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CERTIFICATION OF THE ADMINISTRATIVE RECORD
RANCH MOBILE HOME PARK

| hereby certify that the following documents constitute the true, and correct

Administrative Record prepared for the Rent Adjustment Commission meetings of the

City of Thousand Oaks on December 6, 2010, January 24, 2011, and February 7, 2011.

List of Documents:

Ranch Mobile Home Park 2010 Application

Rent Adjustment Commission Notice of Hearing request for rent increase at Ranch
Mobile Home Park

Rent Adjustment Commission Meeting December 6, 2010:

Agenda

Staff Report with attachments

Staff’'s PowerPoint presentation

Supplemental Packet consisting of transmittal, additional correspondence and
information

Applicant's PowerPoint presentation

Ranch Mobile Home Park Tenants Attorney’s PowerPoint presentation

Public Speaker and Written Statement Cards

Adopted Minutes

Rent Adjustment Commission Meeting January 24, 2011:

Notice of Continuance of Public Hearing to January 24, 2011

Agenda

Supplemental Packet :

« Rent Monthly Cost 2010 Ventura County Limits Rental

» Declarations of tenants in support of Ranch Mobile Home Park Tenants'
Association objections to rent increase application

» Brief of Tenants’ Association in support of jurisdictional objections to
determination of rent increase application by Rent Adjustment Commission

« Correspondence from Patrick Goeghegan dated January 17, 2011

Letter dated May 29, 2010 to applicant’s attorney Boyd Hill, from consultant and

appraiser John P. Neet

Page 1 of 2
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Analysis for the proposed sale of Ranch Mobile Home Park, submitted by applicant

L ]

e Attachment 1 to Rent Adjustment Application submitted by Boyd Hill

s Applicant’'s PowerPoint presentation

¢ Information submitted by Michael E. McCarthy, certified public account and business
advisor

s Copies of Ranch Mobile Heme Park standard rental agreements — Applicant
submittal

s+ Copies of Ranch Mobile Home Park standard rental agreements — Chandra Gehri
Spencer submittal

Ranch Mobile Home Park Tenants Atterney’s PowerPoint presentation
Document Tenant’s Association support of objections to rent increase application
Public Speaker and Written Statement Cards

Adopted Minutes

Rent Adjustment Commission Meeting February 7, 2011:

¢ Notice of Continuance of Public Hearing to February 7, 2011

Agenda

e Supplemental Packet #1:

« Supplemental comments on Ranch Mobile Home Park rent increase application
by Dr. Kenneth K. Baar

» Tenant letter dated January 25, 2011

¢ Supplemental Packet #2:

» Supplemental Brief of Tenant’s Association in support of jurisdictional objections
to determination of rent increase application by Rent Adjustment Commission,
received from John A. Taylor, Jr. (Horvitz & Levy LLP)

+ Declaration of Michael E. McCarthy in rebuttal of tenants expert presentat|on
received from Boyd Hill (Hart, King & Coldren)

« Staff's PowerPoint presentation

Unadopted Minutes

¢ Rent Adjustment Commission Resolution 09-2011 approving rent increase

o Letters dated February 9, 2011 providing Resolution RAC 09-2011 approving rent
increase

Dated: W & ,XE// By: %W%{%%

Lilia Vaudreuil, Recording Secretary
Rent Adjustment Commission

h:\commonthousing & redevelopmentirent control\appealsiranch {5 24 11)\hearing recordvrac_certification_ of _ admin_ record-ranch.doc
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A

HART, KING & COLDREN

Boyd L. Hill
bhill@hkclaw.com

June 18, 2010
Our File Number: 38277.001/4837-6568-9350v.1

VIA MESSENGER SERVICE

Russ Watson

Housing Manager

City of Thousand Oaks
2100 Thousand Oaks Bivd,
Thousand Oaks, CA 91362

Re: Ranch Rent Adjustment Application

Dear Mr. Watsan:

Please find enclosed a Rent Adjustment Application for the Ranch Mobile Home Park and the
filing fee of $390.

Pursuant to Ordinance No. 1254 NS, we understand that the City Manager will determine within
30 days whether the Application is complete. Please note that although the Application lists the
address of Mr. Hohn, we will be acting as the representative of the Ranch, and all
correspondence in this matter from the City should be addressed to this office.

The application materials are straightforward and explain in detail the information and process
for arriving at the amount requested. As explained in the legal discussion, the Ranch can no
longer be treated separately from other mobilehome parks, but its rents must be analyzed under
the City’'s Rent Control Ordinance equally with other mobilehome parks. f you have questions
ar need additional information, please advise me promptly. Thank you.

Very truly yours,

HART, KING & COLDREN

BLH/dr
Enclosures

cc: Andrew V. Hohn (via email)
Bruce Hohn (via email)
Robert S. Coldren {via email)
Gretchen Carter, Suburban Park Management ({via email)
Barry Blechman, Ranch Manager (via email)
Amy Albano, City Attorney {via email)
Chrisiopher Norman, Assistant City Attorney (via email)

A Professional Law Carporation
200 Sandpointe, Fourth Floor, Santa Ana, California 92707
Ph 714.432.8700 | www.hkclaw.com | Fx 714.546,7457
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Appiicaﬁon No.

City of Thousand Qaks
. Rent Adjustment Application
' 2100 Thousand Oaks Boulevard
- Thousand Oaks, CA 91362
| (805) 449-2393 -

This apphcahon is mada purauant to Ordmancas No..1254N8 and- Apphcabla Rules and

- Regulations of the City of Thousand Oaks.

" Check Applicable Request.

Type , " Amount Requested
. . Capital Improvement ‘ : .
L Rehabilitation o
. . Just and Reasonable Retum ", $620.11 per space per month

— Please type or print the fol!owmg lnformaﬂnn

. : AV.M.GH., L,
Name of Applioant- : /o Andrew v, Hohn
Address ' 2501 Thunderbird Drive .
City, State, Zipi Thousand Oaks, CA 91362 .
.I{ental Corﬁﬁlex/Paﬂc Address ~ Ranch Mobile Home Park

° . 2193 LosFelizDrive
' Thousand Oaks, CA 91362

Application Review Procedure

Please include any and all supporting jusﬁﬁcaﬁpn for this applicetion, including but not limited
“to; ' '
' Explana'hon of improvements (capltal, rehabilitation, ete.. .) that owner seeks rant
' increase-for and that are completéd.

Usefil life category for caprtal lmpmvement(s) usmg attached schedu]e

Copies of contracts, invoices. -

Copies of cancelled checks and/or receipts,

Letters from any public agency. requiring improvements.

Revised 3-2005
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" .Rent Adjustment Applcstion . " Application No.
Page 2 ’ : . . .

Photngraphs of Work. ‘
Any other information pertme.ut tu the applioation.

The application will be reviewed for completeness; Additional information may be requested
from the applicant, When the application is determined to be complete, a date will be set for the
application heanng Legible aud rapruduc:ble suppnrtmg documeuts must be prowded

Filing Fee

All applications for Tent adjustinents shall be submitted to the City Mruager’s. desipnes, the .

" Housing and Redevelopment Manager, and shall inchude, smong other things, the. mailing

addresses and space numbers of the space ar spaces for which an adjustment is reguested (pleass

usg gtteched formy).

| .Eanh'app]icaﬁun shall be accompanied by a filing fee of Twenty and no/100°s (320.00) Dollars
plus Five and no/100's ($5.00) per_ space affected by the proposed incresse. The application
.shall be matled or hand delivered to the Community Development Depatiment, City of Thonsand
Oales, 2100 Thousand Ozlks Boulevard, Thousand Oales, CA 91362,

$20+ 74 x 5= 35390

* Certtfication of Applicant

" .*1 hereby pledge under penalty of perjury that all information presented in connection with this

application is true and correct to the best of my kmowledge. I fully understand and agree that all

- information filed with this apphcatlcm in support of this rent adjustment request becomes pubhc:
- information and is subject to Feview by any interested prrty.

By: AVM.GH., LLC,

Print Name and CapacityfI‘itIE: . : , : L '
A California limited liability company
AV.M.GH, Ltd. ' T By: Andrew V. Hohn
éNevada Jimited parmership Its: Managing Member
Name Capacity/Tiile
/éﬂf/ 7 //g/ Juﬂeli 2010
Y | Signature of Applicart Date
Andrew V. Holn : '

If the applicant is a corporation, the name, address and title of all'ofﬁcéts shall accompany flis
,application. Ifthe applicant is a general pﬂrhlershlp, the name and address of all general partners

shall accmmpany this app]]catlon
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Rent Adjustment Application
Pape 3 a.

Requested Rent Adjustment

On the Rent Schedule below, please provide information on each rental vnit for which an -

adjustment is being sought. Use additional pages as necessary.

Application No. i

Hedi Lempert

Unit No. Name of Current | Date of Last Proposed Proposed
Address Tenant Rent Increase Increase Monthly Rent
. 2152 Skinner Ct.| ~ Pat Geoghan 139.00 2/6/01 620.11 759.11
3. 2164 Skinner Ct. Xi;%_i?\";;r‘f'ﬂ'fks
‘ 3, 2176 Skinner Ct.]  Marge Bursik 127.92 2/6/01 620.11. 748.03
4. 2188 Skinner Ct.|  Hedda Hughes 139.36 2/6/01 620.11 759 47
Is. 2189 Skinner Ct.[  Beryl Baldwin 13936 2/6/01 620.11 759.47
6. 2165 Skinner Ct.j  Helen Duty 133.12 26101 620,11 753.23
7. 2153 Slfinm;r ct| James Bums - 127.92 26/01 "620.11 748.03
- [8. 2141 Skinner Ct.!  Barbara Brown 133,12 2/6/01 g0 753.23
9..2129 Skinner Ct.{  Virginia Wendel . 127.92 2/6/01 620.11 748.03
10. gfgm"smm Maurine Gouvein| 13936 2/6/01 620.11 759.47 -
11.2172 Pavo Ct. Helen Q'Hara 127.92 2/6/01 | 620.11 748.03
12. 2184 Pa.vo Ct.-j Margaret Riggs 139.36 . 2/6/01 620,11 759.47
i3. 2196 Puve Ct. Elizabeth Wood 13936 26101 620.11 759.47
14, 2187 Pavo Ct, | Wanda Jones 139.36 216/01 62011 759.47
15. 2136 Pavo Ct.-]  Jill Cavanagh 127.92 2/6/01 620.11 748.03
16. 2148 Pavo Ct. Ruth Cameron 127.92 206/01 62011 748.03
17. 2160 Pavi Ct. Annette Callins 127.92 2/6/01 620.11 748.03
18. 2175 Pavo Ct. |  Celia Workman 139.36 2/6/01 62011 759.47
19. 2]:63 Pavo Ct. Louise Preston 139.36 2/6/01 t:)‘20.]. 1- ) 75947
20. 2151 Pa.vo Ct.- Jose Faustino 133.12 2/6/01 620.11 7.53.23
21. 2139 Pavo CL 133.12 2/6/01 620.11 753.23

CTO 00010



Rent Adjustment Application : Applicetion No.
Page 3h. ) g .
Requested Rent Adjustment

: On the Rent Schedule below, please provide information on each rental unit for which an -
adjustment is being sought. Use additional pages as necessary.

Unii No. Name of Current " Date of Last Proposed Proposed
Address Tenant Rent increase Increase Monthiy Rent
22. 2127 Pavo Ct. ( - Janet Day 133.12 2/6/01 Tk 620.11 . 753.33
23. 2115 Pava Ct | Marcellene Akian 133.12 2/6/0t 620.11 753.23
124. 2110 Roden C1|  Lenore Rostow 133.12 2/6/01 62011 753.23
25. 2118 Rodeo Ct.| Marcia Newman 133.12 26/01 . 610,11 753.23
26. 2126 Rodea Ct.]  Joan Osbarme 133.12 601 - 620.11 753.23
27. VACANT SPACE -- NO MOBILE
28. 2142 Rodeo Ct. | Hank & Marty - 139.36 2/6/01 620.11 750.47
- Heeber .
i Frank & Alfreda - S
- 129. 2150 Rodeo Ct.f  gproy 139.36 2/6/01 620.11 759.47
30. 2158 Rodeo C1.| Gayle Heninger 13302 2/6/01 620.11 753.23
31, 2166 Rodeo CL Tom Packman 133.12 2/6/01 < 62011 7153.23"
32. 2174 Rodeo Ct. | Charles & Jeanne 127.92 2/6/01 .
Ekstrand i 7 i _o620.11 748.03
33, 2177 Rodeo Ct:{  Larry Karsch | © 13312 2/6/01 62011 753.23
34. 2169 Rodeo Ct,|  Judy Hirai £39.36 2/6/01 620.11 T 75947
35. 2123 Rodeo Ct.| Dorothy Brooks 13936 - 246i01 620.11 . 759.47
36. 230 Dinsmore .| Alex Csotya 13936 2/6/01 620.11 . 759.47
Ave.
37. 234 Dinsmore | James Wolf 139.36 26/01 620.11. 759.47
Ave. .
38. :3: Dinsmore | | oo Rampersad 127.92 26/01 . 620.11 748.03
35 242 Dinsmore | pARK OWNED |- 127.92 26101 62011 74R.03
Ave, )
40. 246 Dinsmore | Dina Soto Tan 127.92 276101 6211 | 4803
Avpe . = e .
41 250 Dingmore Valerie Hopkins ) 620.11 . ;
" Ave P 12792 2/6/01 . 748.03
42. 2087 Seco Cr, | NYE & Aliee 13936 2/6/01 620.11 759.47
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Rent Adjustment Application

Page 3c¢.

Requasted Rent Adjustment

On the Rent Schedule below, please provide information on each rental unit for which an

adjustment is being sought. Use addiﬁuﬁ_al Pages as necessary.

Application No.

[ Unit No. Name of Current | Date of Last Praposed Proposed
Address Tenant Rent increase increase Monthly Rent
43. 2075 Seco Ct. | garhara Barginear 133.12 2/6/01 620.11 753.23
44. 2063 Seco Ct. {Kaye Donna Foster | 133:12 2601 2011 25323
145. 2068 Seca CL {yfaria Tina Mingura 139.36 2/6/01 620,11 759.47
46. 2080 Seco Ct. Beverly Day 127.92 2/6/01 62011 748.03
147. 2092 Seco Ct. | Murphy Bank 127.92 2/6/01 620.11 48,03
48. 2069 Radeo Ct.{ Mary Jane Carlsan 139.36 260 620.11 759.47
49, 208) Rodeo C|  Elaine Dion° 133.12 246/01 620.11 753.23
. {50. 2093 Rodeo Ct.y  Barbara'Lee 127.92 246101 20.11 748.03
| §1. 2094 Rodeo Ct.| Carol Claassen 12792 2/6/01 620.11 748.03
52. 2082 RodeoCt]  RoyeeMormis 127.92 2/6/01 620.11 748.03 -
53. 2070Rodeo C| Richard Tiffin | 12792 2/6/01 620.11 748.03
54. 2058 Ro;im ct; | Deanna Stanlcy 127.92, 6l 620.11 748.03
55. 2061 Pavo Ct Dianna Jonow 127.92_ 26101 620.11 748.03
56. 2073 Pavo Ct. | Audrey Fayloga 127.92 2/6/01 620.11 748.03
57. 2085 Pavo CL .| Evelyn Martin 127.92 246101 620.11 48.03
58. 2001 Pavo Ct, ‘S’Lan\ey Zarkowski 127.92 2/6/01 620.11 - 748.03
39. 2096 Pava Ct. | Georgia Nordblum 127.92 2/6/01 620.11 748.03
60 2084 Pavo Ct. | Richard Zwart 127.92 2/6/01 620.11 748.03
61. 2072 Pavo Ci. patrica Lotito 139.36 26/01 011 | 759.47 |
62. 2075 James cu|  Lucio Volpe 139.36 2/6/01 620.11 750.47
63. 2087 James Ct.[  Helen Troy 127.92 2/6/01 620.11

748.93
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Rent Adjustment Application . Application No. :
Page 34. : . '
Requested Rent Adjustment

On the Rent Schedule below, please provide information on each rental unit for which an
adjustment is being sought. Use additional pages as necessary.

Unit No. Name of Current " Date of Last Proposed Praoposed
Address Tenant Rent Increase increase Monthly Rent
64, 2099 James Ct. | “Kathleen Scott 127.92 2/6/01 T 62011 : 748.93
65. 2100 James Ct. | Jane Garden 127.92 2/6/01 | 6001 748.93
'l66. 2088 James Cr. | Lynn Sweeney 127.92 26/01 62011 748.93
67, 2076 James Ct, | Chita Criss Ostrea 139.36 26/01 . 620.11 759.47
'l68. 2081 Skinner € Vivian Wong 139.36 2/6/01 620.11 759.47
69. 2093 Skinner CL. Cheryl Bumns 127.92 2/6/01 620:11 i 248,93
0. 2105 Skinner C1,| Richard & Wanda 133.12 26/01 620.11 753.23
. Hilgenberg .
171, 2128 Skinner Ct{ Mourcen Besaw 12792 206101 62011 748.93
72. 2116 Skinner Ct| James Figueroa Ve 216/01 620.11 24593
73, 2104 Skinner Ct. Don He]‘]dricks 127.92 2-”61’0] - 620.11 748.93 .
74. 2092 Skinner Ct. Frank & Virginid 127.92 2/6/01 T 201t 74%.93
Morton - -

CTO 00013



Rent Ad_]ustnent Apphcatmn

‘Page 4

Just and Reasonable Return
Net Operating Income Worksheet

Application No.

(Use Only for Just & Reasonable Return Application

The following are defined terms found in the Rent Adjustment Commission Resolutlons No.

- RAC2andRACS SEE ATTACHMENTS 1-10

Base | Cumrent (Base Current
' . Year |{Year |[Year |VYear
A GROSS TOTAL INCOME
1. Remtal Unit Income 102,840 | 113,662
2. Garage and Parking Income :
3. Stores and Office Income
4, Adjusted Income from Below Market Rentals ™ 110,280
3. Miscellaneous Income . 4,258
6. Sub-total Gross Total Incgome ~ 213,120 |117.920 [ 213120 | 117,920
B. . OPERATING EXPENSES
7,  Management and Administration 1 82,742
8 Landlord Services Adjustment 00.00
9. Operating Expenses (add lines 10 through 16) 19,046
10.  Supplies 00.00
11.  Heating . 04.00
12.  Electric (Common Area Only) 3,028
13. Water/Sewer 10,039
14, Gag - (Common Area Only) 491
15.  Bldpg. Services 00.00
16, Other (ftemize) Rubbish/Cable 5,488
"17. MAINTENANCE EXPENSES (add linss 18-21) . 2,990
18,  Security 00.00
19,  Ground Maintenance .  ingluded in | {tem 20
20.  Maintenance & Repairs . 2,990
21. . Paint/Décor : _ included in |Item 20 -
.22, TAXES AND NSMCE ‘ ) See below
.23, (ltemize: Attach additional sheets if necessary (Bus ) 2,016
24.  Taxes (Property) 14,792
25.  Insurance 2,775
26,  Miscellaneous (Payroll Taxes) 1,648
27.  SERVICE EXPENSE (Equipment Rental) ~ - 449
28, OTHER PAYROLL EXFENSES 00.00
126,458 27,511

- 28,

SUB-TOTAL OPERATING EXPENSE 27,511

126,458
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Rent Adjustment Application , ' Ainplication No.
- Page 5 . '

C.- * NET OPERATING INCOME .
30,  Suhiract line 29 from line 6 . 185,609 |5 (8,538)
. 31, PRICE LEVEL ADJUSTMENT TO BASE YEAR NET OPERATING INCOME
(Net operating income adjusted by Index for each year subsequent to base year up
to current year) ‘ 542,120

CALGULATIONS

Compare Base Year Net Operatmg Income to Current Year Net Operahng Income.
If adjusted Base Year Net Operaiing Income is lcss than Cument Year Net Operating

Income, then no increase is appropriate. '

3, If Adjusted Bage Year Net Operating Income is more than Current Year Net Operating

- Income, then subiract former from the latter. Result is amount that all rents in the

complex can be raised in total. '
4. To find increasé per unit, divide rasult in Caleulation No. 3 gbove by number of units in’
_ complex, .

}\J —

1. & 3. Adjusted Base Year NOI more the Current Year NOI
$$542,120 - $ (8,538) = $550,658
Rents can be raised in total amount of of $550,658 .

4. Increase per. unit calculated bjf dividing $550,658 rent increase

by 74 units equals $7,441.32 per space per year. Thus each space
is entitled to a monthly rent mcrease of $620 11.- ' :

CTO 00015



Rent Ad_]ustnent Apphcahon ' o Appilication Na,
Pape 6 ' : :

City of Thousand Oaks
Rent Stabilization Program.
Useful Life Categories for Capital Improvements

FIVE YEAR

Appliance
Waterheaters
‘Clothes dryer
Dishwasher
Carpeting
Garbage disposal
-Drapes :

* Swimming pool, spa plastering, heaters (gas/solar), filters, pumps
Recreational équipmient permanently insialled
Air conditioners and heaters
Raingpouts, putters

. Landscaping
Wooden fencing

' TEN YEAR

" Non-wooden fencing
Security gates
Stucco
Resurfacing of parking areas or other blacltop (not coatings or emu]smns)
* Bath, tub, tile
Swimming pool, spa, Jacuzzi
Tennis court installation i
Solar water heater system end. eqmpment

FIFTEEN YEAR

Plumbing

Roofing- . ‘

Major structural renovations
“Sidewalks, turbs

Central air/heaters (ductin g)

Wiring installation

Adopted by Rent Adjustment Commission Resolution No, RAC-4
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1.

I1.

ATTACHMENT 1 TO RENT ADJUSTMENT APPLICATION

FOR RANCH MOBILE HOME PARK--

DETERMINATION OF ELIGIBILITY FOR RENT INCREASE

USING MAINTENANCE NET OPERATING INCOME APPROACH

Determine the 1979 Base Year Net Operating Income (RAC-2 § 3.02)

A. Determine that 1979 Base Year Financial Information is Available

(RAC-2 § 3.01)

1.

1979 Gross Total Income Amount of $102,840 1s available as set
forth in the Bruce Hohn Declaration. (Attachments 2 and 3(D),
page 2) That amount is calculated by looking at the Year 2000
Rent Schedule and deducting out 1984 Seven Percent (7%) Rent
Increase. The rental amounts are corroborated by the City’s
records of the 1982 Gross Total Income and the August 9, 1977
Fred Wilson letter. (Attachments 3(A) and (B))

1979 Operating Expense Information is available as set forth in the
Bruce Hohn Declaration by making an inflation or other
appropriate adjustment to 1982 expense information submitted by
the Ranch and accepted by the City. (Attachments 3(B), 4 and 8)

Adjust the Base Year Gross Total Income to Market Rent for All

Units (RAC-2 § 2.05)

Market Rent of $240 per month per space (Neet Appraisal--Attachment 5)
Times 74 Units Times 12 Months 5213,120

C. Subtract the Base Year Annual Operating Expenses from the Base

Year Marlet Rent Adjusted Gross Total Income (RAC-2 § 2)

1.
2.
3.

The Base Year Gross Tota] Income is $213,120
The Base Year Operating Expenses are § 27,511
The Base Year Net Operating Income is $185,609

Adjust the 1979 Base Year Net Operating Income to Reflect the Current

Year Inflation (RAC-2 § 3.04—the City requires a CPI pnice level adjusiment;

see Item 31 of City Application Form Net Operating Income Worksheet)

W B —

Current Year CP1 (Attachment 4--March 2010) 22548
Base Year CPI (Atftachment 4—December 1979) 77.20

Percentage Change in CP1 (225.48 + 77.20) 292.1%
Base Year Net Operating Income CPI Adjusted
($185,609 x 292.1%) $542.120
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II1.  Determine the Current Year Net Operating Income (RAC-2 §§ 2-2.17 & 3.03)

1. Current Year Gross Total Income (Attachment 6)  §$117,920
2. Current Year Operating Expenses (Attachment 7) §126,458
3. Current year Net Operating Income $ (8,538)

Iv. Determine Whether there is a Shortfall in the Current Year Net Operating
Income (RAC-2 § 3.05)

1. Subtract the Current Year Net Operating Income from the Inflation
Adjusted Base Year Net Operating Income:
$542,120 - $(8,538) = $550,658

2. Rents may be increased by the amount of the shortfall so that the

Current Year Net Operating Income Equals the 1979 Adjusted Net
Operating Income:

V. Determine the Amount of Monthly Space Rent Increase (RAC-2 §§ 6.01 &
6.02—the City Application Form, Calculation 4 requires that the rent increase be
applied in an equal amount to each unit)

L. Divide the amount of the annual shortfall by the number of rental
spaces:
$550,658 74 = $7,441.32
2. Divide the annual rent increase per space by twelve months:
$7,44132+12= $620.11
2
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ATTACHMENT 2 TO RENT ADJUSTMENT APPLICATION
FOR RANCH MOBILE HOME PARK--
1979 GROSS TOTAL INCOME+

SPACE 1979 MONTHLY RENT*
1 5125
2 Asst. Mgr,
3 $115
4 3125
5 $125
6 5120
7 115
8 $120
9 $115
10 $§125
11 $115
12 $125
13 $125
14 $125
15 §115
16 115
17 $115
18 $125
19 $125
20 $120
21 $120
22 5120
23 $120
24 $120
25 $120
26 $120
27 Vacant
28 5125
29 $125
30 $120
31 $120
32 $115
33 $120
34 $125
35 $125
36 $115
37 115
38 $115
39 $115
40 3115
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41 $115
42 $125
43 $120
44 $120
435 $125
46 $115
47 5115
48 5125
49 $120
50 $115
51 $115
52 3115
56 115
54 115
35 $115
56 $115
57 $115
58 $115
59 $115
60 $115
6l $125
62 $125
63 $115
64 $115
65 $115
66 $115
67 5125
68 8125
69 $115
70 $120
71 5115
72 $115
73 8115
74 115
TOTAL MONTHLY $8,570
TOTAL ANNUAL $102.840

$115x36=§ 4,140
$120x 14= § 1,680
$125x22= § 2,750
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+Rental Unit Income is the only component of Base Year Gross Total Income

*The 1979 monthly Ranch Space Rent is calculated by taking the Year 2000 Space Rent
as shown on the Year 2000 Ranch Rent Increase Application and factoring out the Year
1984 seven percent {7%) Space Rent increase. A true and correct copy of the Year 2000
Ranch Rent Increase Application is appended to the Bruce Hohn Declaration contained in
Attachment 3. Those rental amounts ($115, $§120, and $125) are the same as the rental
amounts specified in an August 9, 1977 letter from the Ranch to the City, a true and
correct copy of which is appended to the Bruce Hohn Declaration. According to the
Bruce Hohn Declaration and the City Memorandum attached thereto, the 1984 seven
percent (7%) rent increase was the only rent increase applied to the Ranch from its
opening in the late 1970s until the Year 2001. Because there was not any increase in
space rents untit 1984, the 1979 Gross Total Income exactly matches the 1982 Gross
Total Income which was reported to and accepted by the City as set forth in the City
Memorandum dated December 8, 1983, a true and correct copy of which is appended to
the Bruce Hohn Declaration.
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ATTACHMENT 3 TO RENT ADJUSTMENT APPLICATION
FOR RANCH MOBILE HOME PARK--
BRUCE HOHN DECLARATION

1, Bruce Hohn declare:

1. I am the son of Andrew Hohn and a part owner, together with my father,
of the Ranch Mobile Home Park. I am a member of the State Bar of California and 1 am
63 years of age. Since 1975, when [ was 29 years of age, 1 participated with my father in
the management decisions regarding the Ranch, including decisions to establish and raise
rents. The facts stated herein are true and correct of my own knowledge

2. In 1977, we established the Ranch rents at §115 (regular lot), $120 (large
lot) and $125 (double wide trailer) per month, depending on the size of the lot and of the
coach. A true and correct copy of a letter dated August 9, 1977 sent by the Ranch to the
City for the purpose of establishing the rents is appended hereto as Appendix A.

