the Monthly Rental Rate Charged for the District-Owned Rental Housing Units and Provide
Direction to the General Manager to Make any Necessary Adjustments

4. Discuss the MCWD Rental Housing Policy and Possible Direction to General Manager Regarding
Possible Amendments to the Policy and Associated Agreement

5. Discuss the MCWD Home Purchase Assistance Program and Possible Direction to General Manager
Regarding Possible Amendments to Program Policies and Associated Agreements

6. General Discussion

Closed Session

1. Conference with Real Property Negotiators
Pursuant to Government Code Sections 54954.5(e) and 54956.8
Property Description: 1629 Majestic Pines, Unit No. Y-85
Under Negotiation: Price and Terms of Payment
MCWD Negotiators: Mark Busby and Jeff Beatty

Property Owner Negotiator: Michael Draper
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The Meeting will be held in the Conference Room at the District facility located at 1315 Meridian Boulevard, just off
Highway 203, Mammoth Lakes, California

MARK BUSBY
General Manager

Date of Issuance: Tuesday, January 20, 2026

Posted: MCWD Office
MCWD Website: www.mcwd.dst.ca.us
cc: Members, Board of Directors
Town of Mammoth Lakes
KMMT, KIBS, KSRW Radio

If you are an individual with a disability and need assistance or accommodation to participate in this committee meeting at any time,
please call Stephanie Hake at (760) 934-2596, ext. 321, or email Ms. Hake at: shake@mcwd.dst.ca.us.

Documents and material relating to an open session agenda item that are provided to the Mammoth Community Water District
Board of Directors less than 72 hours prior to a reqular meeting will be available for public inspection and copying at the District
facility located at 1315 Meridian Boulevard, Mammoth Lakes, California.
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Mammoth Community Water District - Rental Housing Program

Current Inventory

Complex Beds Baths Garage? Laundry?
Sierra Manors #101 1 1 No No
Meridian Villas 2 1 Yes No
Timberline (2 Units) 2 2 No Yes
L'Abri (3 Units) 2 2 No No
Sierra Manors #55 2 2 No No
Mountain Meadows 2 + Loft 2 Yes Yes
Tamarack 2 + Loft 2 Yes Yes
Creekside 3 2 Yes Yes
229 Manzanita 3 2 Yes Yes




Mammoth Community Water District - Rental Housing Program

FY27 Proposed Rental Rates Based on CY26 HUD Fair Market Rent

Increase |% Increase
HUD HUD Proposed

Rental Unit FMR MCWD FMR HUD FMR M(?WD MCWD MCWD

CY2025 FY26 CY2026 Y-O-Y Fy27 FY26 to FY26 to

FY27 FY27*
One-Bedroom (Sierra Manors) 1,348 1,255 1,528 13.4% 1,355 100 8.0%
Two-Bedroom (L'Abri) 1,493 1,490 1,675 12.2% 1,610 120 8.1%
Two-Bedroom (Sierra Manors) 1,493 1,490 1,675 12.2% 1,610 120 8.1%
Two-Bedroom (Meridian Villas) 1,493 1,490 1,675 12.2% 1,610 120 8.1%
Two-Bedroom w/Laundry (Timberline) 1,493 1,540 1,725 15.5% 1,665 125 8.1%
Two-Bedroom + Loft (Tamarack) 1,992 1,990 2,230 11.9% 2,150 160 8.0%
Two-Bedroom + Loft (Mountain Meadows) 1,992 1,990 2,230 11.9% 2,150 160 8.0%
Three-Bedroom (Creekside) 2,092 2,090 2,330 11.4% 2,260 170 8.1%
Three-Bedroom (229 Manzanita) 2,092 2,090 2,330 11.4% 2,260 170 8.1%

*Statewide Rent Cap (AB 1482)

Limit: 5% + CPI, or a maximum of 10%, whichever is less

Rental Program Revenue and Expenses for Calendar Year 2025

Revenue

Expense
General Expense
HOA Common Area Fees
HOA Special Assessments
Tax Expense

Net Revenue

$195,348

$24,684
$64,694

$5,742

$8,235
$91,993

Acquisition cost for the District's twelve employee rental condos was approximately $4,900,000 and annual depreciation expense is

approximately $82,000.




1/14/26, 4:26 PM FY 2026 Fair Market Rent Documentation System — Calculation for Mono County, CA

!:,!;! FY 2026 FAIR MARKET RENT DOCUMENTATION
SYSTEM

The FY 2026 Mono County, CA FMRs for All Bedroom Sizes

Final FY 2026 & Final FY 2025 FMRs By Unit Bedrooms
Year Efficiency One-Bedroom Two-Bedroom Three-Bedroom Four-Bedroom
FY 2026 FMR | $1,171 $1,528 $1,675 $2,330 $2,769
FY 2025 FMR | $1,036 $1,348 $1,493 $2,092 $2,476

Mono County, CA is a non-metropolitan county.

Fair Market Rent Calculation Methodology

Show/Hide Methodology Narrative

Fair Market Rents for metropolitan areas and non-metropolitan FMR areas are developed as follows:

1. Calculate the Base Rent: HUD uses 2019-2023 5-year American Community Survey (ACS) estimates of 2-
bedroom adjusted standard quality gross rents calculated for each FMR area as the new basis for FY2026,
provided the estimate is statistically reliable. For FY2026, the test for reliability is whether the margin of
error for the estimate is less than 50% of the estimate itself and whether the ACS estimate is based on at
least 100 survey cases. HUD does not receive the exact number of survey cases, but rather a categorical
variable known as the count indicator indicating a range of cases. An estimate based on at least 100 cases
corresponds to a count indicator of 4 or higher.

If an area does not have a reliable 2019-2023 5-year estimate, HUD checks whether the area has had at
least 2 minimally reliable estimates in the past 3 years, or estimates that meet the 50% margin of error test
described above. If so, the FY2026 base rent is the average of the inflated ACS estimates.

If an area has not had a minimally reliable estimate in the past 3 years, HUD uses the estimate for the

area's corresponding metropolitan area (if applicable) or State non-metropolitan area as the basis for
FY2026.

2. Calculate the Basis for Recent Mover Adjustment Factor: HUD calculates a recent mover adjustment
factor by comparing an ACS 2023 1-year 40th percentile recent mover 2-bedroom rent to the ACS 2019-
2023 5-year 40th percentile adjusted standard quality gross rent. If either the recent mover and non-recent
mover rent estimates are not reliable, HUD uses the recent mover adjustment for a larger geography. For
metropolitan areas, the order of geographies examined is: FMR Area, Entire Metropolitan Area (for
Metropolitan Sub-Areas), State Metropolitan Portion, Entire State, and Entire US; for non-metropolitan
areas, the order of geographies examined is: FMR Area, State Non-Metropolitan Portion, Entire State, and
Entire US. The recent mover adjustment factor is floored at one.

HUD first examines recent movers who have moved within the current year of the ACS survey. If there is no
reliable local area estimate, HUD then examines those who have moved into their residence within the
current year or preceding year of the ACS survey. Upon determining a reliable recent mover estimate, HUD
calculates the appropriate recent mover adjustment factor between the 5-year data and the 1-year data.

3. Adjust for Inflation: In order to calculate rents that are "as of" 2024, HUD applies a gross rent inflation
adjustment factor using data from commercial rent data sources and the Consumer Price Index. HUD uses a
local measure of private rent inflation for markets that are covered by at least three of the six available
sources of private rent data. HUD combines this local measure of rent inflation with either the local

https:/lwww.huduser.gov/portal/datasets/fmr/fmrs/FY2026_code/2026summary.odn
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Consumer Price Index for All Urban Consumers (CPI-U)

Area: Los Angeles-Long Beach-Anaheim, CA
Years: 2015 to 2025
Year Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec
2015 239.724 241297 243.738 243.569 246.093 245459 247.066 246.328 245431 245812 245711 245.357
2016 247155 247113 247.873 248.368 249.554 249.789 249.784 249.700 250.145 251.098 250.185 250.189
2017 252.373 253.815 254525 254971 255.674 255275 256.023 256.739 257.890 258.883 259.135 259.220
2018 261.235 263.012 264.158 265.095 266.148 265.522 266.007 266.665 268.032 269.482 268.560 267.631
2019 269.468 269.608 271.311 273.945 274.479 274380 274.682 274579 276.054 278.075 277.239 275.553
2020 277.755 278.657 276.589 275.853 276.842 278.121 279.899 280.116 279.366 279.947 280.102 279.560
2021 280.178 281.347 282.648 285.808 287.620 289.218 290.890 291.333 292.209 294961 296.790 297.925
2022 301.209 302.164 306.679 308.302 310.649 314.072 313.415 313.608 315.033 317.014 314.633 312.601
2023 318591 317.571 317.873 320.089 320.514 322.055 321.931 324.050 324.984 324545 323.341 323.456
2024 326.640 328.232 330.671 332572 332956 332.357 332.928 333.359 334.123 334.242 333.718 334.531
2025 337.508 338.438 340.648 342.565 343.010 343.024 343.624 344503 345.865 345.650  344.602
Increase:  3.01%

https://data.bls.gov/timeseries/CUURS49ASA0?amp%253bdata tool=XGtable&output view=data&include graphs=true
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PL-FIN-022
MAMMOTH COMMUNITY WATER DISTRICT

RENTAL HOUSING POLICY

Approved: September 19, 2019
Amended: February-20,2025 xxx, xx, 2026

. PURPOSE

To establish a uniform policy and related guidelines for the administration of the Rental
Housing Program for District-owned rental housing.