3. The Ranch was configured with 36 regular lots, 14 large lots and 22
double wide lots, as shown on Attachment 2. One of the spaces is for our on-site
manager and another space is vacant, so 72 out of the 74 spaces have been and are
currently being rented. Thus, during the 1979 through 1983 time period, we received
annual rental income in the amount of §102,840, as shown by Attachment 2 and by page
2 of a Memorandum from Michael Martello to the City Rent Adjustment Commission
dated December 8, 1983 appended hereto as Appendix B.

4, The Ranch has had only two rent increases since 1979, one in 1984 and
the second in 2001. The 1984 rent increase was seven percent (7%) per City Resolution
84-037, a copy of which is appended hereto as Appendix C.

5. Attachment 2 was prepared by deducting the 1984 seven percent (7%) rent
increase from the Year 2000 rental amounts shown in the rent increase application
accepted and approved by the City in February 2001. A copy of the 2000 rent increase
application and approval from which Attachment 2 was derived is appended hereto as
Appendix D.

6. We established the initial rental amounts at below market rent because the
City agreed to waive approximately $100,000 in development fees. The City's 1974 use
permit for the property initially contemplated that the City and the Ranch would enter
into a restrictive covenant whereby for a period of time the Ranch would be rented to low
income residents and rent increases would be limited. A copy of that permit is appended
hereto as Appendix E. However, the Ranch and the City never entered into or recorded
such a covenant., Instead, the City amended the use permit in 1978 to impose a condition
of an 11.5% net operating income cap on rent increases (Sce Appendix F), and later in
1984, adopted City Resolution 84-037 which allowed for CPI adjustments to the net
operating income cap, but limited the CP1 adjustment for 1979-1983 to seven percent
(7%) and limited any future CP! adjustments to four percent (4%) per year.



7. The Ranch had no rent increases from the years 1985-2000. The Ranch
applied for a rent increase in the year 2000. Upon review of the Ranch year 2000 rent
increase application, the City acknowledged that its use permit profit cap condition as
imposed under City Reseolution 84-037 was out of date and that the City should instead
apply Ordinance 1254-NS. See Lynn Oshita letter and meeting notes dated August 30,
2000 appended hereto as Appendix G. The City acknowledged in its Summary Analysis
of the Ranch 2000 Rent Increase Application appended hereto as Appendix H that even
under City Resolution 84-037 the 2000 Ranch rents were almost 50% below the out-of-
date use permit 11.5% net operating income condition.

I declare under penalty of perjury that the foregoing facts are true and correct of

my own knowledge. Executed this 7th day of June 2010 at Downey, California.
T

s o v
- / ;r

A e T
Bruce Hohn
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WILSON & HUGHES

‘o rREDpwmsow CRALT D L _®T€éﬁlﬂﬁdﬁ=uBLJG“*”ACG(SUN*‘AN v © L memoms
uLian . Husnes C.RA o R ; LS ’3& : AMERICAH IHSTITUTE OF

EVA u.-_m:;f% . . " CENTIFIED PUCLIC ACCOUNTANTS
[} - B

Ay i! okl - CAL\FORMIA SOCIETY OF
O“'ﬂ.n:_.lf“'% CERTIFIED PUBLIG ACCOUNTANTS

i"'_ S N S - ‘ . August 9, 1977 " ‘

-'Mr. George Elias
- City Plaoning Departmeut
. City' of Thousand Qaks .
.- 401-W; H:Lllcrest Driye
: Thousand Oaks Ca. 91360 .

Dejr Mi- Elias*

"I'he mobile home _park. Icnown as, the. "THe Ranch” on' Los. Feliz Drive ts
" .almost. .Complered and it is necessary to establdsh the approved rental
'ratea 50 that l:he leases can -he executed -

T refer you b ~exhibit A an’ TPD- 74 6 indicating that the- fate of
. _ .- ‘Teturn shall be no more than 11.5%...'I also refer you to "sghedule.B""
R L which wag' attached to the appl:r.cant 's ‘'presentation whith-shows the
' © economic. model for the park. Using those.documents, following is
- -_'the applicant s calculation of . the initial rents- ta- he charged.

- Mgbss Investment” B - ' $500, 000,00
: R::lte of. ;etum authorized: by T
) Clty Councﬂ : oo - .11, 5%

n.

vNet p‘rofit target per year’ $ 57,500.00

; 'Add progected expenses annualized I ) . _-

" -Depreciation- - 5%-of non-land investment.- + - .18,875.00
Other as orig:uaally ‘estimated pexr . .
'"Seheaule B ‘ . 4+ 46,398.00 -

-_Tazjgeted gross rent, iric’_lud‘:i:ng utilitdes .

it

§122;773.00

Less eatlmated'utilitiea - -~ 20,054.00

Target, rent, excluding manager s

space - "amnual = .§102,719.00°
" - honthly. . . . §$ 8,560.00

continued ......
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i : }E._Gebrég'-.Elias @ ’ -2- t 9, 1977

 Allocation to Spaces

' 12 ‘double wides @ $125,00 per month - $1,500.00
2 large lots @ - $120.00 240.00
'59 regular lots @ 115.00 - : '6,785.00-

$8,525.00

'Possihle change 8f°112:%ots -founddahle
: ‘w1des, depending on size .and shape .
- --of wnde. : 20.00

. The developer is not yet prepared to certify that the -cost of the. land
"and- imprOVEments is $500,000; it may.be several wonths hefore the
final cost figures are-known -that. would .permit him té do ‘that,-. In
the meanwhile it -becomes necessary -to set the rates, "We are ’
suggesting that the rates be established as abave and ‘be sub]ect

- .to review and adjustment at some future date after the final actual
costs are'known. and after some history has developed iﬂ the
operatlng -expenses of the-park. .

a Your prompt acceptamce of these .ratea would be greatly appreciated
so; that the park can proceed with-rentals.

Very truly yours,
Wilson & Hughes

o

-By 2
Fred P. Wilson, C.P.A.
FPW/;nc .
cc Gene Pearce

Andrew Hohn

- . X WILSON & HUGHES
- : ! CERTIFIED PUSLIC ACCOUNTANTS

:

;
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SUBJECT: Referral from City Council;

MEMDRANOUM
T0: ©  NEMBERS OF THE RENT AOJUSTMENT' COMHISSION
FROM: - MICHAEL D. MARTELLO, Deputy City Attarney

DATE} December B, 1983

]

--Adjustment of Fair Return Standards for Ranch Mobile Home Park.

BACKGROUND: .

The ﬁanch Mobile Home Park is a 74-unit park {on Los Feliz Orive)

“which was déSIgned to accommadate single-wide trailers and to afford low

cost rents.. The park was developed by Chet Wycoff and Andrew Hohn and was

tcumpIEted 1n the fall of 1977, Affordability was to be insured by

regulating the persons who gualified for temdncy at the park and the rants

within the park

R In urder to qualify for tenancy, all pfospective residents had to.be

-at Teast bZ-years of age or older and have an annual income not to exceed

$10,000 per calendar year. Rents within the park were limited by a formula
which established a' "net profit target" per year of 11.5% of the gross park
investment ($500,000) or $57,500. In determining whether rent increases
are appropriate in subsequent years, gross expenses {$ } and
depreciation ($18,875) are deducted from gross total rents to reveal the
extent to which the Tandlord is not achieving ths $57,500 net profit
figure. The difference between these two figures would be used to
caiculate the allowable rent increase within the park.

THE REQUEST: : : E

. Management of the subject park sought to increase rents throughout the
park at 7% per annum. This increase would have represented the first such .
increase since the park began aperation in 1977. After cansulting with our
off]te, the management gave a 60-day notice to all residepts of the 7%

_increase to take effect November 1, 1983, being unaware, as we were, of any

restrictions on rents other than those in the Rent Stabilization Ordinance.

When we became aware that the. above-described formula was to be

“applied in -determining whether an increase was appropriate, we began
-analyzing whether the park was indeed achieving {ts net profit target

figure for the year, using 1982 data submitted by the management. Based on .

. this analysis, we determined that the park wos achieving 1ts net profit

target figure and reported same to the City Council on November 1, 1983.
{See attached memo dated October 25, 1983}, However, at that t1me we -
indicated to Covncil that the net prof1t target figure of $57.500 per year

may not-be as appropriate a figure to determine sufficient cash flow to-
- operate the park as it was in 1977, given the probable effects that

inflation would have had on the purchasing power of those doilars.
Specifically, it was-staff's feeling that the net profit target figure
should some how be adjusted "forward” to-shelter those net cperating income
dollars from the effects of inflation to allow the lapndlord/management to
continue t6 maintain the park, and plan for capital improvements.

_EDUNCIL OTRECTION:

Based on the attached report and oral presentation made by staff, the

. C1t§ Council referred the matter to the Rent Adjustment Commission fnr

review and.report. It was the Council's intent that the Commission
consider the following:

‘, 12-‘ Whether and in what manner the $57 500 net prof1t target f1gure should

be adJusted




.@ - P

- 2. MWhether or not the $10,000 yearly income requirement for prospective

tenantﬁ should be adjusted.

3.  UWhéther and in what manner any rent increases should be “phased™ tao
- implement them over a longer period of time than 5 normally
permissibie pursuant to the Rent Stabilization Ordinance.

* PRESENT PARK OPERATING CONDITION:

A copy of the Het Operdting Income Worksheet which the park management
filled out for your review is attached to this memorandum. Only the
entries. in-the “current year" column (1982) are pertinent to this
discussion.,’ By glancing at that sheet, the Commission will note that the
park generated gross vrents of %107 840 for the year 1982 and total expenses
of _3b4.2894.51, yielding a net operating incame of $49,541.49. When 318,855
{depreciation} is subtracted per the Formula, the NOI will be reduced to
$30,666.49, thus indicating a shortfall net operating income {from the
$57,500 figure) of $26,833.51. This could have resulted ir a rent increase
of 263, subject to the 7% iimitation of the Rent Stabilization Ordinance.
However, Upon further examination of the figures and of the file for the
park development permit, staff became aware that because the utility

-expenses of $26,868.21 (Items 12, 13 and 14 of the N0l Worksheet) were
~"re-metered! to the tenants, the park is completely reimbursed for those
expenses and actually realizes a "profit” of $3,000+. Therefore, when the

utility expenses were deleted from the NOI VWorksheet and the "profit" of
$3,000+ was added to the income, .the calculations indicated that the park

'was s1ightly exceeding its met profit target of $57,500 per year.

" Notwithsténding that finding, the park management would 1ike to
increase rents to provide for maintenance reserves and to enable them to

plan.and undertake varjous capital improvement programs within the park.

This seems hoth reasonable and in 1ine with the comuon wisdom associated
with providing landlords the means by which they can adequately maintain
their complexes, : - .
ADJUSTING THE NET PROFIT TARGET FIGURE:

ALTERNATIVE 1:° '

- $ince the net profit farget figure is a3 cash dollar figure which is

"not necessarily committed to the payment of expenses, the most logical way

to adjust it or shelter it from the effects of inflation would be by the
use of a CPI driver. The staff, the Commission and the Council have not
supported the use of a CPI mechanism for calculating automatic adjustments
which seek more to set rents than they do to shelter the effects of
inflation,; however, in this context the driver wouild be vsed solely to
shelter the operating income or ‘net profit target figure from the effects
of- inflation and would not be used to approximate the increase in
maintenance expenses directly. ;

Applied to these circumstances, a CPI driver applied to the $57,500

- figure for the years 15979 {10.8%), 1980 {11%), 1981 (9.7%Z), and 1982

{5.9%}, would yield an overall increase to the net profit target figure of
24% if those increase were compounded or 20.9% if no compounding occurred.

- I this alternative i5 adopted, staff would not support compeunding the

increases. Further, if this opproach was adopted, the first yearly

. increase would be Timited to 7%, and in subsequent years the increases

could be phased to allow, i.e., no.more than 4% increase per year in order

.to-bring the net profit target figure to parity with the effects that

inflztion-has had on the $57,500 figure. In this regard, staff would
recommend 7% the first year and no more than 4% per year over the next four
years. )
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ALTERNATIVE 2:

This -alternative would employ the CPI driver's prospectively only.
Rents within the park covld be increased based upon-the increase in the
1982 CP1 Index {as the figures fer 1983 have not yet been pubiished), By
way of example, if the 1982 change in CPI of 5.9% was applied to the
$57,500 figure, it would result in an increase in rents within the Ranch
Mechile Home Park of 3,3%. If this alternative was selected by the
Commission fok recommendation to the Council, staff would alternatively
recommend that the park be authorized to increase rents 7% in the first
year based upon their not increasing rents for the past six years apd that
any subsequent increases would be governed by the net change in the CPI
befng applied to the net profit target figure.- The increase in the net
profit target figure {not compounded) wouid be employed to compute -any rent
increase in that year. The attractiveness of this approach is that it
recognizes that the park is still achieving a net profit target figure
which was originally forecast when the park was developed and that.by
looking only prospectively, the tenants are pot put in the position of
trying to "catch up" on belated rent increases and face the Tikelihond that
.an eicalating CP1 in the future can compound that problem by enabling the
park to demand further increases above and beyond those which have not been
previously passed on to tenants (thus, avoiding the diiemma where tenants
-are forced to “catch up” and "plow forward" sisultaneously).

It i5 useful to note that this approach, while usfng the full CPI as
an adjustment “driver”, does insulate the tenants from the full effects of
the CPI in that the CPI is applied to the net profit target figure which
will roughly remain one-half of the gross rents within the park and will
not. trapsiate directly from the percentage CPI to a rent adjustment. For
-example, i the CP1 for a given year was 10% and was applied to the npet
profit target figure ($57,500), it would yield an increase in the net
profit target figure of %5,750. However, that increase would enly
transTate into an increase 'of 5.6% to the tenants’ rents ($5,750 =
102,840 = 5.59%). This is to be compared with using a full {P1 driver of
10% onto the tenmants' gross rents which would directly result in a 10%
increase to each tenant.

SUMMARY OF RECOMMENDATIONS AS TO NET PROFIT FLGURE:

Alternative 1 would provide the following:
{a} -Fu1] CPI adjustment to net profit figure for 1979-1982.
{b) No compounding, ‘
{c} 7% rent adjustment for first year.

{(d) 4% maximum adjustment to the net profit figure for aach of the
next four years.

(e} Further CPI adjustments to net profit target figure for 1983 and
subsequent years, .

{f} A7 and any rent increases must be reviewed and approved the City
- Councii and subject *o the finding that they are needed by the
park and not contrary to the intents assoctated with the
development of the park.
Alternative 2 provides as follows:

{a} Net profit target figure of $57,500 would be {ncreased by the
1982 increase in CPI (5.9%).

{b) kurther CP1 adjustments would be applied but not compounded in
future years. )

{c) First year adjustment will be 7%. )




® o

{d) Future annual adjustments will be based on a full increase of the
CP1 applied to the net profit target figure minus the difference
between the 7% first year adJustment and the 5.9% first year CFI

- adjustment {1.1%).

(e} A11-and any future increases will be appraoved by the City Council
‘and subject to the finding that they are needed by the park and
not contrary to the intents associated with the development of
the park.

. ADJUSTING THE INCOME QUALIFICATIONS FOR TENANTS:

When the park was established, all prospective residents had te be at
least 62 years of age or older and have an aprual income not to exceed
$10, 000 per calendar year. Park management informed us that they have been
using the figure of $12,500 for the income quatification and neither the
park.ngr -the City can ascertain whem thot increased figure was implemented
or.approved. Based upon that discrepancy, the Council requested the
Lommission to address this issue and determine what figure the threshold
“income level. shovld be set and whether or not it should be adjusted in the
future. At-the time this memorandum was being prepared, staff was still
gollecting data in this regard. This material will be presented to the
Comnission-by memorandum at the meeting in a very short and straight

forward fashion for their review.
Moot /1) /ﬁ”//é
EL B,

MDM:15/1
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RESOLUTION NO. 84-037

A RESOLUTION OF THE CITY COUKCIL OF THE

CITY OF THOUSAND OAKS ADJUSTING THE RENT
FORMULA AXD INCOME QUALIFICATION CRITERLA
FOR THE RARCH MOBILE HOME PARK, TPD 74-6

WHEREAS, the Ranch Mobilehome Park was developed to accommodate
single-wide trallers and to afford Tow cest rents to semior citizens; and

WHEREAS, to insure that. the park would continue to operate as an

affordable park, conditions were imposed on the original Traiier Park
Development Permit to determine when rent adjustments were necessary; and

WHEREAS, the management af the park felt that the formulas did
compart net with current economic trends and therefore requested that the
formulas be re-evaluated; and

WHEREAS, the City Council referred the matter to the Rent
Adjustment Commission for report and thereafter, on January 24, 1984, a
hearing was scheduled before the Council to review the recommendztions .

contained in the report.

NOW THEREFORE, THE CITY COUNCIL OF THE CITY OF THOUSAKD QAXS,
CALIFORNTA DOES HEREBY RESOLYE AS FOLLOWS:

A. NET PROFIT mésr FORKULA

The net prafit target of 11,53 of the gross park investment
($500,000) s now to be considered the Base Target Figure {357,500}, The
percentage change in CPI for 1382, for all urban cansumers in the Les
Angeles-Long Beach, Anaheim district of 5.9% may be employed to augment
that Base Target F1gure for purposes of comparison with actual net
aperating. income("Net Prufit"}. This increase is to be added in January
1984. It {5 this base figure of 357,500 which is to be multiplied by the
yearly change in the CPI Index, thus not cowmpounding a prior increase by
subsequent increases. 'Ad.‘justed" Base Target Figure shall be known as

"Adjusted Net, Prufit Target.”

Far purposes of determining when an increase in rent is
appropriate, gross expenses, as defined below, and depreciation ($18, 875)
are deducted from gross tota} rents to reveal the which extent to which the
Het Profit has not been achieved when compared to the Adjusted Net Profit.
Target figure. That difference {s then divided by the total nuwber of -
spaces within the park and again divided by twelve months to yield the

percentage increase per space,

The percentage change for year 1983 can be applied to the Base T
Target Figure n Jdanuary 1985, and the cosparison agafn can be made with_
the Net Proffit, as defined, h'hich the park is achieving.

1. Determining Het Profit shall be the amount by which "revenuves®
exceeds “expenses’. “Revenues® shall 1nclude all types of
revenues from the project excepting {nterest {ncome and shall
include revenues from buildings, utilities, coin operated
machines, etc,, as well as from space rentals. “Expenses” shall
include all expenses of operating the project excepting capital
improvements and payments of principle and {nterest on lodns,
"Expenses” shall ipclude, but not be liaited to, labor, materials,
services, taxes, utilities, insurance, repairs, maintenance,
advert{sing, telephone, permits, and administration. For the
purpose of this calculatien, only, the amount of depreclation
included {n "expenses” for the year shall ‘be calculated under the
straight 1ine method of deprecliation using a twenty year life for
real property improvements and reasonable 1ives for personal
praperty {rrespective of methods and 1{ves used for income tax

returns, or $18,875.

CA:gw -1~ ] Rest, Ho. BA.p37

ce: City Attorney

S
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i 2. Oetermining Percentage Change in CPI, For purposes of determing
the percentage change, Lhe §ollmdng farmula will be used;

{EXAMPLE OF 1382 CHANGE/IMPLEMENTED JAN. '84)

[ Index Point Change
cP! (Most Recent)} 287.6
Less preytous index 271.4
| ) Equals 1ndex point change: . 15,7
| Percent Change '
I Index point difference 16.2
Hvided by the previous index 1.
! Equals: .0596
' Results multiplied by ane hundred x 100
| ‘Equals percent change: Y 1

The Covncil also resolves that the first year adjustment pursuant
to this formula can be implemented at 71 on the existing rents within the
park, but that any future increases are 1imited to 41 a year if the park is
not achieving the Het Profit Target Figure, as adjusted. Additionally, any
subsequent increase after the Initial 71°¥ncrease must be reduced to
reflect the difference between what the 5.9% first year CP1 adjustment
would have permitted rents to be fncreased when compared with the annual
net profit and the 72 {ncrease implemented 4n 1984, [For example: 1f the
5.9% adjustitent to the Base Target Figure would have allowed a 5.51
increase in rents when annual Met Profit was compared to Adjusted Net
I;;:HtsTa ﬁt' then the fnitial-subsequent increase must he reduced by 1.5%

- 5.5%)].

8.  INCOME QUALTFICATIONS FOR TENANCY

Tenancy within the park shall continue to be restricted to those
persons who meet the following qualifications:

{1} Sixty-two {62) years of age or older at the time of residence in
the mobilehome park, or a person who will be sixty-two {62}
years of age within six months of the date of residence within
the mobiTehome park.

{2) The resident's annual gross household income shall mot exceed the

. follewing amounts or where 1t can shown to the satisfaction of
the Director of Finance that safid Income will not exceed the
following amounts within six months of residence in the
mobilehome park: -

One Person Household 511,800 ,
Two Person Household $12,500
Three Person Household  $14,000

These figures dre te be adjysted in accordarce with zny future
adfustments made to the County median income criteria for “very low income”® ’
households, and as approved by the Director of Planning and Communfty Developeent.

PASSED AND ADOPTED this 7th day of February, 1584.

BX03
Lity af Thousand Dak

California
i ATTEST:
anky on, City Cler
CA:gw -2z . Resl. No, pa-037
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)
APPROVED AS TO FORM:

APPROYED AS TO AOHINISTRATION:

" Grant K, Brim?l]. City Ranager

8/9

CERTIFICATION
STATE OF CALIFORNIA }
COUNTY OF VENTURA ; 55,
CITY OF THOUSAND QAXS

1, KAKCY A, DILLON, City Clerk of the City of Thousand Oaks,
DO HEREBY CERTIFY that ‘the foregoing 1s a full, true, and' correct copy
of Resolution Ko. B4-.037, which was duly and regularly passed and adopted
by sald City Council at a regular meeting held February 7, 1984, by the
following vote:
AYES: Counciimembers Hormer, Schaefer, Prince, and Mayor Laxaal
NOES: None
ABSENT: :Councilnesﬂ:er fiore

IH WITKESS WHEREOF, I have hereunto set wy hand and affixed the
official seal of the City of Thousand Oaks, California. .

on, City Clerk
C1t.y of Thousand Oaks, California

CA:qw ~3- . Resl. No.

84-037
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COMMUNITY DEVELOPMENT DEPARTMENT
PHILIP E. GATCH, DIRECTOR
HOUSING/REDEVELOFMENT DIVISION  (B05) 44B-2303

City of Thousand Oaks

Application No.

Rent Adjustment Application

This application is made pursuant to Ordinance No. 1254NS and Applicable Rules and

Regulations of the City of Thousand Qaks.

Check Applicable Request:

Type Amount Requested
- Capital Improvement
o Rehabilitation
'L{_ Just and Reasonable Retumn L/ % [CENT /N CI2ENSE

Kesalwiion Mo. S4-037

Please type or print the following information

AN, Hohw

Name of Applicant
Address 2561 THunDER RIED DR
City, State, Zip Thoucane BaK. Ca 91362

RANcH NMobit Home Parx
2193 los Feluz be
THoucand Oaks Ga G136 2

Rental Complex/Park Address

Application Review Procedure

Please include any and ail supporting justification for this application, including but not limited

to:

Explanation of improvements (capital, rehabilitation, ete...) that owner seeks rent

increase for and that are completed. .

Useful life category for capital improvement(s) using attached schedule.
Copies of contracts, invoices.

Copies of cancelled checks and/or receipts.

Lelters from any public agency requiring improvements.

Photographs of Work.

Any other information pertinent to the application.

2100 Thousand Oaks Boulevard « Thousand Oaks, Galifornia B1362-2803 - Heusing/Redevelapment Fax (805) 449-2390

Daonelnmd 1

noin

_ CTO 00040



Rent Adjustment Application . Application No.
Page 2

'If Just and Reasonable Retumn requested complete pages 4 and 5 of application.

The application will be reviewed for completeness. Additional information may be requesied
from the applicant. When the application is determined to be complele, a date will be set for the
application hearing. Lepible and reproducible supparting documents must be provided.

Filing Fee

All applications for rent adjustments shall be submitied to the City Manager's desipnee, the
Housing and Redevelopment Manager, and shall include, among other things, the mailing
addresses and space numbers of the space or spaces for which an adjustment is requested (please
use attached form).

Each application shall be accompanied by a filing fee of Twenty and no/100’s ($20.00) Dollars
plus Five and no/100’s ($5.00) per space affected by the proposed increase. The application
shall be mailed or hand delivered to the Community Development Department-Housing
Division, City of Thousand Qaks, 2100 Thousand Oaks Boulevard, Thousand Qaks, CA 91362.

Certification of Applicant

I hereby pledge under penalty of perjury that all information presented in connection with this
application is true and comrect to the best of my knowledge. I fully understand and agree that all
information filed with this application in support of this rent adjustment request becomes public
information and is subject to review by any interested party.

Print Name and Capacity/Title:

R ickard D FALKNET CommunTy MAnaGEE
Name Capacity/Title
@,«Mmﬁ b@a,u,@éxnw Novembere 20 . Jooe
Signature of Applicant Date

If the applicant is a corporation, the name, address and title of all officers shall accompany this
application. If the applicant is a general partnership, the name and address of all general partners
shall accompany this application.

CTO 00041



SPace | Unit No. Name of Current Date of Last Proposed Proposed
e Address Tenant Rent Increase _Increase Monthly Rent
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Rent Adjustment Application

Page 3

Requested Rent Adjustment

Application Na.

On the Rent Schedule below, please provide information on each rental unit for which an
adjustment is being sought. Use additional pages as necessary.
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Rent Adjustment Application

Page 3

Requested Rent Adjustment

Application No.

On the Rent Schedule below, please provide information on each rental unjt for which ap
adjustment is being sought. Use addilional pages as necessary.

CTO 00043

Unit No. Name of Current Dateof Last | Proposed Proposed
Address Tenani Rent Increase increase Manthly Rent
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Rent Adjusiment Application

Page 3

Requested Rent Adjustment

On the Rent Schedule below, please provide information

adjusiment is being sought. Use additional pages as necessary.

Application No.

on each rental unit for which an

<Space ggg No. Name of Current Date of Last Proposed Proposed
ress Tenant Renl Increase Increase Monthly Rent
U3 awsses | TV | /28 | 1984 | 4B /33 1>
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Rent Adjustment Application

Page 3

Requested Rent Adjustment

Application No.

On the Rent Schedule below, please provide information on each rental unit for which an
adjustment is being sought. Use additional pages as necessary.

Unit No. Name of Current Date of Last Proposed Proposed
SPhcE Address Tenant Rent Increase Increase Monthly Rent
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|
—
® _
i
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Rent Adjustment Application : Application No.
Page 5

gESo[uT/b/u No. $4-031

Just and Reasonabie Return
Net Operating Income Worksheet
{(Use Only for Just & Reasonable Return Application}

The following are defined termns found in the Rent Adjustment Commission Resolutions No.
RAC-2 and RAC-5

1999 /999
Base Current [Base Current
Year Year [Year Year
A GROSS TOTAL INCOME
1. Rental Unit Income lo9.7605
2. Garage and Parking Income
; | 3. Stores and Office Income
R 4, Adjusted Income from Below Market Rentals
E* 5. Miscellaneous Income 19487,°* a0
6. Sub-total Gross Total Income ;‘!W»? 7447~
B. OPERATING EXPENSES
Management and Administration 26393.° ; (26392.%
Landlord Services Adjustment vo
Operating Expenses (add tines 10 through 16) 4l 3461~
Supplies 143,
Heating
Electric Commaon Aaea /335 %
Water/Sewer 3973
Gas comMman  Alea Allo>
Bldg. Services Hgs), %
. Other (itemize) 9945
17. MAINTENANCE EXPENSES (add lines 18-21)
18.  Security
19.  Ground Maintenance
20.  Maintenance & Repairs
21,  Paint/Décor
22,  TAXES AND INSURANCE
23.  (Itemize: Attach additional sheets if necessary
e 4 24.  Taxes 12195.%
2 25.  Insurance Zog2™
26.  Miscellaneous 4.
< 27.  SERVICE EXPENSE 2086 ;4 19004.%
1bil~ 28.  OTHER PAYROLL EXPENSES .
£ 29.  SUB-TOTAL OPERATING EXPENSE K857 %
C. NET OPERATING INCOME o
30.  Subtract line 29 from line 6 447390.%

CTO 00046
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Rent Adjustment Application : Application No.
Page 6 \

31.  PRICE LEVEL ADJUSTMENT TO BASE YEAR NET OPERATING INCOME
(Net operating income adjusted by Index for each year subsequent to base year up
to current year) ﬁ /32375,

CALCULATIONS

1. Compare Base Year Net Operating Income to Current Year Net Operating Income.

2. If adjusted Base Year Net Operating Income is less than Current Year Net Operating
Income, then no increase is appropriate,

3. 1f Adjusted Base Year Net Operating Income is more than Current Year Net Operating
Income, then subtract former from the latter. Result is amount that all rents in the
complex can be raised in total.

4. To find increase per unit, divide result in Calculation No. 3 above by number of units in
complex.
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':35 \O CITY OF THOUSAND OAKS
M\ ) PLANNING COMMISSION

RESOLUTION NO. 267-74 PC
A RESOLUTION OF THE PLARNING COMMISSION
OF THE CITY OF THOUSAND OAKS APPROVING
A TRAILER PARK DEVELOFMENT
Trailer Park Development Application No. TPD-?74-F

Applicant: Chel Wycofi

Location: North side of Los Feliz Drive, approximately 500 feet westerly
of Conejo School Road

The Planning Commission of the City of Thousaend Oaks, California,
DOES RESOLVE A5 FQLLOWS:

WHEREAS, the applicant has filed with this Commission a pebition
requesting a L-ra\iler park development under the provisions of the City
of Thoussnd Oaks Municipal Code t.o permil a T4-unit mobile home develop-
ment on that certain property described as follows: Lot 1, Block 28,
Thousand Oaks Tract within the City of-‘I‘houaand Qaks, County of Ventura;
and

WHEREA.S, the Plooning Commiss-ian, upon giving the requiraed notice,
did. on the 18th day of November, 1974, conduct a haaring as prescribed
by law to consider said application and the project’s Environmental Impact
Heport; and

WHEREAS, studies ond investigations were made, staff reports and
recommendatlions were submitted and a hearing was held by lhia Commission;

NOW. THEREFORE, BE IT RESOLVED that said application for a trailer
park development be approved subject lo conformance with the conditions
set forth in Exhibit A attached hereto and made a part hereof and this Commission
hereby certifies that the Environmental impact Report bas been completed
in compliance with the Calilorpia Environmental Quality Act. Except as
otherwise expressly indicated, said conditiona ehall be fully performed
and completed or shall be secured by bank or casb deposit or other security
satiafsciory to the City Attorney before the use or occupancy of the property
is comnmenced and belore o Certificate of Occupancy is issued. The violation

of any of the conditione shall be grounds for revocation of said trailer park

- ] -
Res. No. 287-74 PC

CTO 00049



development by the Planning Commiasian or City Council.
1 HEREBY CERTIFY thal the foreguing resolution was adopted by
the Planning Commission of the City of Thousand Osks &t a regular meeling
held on the 18th day of November, 1974, by the following vote:
AYES: COMMISSIONERS: Cayperon, Davis, Hartman, Prince
and Thompson
NOES: COMMISSIONERS: None.

ABSENT: COMMISSIONERS: None.

Martin A. Hartman, Chairman
Planning Commission

Philip E¥Gatchl Secreta
Plapning Commission

Reg. No. 267-74 PC

CTO 00050



EXHIBIT "A"

TPD-74-6 (Chet Wycoff)

10.

11.

12.

13.

14.

15.

That the TPD permit is granted for the land described in the application
and any sttachments thereto as shown on plot plan saubmitted labeled
Exhibit "A-1".

Tbat the permit is granted for the building, wells, roadways, park

areas, landsgcaping and other features which shall be located substantially
as shown on plot plan labeled Exhibit "AY and in elevation and floor plane
labeled Exhibils "B" and "C", excep! or unless indicated otherwise herein.

That the permit shall expire when the use for which it was granted is
discontinued.

That prior to Lrenafer of owoership, lessee or operator of the use permitted
shall file with the Planning Director the name and address of the transferee
and the date such transfer ghall be effective together with o letter from the
new operstar of owner certifying agreemeni to comply with ail the conditions
of this permit.

That a minimum 20-foot setback in accordance with Section 9-4.2004 {c) shall
be provided along Las Feliz Drive. Said setback area shall be appropriately
landscaped gubject to the approval of a landscape and sprinkler plan prior
to commencement of the permit.

That the air condiboning equipment of the recreation building shall be
complelely screened from view.

That all areas depicted ns planting on the plot plan, together with all slopes,
shall be appropriately Jandscaped and provided wilh a permanent irrigation
system subject lo ihe approval of the Flanning Department.

That all oak trees on the subjert property shall be preserved and protected.
Prior io issuance of 8 zone clearance, the landscape and sprinkler plan
reflecting method of preservation shall be submitted for approval of the
Planning Depariment.

That the minimum rental period within this park shall be no lesa than 30 days.

That all interior slreet lighis within the park chall consist of ornamental
light siandards of a height not exceeding 10 feet, the design of the lights
shall be subject to the approval of the Planning Department.

That all interior streets within the park shall be named in accordance with
the Streei Neming Criteria Resolutipn.

That the storage areasa shown on Exhibit "A" shall be enclosed by a six foot
high wall and shall be appropriately screened from view of the mobile home
park end adjacent properties.

That all coaches within the mobile home park shall be self-contained units.

That an-street parking shall be permitied on those interior roads that are a
minimum of 33 feet wide. Parking shall be restricted on one side of such
roads. Appropriate signing shall be installed during construction of the
mobile home pork. Enforcement provisions to regulate parking restrictions
shall be included within the C.C. & R.'s.

That adeguaie guest parking shsll be provided along various sections of
the mobile home park, as shown on Exhibit "AY.

- 3 -
Res. No. 287-74 PC
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EXHIRIT "A™

TPD-14-8 {Chet Wycoff)

18.

17,

18.

19.

20.

21.

22,

23.

24,

23.

26.

2T.

28.

That the recreation area shall be limited to the use of tenants and their
guests only.

That the six-foot high decorative wall shall be constructed along the
northerly and easterly property lines. A decorative well of saame design
shall alsoc be constructed within 20 fect of the properiy line along Los Feliz
Drive. The design of said wall shall be subject io approval of the Planning
Department. :

That all regulations of the Stale of California Department of Building and
Housing standards shall be met.

That tbe conditions that apply to operation of this mebile home park shall
be posted within the recrestion building.

That all on-site utilities and those ndjacent to aubject site shall be placed
underground.

That the applicant ghall be required to submit & fee in the emount of 180 percent
of the rate designated in Section 8-3.607 of the Municipal Code {Quimby Act)

for park purposes. The calculalions of the amount required shall be derived
from the fee formula computations and shall be deposited and accepted by the
City Council prior 1o use inauguraton of the mobile home park,

That prior o inauguration of use, C.C. & R.'s for tbe park shall be submitted
for approval of Cily Attorney and Planning Director. Said C.C. & R.'s shall
contain provisions of condition approving this permit application.

That the C,C. & R.'s shall require that all pads be improved with B minimum
of one mature tree, minirmmum 15-pgallon size, to be installed immediately
after occupancy .

That all air conditioning unite on top of mobile cosches shall be appropriately ‘
screened. ’

That the mobile home pade on the westerly side of a street shall be redesigned
to incorporate 8 more imaginntive pad orientation to the site. Prior to issuance
of a zone clearance for the TFD, the applicant shell gubmit revised drawinge
for the approval of the Planning Department.

That prior to iasuance ol a zane clearance, the applicant shall submit to the
City's Finance Director the Bedroom Tax Fee for thia project in the amount
of $100.00 per unit as required, in accordance with Ordinance 343-N38
sechtion of Seetion 3-1.503 of the Thousand Oaks Municipal Code.

Thal prier to issuance of a zone clearance for this project, the developer
shall enter into an agreement with the City of Thousand OCaks deed
restricing the development for low-income mobile home park rental.

Said agreement shall establish the City or its duly authorized representative
as a housing authority and shall establish conditions of occupancy and rental
rates. Said agreement shall be subject to review and approval of the City
Attorney and the Planning Director.and final review and approval by Lhe
Planning Commisaion .

That the building elevations shall be further enhanced by additional wood
fascia treatment and creative }andscoping subject to the approval of the
Planning Direcior.

- 4 -
Rea. No. 267-74 PC
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' EXHIBIT "A"

TFPD-74-§ {Chet Wycoff)

29. ENGINEERING DEFARTMENT CONDITIONS:

A, The conditions ol approval of this development shall supersede all
conflicting notetion, specification, dimension and typical sections
which mny be shown on said map. The condilionsa stated berein
shall not be considered a comprehensive listing of all Municipal
Code requirements and City Policies but are stated for the
developer's convenience in determining the City's interpretation
of proper development of the subject project.

B. Prior to issuance of a grading permit sufficient property {5 feat)
acroas the full frontnge on Las Feliz Drive shall be dedicated
to the City ol Thousand Oaks to allow for the ullimate street right
of wsy width (50 feet). A six foot wide public service essement
shall also be dedicated to the City of Thousand Oaks.
M.C. 7-1.109)

C. The Owner/Daveloper shall inatall public improvements acrogs the
full frontage on Las Feliz Drive adjacent io this project in accordance
with Title 7, Chepter 1, Article 1 of the City of Thousand Oaks
Municipsl Code and shall conform {o the California State Heslth
and Safely Code, Section 19958.5. Said improvements shall
consiat of, but not be limited to:

Remove existing cut-off wall and A.C. berm, sawcut and join

existng sitreel paving ond install concrete curb and gutter, 5 fool wide
concrete monolithic sidewalk, concreie commercial driveway,

storm drain, if required, underground utilities, street trees,

sireet lights, calch basin, traffic control signs, cut-off wall,

paved transition swale, fire hydrant and relocation of existing

Bre hydrant and other facilities, if required. {(M,C. 7-1.103)

D. Prior to issuance of a gradiog permit, the Owner/Developer
shall provide the City of Thousand Osks with performance and
labor and materials bonds or cesh deposit to secure the installation
of the above mentioned improvements. (M.C. 7-2.401 and
M.C. 7-2.402)

E. Prior to the issuance of a grading permit, the Owner/Developer
shall enter into an agreemenl with the City of Thousand Oaks,
to provide the obove mentioned sireet improvements.

F. The Owner/Developer shall obtain an encroachment permit from
the Public Works Department prior to installing the reguired
public improvementa within the City right of way.

G. Prior to the issuance of 8 grading permit, the Owner/Developer
shell have submitted solls and hydrology reports and received
appruval of all grading, public etreet improvement and storm
drain plans by the Director of Public Works. {M.C. 7-1.103 and 9-3.401)

H, Street lights on marbelile electroliers with underground service
ahall be provided at standard spating on Los Feliz Drive. The
size of lamps and location of standards to be used shall be determined
by the Director of Public Works. Prior to issuance of any building
permit a "Firet Submiital Legal Deacription and Map for Annexalbion
to the City-Wide Lighting Maintenance Distriet Tax Assessment

_5_
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EXHIBIT "A"

TPD-74-8 (C

het Wycoff}

Zone No. 1" shall be submitted to the Public Works Depsartment;

and prior o occupancy of any building the entire area of thia
development shall heve been annexed to paid tax peseasment zone. The
Developer must make arrangements and submil required deposits

o the Southern California Edison Company for street lighis well

in advance of \he conatruction of street improvements.

{C.C. Res. 85-14 and 87-29)

All existing buildings. drivewsy openings, storm drain structures,
natural drainage chapnels, welle and utility facilities shall be shown
on the grading plan with their approved dispesition noted. ALl
existing and proposed utility, storm drain, access and slope
essements shall also be indicated on said plan. (M.C. 7-3.08}

Any existing public slreet improvements damaged or hroken during
construction shall be repaired or replaced to the satisfaction of
the Direcior of Public Works. (M.C. 7-2.807)

Overland and on-site storm water shall be intercepted within the
project boundaries in approved pick up structures and conveyed
to the nearest public atreet or existing storm drain, or spproved
point of discharge, via underground conduit to the satiafaction
of the Direclor of Public Works. A copy of any required off-site
censtructlon letters or permits shall be submitted to the City
Engineer. (M.C. 7-3.21 ond 7-3.08)

The location. base elevation, drip line, canopy elevation and
trunk diameter of all exisbing cak trees shall be shown on
improvement plans with their approved disposition noted and
adequate means of preservation shall be provided for those
trees to be saved. Any required tree removal permits shall be
obtained prior to iniHating grading operations or storm drain
constructon. {#M.C. 9-3.401, 7-3.08 and 5-14.03)

The Developer ghall plant all eut and fill slopes and install
permanent spriokler systems which will effectively aid in erosion
contrul on all slopes three feet or more in vertical height and

that all cut slopes shall be 1-1/2: 1 maximum and B alopes 2:1
maximum in accordance with the City of Thousand Oaka Municipal
Code. (M.C. 7-3.24)

There shall be oo vehicnlar ingress or egress to the subject
property except as shown on the plot plan as approved by this
permit.

Approved inpress or egress shall be a commercial driveway with

a width of not less than 25 feet, exclusive of side siope areas. or greater
than 36 {eet for a two-way drivewey, and any such driveway opening
sball be surfaced and improved 88 to include necessary paveout to

join exdsting pavement ss required by and in accordance with the
specifications of the City of Thousand Oaks. (M.C, 8-4.2404)

Prior to isBuance of a grading permit, a parcel map for reversion
to acreage shall be recorded with the County Recorder's Office,
including sll of the property within the area of the subject
commercisl development. {(M.C. 9-3.108)

_G._,
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CTO 00055

EXHIBIT "A®

TPD-74-6 (Chet Wycoff}

30.

A plot plan ahall be submitted and street address nesigned by the
City Engineering Department.

All overhead uiility lines (except any 68-KV lines) within the
subject development or on any adjacent street shail be placed under-
ground or prior to issuance of any building permit, the Owner/
Developer shall enter into an agreement and provide the City of
Thousand Oaks with a bond or cash deposit in sufficient amount

for [uture undergrounding of the existing power poles and
overhead lines. {M.C. 7-5.201 and 7-5.102) )
Any existing survey mounument shall not be disturbed or removed
without permission from the City Engineer. The replacement of a
monument shall be done by a registered civil engineer or licensed
surveyor st the expense of the permiftee. (M.C. 7-2.812)

Prior 1o recordation of & Parcel Map the developer shall guarantee
his and all future heirs, successors and assigns' participaton in
any future assessment district that may be formed to construet an
additiopal public access rond inta the ares of this development

as recommended within the City of Thousand Oaks Flanning
Commission Minutes of March 15, 1871. Spid guarantee shaoll be
reviewed snd approved by the City Attorney and Director of
Fublic Works snd accepted by the City Council.

That proportions? ahare of said participation may be based on the
approved number of units within this project ve the estimated
tolal potentin]l dwelling units within the lots currently having
fraontage on Los Feliz Drive and having multiple zoniog or could
be expected to he developed or redeveloped as multiple property.

FIRE DEPARTMENT CONDITIONS:

A.

That provisions for fire suppression shall be in accordance
with the Ventura County Fire Protection Distriet Ordinance
#8 and spproved by the Ventura County Fire Chief.

That a minimum fAre flow of 1,000 gallans per minuie is required
at this loeation.

That prior to construction, the permittee shall suhmit plans
lo the Ventura County Fire Department for approval of the location
and spacing of Lire hydrants.

That fire hydrants sball be inatalled and serviceable prior to
construction.

That fire hydrants shall conform to the minimuin standards of the
Ventura County Water Works Manual.

That fire extinguishers ahall be installed in accordance with
National Fire Protection Association Standard #10.

That the C.C. & R.'s shall reflect restrictions to parking as follows:

{1} Resident parking shall be on individual trailer pads only,
not on lanes or through drives.

-7~
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EXRIBIT "ar

TPD-74-8 {Chet Wycoff)

31.

H.

{2) Guest parking ahall be in marked spaces provided on the
main access drive and on the looped drive, as shown on
Exhibit "A-1".

That two on-site hydranie shsll be provided.

UTILITIES DEPARTMERT CONDITIONS:

A

That sll sewage snd waste digposal ahall be in accordasnce with
epplicable portions of the City of Thousand Qaks Municipal Code
and Design and Construction Standards dated October 12, 1871,

That all water distrihution systema shall be in accordance with
applicable portions of the City of Thousand Oaks Blunicipal Code
and Design and Construction Standsrds deted March 28, 1872,

That a method or methods for sewering and supplying water Lo the
development shall be approved prior o or at the same time the
ientative {ract map is filed.

That the fire low requirements ond fire bydrent locations shall
be approved by the Udlities Department and the Ventura County .
Fire Department.

That s plan showing all plumbing fixtures and the square footage
of buildings shall be submitted to the Utilities Department.

That all fees due the Ulilitles Department shall be paid prior to the
issuance of a building permit or the acceptance of the wtlity improve-
menls by City Council.

That both the water system and the sewerage system shall be
complete and accepted by City Council prior to obiaining occupancy
permits.

That protecton of the waler supply shsll be sccomplished in eecordance
with the City's Cross Connection Conirol and Backflow Prevention
Program, Title 17 of the Stote Health Code and Section 10-2.1108 of

the Municipal Code.

Thel no regenerative type waler spflener shall be installed.

That an approved backwater valve shall be required for the sewer
BysSiem.

That the sewer main shall be extended across the rear of the
property ai the developer's expense.

Hes. No. 267-74 PC
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ADDENDUM

TFD-74-6

COVENANTS, CONDITIONS AND RESTRICTIONS

RENT;
The original rent schedule and any increases thereafter
shall be in eccordance with and ag set forth in thet certain Exhibit 4,

attached hereto and incorporeted herein as though set forth in full

TENANCY QUALIFICATION:

Tenency, including all residents in the park, shall be
restricted to those persons who weuld quelify under Subsection K of
Secton 10-1, 503 of the Thousand Oaks Municipal Code 28 senlor
citizens. Each tenant, by signaiure on the space hereinafter provided,.
does declare thet he quelifies under said Section.

I hereby declare that I meet criteria for qualifying genior
citizens under Subsection K of Section 18-1. 503 of the Thousand Oaks
Municipal Code by reason of the following:

1, I am B resident of the City;

2, I am 62 years of age or older or meet the criterion

of digability as established by the Social Security
Administration Supplemental Income Propgram for the
aged, blind, and disabled. {Title XVT of the Social
Security.Act, 8s amended});

3. My annual income, as defined in Subsection X of
Section 10-1, 503 of the Theusand Oalis Municipal Code
does not exceed Ten Thousand.Dollars {§10, 000, 00} per
crlendar year.

1 declare under penalty of perjury that the foregoing is

true and correct end thet this declerafion was executed on this

day of , at Thousand Oaks, California
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TPD~74-6

CONDITIONS COVENANTS & RESTRICTIONS EXHIBIT A

Operator agrees cthat rentals charged to tenants shall be such that will
result in a ratio of 'net profit percentage" as a return on the investment
(as bereinafrer defined) of no more than 11.5 percent pursuant to Interpreta-
tion of condition number 27 of TPD 74-6 as contained in the minutes of the City

Council meeting of July 27, 1976,

The "net profit percentage" shall be determined by dividing the "annual
net profic" by the "graoss investment". The "annual net profir' shall be the
ampunt by which "revenues" exceeds "expenses”. "Revenues" shall include all
types of revenues from the project excepting interest incowe and shall include
revenues from billings for utilities, cein operated machines, etc. as well as
from space rentals. '"Expenses" shall include all expenses of operating the

_praject exceépting capital fmprovements and payments of principal and interest

on loans. "Expenses" shall include, but not be limited to, labor, wmaterials,
services, taxes, utllities, insurapce, repairs, wmailntenance, advertising,-
telephone, permits, deprecilation and administration. For the purpese of this
calculation only the amount of depreciation included in "expenses"” for the

year shall be caleculated under the straight-line method of depreclation using

a 20 year life for real property improvements and reasonable lives for perseonal
property irrespective of methods and lives used for income tax returns,

"Gross: investment"” shall be the aggregate of all capital costs incurred
for the project including, but not limited to, the land, real property improve-—
ments, tangilble personal property and expenses incurred prior to the begilmning
of operatleons such as interest, property taxes, fees, permits, supervision,
ete. Each year the gross Investment. shall be increased by the cost of any
additions, improvements or.replacements and shall bé reduced by the cost of any
assets replaced. "No reductiouns or offsets shall, be made for debt financing
or for accumulated depreclation, T ‘

The computations above shall all be certified by the operator as belng
accurate and correct to the best of his belief and konowledge and retained in
his file for examination by the City at reasonable hours.

WILSON & HUGHES
CERTIFIER PUBLIC ACCOUNTANHTS .
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City of Thousand Oaks

COMMUNITY DEVELOPMENT BUILDING DIVISION {805} 449-2500
DEPARTMENT PLANNING CIVISION {B05) 449-2323

PRILIP E. GATCH, DIRECTOR

August 30, 2000

Richard O. Fautkner
Community Manager
Ranch Manufactured Housing Community &

" Thunderbird Oaks Manufactured Housing Community

2100 Thousand Oaks Boulevard » Thousand Oaks, Callfornia 91362-2903 + Building FAX (BO5) 449-2575 » Planning FAX (805) 449-2350

CTO 00061

2501 Thunderbird Dr. )
Thousand Oaks, CA 91362

Re: Ranch Mobile Home Park

Dear Mr. Faulkner:

The City of Thousand QOaks has reviewed your request for a 4% Rent Increase
for Ranch Maobile Home Park based on Resolution No. 87-037.

On our meeting of August 30, 2000, with Tim Giles and myself, we discussed our
determination that under the current status, Resolution No. 87-037 would govern
substantive questions about increases bui that the Rent Stabilization Ordinance
would supply the procedure for obtaining an increase. The City of Thousand
Qaks discussed two possible options available to Ranch Mobile Home Park:

1. Proceed with the request and submit the Rent Application, waving
the Advisory Committee, and going ahead with the Hearing
process requesting a 4% maximum increase base upon
Resolution No. 87-037; or

2. Request the City to repeal Resolution No. 87-037 with an
understanding that Ranch Mobiie Home Park will be included in
the City Rent Stabilization Program and will have available an
annual increase according to City Ordinance 1254-NS, (TOMC 5-
25), which would control both the procedural and substantive
issues regarding increase requests.

[
&, 3 Friated on rzcycled puper
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" Page 2 of 2

The City will hold your request until we hear further from Ranch Mobile Home
Park's decision of which option they would like the City to proceed with. Please
contact Tim Giles at 805-449-2181 or myself at 805-449-2391 with your decision.

Sincerely,

o

Lynn Oshita
Housing and Redevelopment Division

C: Tim Giles

Cdd:\430-4MNo\HACOMMONHOUSING\Rent Controf\Ranch Maobile Home'\B-30-00 Faulkner,.doc
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Notes for 8-30-00 meeting with Ranch MHP

Meeting with Ranch Mobile Home Park scheduled for August 30, 2000
Conference Room B at 10:00am. Tim Giles and Lynn Oshita are representing
the City of Thousand Oaks on Ranch MHP request for rent increase.

History:

Resolution 87-037 was created specifically for the 74 units at Ranch MHP
regulating space to be for very low-income seniors, giving a formula to calculate

rent increase and criteria for new tenants.

Ranch MHP has never been registered under the Rent Stabilization Program.
Last rent increase was for 7% in April 1884 per City Council meeting held on
January 24,1984.

Ranch MEP submitted request for 4% increase base on Resolution §7-037.
They submitted information and documentation for increase on 7-21-00 to the

City.

Keyser Marston, City’s Consultant, reviewed Ranch MHP request and analysis
shows Ranch MHP does qualify under resolution 87-037 to have a 4% increase,
analysis report date 8-21-00.

After researching the history of Ranch MHP and reviewing request, Tim Giles
propose two options for Ranch MHP:

1. Go through with a hearing requesting 4% max increase base upon
resolution 87-037, waving the Advisor Committee and going
through with a Hearing Officer; or

2. Repeal Resolution 87-037 with an agreement to be included in the
City Rent Stabilization Program and automatically give the annual
increase City Ordinance 1254-NS, (TOMC 5-25). Base year
would be current year.

if op'tion 2 is chosen, there is a question as to whether or not the ordinance
needs to be amended to include Ranch MHP at base year date of current year.
Or can option 2 be taken care of through resolution only. Base year date of
current year is preferred over the base 7-1-86 being that we don't have history of
rents for the past years and 2000 is the year that Ranch MHP is being brought
into the Rent Stabilization Program.
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| Ranch Mobile Home Park .
| Summary Anaiysis
. 2001 Rent Increase Application
TABLE 1 :
i
RENT INCREASE ANALYSIS - BASED ON RESOLUTION 84037
RANCH MOBILE HOME PARK
THOUSAND OAKS, CALIFORNIA

1

Los Angeles Consumer Price Index’

January 1982 96.7 January 1999
January 1983 86.7 January 2000
January 1984 101.2

Resolution Steps:

164.2
167.9

A Adjust the Base Year Net Profit Target by the CPl % increase between Base Year and Current Year.

B Calculale the Actual Net Profit as follows:
Gross Revenue {not including Interest Income)
{Less) Gross Expenses (not including Capital Improvements, Debt Service)
(Less) Depreciation ($18,875)

C  Subtract the B result from the A result. Divide the differénce by the number of spaces and
12 months. Calcutate the percentage increasa In Space Rent based on the Actual monthty

Space rent.

D Reduce the percentage increase from C by 1.5%. Annual rental increases are limited ta 4%/year.

2000 Rent Increase Analysis:
A Base Net Profit Target
January 1982 - January 2000 CPI % Increase
Adjusted Net Profit Target

B 1999 Actual Net Profit (See Table 2) -

C Adjusted Net Profit Target
{Less) 1999 Actual Net Profit

Difference 74 Spaces  $59.52 /Space/Mo.
1999 Actual Space Rent : 74 Spaces  $123.62 /Space/Mo.

Percentage increase in Rent

D Percentage Increase'in Rent
{Less) Adjustment
Adjusted Percentage Increase in Rent

Maximum Annual Percentage increase in Rent
1999 Actual Monthly Space Rent

Proposed Percentage Increase in Rent
Maximum Allowable Total Rent

Increase in Total Rent 74 Spaces  $4.94 /Space/Mo.

Percentage Increase in Nel Profit

357,500
73.6%
599,837

$46,891

$99,837
(46,891)

352,946
$109,775
48.2%

48.2%
-1.5%

48.7% .

4%
3109,775
4%
5114166
4,39

9.4%

' Not seasonally adjusted; Los Angeles-Riverside-Orange County, CA Consumer Price Index - Ali Urban

Consumers; Base Period: 1982-1984 = 100. Source: United Slates Bureau of Labor.