Il. POLICY

The Rental Housing Program (“Program”) was established because the District values its
workforce and the community it serves. The Program is designed to promote and support
recruitment, retention, and living in or near the Town of Mammoth Lakes by providing
rental housing assistance to the District workforce. To operate this Program, the District
may purchase condominiums or other housing units in order to be able to offer safe and
affordable rental housing to eligible employees. The total number of rental units in the
District’s inventory will be reviewed at least annually by the Employee Housing
Committee and the General Manager. The General Manager shall oversee the Program
and designate the Department responsible for administering the Program.

Il. PROGRAM ELIGIBILITY AND ENROLLMENT

A. District employees occupying permanent positions who do not own homes within
Mono County as far north as Mono City and Inyo County as far south as Big Pine
are eligible to participate in the Program. Employees with special circumstances
may request a review of their eligibility by the General Manager. In certain
circumstances provided in this Policy, permanent employees working for other
public agencies in the Town of Mammoth Lakes also may be eligible.

B. Eligible individuals must notify the Program Administrator in writing of their
interest in renting a District-owned rental unit (“unit”) to be considered for
participation in the Program.

C. Eligible individuals are placed on a wait list in order of when their application is
received. When a unit becomes available, the General Manager or their designee
will evaluate the operational needs of the District before offering the unit to an
eligible employee on the list.

{00292817.1}
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PL-FIN-022
V. PROGRAM TENANCY

A When a unit is available, the Program Administrator will notify the selected
employee from the list. In the event there are no employees on the list, a notice
of availability will be issued to all District employees. If no District employees are
interested in the available housing unit, and subject to the General Manager’s
approval, the Program administrator shall notify other public agencies in the Town
of Mammoth Lakes of the availability of the unit.

B. Individuals selected to be tenants must enter into the District’s rental agreement,
and comply with all rules, regulations and required notices in the rental
agreement, including the provision which requires vacating the rental unit within
30 days after separating from employment. All rental agreements shall be for a
month-to-month tenancy.

C. All tenants must provide a security deposit equivalent to one month’s rent as a
condition of renting a District-owned rental unit. Upon request, a tenant
employed by the District may pay the security deposit in six monthly installments.

D. If pets are allowed in the housing unit, tenants with pets must pay a pet deposit
of $500.00. The District reserves the right in all cases to prohibit the keeping of
any pets in a rental unit or to determine that certain types of pets may be
excluded. If a rental unit is subject to a homeowners’ association (HOA) and the
HOA rules and regulations impose limitations on the keeping of pets, the District’s
tenants will comply with those HOA rules and regulations.

E. Units designated by the District as temporary housing used for recruitment
purposes have a maximum rental term of 9 months, unless extended with the
approval of the General Manager.

V. PROGRAM RENTAL RATE

A. The District will use the Fair Market Rent determined for Mono County by the
United States Department of Housing and Urban Development (“HUD”) wil-beas
the primary censiderationbasis used—by—theDBistrict—infor determining the
minimum rent charged for aeach housing unit. -Fair Market Rent may be adjusted
to account for unit-specific amenities, including in-unit laundry, garages, and lofts.
However—ilf the Mono County HUD Fair Market Rent is insufficient to cover
Program costs, monthly rental rates may be adjusted accordingly.

B. The District evaluates the monthly rental rate annually as part of the budget
preparation process. This evaluation is conducted to ensure that a minimum level
of rent is charged to cover/recover all District costs associated with the Program
(e.g., maintenance and repair, refurbishment between tenant occupancies, HOA

{00292817.1}
MCWD Rental Housing Policy Page 2 of 3



PL-FIN-022

fees, taxes, etc.). District costs to administer the Program are deemed not to be
chargeable rental costs and are excluded from the calculation.

C. If an increase to the subsequent year’s rental amount is required, the District will

provide notice of not less than 30 calendar days, but not more than 90 calendar
days, to the tenant.

{00292817.1}
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PL-FIN-023

MAMMOTH COMMUNITY WATER DISTRICT

EMPLOYEE HOME PURCHASE ASSISTANCE PROGRAM
POLICY

Adopted: January 17, 2008
Amended: February-20,2025 xxx, xx, 2026

1. PURPOSE

The Mammoth Community Water District values its employees. It is the policy of the Mammoth
Community Water District to promote employee recruitment and retention. To that end, the
Mammoth Community Water District Employee Home Purchase Assistance Program (“Program”)
is designed to facilitate home ownership for District employees (“Employee”) and to provide an
incentive for recruiting potential employees to ensure the District maintains the most skilled and
professional workforce possible. The Program offers three options for home loan assistance: (1)
a Shared Value Program, under which the District will contribute up to 50% of the home purchase
price and share appreciation in value with the Employee upon sale, (2) a Subordinate Loan
Program, under which the District will lend up to 35% of the home purchase price in a loan with
a maximum term of 15 years and a variable interest rate set each year according to the yield on
10-year Treasury note on the first business day of the year, and (3) a Combined Primary
Loan/Shared Value Program, under which the District will provide primary financing at a fixed
interest rate of 5% and contribute up to 50% of the purchase price as shared value as a means to
assist employees in the current high-interest-rate, high-priced local residential real estate
program.