Prepared by. Keyser Marston Associates, Inc
File Name: Rent Increase Analysis; Tables 1 and 2, /2100 jr
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ATTACHMENT 4 TO RENT ADJUSTMENT APPLICATION
FOR RANCH MOBILE HOME PARK--
BUREAU OF LABOR STATISTICS CONSUMER PRICE INDEX—
ALL URBAN CONSUMERS FROM 1974 TO 2010

[Attached hereta]
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www.bls.gov . Search: all BLS.gov g FOF: .MM.WWHWIWM_M
'...gr.r[.\..\ ‘ . . : . .. ’ Newsroom | Tutorials | Release Calendar 5
= BUREAU OF LABOR STATISTICS

Home Subject Areas Databases & Tables Publications Economic Releases A - Z Index | About BLS
Databases | |  irowrseeEE

O:mﬁmm OEHﬂCH Fram; Hmunhw., a0
Options:

inctude graphs .

More Formatting Omﬂﬂ:m e

Data extracted on: May 7, 2010 (4:21:03 PM)

Consumer Price Index - All Urban Cansumers

Series Id: CUURAA 218A0, CUUSA4218A0

Mot Seasonally Adjusted

Area: Los Angeles-Riverside-Orange County, CA
Item: All items

Base Period: 1982-Ba=10D

Download; & .xls

Year | Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Annual _ HALF1 | HALF2
1974 45.8 46.1 46.8 47.0 47.5 47.9 48.4 459.0 49,8 49.8 50.3 50.8 48.2
1975 51.0 51.5 52.2 54.7 53.1 53.0 53.53 53.7 54,3 54,7 55.0 55.4 53.3
1976 55.7 55.4 55.5 55.5 56.3 56.9 57.1 57.4 57.8 58.0 58.3 58,5 56.9
1977 59.2 59.7 59.8 60.2 a0.4 60.B 61.1 61.1 61.5 61.5 61.59 62.4 60.8
1978 62.8 63.1 63.4 64.27 £4.8 65.5 65.8 66.0 66.8 56.9 67.1 66,7 65.3
“B79 67.6 6B.3 69,0 70.3 71.4 72.1 72,7 73.6 74.7 75.1 75.9 72.2 72.3
180 78.7 80.4 81.7 82.8 84.3 B4.7 B4.2 B3.7 84.5 85.5 B6.3 B7.6 B3.7(
81 B7.8 B8.5 89.1 89.5 90.5 80.7 92.1 83.0 54.5 95.2 95.3 95.5 91.9 !
2 896.7 96.6 56.9 97.0 97.2 98.2 57.9 97.9 87.5 98.0 97.6 96.6 97.3 : :

3 86.7 97.1 87.2 98.0 98.8 ©5.4 85.7 95.9 100.3 100.5 100.4 100.8 08,1 : :

{1012 101.6 101.8 102.5 103.4 103.4 103.5 104.5 105.0 105.5 105.5 105.3 103.6 102.3 104.9;

) 5/7/2010
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Year| Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Annual | HALF1 | HALF2
1985 105.6 106.3 106.5 106.9 108.0 108.1 108.8 109.6 108.6 110.4 110.0 110.4 108.9 107.0 109.8
1986 110.6 110.5 111.1 110.6 111.5 112.1 112.0 112.0 113.3 113.8 113.0 112.7 111.5 111.1 112.8
1987 113.4 1147 115.5 116.0 116.8 116.5 116.5 117.3 118.0 118.6 118,2 118.5 118.7 115.5 HHq.m_
1988 118.9 119.7 120.6 121.1 122.0 122.0 122.1 122.6 123.4 124.0 124.1 124.2 122.1 120.7 123.4|
1989, 124.6| 1255| 126.2| 127.2| 128.3| 1287 129.0f 128.8] 130.1] 130.0) 130.0f 130.6 128.3| 126.8| 129.8
1590 132.1 133.6 134.5 134.2 134.6 135.0 135.6 136.3 137.7 138.7 138.8 139,2 135.5 134.0 137.7
1991 140.0 135.9 139.7 140.7 140.8 140.8 141.5 141.7 142.6 142.9 143.5 143.1 141.4 140.3 142.6
1952 144.3 144.9 145.5 145.8 146.0 146,2 146.7 146.9 147.4 148.4 148.2 148.2 146.5 145.5 147.61
1993 149.2 150.0 149.8 149.9 150.1 149.7 149.8 149.9 150.2 150.9 151.6 151.9 150.3 145.8 150.7
1594 152.2 152.2 152.5 152.0 151.4 151.3 151.7 152.0 152.7 153.4 152.6 153.4 152.3 151.9 152.7
1895 154,3 154.5 154,6 154.7 155.1 154.8 154.5 154.4 154.6 155.2 154.4 154.6 154.6 154.7 154.6
1896 155.7 156.2 157.3 157.7 157.5 156.7 157.6 157.3 158.2 158.8 158.4 158.3 157.5 156.9 158.1
1997 159.1 1558.2 159.8 159.9 158.5 159.4 159.5 155.7 160.5 161.1 160.7 161.2 160.0 158,5 160.5
1988 161.0 161.1 161.4 161.8B 162.3 162.2 162.1 162.6 162.6 163.2 163.4 163.5 162.3 161.6 162.9
1999 164.2 164.6 165.0 166.6 1686,2 165.4 165.8 166.3 167.2 167.2 167.1 167.3 166.1 165.3 166.8
2000 167.9 169.3 170.7 170.6 171.1 171.0 171.7 172.2 173.3 173.8 173.,5 173.5 171.6 170.1 173.0
2001 174.2 175.4 176.2 176.6 177.5 178.5 178.3 178.4 178.8 178.3 178.1 177.1 177.3 176.5 178.2
2002 178.9 180.1 181.1 182.2 1B2.6 1B1.9 182.2 183.0 183.4 183.7 184.0 183.7 182.3 181.1 183.3
2003 185.2 186.5 188.2 187.6 1B6.4 1B6.3 1B86.3 186.9 1B88.2 187.8 187.1 187.0 187.0 186.7 187.2
2004 188.5 180.1 191.5 191.9 193.3 153.7 153.4 193.1 194.5 196.3 196,9 195.2 193.2 191.5 194.51
2005 195,4 187.4 199.2 201.1 201.5 200,7 201.4 203.1 205,8 206.9 205.6 203.9 201.8 198,32 204.5
2006 208.0 207.5 208.5 210.5 212.4 211.1 211.4 211.9 212.9 211.4 211.1 210.6 210.4 209.3 211.6
2007 |212.584 | 214.760|216.500|217.845 | 21B.596 | 217.273|217.454 | 217,330 217.6597| 218.696§219.943 | 219.373| 217,338 216.260 mHm.ﬂ.m_
20081220.918221.431 | 223,606 | 224.625 | 226.651 [ 229.033 | 229.886 | 228.484 | 227.449[226.159 | 222,225 219.620 1225.008 }224.377 Nmm.mum_,
2008 |220.719(221.439|221.376|221.6931222,5221223,906)224,010| 224,507 {.225.226[225.264 [ 224,317 | 223.643 223,219 |221.9431224.485
2010 | 224.610|224.620(225.483
Quick Links

Tools Calculatars " Help - Info

At a Glance Tables Inflation Help & Tutorials What's New

Economic News Releases Location Quotient A to Z Index Cargers @ BLS

Databases & Tables Injury And liness FAQS Find it} DOL
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Glossary Join our Mailing Lists
About BLS Privacy & Security
Contact Us Linking & Capyright Information

Freguently Ashed Questions | Freedom of Information Act | Customer Survey

U1.5, Bureau of Labor Statistics 2 Massachusetts Avenue, NE Washingtan, DC 20212-0001

wwww bis.gov | Telephone: (202) G9E-5200 | Do you have a Data_guestion?
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ATTACHMENT 5 TO RENT ADJUSTMENT APPLICATION
FOR RANCH MOBILE HOME PARK--
JOHN P. NEET MAJI APPRAISAL OF BASE YEAR MARKET RENT

[Attached hereto]
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JOHN P. NEET, MAI

APPRAISAL & CONSULTING SERVICES FOR MANUFACTURED HOUSING COMMUNITIES AND RV PARKS

May 29, 2010

Mr. Boyd L. Hill, Esq.
Hart King & Coldren
200 Sandpointe, 4™ Floor
Santa Ana, CA 92707

Re: Retrospective Market Rental Value { “Vega™ Analysis)
The Ranch Mobile Home Park
2193 Los Feliz Road
Thousand Oaks, CA

Mr. Hilk:

As requested and authorized, I have appraised the captioned property for the purposes of expressing ny
opinion of its market rental value as defined herein. The interests appraised are those of the Fee Simple
estate. Fee simple ownership is defined as “absolute ownership unencumbered by any other interest or
estate, subject only to the limitation imposed by the governmental powers of taxation, eminent domain,
police power, and escheat.”*

As a result of my investigation and analysis, it is my opinion that the market rental value of the individual
sites in the subject property, as of February 29, 1980°, and subject to the assumptions, certification, and
limiting conditions stated herein, was

TWO HUNDRED FORTY DOLLARS PER MONTH
$240.00/MONTH

This is a retrospective appraisal, in that the market rental value is estimated as of a date substantially
removed from the time of analysis. The reader should be aware that the accuracy of this market rental
value estimate is substantially dependent on the availability of rental data information from the time
frame of the value date.

In this analysis, there was pood availability of information from the approximate time period, and the time
adjustments necessary to adjust rates to the base year period were relatively predictable due to the known
adjustments to rent available vnder the Thousand Oaks rent control ordinance and other predecessor
ordinances, which governed mobile home park rent increases for nearly all of the mebile home sites in the
city from February 29, 1980 onward.

' The Appraisal of Real Estate. 12" Edition, {The Appraisal Institule, 2001), p. 69.
* Ordinance No. 747-NS of the City of Thousand Oaks established a rent increase moratorium that froze rents in mobile home
parles at the level in existence on February 29, 1980.
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JOHN P. NEET, MAI

The scope of the assignment is described is described in the Scope of Work agreement with the client, and
complies with the Uniform Standards of Professional Appraisal Practice (USPAP). *This letter is part of
the attached summary report, which contains summary descriptions of the subject property, summary of
factual data considered, and a summary of my analysis of that data upon which the value conclusion is
predicated.

Respectfully submitted,

Tl e

John P. Neet, MAI
California General Appraizal Certificate No. AG003494; Expires 3/14/2012

} Uniform Standards of Professianal Appraisal Practice. 2005 Edition {The Appraisal Foundation, 2003), n.p.
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JOHN P. NEET, MAI

PROPERTY IDENTIFICATION

The property that is the subject of this report includes the individual sites within a mobile home park
located at 2193 Los Feliz Road, City of Thousand QOaks, County of Ventura, and State of California. A
precise legal description of the mabile home park was not available, but the property is sufficiently
identified for appraisal purposes by the physical address.

The Ranch Mobile Home Park

PURPOSE OF THE APPRAISAL

The purpose of the appraisal is {o provide an opinion of market rental value for the individual mobile
home sites in the subject property. It is my understanding that the intended use of the appraisal is to
determine market rent levels prior to the initiation of the Thousand Oaks rent control ordinance in 1980.

CLIENT AND INTENDED USERS

This report is intended for use only by the addressee and firm, and the owner of the property, who are
identified as the client in this assignment. Use of the report by others not named above is not intended by
the appraiser,

SCOPE OF THE APPRAISAL

The scope of this appraisal assignment involved the inspection of the subject property, interviews with the
property owner and responsible parties, the collection and analysis of pertinent market data and other
information, and the completion of the valuation analysis contained herein. John P, Neet, MAI inspected
the property and collected factual data utilized herein. John P. Neet, MAI completed the appraisal analysis
and the opinions stated herein are solely those of John P, Neet, MAI The data collected and considered as
well as the process of my reasoning is described throughout the report. This appraisal meeis the
requirements of the scope of work agreement between the appraiser and client, and the report complies
with the requirements of USPAP Siandard No. 2. The written appraisal is intended to be a Summary
Report under Standard 2-2{a). Any limitations on the scope of work or reporting are found on Page 8.

DEFINITION OF VALUE TO BE ESTIMATED

Market Rental Value (Market Rent) - The rental income a property would probably command in
the open market, indicated by the current rents that are either paid or asked for comparable
space as of the date of the appraisal’.

EXPOSURE TIME ASSUMPTIONS

The market value estimated herein presumes an exposure time of 3 months or less, which appears to be a
reasonable assumption based on market data reviewed for this appraisal.

PERSONAL PROPERTY

No personal property is included in the estimate of market rent.

* The Aporaisal of Real Estate, 12" Edition, (The Appraisal Institute, 2001), p. 480
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JOHN P. NEET, MAI

APPRAISER COMPETENCY

The principal appraiser holds general appraiser certificates in this and other states, and is the holder of the
MAI designation, indicating the base qualifications needed to appraise properties of this level of
complexity. As pertaining to this property type, the principal appraiser has performed appraisal and
counseling assignments involving over 3,000 mobile home parks and RV parks, and as a result of this
experience is qualified to complete this valuation assignment.,
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JOHN P. NEET, MA1

ASSUMPTIONS & LIMITING CONDITIONS

The Cade of Professional Ethics and Standards of Professional Practice of the Appraisal Institute requires
the appraiser to “clearly and unequivocally set forth all facts, assumptions, and conditions upon which the
appraisal is based.” In compliance with this requirement, and to assisi the reader in interpreting this
report, the general assumptions and limiting conditions are set forth as follows:

1.

2

12.

13.

14,

The date to which the conclusions and opinions expressed in the report apply is set forth in the body
of this report. Further, the dollar amount of any opinion herein rendered is based upon the purchasing
power of the American dollar as of that date.

The information furnished by others is believed to be reliable, however, no warranty is given for its
accuracy, Any income and expense records retating to the subject property that has been provided is
assumed to be accurate as presentfed.

I reserve the right to make such adjustments to the analyses, opinions, and conclusions set forth in this
report as may be required by consideration of additional data or more reliable data that may become
available.

No opinion as to the validity of the title is rendered. Title is assumed to be marketable, free and clear
of all liens and encumbrances, easements and restrictions, except those specifically discussed in the
reporl.

The property is appraised assuming that is under responsible ownership and competent management,

All engineering is assumed to be correct. The illustrative matenal in this report is included only to
assist the reader in visualizing the property.

It is assumed that there are no hidden or unapparent conditions of the property, the subsoil, or
structures that render it more or less valuable, No responsibility is assumed for such conditions or for
arranging the engineering studies that may be required te discover such conditions.

1t is assumed that there is full compliance with all applicable federal, state, and local environmental
regulations and laws unless non-compliance is stated, defined, and considered in the appraisal report.

It is assumed that all zoning and use regulations and restrictions have been complied with, unless nan-
conformity is stated, defined, and considered in the appraisal report.

. It 1s assumed that all licenses, certificates of occupancy, consents or other legislative or administrative

authority from any national, state, or local government or private entity or organization have been or
can be cbtained for any use upon which the value estimate contained in this report is based.

. It is assumed that the utilization of land and improvements is within the boundaries or property lines

of the land described and that there is no trespass or encroachment except as noted in the report.

No opinion is expressed as to the value of the subsurface oil, gas, or mineral rights or whether the
property is subject to surface entry for the exploration or removal of such materials, except as
expressly stated.

No opinion is expressed for matters that require legal, engineering, or other specialized knowledge
beyond that customarily employed by real estate appraisers.

No responsibility is assumed for determining the effect of possible natural disasters or other such
occurrences upaon the individual property.
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15.

16.

i7.

18.

19.

20.

The disinbution, if any, of the total valuation in this report between land and improvements applies
only under the stated program of utilization. The separate allocations for land and buildings must not
be used in conjunction with any other appraisal and are invalid if so used.

I am not required to give further consultation, testimony, or to be in attendance in court with reference
to the property in question unless arrangements have been previously made. The client is notified that
any such further consultation, testimony, or attendance in court will be at my discretion and will be
predicated upon the payment of an additional fee,

No testing or inquiry was made regarding the existence of lead based paint, ashestos containing
materials, or termite infestation or damage. These areas are beyond the appraiser’s expertise.
Consultation with appropriate experts is recommended.

No consideration has been given to the value ol any personal property located upon the subject
property, except as otherwise stated in the report.

The plans and specifications, upon which this valuation is predicated, are assumed to show the intent
of the builder, but 1 assume no responsibility for the correctness, or for any undisclosed
modifications.

The issue of compliance with the ADA (Americans with Disabilities Act) is beyond the scope of this
appraisal. It is my recommendation that the client retain the services of a qualified expert in the field
of ADA compliance to determine if the property conforms to the requirements of the ADA, and to
determine the impact of noncompliance upon the use and utility of the subject improvements. The
appraiser assumes the compliance of the subject property to the ADA, as such knowledge is beyond
my knowledge and expertise.

. ENVIRONMENTAL HAZARDS DISCLAIMER-The following disclaimer is made in accordance

with Guide Note 8 adopted by the Govemning Council of the American Institute of Real Estate
Appraisers on May 3, 1989 and Advisory Opinion G-9 issued by the Appraisal Standards Board of
the Appraisal Foundation on December 8, 1992; and is intended to provide notice to the client of my
lack of knowledge and expertise in the area of environmental hazards.

Unless otherwise stated in this report, the existence of hazardous substances, including without
limitation asbestos, polychlorinated biphenyl’s, petroleum leakage, or agricultural chemicals, which
may or may not be present on the property, or other environmental conditions, were not called to the
aftention of nor did 1 become aware of such during the inspection. I have no knowledge of the
existence of such materials on or in the property unless otherwise stated. 1 am not qualified to test
such substances or conditions. It is recommended that the client consult with an environmental hazard
expert before making any decision regarding this property. The value estimated is predicated upon the
assumption that there is no such condition on or in the property or in such proximity thereto that
would cause a loss in value. No responsibility is assumed for any such conditions, nor for any
expertise of knowledge required to discover them.

The appraiser is not an expert in the field of hazardous materials. This appraisal does not constitute an
expert inspection of the property for environmental or health hazards. The only way to be certain as to
the condition of (he property with respect to “environmental hazards™ is to have an expert in the field
inspect the property. This appraisal should not be relied upon as to whether environmental
hazards exist on or near the property. It is the appraiser’s reecommendation that a Phase 1
Environmental Assessment be obtained on this or any other property prior to making any
monetary decision involving the property to determine the potential for environmental hazards.
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DEFINITIONSS

Market Value- The most probable price which a property should bring in a competitive and open market
under all conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably,
and assuming the price is not affected by undue stimulus. Implicit in this definition is the consummation
of a sale as of a specified date and the passing of title from seller to buyer under conditions whereby:

» Buyer and seller are typically motivated;

s Both parties are well informed or well advised, and acting in what they considers their best
interests;

- A reasonable time is allowed for exposure in the open market;

» Payment is made in cash in United States doliars or in terms of financial arrangements
comparable thereto; and

The price represents a normal consideration for the property sold unaffected by special or creative financing or

sales concessions granted by anyone associated with the sale.

Market Value As-Is-Estimate of market value in the condition observed upon inspection and as it physically
and legally exists without hypothetical conditions, assumptions, or qualifications as of the appraisal date.

Fee Simple- An absolute fee; a fee without limitations to any particular class of heirs, or restrictions, but
subject to the limitations of eminent domain, escheat, police power, and taxation; an inheritable estate.

Lcased Fee- An ownership interest, held by a landlord, with the right of use and occupancy conveyed by lease
to others; usually consists of the right to receive rent and the right to possession of the property following the
expiration of the lease.

Leasehold- A property held under the tenure of a lease. The right of use and occupancy of real property by
virme of a lease agreement; the right of a lessee o use and enjoy real estate for a stated term and upon certain
conditions, such as payment of rent.

Transfer Rental Rate-Rental rate charged to new tenant purchasing existing manufactured home in park.
New Move-In Rate-Rental rate charged for space that is vacant or for new unit being moved in to park.

Manufactured Home-Factory built home, constructed since 1976 in compliance with regulations
promulgated by the United States Department of Housing and Urban Development {HUDY); also known as a
HUD code home.

Mobile Home-Factory built home, constructed prior to the 1976 HUD code requirement.

RV (Recrentional Vehicle)-Cne of several alternative units designed for vacation use; includes Class A RV's
{bus chassis), Class C RV’s (van chassis), trailers (designed to be pulled behind powered vehicle), and park
model RV’s (see below).

Park Model RV-RV unit designed for permanent or semi-permanent placement; resembles a HUD code
home in appearance, but is less than 400 SF in size, and is not in compliance with HUD code.

Cathodic Proteetion Device-Electronic device to limit corrosion of in-ground pipelines.

SDefinilions from the Apprajsal of Real Estate, 11th Edition published by the Appraisal Institute and paraphrased and other sources.
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CERTIFICATION

1 certify to the best of my knowledge and belief:

»

-

The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the reported assumptions
and limiting conditions, and are my personal, impartial, and unbiased professional analyses,
opinions, and conclusians,

I have no preseni or prospective interest in the property that is the subject of this report, and no
personal interest with respect to the parties involved.

T have no bias with respect to the property that is the subject of this report or to the parties
involved with this assignment.

My engagement in this assignment was not contingent upon developing or reporting
predetermined results.

My compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of a client, the
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a
subsequent event directly related to the intended use of this appraisal.

My analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with ihe requirements of the Code of Professional Ethics and the Standards of
Professional Practice of the Appraisal Institute, the Uniform Standards of Appraisal Practice
(USPAP), and if applicable, the requirements of Title XI of FIRREA (Federal Financial
Institutions Reform, Recovery, and Enforcement Act of 1989).

1 have made a personal inspection of the property that is the subject of this report.

No one provided significant real property appraisal assistance to the person signing this
certification. As reported in the Scope of the Appraisal, Elizabeth Quirk assisted in the
collection and verification of factnal data, but did not participate in the analysis or the forming
of the real property appraisal opinions stated herein.

The use of this report is subject to the requirements of the Appraisal Institute relating to review
by its duly authorized representatives.

As of the date of this report I, have completed continuing education program of the Appraisal
Institute,

The requirements of the competency provision of USPAP have been met for the purposes of this
appraisal assignment.

John P. Neet, MAI
Califermnia General Appraisal Certificate No. AG0034%4; Expires 3/14/2012
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MARKET RENT VALUATION PROCESS

In this appraisal, market rent is estimated using the survey metihod. This methodolegy requires the
appraiser to obtain and confirm recent and relevant rental data from alternative properties, as noted in The
Appraisal of Real Estate textbook:

"When a market rent estimate for the subject probperty is required, the appraiser gathers,
compares, and adjusis comparable rental data.”

One of the primary qualifications to determine whether or not the data is sufficiently reliable to be used
for this purpose is staled in the above listed text:

“It is also important to ascertain that the lease represents a freely negotiated, arms-length
transaction. A lease that does not meet these criteria, such as a lease to an owner-tenant or a
sale-leasehack (financing [ease), may not provide a reliable indication of market rent."’

Specific instructions are provided for the consideration of rents that do not represent freely negotiated
transactions:

"Rentals that do not reflect arm’s-length negotiations most likely will have to be eliminated as
comparables.”™

In most appraisals of multifamily or commercial properties, there are many examples of negotiated rental
transactions available for review and consideration. In applying this process to mobile home parks in
California, the survey methodology will not always provide an indication of market rent due to the
influence of rent controls in various communities. Even in communities without actual rent control
ordinances, mobile home park operators must consider the probability of rent contro] being imposed when
determining the price at which offers to rent will be made. Unless an ordinance allows full decontrol
{(negotiated rent) upen the transfer of ownership of a mobile home, rents that are determined pursuant to
the terms specified in a rent contrel ordinance cannot be used as a basis for estimating market rent, as any
rents so determined would not reflect “arms length negotiations™.

The State of California also allows exceptions to rent control staiewide under the California Civil Code.
These include:

= Spaces that are rented under the terms of a qualifying lease agreement (California Civil Code Sec.
798.17); and

= Spaces constructed after 1990 (California Civil Code Sec. 798.45).

The retrospective nature of this assignment requires the appraiser to rely on a broad spectrum of market
data to determine rent levels in various compelitive alternative properties as of the valvation date.
included in the review were datum from a variety of mobile home parks within various cities in Ventura
County, including the City of Thousand Qaks. This data was obtained from a variety of city records,
mobile home park records, contemporaneous appraisal reports, and surveys. Most of the available data
dated to the early to mid 1980°s.

% The Appraisal of Real Estate, 12% Edition, (The Appraisal Institute, 2001}, p. 500
" The Appraisal of Real Estate, 12" Edition, (The Appraisal Institute, 2001), p. 500

¥ The Appraisal of Real Estate. 12"% Edition. (The Appraisal Institute, 2001), p. 501
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The most salient data found were certified annual rent rolls provided to the City of Thousand Qaks by
various parks that indicated the rates for individual sites in the various mobile home parks in the City. The
rent rolls indicated the level of rents for 1983 and 1986 (prior to the annual increase date). These rents
were thengadjusted downward to a base year level using the maximum increase allowed under the
ordinance.

Based on this research and analysis, the base year rents for the comparable properties in Thousand QOaks
are shown in the following chart. The data is arrayed based generaily on the overall quality and tenant
appeal of the various parks, with the subject property included based on its relative competitive position
relative to the other parks in the City of Thousand Oaks.

PARK NAME ADDRESS RENT AS OF 2/29/1980
Crestview Trailer Park 53 Conejo School Road 5162.04
Conejo MHP 1200 Newbury Road 5156.60
Elms Plaza MHP 1262 Newbury Road 5187.23
Twin Palms MHP 198 N. Skyline Drive 5181,48
The Ranch 2192 Los Feliz Road 5123.00
Ventu Park Villas 50 S. Ventu Park Road §276.85
Ventu Estates 26 S. Ventu Park Road $283.33
Thunderbird Oaks 200 5. Conejo School Road $280.56

The subject occupies a market niche between the smaller, older trailer parks {Crestview, Conejo, Elms
Plaza, and Twin Palms) and the higher quality properties {(Ventu Park Villlas and Vent Estaes,
Thunderbird Oaks).

Clearly, the rents for the subject are well below indicated market levels, with rents in the $123 per month
range which are lower than Crestview Trailer Park, which is a high density trailer community with
substantially lesser appeal. The subject is more modern than the older properties, and offers supenior
appeal. The appeal is somewhat less than the overall tenant appeal of Ventu Park Villas and Ventu
Estates, and Thunderbird Oaks. These properties set the upper limit indicator for the subject. Market rent
for the subject should fall into the range above $190 per month and below $270 per month.

By comparison, the subject is relatively newer in age and similar in design and appeal to the superior
properties, and less similar to the inferior praperties. Locational differences are aiso considered, although
these are not significant,

s The subject, Crestview Trailer Park, Twin Palms MHP, and Thunderbird Qaks are all located in
the same neighborhood, while Conegjo MHP, Elms Plaza MHP, Vent Park Villas, And Vent
Estates are located in a different neighborhood to the west. There does not appear to be
significant differences in the neighborhoods that are reflecied in the reported rental rates.

? For the purposes of the analysis, it was assumed that the parks increased rents by the maximum allowed under the ordinance
(8% increase in 1983 and 1986, no increases in other years) 1f the reporting parks did not increase rents by the maximum
azllowed, the base year rents could be higher than assumed for the analysis, and the base year estimate of market rents lor the
subject may be lower than would be indicated if confirmation of the increase were able to be obtained.

10
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o  Conejo MHP, Elms Plaza MHP, Twin Palms MHP, and Crestview Trailer Park are located in
areas where there is a more commercial onientation, and in addition, Conejo MHP and Elms Plaza
MHP front to a freeway frontage road with US 101 located beyond. These are considered inferior
locations to the subject.

» Thunderbird Oaks is also located proximate to the US 101 Freeway, but has superior buffering
and is located in a more residential neighborhood, as are Ventu Estates and Ventu Park Villas.
These locatians are considered superior to the location of the subject, which is a neighborhood of
somewhat higher density development.

On balance, the subject is a newer, more attractive development than the properiies considered inferior,
and is somewhat less atiractive than the superior properties, but not to the same degree due to its modern
design (relative to the appraisal date) as compared to the older trailer park oriented properties.

Based on this analysis, it is my opinion that the market rent for subject as of February 29, 1980 was

TWO HUNDRED FORTY DOLLARS PER MONTH
$240.00/MONTH

Rent levels for 1979, which is commonly used as the base year as it is the last year market rental
transactions were allowed to occur in the City of Thousand Oaks, were not likely to have been
substantially different than reported for the period beginning February 29, 1980. There is no indication in
the documents available from the City of Thousand Oaks records, including the findings stated in
Ordinance No. 747-N8, which indicated rents were being increased rapidly in the few months prior to the
rent freeze date. As a result, it is very Hkely that the market rent levels in the latter part of 1979 were not
substantially different than concluded above.
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PROFESSIONAL QUALIFICATIONS
JOHN P. NEET, MAI

LICENSES AND MEMBERSHIPS:
Appraisal Institute
Member-Designation No, 7728; Currently certified under the Appraisal Institute’s mandatory continuing education
requirements
Licensed Real Estate Appraiser
California Certified General Appraiser No, AG003494, Certified through 3/2010
Arizona Certified General Appraiser No, 31052, Certified through 4/2011
Nevada Certified General Appraiser No. 04661, Certified through 5/31/2011
Temporary Certifications Obtained in Washington, Oregon, Texas
Licensed Real Estate Broker
Texas Brokers License No. 322708 (inaclive)

EXPERIENCE:
1988-Present
John P. Neet, MAI, Real Estate Appraiser & Consultant
Owner of firm specializing in multi-disciplinary valuation and consultation. Areas of special emphasis include income
producing properties with a primary concentration on manufactured housing communities, manufactured housing, and
RV parks, leasehold and quasi-leasehold valuaticns, public acquisition valuations, valuations for rated and un-rated
bond issues and resident conversions, expert {testimony, and appraisal review. Non-appraisal experience includes
cash flow projections, rent control financial analysis and consultancy, market studies and analysis, and financial
performance analysis for manufactured housing communities and RV parks, Qualified as an expert in Unijled States
District Court, in state courts in Orange, Riverside, San Diego, and San Bernardino Counties in California and Federal
Bankruptcy Couris in California, Texas, and Nevada.

1981-1987
Terrence F, Wood & Co. Corpus Christi, Texas
Appraisal and review of all types of properties; special emphasis on income producing, development, and resort

properties; expert testimony in bankruptcy and foreclosure proceedings. Qualified as an expert in Nueces County
district courts and Federal Bankruptcy Courts.

1978-1980

Home Savings and Loan Los Angeles, California

Chief Appraiser, Conventional Loans-Manager in charge of training and review of appraisal staff.
Staff Appraiser-valuation of single and multi-family properties.

EDUCATION:
CALIFORNIA STATE UNIVERSITY AT NORTHRIDGE
Business Adminisiration
APPRAISAL INSTITUTE
Courses 101, 102, and 201 {SREA)
Courses 1-A, 1-B, 2-1, 2-2, 2-3 (AIREA)
Courses 410, 420, 700 (Al)
INTERNATIONAL RIGHT OF WAY ASSOCIATION
Easement Valuation

RECENT SEMINARS:
USPAP Updates, FIRREA Requirements, Standards of Professional Practice Updates, Annual Litigation Seminars &
Updates, Apartment Valuation, Appraiser Licensing and Certification, HP12-C Seminar, Land Regulation Workshop,
Easement Valuation Seminars, Retail Workshop, Limited Appraisals and Report Writing Options, Annual Regional

Economic Forecast Workshops & Seminars, Manufactured Housing Community Law Seminars and Operations
seminars, Regression Analysis
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ATTACHMENT 6 TO RENT ADJUSTMENT APPLICATION
FOR RANCH MOBILE HOME PARK--
2009 GROSS TOTAL INCOME*

TYPE OF INCOME 2009 GROSS AMOUNT
1. Rental Unit Income $113,662
2. Garage and Parking Income None
3. Stores and Office Income None
4. Adjusted Income from Below Market None
Rentals
5. Miscellaneous Income b 4,258+
6. GROSS TOTAL INCOME $117.9240

*From Ranch General Ledger for December 31, 2009

+Miscellanecus Income is broken down as follows:

Laundry 5 189
Housing Allowance $ 4,069
Total Miscellaneous Income $ 4,258

[Note-~Ledger Sheet income for Electric $21,987 and Gas $17,524 are excluded per
CPUC rulings; Ledger Sheet income for water/sewer does not exceed expenses and is
therefore eliminated to the amount of expenses]
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ATTACHMENT 7 TO RENT ADJUSTMENT APPLICATION

FOR RANCH MOBILE HOME PARK--

2009 OPERATING EXPENSES®

TYPE OF EXPENSE 2009 AMOUNT
7. Management and Administration b 82,742+
3. Landlord Services Adjustment None
9. Operating Expenses See below
10. Supplies None
11. Electric/Gas Not included per CPUC rulings
12. Common Area Electric 5 3,028
13. Water/Sewer 5 10,039
14, Common Area Gas h 491
15. Bldg. Services None
16. Other—Rubbish (§5,383)/Cable ($105) $ 5,488
17. Maintenance Expenses See below
18. Security None
19, Ground Maintenance Included in Item 20
20. Maintenance and Repairs § 2,990
21. Paint/Décor Included in Item 20
22, Taxes and Insurance See below
23. Property Taxes § 14,792
24. Business Taxes ($800) and Licenses 5 2,016¢4
25. Insurance § 2,775@
26, Miscellaneous—Payroll Taxes § 1,648
27. Service Expense (Equipment Rental) 3 449
28. Other Payroll Expenses None
29. TOTAL OPERATING EXPENSES $126.458

CTO 00091

*From Thunderbird Oaks December 31, 2009 General Ledger, except where adjusted as
explained on page 2 and in Attachment 10

+This is the average amount expended over the last three years from the General Ledgers
of 2007, 2008 and 2009




+Management and Administrative Expenses are itemized as follows:

Salaries 514,784

Housing Allowance § 4,747

Auto Expenses § 307«
Bank Charges AN E10)]
Billing Service $ 2,150+
Dues and Subscriptions § 580+
Legal and Accounting $ 5,671
Management Fees $49,237

Office Expenses 5 1,507+
Advertising & Promotion $ 17+
Meetings and Seminars § 679
Rent § 9564
Telephone $ 1,269+
Travel § 868+
Total Management and Administrative Expenses $82.742

+This is the average amount expended over the last three years from the General Ledgers
of 2007, 2008 and 2009

#This is the average amount expended over the last three years from the General Ledgers
of 2007, 2009 and 2009, plus the Ranch’s proportional allocation of 2009 accounting

costs ($4,617) incurred by the administrative division on behalf of the Ranch

@Insurance Expenses are itemized as follows:

General (General Ledger lists two years at $12,678) 5 1,814
Worker’s Compensation § 96l
Total Insurance Expenses $ 2,775

+This is the average amount expended over the last three years from the General Ledgers
of 2007, 2008 and 2009
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ATTACHMENT 8§ TO RENT ADJUSTMENT APPLICATION
FOR RANCH MOBILE HOME PARK—
CPA MICHAEL MCCARTHY MNOI WORKING PAPER

[See Attached]
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AVMGH FIVE - THE RANCH LIMITED PARTNERSHIP Page 10of 3
MAINTENANCE OF NET OPERATING INCOME
2009

Step i: Determine Base Year:
Original Ordinance 775-NS Established 6/1/1980

Conclusion: Base Year is: 1979

Step 2: Determine Base Year Net Operating Income {NOI) - Adjust for Inflation

Annual rent in 1979 102,840
Divided by: Spaces 74
Months 12
Estimated rent per space in 1879 115.84
“"Vega" Adjustment to Marke! Rent "Vega" adjustment 12419
Market rent in 1980 per space per appraisal Y 240.00
Times: Spaces 74 1979
Months 12 % 213,120
Rollback Expenses to Base Year: 1982 expenses per 12/8/83 Marlello memo b 53,299
Less: Depreciation (18,875)
Expenses for MMOI comparison 34,424

Rollback to 1980 for inflation:
Year CPI-U Change % Change Expenses

1982 956.6 1.1 1.2% 34,424

1881 95.5 7.9 5.0% 34,032

1880 87.6 10.4 13.5% 3n.217

1975 77.2 27,911 27,511
Compute Base Year NO/ BASE YEAR NET OPERATING INCOME & 185,609

Compute Current Year Target NOI'  Base Year NOI Inflation Adjustment

CPI-U Latest Available Apr-10 22592
CPI-U Base Year 1879 77.20
148.72 292.6%

Base Year Net Operating Income Adjusted for Inflation & 543,161

Step 3: Calculate Current Year NOI, Adjust as Necessary to "Normalize"

REVENUE 2007 2008 2009 Adjustments Normalized
Rent $113,315 $113,378 $113662 3§ - 5 113,662
Utilities Income Electric 63,961 68,587 21,987 {21,987y - {1
Gas - - 17,524 {17,524) )
Water/Sewer - - 21,990 (21,990) - {2)
Other Income Laundry 168 60 189 - 189
Housing alfowance 2,324 2,752 4,069 - 4,069
Tolal net revenue 175,768 184,777 179,421 (61,501} 117,920
EXPENSES
Labor Cosls
Salary 9,936 9,600 14,784 - 14,784
Housing allowance 2,324 2,752 4,747 - 4,747
WC insurance 600 - 961 - 961
Payroll texes 1,374 1,049 1,648 - 1,648
Total labor costs 14,234 13,401 22 140 - 22,140
6/2/12010
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AVMGH FIVE - THE RANCH LIMITED PARTNERSHIP Page 2 of 3
MAINTENANCE OF NET OPERATING INCOME

2009
Utilities Expense 2007 2008 2009 Adjustments Normalized
Electricily 24,311 22,083 19,757 (19,757} - {1)
Gas 14,258 14,132 9,000 (9,000) - 1)
Cahle TV 539 976 105 - 105
Trash 5,030 5,162 5,383 - 5,383
Water/Sewer 30,456 31,0586 32,029 {21,990) 10,039 (2)
Common area electricity - - - 3,028 3,028 (3)
Common area gas - - - 491 491 (3)
Total ulility expense 74,594 73,409 66,274 {47,228) 19,046
Repairs & Maintenance
Repairs & maintenance 6,333 3,937 2,990 - 2,880
Equipment rental 339 371 449 - 449
Total repair & maintenance 6,672 3,908 3,439 - 3,439
Administrative & General
Advertising & Promaolion - - 50 (33) 17 {3)
Auto expense - - 922 (615} 307 (5)
Bank charges 24 {30) {30) - (30}
Billing service 2,221 2,624 1,605 345 2,150 {5}
Contributions - 1,480 - - -
Depraciation 6,164 5721 5,329 (5,329) - {4}
Dues & Subscriptions - 1,055 686 {106) 580 (3)
Insurance - General 1,500 - 3,943 (2.129) 1,814 {5}
Insurance - Health 150 - - - -
Interest 728 4,045 1,802 (1.802) - {6}
Legal & accounting 338 2,823 - 5,671 5.671 {7}
Management fee 62,650 38,250 49,237 - 49,237
Meetings & seminars - - 2,037 {1,358} 679 (5]
Oifice expense 623 274 3,624 {2,117) 1,507 (5)
Rent - - 2,868, (1,912) 956 {5)
Siale taxes 800 800 BOO - 800
Taxes & licenses 1,417 1,509 721 485 1,216 (5)
Property taxes 14,205 14,469 14,792 - 14,792
Telephane 837 751 2,218 (949) 1,269 (5)
Travel - - 2,605 {1,737} BB {5)
Total administrative & general 91,657 74,671 83,208 (11,376) 81,833
Total expense 187,157 165,389 185,062 {58,604) 126,458
Operating income (loss) $ (v383) § 19,388 § (5641} & (2897) § {8,538)
-4.1% 10.5% -3.1% -7.2%

Step 4: Calculate NOI Maintenance Amount for the Current Year, Calculate Monthly Rent Adjustment

RECONCILIATION

Base Year NOI Adjusted for tnflation from Step 2 T 543,161 Normalized Rent from Step 3 $ 113,662
Current Year Net Operating Loss from Step 3 (8.538) MNQI Rent Adjusiment 551,689
Adjusted Rent Revenue - 665,361
Difference - MNO! Rent Adjustment 551,699
Other ncome from Step 3 4,258
Divided by Number of Spaces 74
Tolal Adjusted Revenue 669,619
Divided by Number of Meonths 12
Expenses fram Step 3 126,458
Recommended Monthly Increase per Space NO! after Rent Adjustment 543,161
to Maintain Base Year NOI Adjusted for Inflation $ 621.28
NO! from Step 3 {B,538)
Current Average Rent 5 128.00 Difference 551,699
Recommended Increase 621.28 Divided by Spaces 74
Average Renl with [ncrease $ 749.28 Divided by Months 12
Recommended Increase $ 621.28
6/2/2010
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AVMGH FIVE - THE RANCH LIMITED PARTNERSHIP Page 30f 3
MAINTENANCE OF NET OPERATING INCOME
2009

Summary of Adjustments

{1) Gas and electric income and expense are eliminated

{2) Water/Sewer expense is eliminated to the amount of Watar/Sewer income

(3) Common area electricity and gas costs are added back

{4) Deprecialion is eliminaled a5 2 non-cash tem

(5) Three year average {o normalize expense

(6} Interest expense is eliminated 1o neutralize the impact of owner's financing decisions and for comparison to base year
(7) Three year average plus $4,617 allocation of accounting costs incurred by administration division an behalf of this park

6/2/2010
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ATTACHMENT 9 TO RENT ADJUSTMENT APPLICATION
FOR RANCH MOBILE HOME PARK-—
LEGAL ANALYSIS OF RENT INCREASE APPLICATION

[See Attached]
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Boyd L. Hilf
bhill@hkclaw.com
File No. 38277.001/4830-5553-4086v. 1

MEMORANDUM
June 14, 2010

TO: CITY OF THOUSAND OAKS RENT ADJUSTMENT COMMISSION

L INTRODUCTION

The owner of Ranch Mobile Home Park requests a monthly space rent increase of
$620.11 per month in order to obtain a “just and reasonable™ retum on its property. The
City Code requires that the City Rent Adjustment Commission make a determination of
the amount of space rent necessary to obtain a “just and reasonable” return on
mobilehome property.

The City Code requires the Commission to follow a fixed maintenance of net operating
income (“MNOI") formula established by City regulations in making its determination.
The purpose of this memorandum is to discuss the purpose for the “just and reasonable™
determination and to provide a simple explanation of the MNOI formula as applied to the
Ranch application.

11 REQUIREMENT OF A JUST AND REASOANBLE RATE OF RETURN

Price controls on rent are within the City’s police power only if they are reascnably
calculated both to eliminate excessive rents and they provide the owner with a “just and
reasonable” return on its property. (See Concord Communities v. City of Concord (2001)
01 Cal.App.4th 1407, 1414) (/d. at 1415) To be “just and reasonable,” a rate of return
must be high enough to encourage good management, including adequate maintenance of
services, to furnish a reward for efficiency, to discourage the flight of capital from the
rental housing market, and to enable operators to maintain and support their credit. (/d. at
1415)

III. THE MNOJI FORMUILA IS AN ACCEPTED METHODOLOGY

In determining a “just and reasonable” rate of return, no particular formula or
combination of formulas is mandated. (T.G. Oceanside, L.P. v. City of Oceanside (2007)
156 Cal.App.4th 1355, 1372) One formula that courts have accepted is he “maintenance
of net operating income” (“MNQI”) formula. (Jd. at 1375-1376 [court allowed
evidentiary presumption that formula is valid])

A typical MNOT formula presumes that the landlord’s net operating income at the time
rent control began provided a just and reasonable return. (See Kavanau v, Santa Monica
Rent Control Bd. (1997) 16 Cal.4th 761, 768) In order to maintain this net operating
income at a constant level, the law permits rent increases that will enable the landlord to

CTO 00100
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recoup increases in ongoing operating expenses, including those caused by inflation. ({d.
at 769)

Of course, if the law holds net operating income constant, inflation will erode the real
value of that income. Thus, many maintenance of net operating income formulas permit
a periodic inflation adjustment. (See Kavanau v. Santa Monica Rent Control Bd., supra,
16 Cal.4th at 769

IV. THE CITY ADOPTED AN MNOI FORMULA

In accordance with constitutional limits on the City’s police power, the City’s
Mobilehome Rent Stabilization Ordinance No. 1254-NS (City Code, Title 5, Chapter 25)
provides that the City’s Rent Adjustment Commission must adopt a discretionary rent
increase if it finds that such increase is in keeping with the purposes of the Ordinance and
if the permitted automatic adjustments to rent do not provide a just and reasonable rent
under guidelines established by the Commission. (City Code § 5-25.06 (b))

The City here uses a MNOI formula for determining whether a mobilehome park owner
is entitled to discretionary rent increases. (City Rent Adjustment Commission Resolution
No. RAC-2 Establishing Guidelines in Order to Determine a “Just and Reasonable
Return” § 1.03)

City Resolution RAC-2 establishes MNOI as the presumptive standard for evaluating
discretionary rent increase applications: “The Commission presumes that the net
operating income received up to April, 1980 provided landlords with a Just and
Reasonable Return on their rental units, unless there is clear and convincing evidence to
the contrary. In most cases, the automatic increases allowed by the Ordinance and the
property tax savings resulting from Proposition 13 provide sufficient additional operating
income to landlords to maintain the same net operating income they experienced in 1979.
However, in some cases landlords may have incurred reasconable operating expenses
which exceed the rent increases allowed by the Ordinance and the tax savings resulting
from Proposition 13. Therefore, Iandlords who have had such reasonable increased
operating expenses should be able to maintain the same level of net operating income as
they experienced in 1979 by requesting a rent adjustment pursuant to these guidelines.”

A Professional Law Corparation
200 Sandpointe, Fourth Flogr, Santa Ana, California 82707
Ph 714.432.8700 | www.hkclaw,com | Fx 714.546.7457

CTO 00101



HORT, HIMNG & COLDREN

To City of Thousand Oaks Rent Adjustment Commission
Memorandum re Ranch Discretionary Rent Increase
June 14, 2010

Page 3

V. THE MNOI FORMULA MANDATES THE RENT INCREASE

The MNOI formula adopted by the City operates as follows:

1. Determine the Base Year.

The Base Year must be 1979 unless the landlord can substantiate by clear and convincing
evidence that 1979 financial information is not available and that the records for 1979 are
lost. {(See RAC-2, § 4) Where financial information for 1979 is available, the landlord
must use 1979 as the Base Year. (See RAC-2, § 3.01; See also Los Altos El Granada
Investors v. City of Capitola (2006) 139 Cal. App.4th 629, 655 [use of another base year
justified only when no financial information for base year is available]))

Here, Ranch can establish that 1979 financial information is available and cannot
establish by clear and convincing evidence that 1979 records are lost. As evidenced by
the City’s own memoranda and records and the Declaration of Bruce Hohn, gross total
income financial information for 1979 is available. (See Application Attachments 2 & 3)

Also, as demonstrated by the calculations of CPA Michael McCarthy, operating expenses
for 1979 can be reasonably determined by CP1 adjustment of 1982 operating expenses.
{See Attachments 3 and 4)

2. Adjust Base Year Gross Total Income for Below Market Rentals

The Base Year income must be adjusted for instances where actual Base Year rents
collected were below what could have been collected if the units had been rented at their
full market value, regardless of the reason. Among the permissible reasons are if rent
increases could have been made pursuant to the Rent Stabilization Ordinance or if the
landlord’s rental policies and purposes kept the rents below market. (See RAC-2, § 2.05)
Those reasons exist here, because it was due to policies and purposes of the landlord
{obtaining a waiver of fees and operation as a low income property) that the Ranch 1979
rents were kept below market.

The City’s regulation requiring adjustment of Base Year rental income to market rent
levels is consistent with case law requiring Base Year rental income under application of
the MNOI formula to be comparable to other similar properties.

“Nonetheless, a property cwner must be permitted, pursuant to principles discussed in
Birkenfeld v. City of Berkeley, supra, 17 Cal.3d 129, to start rent calculations with a base

A Professional Law Corporation
200 Sandpeinte, Fourth Floor, Santa Ana, California 92707
Ph 714.432.8700 | www.hkclaw.com | Fx 714.546.7457
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date rent similar to other comparable properties.” (Vega v. City of West Hollywood
(1990) 223 Cal.App.3d 1342, 1352) ©

“The critical questions are not whether the base date rents establish a fair and reasonable
return and whether the base date rents are within a range of rents which can be charged.
Rather the question is whether the base date rents can reasonably be deemed to reflect
general market conditions. [citation omitted] After base date rents are established which
reflect general market conditions, the rents which are then established must provide the
landlord with the requisite just and reasonable return.” (Concord Communities, L.P. v.
City of Cancord (2001) 91 Cal. App.4th 1407, 1414,-1415)

3. Determine the Base Year NOI and Adjust the Base Year NOI1 for Inflation.

The Base Year NOI is determined by taking the market level 1979 Gross Total Income
and subtracting from that number the 1979 operating expenses. (See RAC-2, §§2 &
3.02)

The Base year Net Operating Income must then receive a Price Level Adjustment to
adjust it to the current year by accounting for inflation. (See RAC-2, § 3.04) The Price
Level Adjustment was established as a fixed annual percentage (8%) which operated to
capture 100% of inflation on an average annual basis. (See RAC-2, § 3.04) The City has
since modified the Price Level Adjustment to mean the Consumer Price “Index” which
still operates to capture 100% of inflation. (See City Application Form, Page 5, line 31,
referring to the Consumer Price “Index” Price Level Adjustment)

By adjusting for inflation, it is clear that inflation has seriously impacted the bottom line
of Park operations. Costs have increased more than 400%. (See Application Attachment
1 [Section 2, Lines 1-3] and Attachment 4) When the 1979 costs of operation are
adjusted for inflation to current levels, it is clear that in order to have the same good
management, services, efficiency, housing market capital, and credit opportunities that
existed in the 1979 Base Year, Ranch must have an NOI of slightly more than one-half
million dollars. {See Application Attachment 1 [Section 2, Line 47])

4, Determine if the Current Year NOI is Less Than the Adiusted Base Year NO1

The Current Year NOIT is deterrnined by taking the Current Year Gross Total Income and

subtracting from that number the Current Year operating expenses. (See RAC-2, §§ 2 &
3.03)

A Professional Law Corporation
200 Sandpointe, Fourth Floor, Santa Ana, California 82707
Ph 714.432.8700 | www.hkclaw.com | Fx 714.546,7457
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The NOI for the Current Year is then compared to the NOI for the Price Level Adjusted
Based Year NOI to determine whether the landlord is eligible for a Just and Reasonable
rent increase based on the NOI formula. If the Current Year NOI is less than the Price
Level Adjusted Base Year NOI, then the landlord is eligible for a Just and Reasonable
rent increase. The total annual amount of the Just and Reasonable rent increase is the
difference between the Price Level Adjusted Base Year NOI and the Current Year NOI.
(RAC-2, § 3.05)

In this instance, because rents have remained almost stagnant with only an 11% increase
during a period of a 400% increase in costs, the difference between the Price Level
Adjusted Base Year NOI and the Current Year NOI is staggering; in an amount that even
exceeds even the Price Level Adjusted Base Year NOI.

5. Determine the Amount of Rent Increase Per Unit

The total annual amount of the Just and Reasonable rent increase must then be divided by
the number of months and number of units to determine the actual monthly increase per
unit. (See City Application Form, Page 5, Calculation Step 4)

A Professional Law Corporation
200 Sandpointe, Fourth Floor, Santa Ana, Californja 92707
Ph 714.432.8700 | www.hkclaw.com | Fx 714.546.7457
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ATTACHMENT 10 TO RENT ADJUSTMENT APPLICATION
FOR RANCH MOBILE HOME PARK—
LEGAL ANALYSIS RE RENT ADJUSTMENT FORMULA

[See Attached]
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MEMORANDUM
June 14, 2010

TO: CITY OF THOUSAND OAKS RENT ADJUSTMENT COMMISSION

I. INTRODUCTION

This Memorandum establishes the legal position for applying the City’s Mobilehome Rent
Stabilization Ordinance No. 1254-NS to the Ranch Mobilehome Park Rent Adjustment
Application. The City can no longer rely on a 1977 use permit condition limiting the Ranch to
low income residents and rents because State law requires that such a low income condition
terminate after 30 years.

Furthermore, the City cannot rely upon its Resolution 84-037 to establish rent increase
restrictions, because a resolution cannot establish zoning requirements such as the low income
condition, and because Resolution 84-037 is premised on the obsolete use permit condition.
Finally, application of Resolution 84-037 to the Ranch raises statutory concerns of
discriminatory housing and constitutional issues of taking of property without just compensation
(denial of just and reasonable return on investment), impairment of contract, equal protection,
ete.

A separate companion Memorandum addresses how the City’s Mobilehome Rent Stabilization
Ordinance No. 1254-N§ applies to the Ranch Rent Adjustment Application.

IL CITY IMPOSES LOW INCOME AND RENT RANCH PERMIT CONDITION

In May 1974, William Wyckoff acquired property located at 2193 West Los Feliz Drive in the
City of Thousand Oaks. The property at the time was undeveloped except for two older homes,
stables and horse corrals. In 1974, Mr. Wyckoff applied for a Trailer Park Development use
permit (TPD 74-6) for a 74 unit mobilehome park.

The Application Form for TPD 74-6 states; “We plan to provide a much needed low cost rental
development for senior citizens, handicapped and low income group. This development is being
requested to replace other facilities which have been removed in the City of Thousand Qaks.
The density of this development is less than what has been projected for this particular site. The

General Plan recommends high density of 15-30 units per acre. This project proposes slightly
less than 15 units per acre.”

Based on construction costs in 1974, Mr. Wyckoff submitted extensive testimony to the Planning
Commission as to the proposed rental rates of $72.50 for single wide pad and $110 for double
wide pad rental spaces.

A Professional Law Corporation
200 Sandpointe, Fourth Floor, Santa Ana, California 82707
Ph 714.432.8700 | www.hkclaw.com | Fx 714.546.7457
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On Novemnber 18, 1974, the City of Thousand Oaks Planning Commission approved TPD 74-6,
subject to several conditions, including Condition 27, which stated as follows: “That prior to
issuance of a zone clearance for this project, the developer shall enter into an agreement with the
City of Thousand Oaks deed restricting the development for low-income mobile home park
rental. Said agreement shall establish the City or its duly authorized representative as a housing
authonty and shall establish conditions of occupancy and rental rates. Said agreement shall be
subject to review and approval of the City Attorney and the Planning Director and final review
and approval by the Planning Commission.”

Mr. Wyckoff appealed certain of the conditions of approval of TPD 74-6 to the City Council,
claiming that such conditions were inconsistent with the development of a limited income low
rent mobilechome community. Among the conditions appealed were those requiring a decorative
block wall, payment of Quimby Act (park) fees, redesign resulting in the loss of 4-9 sites,
bedroom tax fees, and a sewer hookup fee based on more than a single bedroom.

At the hearing of the City Council appeal for TPD 74-6, Mr, Wyckoff requested that the City
also waive normal City development fees, including park dedication, sewer and water service
capital facilities fees. Those fees were estimated to total about $100,000.

The City approved the appeal, but due to Mr. Wyckoff's health condition and financial
limitations, he was unable to pursue development of the Ranch,

III. CITY IMPOSES INITIAL BELOW MARKET RANCH RENT

In 1976, Andrew Hohn, who was at that time developing the Thunderbird Qaks Mobilehome
Park, indicated a willingness to pursue construction of the Ranch pursuant to TPD 74-6 if he
could be satisfied about the financial feasibility of the project. He requested that the initial rental
rates and return on investment be established before he would agree to develop the Ranch.