2. PROGRAM FUNDING

The Program shall be financed through the “New Enterprise Fund”, which is funded as
determined by the Board of Directors from a portion of the District’s share of property tax
revenues received from Mono County. Nothing in this Policy precludes a change in funding or
termination of the Program as may be determined in the Board’s sole discretion.

3. PROGRAM ELIGIBILITY

Homes purchased pursuant to the Program must be located within Mono County as far north as
Mono City and Inyo County as far south as Big Pine. The purchased home must be the principal
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PL-FIN-023

place of residence for the Employee. Housing unit types eligible for assistance shall be new or
previously owned single-family detached houses, town homes, condominiums, or manufactured
homes in mobile home parks or on a single-family lot and placed on a permanent foundation
system (“Housing Unit”).

Employees or their spouses who hold title to a single-family residence outside of the program
eligibility area at the time of applying for Program assistance may retain such residences. An
Employee applying for Program assistance may not concurrently own improved real property in
the program eligibility area.

4. CONDITION OF HOUSING UNIT

Prior to a final commitment of District funds and prior to close of escrow on the purchase by the
Employee, the Housing Unit under consideration shall be inspected by an established
professional home inspection service or other reputable professional approved by the District to
determine if it is structurally sound, and identify any code-related and health and safety
deficiencies that need to be corrected. The cost of the home inspection shall be paid by the
Employee, and a copy of the final report provided to the District. All Housing Units to be
purchased under the Program must be in compliance with State and local codes and ordinances.
The District inspection and its approval of the remediation of any deficiencies shall be made a
condition of the close of escrow for the purchase of the Housing Unit.

5. EMPLOYEE SELECTION PROCESS

The intent of this Policy is that Program assistance generally shall be given on a first-come, first-
served basis to regular full-time and regular part-time permanent employees who have
successfully completed their initial employment probationary period, in accordance with the
rules and procedures of the Program as set forth in this Policy. However, recognizing that the
Program could be a valuable tool for recruiting more senior employees in key positions, the
General Manager may propose that the minimum employment requirement not apply in a
particular case, subject to Board approval.

6. EMPLOYEE HOME PURCHASE ASSISTANCE PROGRAM PROCESS

For the Shared Value and Subordinate Loan programs, an Employee must complete an
application and return it to the District’s General Manager with all required information,
including a pre-qualifying loan statement completed by a lender providing evidence of financing

{00309089.1}
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PL-FIN-023

for the maximum amount that the primary lender is willing to loan to the Employee (“Primary
Loan”). The application must designate which of the two assistance options the Employee is
proposing to use.

For the Combined Primary Loan/Shared Value Program, an Employee must complete an
application and return it to the District’s General Manager with all required information,
including authorization to use the employee’s credit score and income-to-debt ratio for the
lending decision, evidence of the borrower’s FICO scores, and a list of all household monthly
income and debt obligations. The District will comply with all applicable requirements of the Fair
Credit Reporting Act and the California Consumer Credit Reporting Agencies Act as a condition of
obtaining the Employee’s FICO score.

Upon determination of eligibility for the Program, the Employee will receive a letter from the
District stating the approximate amount of dewn-paymentand/forloan assistance for which the
Employee is eligible. This letter also will provide that the amount of assistance will be available
for a period of up to 120 days after the date of the letter. For good cause and subject to the
provision of appropriate documentation of the need, the General Manager may extend the time
in which the District’s assistance amount will remain available to an Employee.

Once a suitable Housing Unit has been located, the Employee makes an offer to purchase. The
offer must be an estimate of the fair market value of the Housing Unit. The offer must provide
that the close of escrow shall be conditioned on the District’s approval of the purchase price,
District inspection as set forth above, and compliance with all applicable building codes. The
Employee will submit a copy of the final purchase contract to the District.