On June 24, 1976, Mr. Hohn submitted a proposed initial rent of $131 per space based on
anticipated construction costs, land values, contingencies, loan fees and other developmental
expenses, representing a $19 a lot reduction from the rents at the newly constructed Thunderbird
Oaks. Mr. Hohn also requested a minimum 22% return on the gross investment of the project,
which was an average return on investment experienced by Mr. Hohn on two other mobilehome
parks he then owned.

In a July 19, City staff in a memorandum to the Planning Commission rejected the proposed rent
schedule as a significant departure from the initial rent schedule of $72-8112 and stated that the

proposed rate of return on investment of 22% was too high, claiming that the Ranch had a low
risk factor.

On July 22, 1976, Mr. Hohn subsequently adjusted the cash flow and deducted the debi service
figures and revised his request downward to a 13% annual rate of return .

38277.001/4849-1509-5814v.1
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An August 25, 1976 City memorandum regarding TPD 74-6 states: “Prior to issuance of zone
clearance it will be necessary for Gene Pierce (attorney for A.V. Hohn) to submit an agreement
that will restrict the Park to low income housing. This agreement is also to establish rental rates
and provisions for changing rental rates in the future.”

At some point between August 1976 and August 1977, the City Council imposed, per an Exhibit
A of TPD 74-6, an 11.5% rate of return limit on park rentals, A City records search does not
reveal a signed agreement and a title search dating back to 1975 reveals that there is no recorded
agreement establishing a deed restriction on rent increases.

In a letter dated August 9, 1977, as the Ranch construction was nearing completion, Mr. Hohn
submitted accounting figures showing gross investment of $500,000, when factoring in the
11.5% rate of return, amounting to a net profit target of $57,500 per year, and establishing initial
rental rates of $115 for regular single-wide lots, $120 for large lots, and $125 for double wide
lots.

1IV. CITY IMPOSES THE SAME 1984 AUTOMATIC RENT _ADJUSTMENT TO
RANCH AS UNDER THEN EXISTING RENT STABILIZATION ORDINANCE

In 1983, the Ranch sought an automatic 7% rent increase under the City’s 1983 version of its
rent control ordinance. The City decided to grant the increase, but then attempted to justify that
7% increase under the 11.5% rate of return condition. According to the City’s justification for
granting the 7% increase, the Ranch was obtaining a net profit amount of 557,500 for the year,
which would equal the 11.5% rate of return using 1977 dollars. However, the City reasoned that
a stagnant rate of return which did not take into account inflation would not be in accordance
with the rate of return condition,

Under the puise of adjusting the rate of return condition for inflation, the City adopted
Resolution No. 84-037, which simply adopted the then existing City Rent Stabilization
Ordinance seven percent (7%) automatic rent increase for 1984. The City’s inflation adjustment
argument was inconsistent with the 7% increase. Resolution 84-037 was not a true inflation
adjustment to the rate of return condition. The seven percent (7%) rent increase did not reflect
the real inflation rate from 1979 through 1982, which was 21% (24% if compounded).
Resolution 84-037 also limited any future “inflation™ adjustment to four percent (4%) per annum.

V. CITY REFUSES TO ALLOW MORE THAN FOUR PERCENT PER ANNUM
INCREASE REGARDLESS OF INFLATION

The Ranch did not seek any other rent increases from the years 1985 through 2000. In the year
2000, after consulting with the City, the Ranch requested a four percent (4%) rent increase under
Resolution 84-047.

38277.001/4849-1509-5814v.1
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The City Manager’s analysis of the year 2001 rent increase notes that the Ranch is treated
differently from all other mobilehome parks in the City: “The resolution sets a target net return to
the owner but limits increase to a maximum percentage increase of four percent per year. Ranch
is the only park in the City whose rent increases is regulated by Resolution. All other
mobilehome parks are subject to the City’s Rent Stabilization Ordinance.”

The City Manager's analysis of the year 2001 rent increase also notes that the 4% limit on
discretionary rent increases leaves the Ranch more than 40% below the target net profit amount
established by the City under TPD 74-6: “Ranch Mobile Home Park requests City approval of a
four percent (4%) rent increase, the maximum allowed by rtesolution. An increase of 46.7%
would be needed to bring the Park to the adjusted target net owner retum set by Council. Ranch
has sought only one rent increase in 23 years of operation, an increase of seven percent (7%) in
1984

It is important to note that the City Manager’s analysis significantly understates the amount by
which the Ranch is below the 11.5% rate of return, because the calculation by the City Manager
under Resolution 84-037 ignores the need to adjust for inflation for the years 1979-1981 and
ignores the fact that CPI increases are not compounded.

VI. THERE IS NO RESTRICTIVE COVENANT ON RANCH RENTS OR RESIDENT
INCOME

The City cannot rely on contract principles to enforce a rent increase restriction or resident
income levels. A legal obligation can arise only from a contract of the parties or by operation of
law, (Civ. Code, §§ 1427, 1428)

In this instance, the City and the Ranch did not enter into a contract for a covenant burdening the
Ranch by restricting the amount of rents or the types of renters. A restrictive covenant that
burdens land must be signed by both parties to be valid. (See Werner v. Graham (1919) 181 Cal.
174, 184-185; See also Miller & Starr, California Real Estate 3D § 24:10)

In this instance, the Ranch did not sign a restrictive covenant; instead, the City attempted to
establish a restriction through operation of lJaw by means of a condition to the Ranch use permit.
Therefore, the City cannot enforce a restriction on Ranch rents or resident income under contract
principles for a restrictive covenant. Assuming, arguendo, the Ranch had signed a covenant, it
would have become invalid as against public policy by the year 2007, as discussed in the
following section. (See Broadmoor San Clemente Homeowner's Assn. v. Nelson (1994) 25
Cal.App.4th 1, 6 [restrictive covenant that violates subsequent state statute held invalid and
unenforceable as a matter of public policy])

38277.001/4849-1509-5814v.1
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V. ANY VALID USE CONDITION THAT MIGHT HAVE APPLIED BY
OPERATION OF LAW HAS EXPIRED AND CAN NO LONGER APPLY BY
OPERATION OF LAW

Although the City’s condition may have been enforceable by operation of law for a period of
time, the City can no longer rely on its police power to enforce a rent increase restriction or
resident income levels. Conditions for a use permit must be reasonably related to the
improvement being permitted in order to be sustainable under the City’s police power. (See
Mid-Way Cabinet etc. Mfg. v. County of San Joaquin (1967) 257 Cal.App.2d 181, 189) The
property owner must not be required to contribute more than its proper share to the public
benefit. ({d.) A restriction imposed by a condition or covenant must be not be in violation of
subsequently enacted State legislation. (See Broadmoor San Clemente Homeowner's Assn. v.
Nelson, supra, 25 Cal.App.4th at 4)

The reasonable relationship between the present condition limiting a property to low income
rentals and uses here is expressly established by statute. Govemment Code Section 65915
expressly limits continued affordability conditions for properties receiving density bonuses (i.e.,
the fee and improvement waivers) to a 30 year term, unless a longer term is required by a
particular government financing assistance program. In this instance, there was no government
financing assistance program involved. Therefore, the City’s low income residence and rent
restriction conditions cxpired by operation of law in 2007, 30 years after they were adopted in
1977.

VI. RESOLUTION 84-037 CANNOT GOVERN RANCH RENT INCREASES

There is a substantive difference between a resolution and an ordinance. An ordinance is a local
law which is adopted with all the legal formality of a statute, including requirements for notice,
hearing and codification, and becomes the law of the State, On the other hand, a resolution 1s a
mere declaration with respect to future purpose or proceedings of the board. (See Midway
Orchards v. County of Butte (1990) 220 Cal.App.3d 765, 774) ‘

Recognizing this distinction, the State Planning and Zoning Law requires that legislative zoning
provisions regulating the use of land be adopted by ordinance rather than resolution. (Govt.
Code, § 65850} Therefore, any regnlation of the use of the Ranch land must be by ordinance
rather than by resolution. Because the practical effect of Resohution 84-037 was to rezone the
Ranch, it was invalid for failure to proceed by way of ordinance as required by State law. (See
City of Sausalito v. County of Marin (1970) 12 Cal.App.3d 550, 566) In addition, Resolution 84-
037 is also invalid because it attempts to implement the obsolete low income condition for the
Ranch which has now expired by operation of law.

3B277.001/4849-1509-5814v.1
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VII. CONTINUED APPLICATION OF A LOW INCOME RENT CONDITION
POTENTIALLY VIOLATES FAIR HOUSING LAW

The Califorma Fair Employment and Housing Act prevents discrimination on the basis of
income level through restrictive covenants or zoning laws or actions. (See Govt. Code, § 12955
(1)) Thus, the City’s obsolete low income condition appears to be invalid because it improperly
discriminates on the basis of source of income under FEHA. (See Broadmoor San Clemenie
Homeowners Association v. Nelson, supra, 25 Cal.App.4th 1, 6-7 [resirictive covenants or
conditions once valid under State law that have become obsolete are discriminatory])

VIII. CONTINUED APPLICATION OF THE LOW INCOME RENT CONDITION
WOULD VIOLATES CONSTITUTIONAL PRINCIPLES

The U.S. and California Constitutions require that the Ranch receive a just and reasonable retarn
on its investment so they are not deprived of their property rights by application of a rent control
formula. (See Concord Communities v. City of Concord (2001) 91 Cal.App.4th 1407, 1413) A
just and reasonable rate of return must be high enough to encourage good management,
including adequate maintenance of services, to furnish a reward for efficiency, to discourage the
flight of capital from the rental housing market, and to enable operators to maintain and support
their credit. (See /d. at 1415) Where unique or extraordinary circumstances such as a temporary
rent freeze keeps rents below market for a period of time, the base rents must be adjusted to
market levels. (See /d. at 1416-1419) Therefore, continued application of the temporary low
income rent condition without adjustment of the Ranch base rent to market levels during the
1979 base year and without adjustment for each year’s inflation under the City’s Rent
Stabilization Ordinance would amount to an unconstitutional taking of the Ranch’s property.

Furthermore, as previously noted by the City, continued application of the low income rent
condition upon expiration of the statutory 30 year term would likely violate constitutional
principles of equal protection (application of different standards to different mobilehome parks)
and impairment of contract (inability to contract with other than low income renters).

BLH

38277.001/4848-1509-5814v.1
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September 2, 2010
Qur File Number: 38277.001/4834-0228-7623v.1

VIA FEDERAL EXPRESS

Russ Watson

Housing Manager

City of Thousand Qaks
2100 Thousand Qaks Blvd.
Thousand QOaks, CA 91362

Re: Ranch Rent Adiusiment Applicalion

Dear Mr. Watson:

This ietter is in response to the July 16, 2010 letter from City Manager Scott Mitnick regarding
documents requested by the City in connection with the above-referenced application filed on
June 18, 2010,

The enclosed Attachment 11 to the Applicalion contains the Affidavit of Andrew Hehn that
responds in detail to each of the issues raised in the City's letter and confains atlached
supporting documentation. The Affidavil also contains as an exhibit a revised Applicalion farm
and certain revised Application Attachments. The revisions were necessary because the
original Rent Adjustment Application mistakenly included distributions as management
expenses,

Pursuant to our discussions on this matter wilh Assistant City Attarney Christopher Norman, the
City has indicated that it will accept the Application as complete upon receipt of the enclosed
malerials. Accordingly, please confirm that the application has been accepted by September
10, 2010. Thank you.

Very truly yours,

HART, KING & COLDREN

oopld

Boyd
BLH/dr

Enclosures

CC: Andrew V. Hohn (via email, withoul enclosures previously provided)
Bruce Hohn (via email, without enclosures previously provided )
Robert S. Coldren (via email, withou! enclosures)
Greichen Carter, Suburban Park Management (via email, enclosures separately sent)
Christopher Norman, Assistant City Attorney (via email, without enclosures)
Scott Mitnick, City Manager {via email, without enclosures)

A Prolessional Law Corporation
200 Sandpointe, Fourth Floar, Santa Ana, Califarnia 92707
Ph 714.432.8700 } www.hkclaw.com | Fx 714.546.7457
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ATTACHMENT 11 TO RENT ADJUSTMENT APPLICATION
FOR RANCH MOBILE HOME PARK--
ANDREW HOHN DECLARATION

1, Andrew Hohn declare:

I. I am the managing member of the general partner of AVMGH Five, Ltd,
the Nevada limited parinership that owns the Ranch Mobile Home Park, 1 present this
declaration to accompany additional documents that I am producing as requested by the
City of Thousand Oaks in a letter dated July 16, 2010, a true and correct copy of which is
attached hereto as Exhibit “17. The facts stated herein are true and correct of my own
knowledge

2 In response to Paragraph 1 of Exhibit 1, we have financial information on
income and expenses for the year 1986 from Schedule C of my tax retum. We did not
provide or use that information, because the City had already accepted and adopted as
valid financial information we previously provided Lo the City for the year 1982.

3. In response to Paragraphs 2 and 3 of Exhibit 1, attached hereto as Exhibit
“2” are true and correct copies of the documents requested by the City on a compact disk
labeled “Appendix of Supporting Documents.” The documents included on the disk are:

a. General Ledgers for the AVMGH Ranch limited partnership for
the years 2007, 2008 and 2009, with redactions for individual limited partner investor
information.

b. Supporting documentation for the 2009 General Ledger with
redaction of bank account numbers.

4. In response to Paragraph 4 of Exhibit 1, a brief explanation in response to
the subparagraph questions with the same subparagraph letters follows:

a. “Housing allowance™ refers to the benefil of free housing provided
fo the on-site Park Manager to stay on premises in a mobilehome trailer rented by the
Ranch.

b. During the years 2007 and 2008, much of the on-sile management
for the Ranch was being provided by the on-site manager for Thunderbird Oaks. We now
have an on-site manager solely for the Ranch who is being paid a salary commensurate
with similarly situated on-site park managers and who is being given a housing
allowance.

C. Attached hereto as Exhibit 3" is a true and correct copy of the
calculations used by accountant Michael McCarthy to determine Ranch common area
electricity. Essentially, he took the total cost per kilowatt hour from our bills, subtracted
oul an amount based on the kilowatt hours sub-metered to the tenants, and then attributed
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the cost per kilowatt hour for the remaining kilowatt hours to the common area
electricity. It is important to note that the tenants paid a reduced rate per kilowatt hour
for electricity, so this common area electricity calculation understates the true common
area electricity cost for the Ranch.

d. Suburban Park Management at $1,200 per month. The previous
calculation of management fees had mistakenly also included partner distributions as
management fees. Therefore, ] am submilting and attaching as Exhibit “4™ a revised
Application which contains the correct amount for management fees and adjusts
downward the rent increase amount to $587.45 per month, plus Revised Attachments 1,
7, 8 and 9. Please also note that the revised Application also adds in the rental cost for
the management mobilehome trailer that the Ranch rents from the trailer owner and uses
the correct name of the entity owning the Ranch (AVMGH Five, Ltd instead of AVMGH,
Lid.)

€. The type of state taxes included in the expense table is the annual
$800 partnership minimum tax payment.

f. Prior to 2009, the Ranch did not have a separate phone system and
the manager did not have a cell phone.

g. The travel expenses in 2009 are documented in Exhibit 2. The
travel expenses were for monthly visits to the Ranch by Gretchen Carter of Suburban
Park Management, the off-site management company.

h. Revised Attachment 7 to the Application identifies each item from
the Revised McCarthy MNOI calculations in Revised Attachment 8 places it in the
categories provided for in the Revised Application as prescribed by the City regulations.
Thus, Revised Attachment 7 provides the connection between the categories in Revised
Attachiment 8 to the categories on page four of the application. To be specific, Revised
Attachment 8 does not include in its administrative expenses calculations the
management and administrative items required under the City regulations for salaries
(§14,784) and housing allowance (§4,747). Also, Revised Attachment 8 includes in this
administrative expenses calculations items that should not be management and
administrative items under the City regulations, including property taxes ($14,972), state
taxes (5800), insurance (§1,814) and taxes and license ($1,216). Those items account for
the differences between the Revised Attachment 7 and 8 administrative calculations.

5. From 1979 through 2008, the on-site Ranch management was provided by
the on-site manager for Thunderbird Oaks. In 2009, due to the tremendous increase in
government regulations and the consequent operational needs of both the Ranch and
Thunderbird Oaks, and to provide more effective management of both parks, a full time
on-site manager for the Ranch was employed. Off-site management was employed in
2006 to carry out many of the bookkeeping and capital improvement functions that had
been previously been carmed out by me since 1979, but which I am no longer able {o
carry out because of ill health and increasing governmental requirements,



6. Attached hereto as Exhibit 57 is a true and correct copy of the Ranch
standard rental agreement.

7. The City provided us a copy of the City’s 1983 memorandum from the
Deputy City Attorney, but did not provide us with a copy of the “Net Operating Income™
worksheet that was attached to the memorandum. The net operating income data that
was attached was cited to and approved by the City in adopting the 1984 Resolution;
therefore, there is no need to provide authentication in the form of the original document
which 1 no longer have in my possession.

T

8. Attached hereto as Exhibit “6™ is a true and correct copy of the actual data
and mathematical steps used by Mr. Neet.

I declare under penalty of perjury under the laws of the State of California that the
foregoing is true and correct of my own knowledge. Executed this 20th day of August

2010 at Fallbrook, California. /
%A/%/fi i

“"  Andrew Hohn
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City of Thousand Oaks

SCOTT MITNICK
CITY MANAGER

July 16, 2010

AV.MGH., Ltd, Hart, King, &Coldren

c/o Andrew V. Hohn Attn: Boyd L. Hill

2501 Thunderbird Drive 200 Sandpointe, 4" Floor
Thousand Oaks, CA 91362 Santa Ana, CA 92707

SUBJECT: Ranch MHP Rent Adjustment Application {June 18, 2010)

LOCATION: 2193 Los Feliz Road, Thousand Oaks, CA 91362

The above referenced application was received by the Community Development
Department on June 18, 2010. After careful review of your submittal, it has been

determined that your application is not complete for processing.

Below is a list of items requested for submission:

1. Information on what years prior to 1990, if any, the park owner has for overall

expense information and what types of expense breakdowns are available.

2. Documentation of the expenses claimed for 2009, including copies of receipt
biils, invoices, cancelled checks, management fees, administration fees, all utility
bills, sewer bills, water bills, maintenance bills, properly taxes, payroll taxes,
insurance bills, auto insurance bills, legal fees, license fees and office expenses.
Copies of bank statements, net operating income and revenue including but not
limited to all utilities income, interest income, storage income, management fee
income, and housing allowance. Redaction of personal account number

information is acceptable.
3. Copies of general ledgers and account codes for 2007 through 2009.
4, In regards to the income and expense table in Attachment 8:

a. An explanation of the meaning of “housing allowance.”

b. An explanation of the increases in the "housing allowance” and "salary”
expenses in 2009 over the 2007 and 2008 levels.

c. An explanation of the basis or methodology for computing "common area

electricity.”

2100 Thousand Oaks Boulevard * Thausand Oaks, California $1362-2803 + (B05) 449-2121 « FAX (BOB) 445-2125

L a)
L ) Printad on Retycled Papar
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Ranch MHP
July 16, 2010
Page 2

d. A breakdown and description of the expenses and services covered by the
“management fee" category.

e. An explanation of the type of “state taxes” included in the expense table.
f. The reasons for the substantial increase in telephone expenses in 2009,
g. A description and breakdown of the travel expenses incurred in 2009.

h. The operating expense entries in the table on page 4 of the Rent Adjustment
Application differ from the amounts in attachment 8. (E.g. on page 4 —
"Management and Administration” = $82,742, in attachment 8 “normalized”
"administrative and general” = $81,833."

Also, the rent adjustment application form and your submission in attachment
8 use different categorizations. Some of the expense entries on page 4 are
the same as the “normalized” amounts in attachment 8. Other entries on page
4 appear in a logical manner to be the sum of entries in attachment 8. In other
cases the "connections” are not apparent. Staff can use the categorizations
that are contained in attachment 8, but staff is requesting that you specifically
“connect” each of the entries on page 4 of the application to the data in
attachment 8.

5. A narrative comparisen of the level of management services (on-site and off-site)
since 1979, including an explanation of differences in staffing levels and the
distribution of the chief tasks between owners and paid employees. In particular
information on the differences between 1979, 1982, 2000, and 2009 are

requested.
B. Standard rental agreement(s) with park residents.
7. The application includes your submission of a 1983 memorandum from the

Deputy City Attorney. If the Park Owner also has attachment which was part of
that memorandum (“the Net Operating Income worksheet") please supply it to the
City. The attachment is referred to on page 2 of the memorandum.

8. Information in regards to Mr. Neet's appraisal report.

a. The actual data and mathematical steps used to make the tabulations for
each park in the Table: “Rent as of 2/29/1980" on p.10. (e.g. The 2/29/1380
rent for park X was computed to be__ % of the reported average rent of §____
in 198 _.)

Upon providing this information, City Staff may have additional questions after review,

and reserves the right to request additional information and documents before the
hearing.

2100 Thousand Oaks Boutevard » Thousand Oaks, California 91362-2903 « (805) 449-2121 » FAX (805) 443-2125
{5 Primed an recycled paper
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Ranch MHP
July 16, 2010
Page 3

Al this stage the City has not made a final determination whether the application should
proceed under its Mobile Home Rent Stabilization Ordinance or under Resolution No.
84-037. This City has not previously applied the Ordinance to this park, and the Rent
Adjustment Commission has no authority to consider your requests regarding the
validity of the income and age restrictions that have been applied to the park under
Resolution 84-037 and the 1974 TPD permit.

In either case, the City will be following the procedural timeframes contained in the
Ordinance, where | will set the application for hearing within 10 to 45 days after | deem
the application complete.

Should you have questions or need additional infermation regarding this submittal,
please coniact Russ Watson at (805) 449-2322.

City Manager

c: Christopher Norman, Assistant City Attorney
John Prescott, Community Development Director
Carole Wilson, Deputy Finance Director

CMO:M\30-30\dmagvmitnick\Ranch MHP Letter 07 16 2010.doc
cdd:/430-4Sh:\ACOMMONHousing & RedevelopmenfiRent ContralVddmin Hearing\2010 Ranch MHP\Response la Rancho
application{Finaly.doc

2100 Thousand Oaks Beulevard » Thousand Oaks, Callfornia 91362-2803 - (B05} 448-2121 « FAX {BD5) 449-2125
2
Ra oP Printed an recycled paper
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SEE ATTACHED
EXHIBIT 2
PDK FILES

& mEED

. RANCH RENT ADJUSTMENT APPLICATION . e
APPENDIX OF SUPPORTING DOCUMENTS & .
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RANCH MOBILE HOME PARK - COMMON AREA ELECTRICITY EXPENSE

JANUARY 2009 TO DECEMBER 2009

From Bifls

From Bills Calculated From Bills Caleulated From Bills  Calculzated From Bills Calculated  From metears Calculated Calculated
BILLING PERIOD PREVIOUS | PRES. | DIFF, | MULTI- kWh TOTAL $ COST TENANT TENANT CAM
FROM TQ READ READ PLIER USED 3% BILLED | PER kWh kWh CQOS5T cosT
12/30/08 01/29/09 67611 | 67,922 311 60 18,660 1,485.35 0.0796 15,510 1,234.61 25074
01/29/08 (3/02/08 67,922 | 68,255 333 60 19,580 1,568.64 0.0785 14,907 1,170.36 3898.28
03/02/01 03/31/09 68,255 | 68,533 278 60 18,680 1,247.73 0,0748 14,688 1,098.72 149.01
03/31/09 04/30/09 68,5633 | 68,825 2592 60 17,520 1,360.21 0.0776 15,438 1,198.57 161.64
04/30/09 06/01/09 68,825 ) B9,157 332 60 19,920 1,632.70 0.0769 16,723 1,288.71 245.99
06/01/09 06/30/09 69,157 | 69,437 280 &0 16,800 1,279.25 0.0761 15,345 1,168.46 110.79
06/30/09 07/29/09 69,437 | 69,881 444 60 26,640 2.285.65 0.0858 24,774 2,125.55 160.10
07/29/09 08/28/09 69,881 | 70,251 370 &0 22,200 1,838.23 (.0829 23,689 1,862.70 {123.37)
08/28/09 09/29/09 70,251 | 70,747 496 60 29,760 2,575.79 0.0864 18,187 1,574.12 4,001.67
09/29/08 10/29/09 70,747 | 71,043 2595 60 17,760 1,463.51 0.0824 15,369 1,266.48 197.03
10/29/09 12{01/09 71,043 | 71,360 317 B0 19,020 1,5631.75 0,0805 15,812 1,281.45 250.30
12/01/09 12/30/09 71,360 | 71.678 318 60 19,080 1,667.10 0.0821 16,328 1.341.07 226.03
TOTAL 3,028.21%
2009 Electricity Expense 85,650
Commaon area expense f{actor 3.54%
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App]j'caiion No.

City of Thousand Oaks
. Rent Adjustment Application
' 2100 Thousand Oaks Boulevard
- Thousand Oaks, CA 91362

(805) 449-2393

This epplication is mads pu:suant to Ordinances No..1254NS and- Apphcnbla Rules and
. Regulations of the City of Thousand Oaks. g _ —

Check Applicable Request:

. Type _ " Amount Requested
Capital Improvement ‘ " -
Rehabilitation | o
X Just and Reasopable Retam . $587.45 per space per month

' Please type or print the following !nformation
AVM.G.H. Five, Lid.

Name of Applicant- : c/o Ahdrew y, Hohn

Address ' 2501 Thunderbird Drive .
C'rtj!, State, Zip - | Thousand Oaks, CA 91362 |
Rental Camplex/Park Address * Ranch Mobile Home Park

2193 Los Feliz Drive
Thousand Oaks, CA 91362

Application Review Procedure

Please include any and all supporting justification for this application, including but not Hmited
o ' . '
" Explanation of improvements (capltal, rehabilitation, ete. . ,) that owner seaks rent
' increase-for and that are completed.

Usefil life category for capﬂal mprovemenl(s) usmg at’rached schedu]e

Copies of contracts, invoices.

Copies of cancelied checks and/or receipts.

Letters fram any public agency raquiring ilqprouements.

Revised 3-2005
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-Rent Adjustmcut Application ' " Application No.
Page 2 . a

Photographs of Work
Any other information perttnem to flie epplication.

The application wi]l be reviewed for completeness; Additional information may be requested
from the applicant. 'When the application is determined to be complete, a date will be set for the
application hea:mg Legible and raprnducxb]e supportmg documants must be pru‘nded

Filing Fee

_ All applications for Tent adjustinents shall be submitted to the City Manager's. desipnee, the .

Housing and Redevelopment Munager, and shall include, among other things, the. mailing
addresses and space numnbers of the space or spaces for which an adjustment is requested (please -
use attached form).

o .Eaéh'app]ication shall be accompanicd by a ﬁling fee of Twenty and no/100's ($20.00) Doﬂ-ars

CTO 00127

plus Five and no/100s ($5.00) per space affected by the proposed increase. The application

shall be mailed or hand delivered to the Community Development Depaitment, City of Thousand

Qaks, 2100 Thousand Oaks Boulevard, Thousand Qaks, CA 51362,
$20 + 74 x §5=15390

Print Nz2me and Capac:iry/T itle:

Certification of Applicant

' 1 hereby pledge under penaity of perjury that all information presented in connection with this )

application is triue and correci fo the best of my Imowledpe. I fully understand and agree that all
information filed with this apphcahon in support of this rent adjustinent request becomes pubhc
informetion and is subject to review by any interested party.

By: AVM.GH., LLC,
A Califormia limited liability company

AV M.G.HFive, Lid. o By: Andrew V. Hohn
a Nevada limited partnership Its: Managing Member
Name : Capacity/Title
/)&ZM /// £ 7~ ,2010
“”" . Signature of Applicant Date -

Andrew V. Hohn '
If the applicant is a corporation, the name, address and title of all officérs shall accompany this
.application. If the applicant is a general partuerslup, the name and address of all general partners
sha_ll accompany this apphcanon



Rent Adjustment Application

Pape 3 a.