The Employee shall provide the District with a copy of a current appraisal (no more than 90 days
old). The appraisal must be performed by an appraiser holding a valid license in good standing
issued by the California Bureau of Real Estate Appraisers. The appraiser’s license must be at least
a residential appraisal license if the housing unit does not require a complex appraisal, is not a
development of more than four units, and is valued at up to $1,000,000. If the property requires
a complex appraisal, consists of more than four units, or is valued at more than $1,000,000, then
the appraiser must hold a valid certified residential license or certified general license in good
standing. The appraisal must establish that the proposed purchase price is no more than 10%
above the appraised value. Upon receipt of the appraisal, the District will provide written
notification to the Employee approving or denying the purchase price within 10 days.
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PL-FIN-023

If the District approves the purchase price, it shall prepare a written agreement with the
Employee that includes terms for repayment of the District’s home purchase assistance and other
terms specific to either the Shared Value Program, the Subordinate Loan Program, or the
Combined Primary Loan/Shared Value Program according to the Employee’s choice of program.
Agreements for all programs will provide the District with a first right of refusal to purchase the
Housing Unit upon sale of the unit as provided in Section 14 of this Policy. If married or in a
registered domestic partnership, the Employee’s spouse or partner shall execute the agreement
if title is held jointly or will acknowledge and agree to comply with all applicable terms if the
Employee holds the Housing Unit as his or her sole and separate property. Once the employee
has signed, the General Manager may then execute the agreement provided it complies with this

policy.

Once approval has been received from the District, the Employee may proceed with the close of
escrow. When the primary lender requirements and District agreement requirements are met,
District shall deposit its loan funds into escrow, with required closing instructions, Note, and Deed
of Trust to be executed in escrow. As part of closing the purchase, the Employee shall be required
to secure and maintain the following insurance coverages on the Housing Unit:

e The most comprehensive, maximum limits homeowner’s insurance coverage available,
including full code upgrades, in the full amount of the purchase price, which amount the
Employee shall increase over time consistent with any appreciation to the Housing Unit’s
replacement cost.

e Flood Insurance policy; If the Housing Unit is located within a FEMA-designated flood
zone, the purchase of a flood insurance policy is required.

e Earthquake insurance policy.

e At least a standard form full coverage CLTA owner’s title insurance policy.

All insurance policies shall be issued in an amount not less than the purchase price or appraised
value of the Property, whichever is greater, less the value of the land, or any lesser maximum

limits if the type of coverage will not insure for the full purchase price or appraised value of the
Housing Unit.

The Employee shall remain current in all financial obligations of ownership of the Housing Unit,
including but not limited to payment of principal and interest on the primary loan, all insurance
premiums, taxes, HOA fees and special assessments, and interest on the District subordinated
loan. By December 1 of each year, employees shall submit documentation that confirms
compliance with these requirements. If an employee is in default of any financial obligation and
cannot promptly cure the default, he or she shall notify the General Manager as soon as possible.

{00309089.1}
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7. EMPLOYEE’S PRIMARY HOME LOAN

For the Shared Value and Subordinate Loan programs, the Primary Loan must be a fully amortized
fixed rate loan from a financial institution that makes market rate loans on conventional terms.
No hard money loans or other unconventional loans will be permitted. The General Manager
may, however, approve a Primary Loan that is not made by a financial institution, provided that
any such loan is made at a market rate on conventional market terms. For the Combined Primary
Loan/Shared Value program, the primary loan shall be fully amortized over 30 years at a fixed
rate of 5%, due and payable in full after 10 years.

The Primary Loan and the District agreement shall not be assumable or transferable.
8. EMPLOYEE PAYMENT OF HOME PURCHASE COSTS

The Employee shall pay all costs of the appraisal required by the District, and any District Housing
Unit inspection costs. Such costs will not be deemed to be part of the Employee’s down payment
contribution required under this section.

For the Shared Value and Subordinate Loan programs, the Employee shall contribute at least 5%
of the purchase price as a down payment. For the Combined Primary Loan/Shared Value
program, the Employee shall contribute at least 7.5% of the purchase price as a down payment.
The District shall not pay any closing costs for an Employee’s purchase of a Housing Unit, except
it will pay for the cost of a lender’s title insurance policy covering the amount of the District’s
dewnpaymentorloan(s). The District also shall not be liable for any additional costs of purchase,
repair or for other reasons before, during or after escrow.

9. AMOUNT OF DISTRICT HOME PURCHASE ASSISTANCE

Under the Shared Value Program, the amount of the District’'s home purchase assistance will be
up to 50% of the purchase price with a $500,000 cap and will be in the form of a loan without
interest. In lieu of paying interest, the Employee shall share with the District the amount of the
Housing Unit’s appreciation realized upon sale as further provided in Section 10 of this Policy.

Under the Subordinate Loan Program, the amount of the District’s loan to an Employee will be
up to 35% of the purchase price with a $500,000 cap and will be in the form of a loan with interest
payable annually as further provided in Section 10 of this Policy.

{00309089.1}
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Under the Combined Primary Loan/Shared Value Program, the Shared Value loan will be up to
50% of the purchase price with a $500,000 cap and will be in the same form as in the Shared
Value Program. The Primary Loan will be an amount equal to the purchase price minus the
Employee down payment and the Shared Value Loan. The Primary loan will be fully amortized
over 30 years with payments made monthly as further provided in Section 10 of this Policy. The
District will confirm that the household debt-to-income ratio is no greater than 45% and the FICO
score of the Employee is rated at least “Good”.