Requested Rent Adjustment

On the Rent Schedule below, please provide information on each rental unit for which an

adjustment is being sought. Use additional pages as necessary.

Application No, .

Unit No. Name of Current " Date of Last Proposed Proposed
Address Tenant Rent increase Increase Monthly Rent
b, 2152 Skinner CL.| * Pat Geoghan 139.00 2/6/0) 587.45 726.45
3. 2164 Skinner Cr.| Virginia Marks
Agst. Maor,

(3. 2176 Skinner Ct. Marge Bursik 127.92 2/6/01 587.45. 715.37
4. 2188 Skinner Ct.}  Hedda Hughes 139.36 2/6/01 58745 726.81
5, 2189 Skinner Ct.|  Bery} Baldwin 139.36 2/6/01 587.45 726.81
6. 2165 Skinner Ct.{ Helen Duty 133.12 2/6/01 587.45 72057
7. 2153 SFEinnt;r ct] JamesBums 127.92 2/6/01 ' 587.45 71537

: 78. 2141 Skinner Ct. Barbara Brown 133.12 "2/6/01 ‘ ‘587.45 720.57
9. 2129 Skinner CL|  Virginia Wendel '127'.92 2/6/01 587.45 71537
1. ;SS_D""S"""E Maurine Gouveia | 13936 2/6/01 587.45 726.81 °
11,2172 Pavo Ct. Helen O'Hara ' 127,92 2/6/01 587.45 715.37
12. 2184 Pa.vn Ct.-| Margaret Riggs 139.36. 2/6/01 '587.45 726.81
13. 2196 Pavo Ct. Elizabeth Wood 139.36 2/6/01 587.45 726.81
14, 2187 Pavo Ct. Wanda Jones 139.36 2/6/01 587.45 T26.81
15. 2136 Pavo Ct.-[  Jill Cavanagh 127.92 2/6/01 587.45 715.37
16. 2148 Pava Ct. Ruth Cameron 127.92 2/6/01 587.45- 715.37
17. 2160 Pavo Ct. Annetle Collins 127.92 2/6/0% 58745 713.37
18, 2175 Pavo Ct. Celia Workman 139.36 2/6/01 587.45 726.81
19, 2163 Pavo Ct, |  Louise Preston 139.36 2/6/01 58745 ﬁég.sl
20, 2151 Pa.vo Ct. Jase Faustino 133.12 2/6/01 587.45 7:20,57
21. 2139 Pavo CL Hedi Lempert 133.12 2/6/01 587.45

720.57
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Rent Adjustment Application

Page 3b.

Requested Rent Adjustment

Application No.

On the Rent Schedule below, please provide information on each rental unit for which a1l
adjustment is being soupht. Use additional pages as necessary.

Reed

Unit No. Name of Curremt [ Date of Last Preposed Proposed
Address Tenant Rent Increase Increase Monthly Rent
22, 2127 Pavo Ct. | - Janet Day 133.12 2/6/01 587.45 720.57
23, 2115 Pavo CL. Marcellene Akian 13312 26101 587.45 120.57
124, 2110 Rodeo C1.|  Lenore Rostow 133.12 2/6/01 587.45 720.57
25, 2118 Rodee Ct.{ Marcia Newman £33.12 2/6/H1 587.45 720.57
26. 2126 Rodeo CL.|  Joan Osborne 133.12 216/01 587.45 720.57
27, VACANT JPACE -- NO MOBILE
28. 2142 Rodeo Ct, | Hank & Marty - 139.36 26401 -587.45 77681
- Heeber . . ‘
: Frank & Alfreda - T
* 129 2150 Rodeo CLY  gorgy 139.36 2/6/01 587.45 726.81
30, 2158 Rodeo Ct.[ Gayle Heninger 133.12 206101 58745 720.57
31. 2166 Rodeo Ct. Tom Packman 133.12 2/6/01 58745 770.57"
32, 2174 Rodeo Ct. | Charles & Jeanneé 127.92 2/6/01
Ekstrand : . 587.45 715.37
33. 2177 Rodeo Ct:|  Larry Karsch 13312 21601 '587.45 720.57
34, 2169 Rodeo Cr.|  Judy Hiri 139.36 2/6/01 587.45 726.81
35, 2123 Rodeo Ct.{ Dorothy Brooks 139.36 2/6/01 587.45 726.81
36. 230 Dinsmore | Alex Csotys 139.36 206/ 587.45 726.81
Ave
37. 234 Dinsmore | James Wolf 139.36 2/6/01 58745 726.81
Ave, .

38. :32 Dingmore | o Rampersad 127.92 26/ 587.43 715,37
39, 242 Dinsmore | pARK OWNED 127.92 2/6/01 587.45 715.37
Ave. .

2 . - i —— teesm e paa T
40, ;—jig Dinsmore ]:?ll'lﬂ Soto Tan 127.92 2/6/01 587.45 7 ]537

41, 250 Din'smore Valerie Hopkins 587.45 .
Ave p 127.92 2/6/01 ) 715.37
42, 2087 Secocr, | Noye & Alice 139.36 usiol 58745 726.81




Rent Adjustment Application

Page Jc.

Requested Rent Adjustment

On the Rent Schedule below, please provide information on each remtal unit for which an

adjustment is being sought. Use addiﬁmigl Pages as nNecessary.

Application No. .

[ Unit No. Name of Cuent [ Date of Last Proposed Proposed
Address Tenant Rent Increase Increasse Monthly Rent
43. 2075 Seca €t [ Barbara Barginear | 13312 2/6/01 587.45 720.57
44. 2063 Seco €L |Kaye Donn Foster | 13312 21601 587,45 720,57
145, 2068 Seco CL | Maia Ting Mingura] 13936 26/01 —— -
46. 2080 Seco CL. Beverly Day 127.92 2/6/01 587.45 715.37
47, 2002 Seco CL | Murphy Bank 127.92 2/6/01 587.45 71537
48. 2069 Rodeo Ct.} Mary Jane Carlson 139.36 _2/6/01 587.45 - 726.81
49, 2081 [?ode‘o Ct. Elaine Dion * 133.12 276/D1 587.45 720.54
{50, 2093 Rodea Ct.]  BarbaraLee 127.92 601 "ig7.45 715.37
| 54. 2094 Rodeo Ct.| Carol Claassen ‘ '127‘-93 2/6/01 58745 715.37
52. 2082 Rodeo Ct|  Royee M_orrfs 127.92 2/6/01 587.45 715.37 -
5%, 7070 Rodeo Ct.{  Richard Tiffin . 127.92 2/6/01 587.45 715.37
54. 2058 Ruldeo ¢y | Deanna Stanley 127.92 2/6/01 58745 715.37
533. 2061 Pavo CL Dianna Janow 127.9? 2/6/01 587.45 715.37
56, 2073 Pavo Ct. | Audrey Fayloga 127.92 2/6/00 587.45 715.37
57, 2085 Pavo Ct. .| Evelyn Martin 127.92 2/6/01 587.45 115,37
58. 2091 Pavo CL, lSmnley Zarkowski 127.92 2/6/01 587.45 . 715.37
59. 2096 Pava Ct. | Georgia Nordblum 127.92 216/0'1 587.45 715.37
60, 2084 Pavo C1. | Richard Zwart 127.92 2/6/01 58745 715.37
61. 2072 Pavo Ci. | patica Lotito 139.36 26101 seras L '7'%6_81
62, 2075 James C | Lucio Valpe 139.36 2/6/01 587.45 72681
63. 2087 James C1. { Helen Troy 127.92 3/6/01 587.45

71537
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Rent Adjustment Application
Page 3 4.

Requested Rent Adjustment

Application No.

On the Rent Schedule below, please provide information on each remtal vnit for which az
adjustment is being soupght. Use additional pages as necessary.

"7

Morten

Unit No. Name of Gurrent " Date of Last Praposed Propoged
Address Tenant Rent Increase Increase Monthly Rent
64. 2099 James Ct. | "Kathleen Scott 127.92 2/6/01 38745 715.37
55. 2100 James Ct. Jane Gnr;icn 127.92 2/6/0[' 587.45 715.37
66, 2088 James Tt | Lynn Sweeney 127.92 2/6/01 587.45 715.37
67. 2076 James Ct, { Chita Criss Ostrea 139.36 26101 587.45 T26.81
168, 2081 Skinner Cff  Vivian Wong 139,36 2/6/01 5B7.45 726.81
69. 2093 Skinner Ct Cheryl Bums 127.92 ' 2/6/01 58743 715.37
70,2105 Slfinnt;r cr Rim;‘i‘f‘bxzﬂ”d“ 133.12 2/6/01 587.45 730,57
1. 2128 Skinner Ct] Maureen Besaw 127.92 601 Cig7.45 715.37
l 772.2116 Skinner Ct] James Figuerca 13792 2/6/01 58745 718,37
73.2104 Skinner Ctf  Don Hendricks 127.92 2/6/01 587.45 11537 -
74,2092 Skinner Cr,| Frank & Virgiaid | 127.92 26101 58745 1537




Rent A'djusﬁneni Application

-Page 4

Just and Reasonable Return
Net Operating Income Worksheet

Application No,

(Use Only for Just & Reasonahble Return Application

The following are defined terms fonnd in the Rent Adjustment Cmmmssuon Resolutions No.

: RAC2adRAC-S  SEE ATTACHMENTS 1-10

- 28,

SUB-TOTAL OPERATING EXPENSE 7151

Base | Cument |Base Current
' ) Year {Year (Year |Year
A, GRQOSS TOTAL INCOME
1. Rental Unit Income 102,840 | 113,662
2. Garage and Parking Income .
3. Stores and Office Income
4. Adjusted Income from Below Market Reptals 110,280
5. Miscellaneons Income . 4,258
8. Sub-total Gross Total Income 23,120 (117,920 | 213120 | 117,920
B. . OPERATING EXPENSES
7. Management and Administration 153,736
8. Landlord Services Adjustment 00.00
9. Operating Expenses (add lines 10 through 16) 19,046
10.  Supplies 00.00
11.  Heating 00.00
12.  Electic (Common Area Only) 3,028
13,  Water/Sewer 10,039
14. Gas . (Common Area Only) 491
15.  Bldg, Services £0.00
16, Other (itemize) Rubbish/Cable 5,488,
‘17. MAINTENANCE EXPENSES (2dd lines 18-21) - 2,990
18,  Security 00.00
19.  Ground Maintenance :  ingluded in ) Item 20
20.  Maintenance & Repairs _ 2,990
21. . Paint/Décor : included in |Jtem 20 . |
. 22, TAYXES AND NST_TRANCE ] . ' See 'bch]w
23,  (Ttemize: Attach additional shegts if necessary (Bm) 2,016
24. Taxes (Property) 14,792
25,  Insurance 2,775
26.  Miscellaneous (Payroll Taxes) 1,648
27.  SERVICE EXPENSE (Equipment Rental) - 449
28. OTHER PAYROLL EXPENSES 00.00
97,452 27,511

97,452
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Rent Adjustment Application _ ‘ Ai:plication No.
Page 5 : '

C.- - NET OPERATING INCOME :
30, Subiract line 29 from line 6 185,609 |S 20,468
. 31, PRICE LEVEL ADJUSTMENT TO BASE YEAR NET OPERATING INCOME
(Net operating income adjusted by Index for each year subsequent to base year up
to current yesar) ' 542,120

CALGULATIONS

1, Compare Base Year Net Operahng Income to Current Year Net Oparahng Tncome.
2. If adjusted Base Year Net Operating Income is less than Current Year Net Operating
Income, then no increase is appropriate. '
3, If Adjusted Bage Year Net Operating Income is more than Current Year Net Operating
- Incorne, then subtract former from the latter. Result is amount that a]l rents in the
complex can be raised in total. :
4, To find increasé per unit, divide re.su]t in Calculation No. 3 above by number of units in
~ complex. :

1. & 3. Adjusted Base Year NOI more the Current Year NOI
$542 120 - 9% 20,468 = $521 652
Rents can be raised in total amount of of $521 652 -

4. Increase per. unit calculated by dividing $521,652 rent increase

by 74 units equals $7,049.35 per space per year. Thus each space
is entitled to a monthly rent i increase of $587 45, :
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Rent Adjustmeut Apphcahon . o Application Na.
Page 6 ' : .

City of Thousand Oaks
Rent Stabilization Program. .
Useful Life Categories for Capital Improvements

FIVE YEAR

Appliance
‘Waterheaters
.Clothes dryer
Dishwasher
Carpeting
Garbage dispaosal
Drapas :

" Swimming pool, spa plastering, heaters (gas/solar), filters, pumps
Recreational équipment permanently installed
Air conditioners and heaters
Rainspouts, putters

. Landscaping
Waoden fencing

“ TEN YEAR

" Non-wooden fencing
Security gates
Stucco

Reswrfacing of parking areas or other blacktop (not contings or emulsmns)
" Bath, tub, tile

Swimming pool, spa, Jacuzzi

Tennis court installation .

Solar water heater system and. eqmpment

FIFTEEN YEAR

Plumbing,

Roofing- -

Major structural renovations
“Sidewalks, turbs

Central aiv/heaters (ductmg)
Wiring installation

Adopted by Rent Adjusiment Commission Resolution No, RAC-4
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II.

ATTACHMENT 1 TO RENT ADJUSTMENT APPLICATION

FOR RANCH MOBILE HOME PARK (REVISED)--

DETERMINATION OF ELIGIBILITY FOR RENT INCREASE

USING MAINTENANCE NET OPERATING INCOME APPROACH

Determine the 1979 Base Year Net Operating Income (RAC-2 § 3.02)

A. Determine that 1979 Base Year Financial Information is Available

(RAC-2 § 3.01)

1.

1979 Gross Total Income Amount of $102,840 1s available as set
forth in the Bruce Hohn Declaration. (Attachments 2 and 3(D),
page 2) That amount is calculated by looking at the Year 2000
Rent Schedule and deducting out 1984 Seven Percent (7%) Rent
Increase. The rental amounts are corroborated by the City’s
records of the 1982 Gross Total Income and the August 9, 1977
Fred Wilson letter. (Attachments 3(A) and (B))

1979 Operating Expense Information is available as set forth in the
Bruce Hohn Declaration by making an inflation or other
appropriate adjustment to 1982 expense information submitted by
the Ranch and accepted by the City. (Attachments 3(B), 4 and 8)

B. Adjust the Base Year Gross Total Income to Market Rent for All

Units (RAC-2 § 2.05)

Market Rent of $240 per month per space (Neet Appraisal--Attachment 5)
Times 74 Units Times 12 Months $213,120

C. Subtiract the Base Year Annual Operating Expenses from the Base

Year Market Rent Adjusted Gross Total Income (RAC-2 § 2)

U T (S e

The Base Year Gross Total Income is $213,120
The Base Year Operating Expenses are § 27,511
The Base Year Net Operating Income is $185,609

Adjust the 1979 Base Year Net Operating Income to Reflect the Current

Year Inflation (RAC-2 § 3.04—the City requires a CPI price level adjustment;

see 1tem 31 of City Application Form Net Operating Income Worksheet)

U N

Current Year CP| (Attachment 4--March 2010) 225.48
Base Year CPI (Attachment 4—December 1979) 77.20

Percentage Change in CPI (225.48 + 77.20) 292.1%
Base Year Net Operating Income CPI Adjusted
($185,609 x 292.1%) $542,120



I1I.  Determine the Current Year Net Operating Income (RAC-2 §§ 2-2.17 & 3.03)

1. Current Year Gross Total Income (Attachment 6) 5117,920
2, Current Year Operating Expenses (Attachment 7)  § 97,452
3. Current year Net Operating Income § 20,468

1V, Determine Whether there is a Shortfall in the Current Year Net Operating
Income (RAC-2 § 3.05)

I. Subtract the Current Year Net Operating Income from the Inflation
Adjusted Base Year Net Operating Income:
$542,120 — 320,468 = $521,652

2, Rents may be increased by the amount of the shortfall so that the

Current Year Net Operating Income Equals the 1979 Adjusted Net
Operating Income:

V. Determine the Amount of Monthly Space Rent Increase (RAC-2 §§ 6.01 &
6.02—the City Application Form, Calculation 4 requires that the rent increase be
applied in an equal amount to each unit)

1. Divide the amount of the annual shortfall by the number of rental
spaces:
$521,652 + 74 = $7,049.35
2. Divide the annual rent increase per space by twelve months:
$7,049.35+12= $587.45
2
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ATTACHMENT 7 TO RENT ADJUSTMENT APPLICATION

FOR RANCH MOBILE HOME PARK (REVISED)--

2009 OPERATING EXPENSES*

TYPE OF EXPENSE

2009 AMOUNT

—
7. Management and Administration 3 533,736+
8. Landlord Services Adjustment None
9. Operating Expenses See below
10. Supplies None
11. Flectnc/Gas Not included per CPUC rulings
12. Common Area Electric $ 3,028
13. Water/Sewer 35 10,039
14. Common Area Gas h) 491
15. Bldg. Services None
16. Other—Rubbish ($5,383)/Cable (§105) $ 5,488
17. Maintenance Expenses See below
18. Security None
19. Ground Maintenance Included in Item 20
20. Maintenance and Repairs 5 2,980
21. Paint/Decor Included in Item 20
22. Taxes and Insurance See below
23. Property Taxes 5 14,792
24. Business Taxes ($800) and Licenses 5 2,016¢
25. Insurance § 2,775@
26. Miscellaneous—Payroll Taxes $ 1,648
27. Service Expense (Equipment Rental) h) 449
28. Other Payroll Expenses None
29. TOTAL OPERATING EXPENSES $ 97.452

*From Thunderbird Oaks December 31, 2009 General Ledger, except where adjusted as
explained on page 2 and in Attachment 10

+This is the average amount expended over the last three years from the General Ledgers
of 2007, 2008 and 2009




+Management and Administrative Expenses are itemized as follows:

Salaries $14,784

Housing Allowance § 4,747

Auto Expenses $ 307+
Bank Charges 5§ (30
Billing Service § 2,150¢
Dues and Subscriptions § 580+
Legal and Accounting § 5,674
Management Fees §16,987

Office Expenses § 1,507«
Advertising & Promotion N 17+
Meetings and Seminars § 679+
Rent 34,2004
Telephone § 1,269+
Travel § B68e
Total Management and Administrative Expenses $53.736

+This is the average amount expended over the last three years from the General Ledgers
of 2007, 2008 and 2009

#This is the average amount expended over the last three years from the General Ledgers
of 2007, 2009 and 2009, plus the Ranch’s proportional allocation of 2009 accounting

costs ($4,617) incurred by the administrative division on behalf of the Ranch

{@Ilnsurance Expenses are itemized as follows:

General (General Ledger lists two years at $§12,678) $ 1,814¢
Worker’s Compensation § 961
Total Insurance Expenses $ 2.775

+This is the average amount expended over the last three years from the General Ledgers
of 2007, 2008 and 2009

(L]
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ATTACHMENT 8 TO RENT ADJUSTMENT APPLICATION
FOR RANCH MOBILE HOME PARK (REVISED)—
CPA MICHAEL MCCARTHY MNOI WORKING PAPER

[See Attached]
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AVMGH FIVE - THE RANCH LIMITED PARTNERSHIP Page 10f3
MAINTENANCE OF NET OPERATING INCOME
2009

Step 1: Determine Base Year:
Original Ordinance 775-NS Established 6/1/1980

Conclusion: Base Yearis; 4979

Step 2: Determine Base Year Net Operating Income {NOI) - Adjust for Inflation

Annual rent in 1979 102,840
Divided by: Spaces 74
Manths 12
Eslimated rent per space in 1979 115.81
"Vega" Adjustment to Market Rent "Vega" adjusiment 124.19
Markei rent in 1980 per space per appraisal $ 240.00
Times: Spaces 74 1579
Menths 12§ 213,120
Roliback Expenses to Base Year: 1982 expenses per 12/8/83 Martello memo 5 53,299
Less: Depreciation (18,875)
Expenses for MNOI comparison 34,424

Rollback {o 1980 for inflation:
Year CPI-U Change % Change  Expenses

1982 96.6 1.1 1.2% 34,424

1981 955 7.9 9.0% 34,032

1980 87.6 10.4 13.5% 217

1979 7.2 27,511 (27,511}
Compute Base Year NOJ BASE YEAR NET OPERATING INCOME § 185,609

Compute Current Year Target NOI  Base Year NOJ Inflation Adjustment

CPI-U Latest Available Mar-10 225438
CPI-U Base Year 1979 77.20
148.28 292 1%

Base Year Net Operating Income Adjusted for Inflation § 542120

Step 3: Calculate Current Year NOI, Adjust as Necessary to "Normalize"

REVENUE 2007 2008 2009 Adjustments Normalized
Rent 5113315 $113,378 $ 113,662 3 - $ 113,862
Utilittes [ncame Electric 63,961 68,587 21,987 {21,987) - {1)
Gas - - 17,524 (17.524) - {1}
Water/Sewer - - 21,990 (21,990} - {2}
Other income Laundry 163 60 189 - 189
Housing allowance 2,324 2,752 4,069 - 4,065
Talal net revenue 179,768 184,777 179,421 (61,501} 117,920
EXPENSES
Labor Costs
Salary 5,936 9,600 14,784 - 14,784
Housing allowance 2,324 2,752 4,747 - 4,747
WC insurance 600 - 961 “ 961
Payralt taxes 1,374 1,045 1,648 - 1,648
Taotal labor costs 14,234 13,401 22,140 - 22,140
8/9/2010
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AVMGH FIVE - THE RANCH LIMITED PARTNERSHIP
MAINTENANCE OF NET OPERATING INCOME

Page 2 of 3

2009
Utilities Expense 2007 2008 2009 Adjustments Normalized
Electricity 24,311 22,083 19,757 {18.757) -
Gas 14,258 14,132 9,000 (9,000) -
Cable TV 539 976 105 - 105
Trash 5,030 5,162 5,383 - 5,383
Water/Sewer 30,456 31,056 32,029 (21,990) 16,039
Common area electricity - - - 3,028 3,028
Common area gas - - - 481 491
Total utility expense 74,594 73,409 66,274 (47,228) 19,046
Repairs & Maintenance
Repairs & maintenance 6,333 3,537 2,990 - 2,980
Equipment rental 339 371 448 - 449
Total repair & maintenance 6,672 3,208 3,439 - 3,439
Administrative & General
Advertising & Fromotion - - 50 {33) 17
Auto expense - - 922 (615) 307
Bank charges 24 {30) (30} - (30)
Billing service 2,221 2,624 1,605 545 2,150
Coniributions - 1,480 - - -
Depreciation 6,164 5,721 5,329 {5,329) -
Dues & Subscriptions - 1,055 686 (106} 580
Insurance - Generat 1,500 - 3,943 {2,129) 1,814
Insurance - Heatlth 150 - - - -
Interest 728 4,945 1,802 (1,802) -
Legal & accounting 338 2,823 - 5,671 5,671
Management fee 652,650 38,250 49 237 (32,250} 16,987
Meetings & seminars - - 2,037 (1,358} 679
Office expense 623 274 3624 (2,117) 1,507
Rent - - 2,868 1,332 4,200
Stiate taxes 800 800 800 - 800
Taxes & licenses 1,417 1,509 721 495 1,216
Property taxes 14,205 14,469 14,792 - 14,792
Telephone 837 751 2,218 (549) 1,269
Travel - - 2,605 {1,737) 868
Total administrative & general 91,657 74,671 93,209 (40,382) 52,827
Total expense 187,157 165,389 185,062 (87,610) 97,452
Operating income (foss) $ (7,388) 5 19388 3 (5641) § 26,108 5 20,468
-4.1% 10.5% -3.1% 17.4%
Step 4: Calculate NOI Maintenance Amount for the Current Year, Calculate Monthly Rent Adjustment
RECONCILIATION
Base Year NO! Adjusted for Inflation from Step 2 % 542,120 Normalized Rent from Step 3 $ 113,662
Current Year Net Operating Loss from Step 3 20,468 MNOI Rent Adjustment 521,852
Adjusted Rent Revenue 635,314
Difference - MNOI Rent Adjustment 521,652
Other Income from Step 3 4,258
Divided by Number of Spaces 74
Total Adjusted Revenue 639,572
Divided by Number of Months 12
Expenses from Step 3 97,452
Recommended Monthly Increase per Space NOI after Rent Adjustment 542,120
to Maintain Base Year NOI Adjusted for Inflation $ 587.45
NOI from Step 3 20,468
Current Average Rent 3 128.00 Difference 521,652
Recommended |ncrease 587.45 Divided by Spaces 74
Average Rent with Increase 5 71544 Divided by Months 12
Recommended Increase ) 587.45
B/2/2010
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AVMGH FIVE - THE RANCH LIMITED PARTNERSHIP Page 3af 3
MAINTENANCE OF NET OPERATING INCOME
2009

Summary of Adjustments

{1) Gas and electric income and expense are eliminated

{2} Water/Sewer expense is eliminated 1o the amount of Water/Sewer income

{3) Common area electricity and gas costs are added back

{4) Depreciation is eliminated as a nan-cash item

{5) Three year average to normalize expense

{6) Interest expense is eliminated to neutralize the impact of owner's financing decisions and for comparison to base year
{7) Three year average plus $4,617 allocation of accounting cosis incurred by adminisiration division on behalf of this park
(8} Eliminate $32,250/yr flat fee paid te AVMGH, the remainder is paid fo Suburban Park Management

{9) $350/mo paid to a thrid pary for rental of manager's coach

8/9/2010
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ATTACHMENT 9 TO RENT ADJUSTMENT APPLICATION
FOR RANCH MOBILE HOME PARK (REVISED)—
LEGAL ANALYSIS OF RENT INCREASE APPLICATION

[See Attached]
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HART, KING & COLDREN

Boyd L. Hill
bhill@hkclaw.com
File No, 38277.001/4830-5553-4086v. 1

MEMORANDUM
Revised August 18, 2010

TO: CITY OF THOUSAND OAKS RENT ADJUSTMENT COMMISSION

I INTRODUCTION

The owner of Ranch Mobile Home Park requests a monthly space rent increase of
$587.45 per month in order to obtain a “just and reasonable” return on its property. The
City Code requires that the City Rent Adjustment Commission make a determination of
the amount of space renl necessary to obtain a “just and reasonable™ return on
mabilehome property.

The City Code requires the Commiission to follow a fixed maintenance of net operating
income (“MNOI”) formula established by City regulations in making its determination.
The purpose of this memorandum is to discuss the purpose for the “just and reasonable™
determination and to provide a simple explanation of the MNOI formula as applied to the
Ranch application.