10. DISTRICT HOME PURCHASE ASSISTANCE REPAYMENT

For the Shared Value option, the District will share with the Employee any gain in value at the
time the property is sold. Upon sale of the Housing Unit, the proceeds of sale shall be allocated
in the following order:

(a) The costs of sale, including but not limited to escrow fees, real estate broker’s fees,
and related expenses, shall first be deducted from the gross sales price. Any closing
costs that are a reimbursement to the employee for moneys paid or deposited (e.g.
property taxes that are refunded from the lender’s impound account), shall not be
deducted from the gross sales price.

(b) The Primary Loan shall be paid in full from the proceeds of the sale via escrow. In the
event the gross sale proceeds are insufficient to pay the Primary loan balance, the
District shall not be liable for payment of the Primary Loan.

(c) To the extent gross sale proceeds remain, the District shall be distributed an amount
equal to the amount that the District contributed to the Employee’s purchase of the
Housing Unit (this distribution does not include any apportionment arising from the
Appreciation Proceeds discussed below).

(d) To the extent gross sale proceeds remain, the Employee shall receive the amount of
Employee’s contribution to the purchase price, plus the total amount that the
Employee has then paid towards the principal of the Primary Loan, and the amount
that the Employee was credited for approved capital improvements as described in
Section 13 below.

(e) Any remaining gross sale proceeds (the “Appreciation Proceeds”) shall be shared
between District and Employee as follows:
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1. The District shall receive a percentage of the Appreciation Proceeds equal to
the amount of the District’s contribution to the purchase price divided by the
purchase price increased by the amount credited for any approved capital
improvements, although in no event may the District earn an annualized rate
(simple interest over the term of the entire assistance loan) greater than the
maximum rate authorized by Section 1 of Article XV of the California
Constitution. That rate is the higher of either 10% per annum or 5% over the
rate charged by the Federal Reserve Bank of San Francisco on advances to
member banks on the 25™ day of the month before the dewn-paymentloan
(if the agreement to loan and the actual lending of the money are in different
months, the 25™ day of the month before the earlier events is used) per
annum.

2. The Employee shall receive a percentage of the Appreciation Proceeds equal
to the amount of Employee’s contribution component and the Primary Loan
components and the amount credited for approved capital improvements
divided by the purchase price (as increased by the amount of any approved
capital improvement), plus any funds, if any, the District is not entitled to
receive due to the fact that the District is receiving its maximum permissible
rate of return, as set forth above.

For the Subordinated Loan Program, the District’s assistance to the Employee is in the form of a
loan with a 15-year term and variable interest rate. The interest rate shall be set initially at the
yield of the 10-year Treasury note on the first business day of the first year of the loan. The rate
will be adjusted thereafter during the term of the loan on each subsequent January 1. The
interest rate each year will be set at the yield of the 10-year Treasury note on the first business
day of that year. The total amount of interest due for each year must be paid by the Employee
on or before the first business day of each following year, such that the loan balance is kept to
the original loan amount or less. No compounding of the loan is permissible. Any part of the
principal balance of the loan may be paid at any time with no prepayment penalty.

Upon expiration of the 15-year term, the loan agreement between the District and the Employee
will terminate and the Employee shall be required to pay off in full the remaining principal
amount of the District loan and any accrued interest by payment in cash, refinancing of the
Primary Loan to a higher amount, or sale of the Housing Unit and repayment of the District loan
from the sale proceeds. The General Manager shall have the discretion to approve another
means of payment, provided that the alternative form of payment results in the District obtaining
full repayment of the entire loan principal and all accrued interest due.

For the Combined Primary Loan/Shared Value Program, the Shared Value component will be
repaid as described above for the Shared Value Program. The Primary Loan will be a fully
amortized 30-year loan, with the entire balance due and payable at the end of 10 years. The
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Employee will make principal and interest payments monthly, along with payments into an
impound account for property taxes and property insurance.

For all Loan Programs, except as otherwise provided in this Policy, the District Home Purchase
Assistance must be paid in full if: (1) promptly through escrow if the Employee sells the Housing
Unit; (2) within six months after (a) the Employee separates from employment with the District,
or (b) the Employee no longer uses the Housing Unit as his or her principal place of residence; (3)
within one year after the Employee passes away; or (4) on the catastrophic loss of the Housing
Unit as further provided in Section 11 of this Policy.

11. REPAYMENT OF DISTRICT HOME PURCHASE ASSISTANCE UPON LOSS OF HOUSING
UNIT

If an Employee in the Subordinated Loan Program or the Combined Primary Loan/Shared Value
Program experiences the catastrophic loss of a Housing Unit from fire, earthquake or other cause,
the Employee shall repay the amount of the District Loan and any accrued interest and the
existing agreement with the District shall terminate or, after a loan is paid off for the Combined
Primary Loan/Shared Value Program, may be converted to the Shared Value Program subject to
the terms below and Section 17 of this policy. Such repayment will be made within 10 days after
the Employee’s receipt of insurance proceeds in payment of the loss, unless otherwise approved
by the Board. The Employee shall require that the insurance carrier make the check to pay off
the District Loan payable to the District (or to the Employee and the District, in which case the
Employee, and if required his or her spouse, shall endorse the check to the District).

If an Employee in the Shared Value Program experiences the catastrophic loss of a Housing Unit
from fire, earthquake or other cause, the Employee shall either continue or terminate the
agreement with the District in one of the methods described below.

(1) If the Employee chooses to retain the real property on which the Housing Unit stood
and to rebuild the Housing Unit, the Employee may request that the District make a new
District Loan to assist with construction of the new Housing Unit. The General Manager
shall have the discretion to issue such a loan, provided that the loan would initially be
provided in the form of a construction loan and that loan complies with the guidelines
provided in this Policy. The District loan would be the last funds used by the Employee for
construction after the Employee expends all insurance proceeds he or she receives for
the loss of the original Housing Unit and all proceeds of any primary construction loan
secured by the Employee are used. As conditions of the District providing such a loan: (1)
the Employee and the District shall enter into a temporary loan agreement for
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construction funding at the interest rate applicable for that year as further provided in
Section 10 of this Policy; (2) the Employee shall agree at the completion of construction
to secure a conventional Primary Loan and to convert the District loan to a District dewr
paymentassistanceshared value,-er subordinated loan, or combined primary loan/shared
value loan in accordance with the terms of this Policy; and (3) the Employee shall secure

all applicable insurance coverages required during the course of construction, including a
builder’s risk policy covering all perils in the full cost of the completed improvements. The
Employee will deliver a copy of all required insurance policies to the General Manager for
approval.

(2) If the Employee chooses to retain the property, but not rebuild, within one year of
the loss the Employee must buy out the District’s share of the agreement according to
the provisions of Section 15.

(3) If the Employee chooses to sell the property without rebuilding within one year of the
loss, the proceeds of the sale will be shared with the District according to the provisions

of Section 10.

IN-SERVICE CHANGES IN TITLE

Under no circumstances may an Employee place anyone on title to the Housing Unit after the

close of escrow for the purchase of the Housing Unit without prior written agreement of the

District or otherwise place a cloud on title or jeopardize the District’s interest in the Housing Unit.

This includes, but is not limited to, the following:

(a) If an Employee is single at the time of obtaining a loan from the District and later marries,

the Employee shall promptly notify the District of his or her marriage. Upon receipt of
such notice from the Employee, the District shall require the Employee and the
Employee’s spouse to enter into an amendment to the agreement for the purpose of
obtaining the Employee’s spouse’s consent to comply with the terms of that agreement.
The District shall require this amendment regardless of whether an Employee desires to
place his or her spouse on title to the Housing Unit. Any refusal by an Employee’s spouse
to execute an amendment to the District agreement as required by the District shall be
deemed a breach of that agreement. This provision also shall apply to an Employee who
enters into a registered domestic partnership in accordance with Family Code sections
297 and following.
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(b) Employee may not sell, transfer, loan, use as collateral for any form of financing, or
otherwise provide an interest in the Housing Unit to any other person or entity without
providing advance notice to District and first obtaining District’s consent to such
transaction. District reserves the right in all case to refuse such consent.

(c) Employee may retplace the Housing Unit into any-type-ofa trust witheutafter providing
advance notice to District of the planned transfer and first-obtaining District’s consent to
the transfer. District consent generally will be given when Employee (and any authorized
spouse or partner) retains the sole legal and beneficial interests in the Housing Unit, but
the District in all cases reserves the right to refuse consent to such transfers. Employee
shall pay the expense of recording an amended Deed of Trust.

13. EMPLOYEE PROPERTY IMPROVEMENTS

The Employee may, at his or her sole discretion and expense, make such reasonably necessary
capital improvements to the Housing Unit as he or she deems beneficial to it. For the Employee
to receive credit in the distribution of proceeds under the Shared Value Program or the Combined
Primary Loan/Shared Value Program, a capital improvement is limited to one which: (1) is
performed with a building permit which is subsequently signed off by the governing authority,
and (2) which receives prior written approval from the District. No other types of improvements
or any maintenance or repair expenses will be considered under this clause.

Before starting construction of and again at the completion of the capital improvement, an
appraisal by a licensed or certified appraiser agreed upon by the Employee and the District will
be conducted at the expense of the Employee to confirm the actual value added by the capital
improvement. The Employee shall be credited the value added to the Housing Unit as determined
by the appraisal. The Employee shall provide to the District documentation that supports all
expenses for permitting, constructing, and completing of the capital improvement and verifies
the Employee’s actual payment of all such expenses. Any capital improvements that are gifted or
otherwise obtained from funding sources other than the employee’s own funds, including
insurance reimbursements, will not be considered as qualifying capital improvements for
purposes of this Policy.

14. DISTRICT’S RIGHT OF FIRST REFUSAL AND RIGHT TO MATCH OFFER UPON SALE OF

HOUSING UNIT

{00309089.1}

MCWD Employee Home Purchase Assistance Policy Page 10 of 12



PL-FIN-023

The agreement between the Employee and District shall provide the District with a right of first
refusal and a right to match a third-party -offer to purchase the Housing Unit if the Employee
places it for sale during the term of the agreement.

e Before the Housing Unit is placed for sale in the open market, the Employee shall notify
the District of their intent to sell the Housing Unit and the District shall have the option
to make an offer to purchase the Housing Unit as further described in the Employee Home
Loan Agreement.

e [f the District declines to make an offer or the Employee declines the District’s offer-, the
District shall be entitled to purchase the Housing Unit by matching an acceptable offer
from a bidder in the open market as further described in the Employee Home Loan
Agreement.

For loans made under the Shared Value Program and the Combined Primary Loan-Shared Value
Program, the proceeds of a purchase of a Housing Unit by the District shall be allocated as
provided in Section 10. For loans made under the Subordinated Loan Program, proceeds will be
allocated as follows: (1) payment of costs of sale and escrow; (2) pay-off of the Primary Loan and
any accrued interest; (3) pay-off of the District’s loan and all accrued interest; (4) payment of any
existing liens against the Housing Unit other than the liens of the primary lender’s first and the
District’s second deeds of trust; and (5) payment of all remaining proceeds to the Employee.

15. EMPLOYEE PURCHASE OF DISTRICT’S INTEREST

Employees in the Shared Value Program or the Combined Primary Loan/Shared Value Program
may request to purchase the District’s interest in the Housing Unit. The Employee shall be
entitled to purchase the Housing Unit at its fair market value less 5% to reflect avoided
transaction cost. The fair market value shall be determined by an appraisal prepared by a licensed
or certified appraiser agreed upon between the Employee and the District and paid for by the
Employee and prepared within 90 days of the Employee’s proposed closing date for purchase of
the District’s interest. The proceeds of a purchase of the District’s interest in a Housing Unit by
the Employee shall be allocated in the same manner as described in the portion of Section 10
pertaining to pay-off of a shared value loan.

Employees in the Subordinated Loan Program may elect to purchase the District’s interest by
paying the principal balance of the District’s loan and all accrued interest.

16. EMPLOYEE REFINANCING OF PRIMARY LOAN
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During the term of a District loan agreement, an Employee may request to refinance his or her
Primary Loan. The District shall evaluate each request in accordance with the following criteria:
(1) generally, a refinancing of a Housing Unit on which a District loan exists should be for the
amount of the Primary Loan’s remaining principal balance for purposes such as reducing the
interest rate on the Primary Loan, reducing the term of that loan, or obtaining more favorable

loan terms; serefinensihgetthe Prirman boansheuldneiadendthetermatheleanbayer
Hs-originatterms-and (32) if an Employee proposes to take cash out of equity, the proposed cash
out amount should be for no more than the amount of equity an Employee has built through
previous payments on the original loan principal and should not increase the principal balance
on the Primary Loan above the original loan amount. This last requirement is imposed to help
ensure that Employees avoid over-extending their credit and, in cases where the Employee has
obtained a shared value loan, to protect the District’s original participation interest percentage
in the Housing Unit from a material reduction. If an Employee’s request for refinancing his or her
Primary Loan will not affect the District’s position, the General Manager may approve the request
and report the approval to the Board at its next regular meeting. In all other cases, the Board
must approve an Employee’s request to refinance his or her Primary Loan. In all cases, the Board
or General Manager reserve the right to approve or reject any Employee request for District
consent to a refinancing of the Primary Loan based on the proposed terms of the refinancing and
the specific circumstances of each Employee’s request. An approval for the refinancing of an
Employee’s Primary Loan shall remain valid for a period of one year or closing of the refinancing,
whichever is sooner.

17. BOARD COMMITTEE REVIEW

The President of the Board of Directors shall appoint an Employee Housing Committee of the
Board. The Committee shall meet with the Finance Director at least annually in the first quarter
of the year to review the compliance of all participants in the Employee Home Purchase
Assistance Program in the previous year and to consider any potential revisions to this Policy.
Any revisions proposed by the Committee shall be recommended to the Board for consideration
and approval.
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