IT. REQUIREMENT OF A JUST AND REASOANBLE RATE OF RETURN

Price controls on rent are within the City’s police power only if they are reasonably
calculated both to eliminate excessive rents and they provide the owner with a “just and
reasonable” return on its property. (See Concord Communities v. City of Concord (2001)
91 Cal.App.4th 1407, 1414) (Id. at 1415) To be “just and reasonable,” a rate of return
must be high encugh to encourage good management, including adequate maintenance of
services, to furnish a reward for efficiency, to discourage the flight of capital from the

rental housing market, and to enable operators to maintain and support their credit. (/d. at
1415)

I11. THE MNOI FORMULA IS AN ACCEPTED METHODOILOGY

In determining a “just and reasonable” rate of return, no particular formula or
combination of formulas is mandated. (7"G. Oceanside, L.P. v. City of Oceanside (2007)
156 Cal.App.4th 1355, 1372) One formula that courts have accepted is he “maintenance
of net operating income” (“MNOI™) formula. (/d. at 1375-1376 {court allowed
evidentiary presumption that fornmula is valid})

A typical MNOI formula presumes that the landlord’s net operating income at the time
rent contro] began provided a just and reasonable return. (See Kavanau v. Santa Monica
Rent Control Bd. (1997) 16 Cal.4th 761, 768) In order to maintain this net operating
income at a constant level, the law permits rent increases that will enable the landlord to
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To City of Thousand Oaks Rent Adjustment Commission
Memorandum re Ranch Discretionary Rent Increase
Revised August 18, 2010

Page 2

recoup increases in ongoing operating expenses, including those caused by inflation. (/d.
at 769)

Of course, if the law holds net operating income constant, inflation will erode the real
value of that income. Thus, many maintenance of net operating income formulas permit
a periodic inflation adjustment. (See Kavanau v. Santa Monica Rent Control Bd., supra,
16 Cal.4th at 769

IV. THE CITY ADOPTED AN MNOI FORMULA

In accordance with constitutional limits on the City’s police power, the City’s
Mobilehome Rent Stabilization Ordinance No. 1254-NS (City Code, Title 5, Chapter 25}
provides that the City’s Rent Adjustment Commission must adopt a discretionary rent
increase if it finds that such increase is in keeping with the purposes of the Ordinance and
if the permitted automatic adjustments to rent do not provide a just and reasonable rent
under guidelines established by the Commission. (City Code § 5-25.06 (b))

The City here uses a MNOI formula for determining whether a mobilehome park owner
is entitled to discretionary rent increases. (City Rent Adjustment Commission Resolution
No. RAC-2 Establishing Guidelines in Order to Determine a “Just and Reasonable
Return™ § 1.03)

City Resolution RAC-2 establishes MNOI as the presumptive standard for evaluating
discretionary rent increase applications: “The Commission presumes that the net
operating income received up to April, 1980 provided landlords with a Just and
Reasonable Return on their rental units, unless there is clear and convincing evidence to
the contrary. In most cases, the automatic increases allowed by the Ordinance and the
property tax savings resulting from Proposition 13 provide sufficient additional operating
income to landlords to maintain the same net operating income they experienced in 1979.
However, in some cases landlords may have incurred reasonable operating expenses
which exceed the rent increases allowed by the Ordinance and the tax savings resulting
from Proposition 13. Therefore, landlords who have had such reasonable increased
operating expenses should be abie to maintain the same level of net operating income as
they experienced in 1979 by requesting a rent adjustment pursuant to these guidelines.”

A Professional Law Corporation
200 Sandpointe, Fourth Floor, Santa Ana, California 92707
Ph 714.432.8700 | www.hkclaw.com | Fx 714.546.7457
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To City of Thousand Oaks Rent Adjustment Commission
Memorandum re Ranch Discretionary Rent increase
Revised August 18, 2010

Page 3

V. THE MNOI FORMULA MANDATES THE RENT INCREASE

The MNOI formula adopted by the City operates as follows:

1. Determine the Base Year.

The Base Year must be 1979 unless the landlord can substantiate by clear and convincing
evidence that 1979 financial information 1s not available and that the records for 1979 are
lost. (See RAC-2, § 4) Where financial information for 1979 is available, the landlord
must use 1979 as the Base Year. (See RAC-2, § 3.01; See also Los Altos El Granada
Investors v, City of Capitola (2006) 139 Cal.App.4th 629, 655 [use of another base year
justified only when no financial information for base year is available]))

Here, Ranch can establish that 1979 financial information is available and cannot
establish by clear and convineing evidence that 1979 records are lost. As evidenced by
the City’s own memoranda and records and the Declaration of Bruce Hohn, gross total
income financial information for 1979 1s available. (See Application Attachments 2 & 3)

Also, as demonstrated by the calculations of CPA Michael McCarthy, operating expenses
for 1979 can be reasonably determined by CP1 adjustment of 1982 operating expenses.
(See Attachments 3 and 4)

2. Adjust Base Year Gross Total Income for Below Market Rentals

The Base Year income must be adjusted for instances where actual Base Year rents
collected were below what could have been collected if the units had been rented at their
full market value, regardless of the reason. Among the permissible reasons are if rent
increases could have been made pursuant to the Rent Stabilization Ordinance or if the
tandlord’s rental policies and purposes kept the rents below market. (See RAC-2, § 2.05)
Those reasons exist here, because it was due to policies and purposes of the landlord
(obtaining a waiver of fees and operation as a low income property) that the Ranch 1979
rents were kept below market.

The City’s regulation requiring adjustment of Base Year rental income to market rent
levels is consistent with case law requiring Base Year rental income under application of
the MNOI formula to be comparable to other similar properties.

“Nonetheless, a property owner must be permitted, pursuant to principles discussed in
Birkenfeld v. City of Berkeley, supra, 17 Cal.3d 129, to start rent calculations with a base

A Professional Law Caorporalion
200 Sandpoinie, Fourh Floor, Santa Ana, California 82707
Ph 714,432.8700 | www.hkclaw.cam | Fx 714.546.7457
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To City of Thousand Oaks Rent Adjustment Commission
Memorandum re Ranch Discretionary Rent increase
Revised August 18, 2010

Page 4

date rent similar to other comparable properties.” (Vega v. City of West Hollywood
(1990) 223 Cal.App.3d 1342, 1352) ©

“The critical questions are not whether the base date rents establish a fair and reasonable
return and whether the base date rents are within a range of rents which can be charged.
Rather the question is whether the base date rents can reasonably be deemed to reflect
general market conditions. [citation omitted] After base date rents are established which
reflect general market conditions, the rents which are then established must provide the
landlord with the requisite just and reasonable return.” (Concord Communities, L.FP. v.
City of Concord (2001) 91 Cal.App.4th 1407, 1414,-1415)

3. Determine the Base Year NOI and Adjust the Base Year NO! for Inflation.

The Base Year NOI is determined by taking the market level 1979 Gross Total Income
and subtracting from that number the 1979 operating expenses. (See RAC-2,§§2 &
3.02)

The Base year Net Operating Income must then receive a Price Level Adjustment to
adjust it to the current year by accounting for inflation. (See RAC-2, § 3.04) The Price
Level Adjustment was established as a fixed annual percentage (8%) which operated to
capture 100% of inflation on an average annual basis. (See RAC-2, § 3.04) The City has
since modified the Price Level Adjustment to mean the Consumer Price “Index” which
still operates to capture 100% of inflation. (See City Application Form, Page 5, line 31,
referring to the Consumer Price “Index” Price Level Adjustment)

By adjusting for inflation, it is clear that inflation has seriously impacted the bottom line
of Park operations. Costs have increased more than 250%. (See Application Attachment
I [Section 2, Lines 1-3] and Attachment 4) When the 1979 costs of operation are
adjusted for inflation to current levels, it is clear that in order to have the same good
management, services, efficiency, housing market capital, and credit opportunities that
existed in the 1979 Base Year, Ranch must have an NOI of slightly more than one-half
million dollars. (See Application Attachment 1 [Section 2, Line 4])

4, Determine if the Current Year NOI is Less Than the Adjusted Base Year NOI

The Current Year NOI is determined by taking the Current Year Gross Total Income and
subtracting from that number the Current Y ear operating expenses. (See RAC-2, §§ 2 &
3.03)

A Professianal Law Corporation
200 Sandpointe, Fourth Floor, Santa Ana, California 92707
Ph 714.432.8700 | www.hkclaw.com | Fx 714.546,7457
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Memorandum re Ranch Discretionary Rent Increase
Revised August 18, 2010

Page 5

The NOI for the Current Year is then compared to the NOI for the Price Level Adjusted
Based Year NOJ to determine whether the landlord is eligible for a Just and Reasonable
rent increase based on the NOI formula. If the Current Year NOI is less than the Price
Level Adjusted Base Year NOI, then the landlord is ehgible for a Just and Reasonable
rent increase. The total annual amount of the Just and Reasonable rent increase is the
difference between the Price Level Adjusted Base Year NOI and the Current Year NOL.
(RAC-2, § 3.05)

In this instance, because rents have remained almost stagnant with only an 11% increase
during a period of a 250% increase in costs, the difference between the Price Level
Adjusted Base Year NOI and the Current Year NOI is staggering; in an amouni that even
exceeds even the Price Level Adjusted Base Year NOL.

5. Determine the Amount of Rent Increase Per Unit

The total annual amount of the Just and Reasonable rent increase must then be divided by
the number of months and number of units to determine the actual monthly increase per
unit. (See City Application Form, Page 5, Calculation Step 4)

A Professional Law Corporation
200 Sandpoinie, Fourlh Floor, Santa Ana, California 92707
Ph 714.432.8700 | www.hkclaw.com | Fx 714.546.7457
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Here is the spreadsheet that has my calculations.

The hard data comes from the reports that were obtained from the City of Thousand Oaks by your
office.

John Neet

John P. Neet, MAI

Offering Valuation Services for Mobile Home Parks, Manufactured
Housing Communities, and RV Parks in West.

26845 Jefferson Avenue, Suite A

Murrieta, CA 92562

Ph: 951-461-7755 Fax: 951-346-3558
appraisals@johnneet.com

www johnneet.com

—

State Certified General Real Estate Appraiser in CA, WA, OR, NV, and AZ

On Aug 17,2010, at 10:17 AM, Boyd Hill wrote:

<Ranch Ltr 7-16-10 RAA incomplete(final).pdf>

file://C:\Documents and Settings\drenteria\Local Settings\Temporary Internet Files\OLKI\... 8/17/2f5 00150



1978

Park Name
City Name
Highest Rent

1979

Park Name
City Name
Highest Rent

1980

Park Name
City Name
Highest Rent

1981

Park Name
City Name
Highest Rent

1982

Park Name
City Name
Highest Rent

1983

Park Name
City Name
Highest Rent

1934

Park Name
City Name
Highest Rent

1985

Park Name
City Name
Highest Rent

15986

Park Name
City Name
Highest Rent

1987

Park Name
City Name
Highest Rent

Ranch Mobile Home Park Thunderbird Oaks Mohile Home Park Twin Palms Mobile Home Park

Thousand Oaks
$134

Thousand Oaks

338

Thousand QOaks

255

1588

Park Name
City Name
Highest Rent

Park Name
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1989

City Name
Highest Rent

1990

Park Name
City Name
Highest Rent

1991

Park Name
City Name
Highest Rent

1992

Park Name
City Name
Highest Rent

1993

Park Name
City Name
Highest Rent

1994

Park Name
City Name
Highest Rent

1995

Park Name
City Name
Highest Rent

1996

Park Name
City Name
Highest Rent

1997

Park Name
City Name
Highest Rent

1998

Park Name
City Name
Highest Rent

1995

Park Name
City Name
Highest Rent

2000

Park Name
City Name
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Highest Rent

2001

Park Name
City Name
Highest Rent

2002

Park Name
City Name
Highest Rent

2003

Park Name
City Name
Highest Rent

2004

Park Name
City Name
Highest Rent

2005

Park Name
City Name
Highest Rent

2006

Park Name
City Name
Highest Rent

2007

Park Name
City Name
Highest Rent

2008

Park Name
City Name
Highest Rent

2009

Park Name
City Name
Highest Rent

2010

Park Name
City Name
Highest Rent
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Park MName
1978 Clty Name
Highest Rent
fC Inc 522500 Park Name
0.00% 1973 City Hama

Highest Rent
Fark Name

000% 1980 5235.00 City Name
Highast Rent
Park Namg

D.00% 1981 City Mame
Highest flent

Park Na

City Name
Highpst Rent
re =

Park Name

g.00% 1983 5243.00 City Name  Nent grior to 8% 1243 increase Aeat priot 1o §% 1961 Incieare
Highest Neat 515660 180.14-236.86
Park Mame

0.00% 1984 $241.00 City Name

host Nent
Park Mame Elms Plaza Mobite Homa Park Vantu Villa Thunderbird Oaks flanch

0.00% 1985 $143.00 City Mamn Mewbury Park Thousand Oaks Thousand Oake
Highest Rent 136.95 306 295 EQE) 196 123-134
#ark Name

A.00% 1986 s261.a4 City Nathe
Highest Mlent

Park Name  Coneja Mobile Home Park  Crestview Trailor Park Elms Plaza Mobile Hame Park Ventu Estates Ventis Villa

3.00% 1987 5270.31 City Nate  Aem girar to 3% 1987 Inzredss Rent prror t= 1% 1987 increass Rent pirar ta 1% 1987 Increate Aent phor 10 1% 1957 incrcare Aent pirss 1o 3% 1967 inoeass
Highast Rgnt 5310 189 259 17 132
Park Name

3.70% 1988 $280.31 City Name
Highest Rent

Park Namg

13p% 1989 5288.57 City Name
Highest flent

Park Mame

1.80% 1990 5300.57 City Name
Highest Rent

Park MName

4.10% 1891 $312.89 City Nama
Highast Rent

Park Mame

1593 5324.15 City Nama
Highest Nent

Pack Name

3100% 1993 5333.88 City Hamn

CTO 00154



Highest Rent

3.00%

1994

$343.90

Park Name
City Name
Highest Rent

1.40%

1993

$34R.71

Park Mame
City Name
Highest Rent

1.10%

1996

$353,55

Park Name
City Name
Highest Rent

1.30%

1997

$357.13

Park Name
City Name
Highest Rent

1.20%

1998

$361.42

Park Name
City Name
Highest Rent

0.80%

1999

$364.31

Park Name
City Name
Highest Rent

1.70%

2000

$370.50

Park Name
City Name
Highest Rent

2001

Park Name
City Name
Highest Rent

2002

Park Mame
City Name
Highest Rent

2003

Park Name
City Name
Highest Rent

2004

Park Name
City Name
Hlghest Rent

2005

Park Name
City Name
Highest Rent

2006

Park Name
City Name
Highest Rent

2007

Park Name
City Name
Highest Rent

2008

Park Name
City Name
Highast Rent

2009

Park Name
City Name
Highest Rent

CTO 001%5



187.2347059
ELMS PL

186.44
182.66
182.66
192.74
182.66
182.66
182.66
182.66
182.66
182.66
182.66
182.66
182.66
188.54
185.18
185.18
185.18
185.18
185.18
185.18
180.14
180.14
180.14
180.14
180.14
180.14
180.14
207.86
204.7
204.7
204.7
200.3
195.03
195.25

CTO 00156



197.9178
Twin Palms
185
206
173
173
205
185
205
195
205
173
173
173
197
173
157
197
211
205
205
173
208
213
173
205
205
173
173
173
173
205
205
222
199
199
205
214
199
230
199
205
199
199
205
205
205

CTO 00157



205
205
189
205
159
199
205
195
199
211
205
182
182
156
185
214
205
214
205
205
189
198
159
199
214
205
199
205

CTO 00158



-
CITY OF THOUSAND 0AKS
a7 OEE 31 P4
1988
CITY OF THOUSAND OAKS
RENT REGISTRATION SUMMARY FOR MOBILE HOME PARKS
CONEJO MOBILE HOME PARK
1200 NEWBURY ROAD
___NEWBURY PARK, CA 91320
Park
Totatl Spaces fii
Controlled Spaces fz&
|
|| Decantrolled Spaces QFF/CF =7
Rent Registration Fee:
Controlled Spaces i x 510 = § 4 il
Person Completing Registration Forms:
Name g Nneit S T C AN E
Address /200 ddﬁ.jdc BiLRY. 2hH. T
Phone Fp5. ¥ 98- 22/.2
‘ A
gnature
(03l 87
ODate
!
0o not write below this line
Administration Only
Contralied Spaces Hg
Fee Submitted P‘ gio Check No. 2 7% :
Date Svbmitted {2 -36-%7
Hergistratiun Compiete/Comments
Clach po—t Tu Frvmioe o 6-L 565
R1G/A

e

L\

CTO 00159
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-

1988 S
CITY OF THOUSAND OAXS
) RENT REGISTRATION SUﬂHARY FOR MOBILE HDHE PARKS

Vo DTy

C \f L) [. A‘M

Park

Total Spaces ,2:8
Controlled Spaces '2?:
Decontrotled Spaces é

Rent Raegistration Fee:
a
Controtled Spaces X5 x $10 = § ﬁ:ﬂ_ o
ALL 5PrG feax o[ 0c=0pRIEY ,

Person Completing Registration Forms:
Name &iﬁﬁ'\fi A" ..//'WTL,}_ TV
Wddress (107 (MONIRH& Ay
Sk JE uivick- Ca Forod
Phone _2/% 3952759
Dot ] iy Foro i ikidersy
b Vol l‘rloﬁﬂﬂ’”“fﬁ/zﬁ”[ %M @ 2yvtf-

Date,

Y/H'jer A ™ U‘l'fj" Si,g’nat‘ﬁfé? |
ik il - 580

i i
[ Do mat write below this line ;

Administration Dnly

f Controlled Spaces | e
. !
Fee Submitted Check No. 14991 de¥ra C-&-E5
] G o1 Prlor—t
| Date Submitted - | o ,:_",f,., peTE s fos

o e

fegistration Complete/Comments

. |

R15/A

-

CTO 00165
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M®E M 0O R € N D U M
City of Thousand QOaks ¢ Thousand Oaks, California

City Manager's Office

T0: Bob Biery

FROM: Monica Koszela ‘
SUBJECT: Rent Registration Check for $480.00

from Conejo Mobile Home Park
DATE : June 3, 1988
Attached is the check 1 spoke to you about, which was discovered
in a file folder.

You said that it was not too late to process, assuming the
account remains open.

Thank you for taking care of.

HM384/¢

att.

CTO 00170



CONEJO MOBHE HOME PARK
* 1200 MEWBLEY PARK RO.
NEWBUHY PEEK, CA DJi1320

y PAY

i _EEI;EEDF C[’_‘l;/ :";}- TA‘D“'I" "'-'H.';[ Oo‘kJ
-,E_’Dm/“} MJY—J‘—-I E:i:?‘éj‘;)/ -

BRI BANK A OAKS

101 Norh Weskele Bhed,
Westlake Village Calllomin 31362

i FoR /ﬂw?f' e tyhee Voo forn 7175 - \,L__ c%"

u-mﬂ'gz-n,u- . Leéeaaoaﬁn 303w 242545

CTO 00171



CITY OF THONSAND DAKS
B8 N -5 M54

1988
CITY OF THOUSAND DAKS
RENT REGISTRATION SUHMARY FDR MOBILE HOME PARKS

£ims Pl mebile Home PARK. -

Total Spaces 34 .

Cantrolled Spaces 34(

Decontrelled Spaces 'O
) '

Rent Registration Fee:

Controlled Spaces 34 x $10 = 5340

Person Completing Registrgtion Forms:

Name HGWH'Rd H , EE‘
Address 3702 &GST/?N G/—NCZ-E
 WesTIAKE Village (h,9/34/

Phone g/g'— ?7/"_0492
J G T

Signature

12/30, /987

Date

| Do not write below this tine

..................................................................................

Administration Only

Contrnlled Spaces 32
Check HNo. 595//0

Fee Submitted K474

Date Submitted AT AL

[ Registration Comp'letr:/tonlments

Caownf! =5
v

R15/A i

CTO 00172
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CITY OF THONSAND 04xs
BTOBED3T g

1988
CITY OF THOUSAND OAKS
RENT REGISTRATIDN SUMHARY FOR MOBILE HOME PARKS

THUNDERBIRD ORKS
Park l
i

Total Spaces 1g1 J
Controlled Spaces 159 )

Decontrolled Spaces 3 !

ﬁent Registration Fee:

Controlled Spaces __ 153 x 310 = 3 1599 oo

Person Completing Registration Forms:

Name BAREARA J. LYNN -MBNAGER

Address 2501 THUNDEREIRD DR,

THOUSAND OAMKE, CAL,. B813R2

Phone {005} 496-3725

I
I
‘ Signature ég ??i

Date

/ Do not write below this line

Administration Only

Controlled Spar:e's6 {-5’-7
ls-a
Fee Submitted ga’?"- Check No.
pate Submitted /9/31/¥7 ‘ %
é-—u..
/

' Megistration Complete/Comments
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! 1988 &
' CITY OF THOUSAND QAKS
RENT REGISTRATION SUMMARY FOR HOBILE HOME PARKS

Uats) bt ,
Parkm m I (—/{%Jb&é/%ﬂ{/wz?é)
Total Spaces /5‘5
Controlled Spaces /4.5 '

Dacontrolied Spaces gz

Rent Registration Fee:

Controiled Spaces /9% x §10 = % /550, O

Person Completing Registration Forms:

Name ﬁmé @Z&é/

Address ggéfa (ﬁéflzz{lﬁzﬂ -
entns ol Cp. Y537

Phone 4[93’—‘:.?0/&

7@%5@@{/

{‘ Sigratufe

Date

Do not write below this line

----------------------------------------------------------------------------------

Administratijon Only

Controlled Spaces ({
| Fee Submitted /S50 Check Ho. 293 3

} fate Submitted EJ!‘BQSZ

Registration Complete/Comments (2AT é&ﬂ"( /"',7%6- e
-ﬁ 39/0.°7  swpwetbp o BT STCE T Ullts

RIS/A
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CITY OF THOUSAND DAKS
RENT REGISTRATION SUMMARY FDR MOBILE HOME PARKS

zz;udczzw

Park :
ota aces @7‘{6 %UM ?7(?4—//
ZoZtl]-ulS:ed Spaces /égé W

Decontrolled Spaces -L/Z

Rent Registration Fee:

Controlled Spaces /@é x %10 = 3§ /é éeﬂ a0

I

Person Completing Registration Forms:
Name Wé&’,{?ﬂ C? %ﬁd@f/
Mdress 26 Ut Bt Cd
Thesoteees (G, Ca. 9/270
! 7
Phone 4?3’9?0/0

0:@;&5/{/

51 ghatur’e

Date

0o not write below this line

Administration Only
Controlled Spaces /dé

2
Fee Submitted fﬁco.mr Check Ho. 75-‘{—‘?

Date Submitted /F[31 )87
Registration Complete/Comments @M—,@ /&{C’
v
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CITY OF THOUSAND OMKS 2777 .
RENT REGISTRATION SUMMARY
B8 JuL 22 B B 18 ' é{f_ :

CITY OF F
:?/ il 19. Mbs  HMosile Moz Faek 7“? 06/ 7
omplex : . _ i

Total Units f!

l Decontrolled ._3‘
Cantrolled 74 L.[-&'P(P"}l‘ 5{”1’-"55

Rent Negistration Fee

Total controlled units _74/ A 5D = 5 _7¥p-go .f"f;aaé.an:
"k

Lade ClHrees :-?oa per  Coddeplien tnid pee MHowid = .00 A uHl
Person Compieting Registration Farms l

Name Henee Wein - Mpwpces
Address _19f 5#;11[&5 e, 5;: 77
T tousarn DaKs, Ca.  Fi3ko

Phone Number Y95 0617
l ) 4@,&0; M.Lt)

Siynature .

’577‘:09

74?;1._/%

Date

l 0o Hot Write Below This Line

Administration Only

Controlled Units ‘?j

A ~ o+
Fee Submitted ~ 7270 # /9% =T370 v pg.  PFR

Date Submitted ;{fﬁf £

Registration Complete/Comments

ﬁwﬁxj '-é/’éf

p2)47
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- CITY UF.THDUSAND DAKS

RENT REGISTRATION SUMMARY

cined Jaia flokiclome Club

Complex
Total Units -V
Decontrolied |

Controiled AR

Rent Registration Fee

Total controlled units /95 X $10 = 3 /4 9F4.00

Person Completing Registration Forms

—
l Name 'é
| 23
. Address i : : . L:E:
Go
M@é__@_ﬁ—_/% o™
. A = P
! Phone Number AT 7R o
1
g
Signatyre
Date

Do Mot Write Helow This Line

Administration Dnly

Controlled Units {5"5
Fee Submitted ZQ’EB CK No. L/O S4-

Date Submitted /[ f"g E‘é
(ol Te

Registration Compliete/Comments
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1990 MOBILEHOME FPARK REGISTRATICN

PARK R . CDNTRDLLEDEDECONTRDLLEDE VACANT E TOTAL
B e CoTIOMED DECONTROLLEL | vacawr o
CONEJO MOBTLE BOWE PARK ' s o 49
CRESTVIEV NOBILE HOWE PR~ 28 | 28
| —_— T
BLN'S NORILE HOYE PARK gy o s
TRUNDEREIRD OAKS WOBILE FOME BAFK  ygq | o 59
] i [
TVIN PALYS WOBILE HOWE BARK T o Bl
VALLECITO MOBLLE BSTATES e | . 305
VENTU BSTATES WOBILE HOME PARK g _— e
VENTU PARK VILLA YR L 7
. . e
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1988-89 MOBILE HOME PARK REGISTRATION

PARK CONTROLLED DECONTROLLED VACANT TOTAL
[/ Conejo Mobile Home Park ! 4/8 / /_r[?
7 Crestview Mobile Home Park 2 5 O ‘28
3 Elm’'s Plaza Mebile Home Park 27 2 O 34

4 Ranch Mobile Home Park \

4 Thunderbird Oaks Mobile Home /5 2 /& ]

i ile Home Park :

/& Twin Palms Mobi 7

, b 3 g
7Ua11ec1‘to Mobile Estates I 203 3IO03
@ Ventu Estates Mobile Home Park /55" O O /5"

@ Ventu Park Villa [ 7 Z| /7]

a8

RG7A/A
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September 1, 1989

conejo Mobile Home Park

1200 Newbury Rd. #9

Newbury Park, CA 91320
ATTENTION: Louise I. Caudle

Dear Mobilehome Park Owner/Manager:

Enclosed are the Rent Registration forms for 1990 which need to
be completed for your park. The information you provide should
be as of October 1, 1989.

The completed forms for your park and a registration fee of
$10.00 per controlled space are due by January 1, 1990.

Effective September 1, 1989 to August 31, 1950 annual rent
adjustments to controlled spaces can not exceed 3.8%,

The Mobilehome Rent Stabilization Ordinance is being considered
by the City Council for extension to October 31, 1994.

If you have any guestion regarding this form or the City's Rent
Stablization Program, you may contact me at 805 496-8604.

Sincerely,

COWN-E N,

Paul B. Farr
Redevelopment Associate

Enclosures

PBF:dtj
PF#1: 90OPRKREG. LTR

407 WEST HILLCREST DRIVE POST DFFICE BOX 1496 THOUSAND DAKS, CALIFORNIA 91360 {B05) A57-8EG1

CTOO
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MOBILE HOME REGISTRATION LIST

f {Revised 8/28B/89)

Conejo Mobile Home Park~R
1200 Newbury Rd. #94R '
Newbury Park, CA 91320°R
ATTENTION: Louise I. Caudle”R
~“E

Elm's Plaza Mobile Home Park~R
1262 Newbury Rd."R

Newbury Park, CA 91320"R
ATTENTION: Manager“ﬁ

AE !

Ranch Mobile Home Park”R
2193 Los Feliz Dr."R

Thousand ODaks, CA 21360°R
ATTENTION: Manager"R
i ~E

Twin Palms Mobile Home Park”R
198 Skyline Dr.~R

Thousand Oaks, CA R
ATTENTION: David Weiswasser~R
~B

Ventu Mobile Estates*R

26 8. Ventu Park Rd.~R
Newbury Park, CA 91320°R
ATTENTION: Mary C. Czech™R
~E

Ventu Villa Mobile Home Park~R
26 Ventu Park Rd.” R

Newbury Park, CaA 91120*R
ATTENTION: Mary C. Czech~R

~E

CTO 00271

Crestview Mobile Home Park~R
1227 Montana Ave.” R

Santa Monica, CA 90403°R
ATTENTION: George A, Mott~R
~E

Elms Plaza Mobile Home Park~R
3702 Ccapstan Circle~R
Westlake Village, CA 91361“~R
ATTENTION: Howard H. Lee*R
~E

Thunderbird ©Oaks Mobile Home
Park~R

2501 Thunderbird Dr.+R
Thousand Oaks, CA 91362"R
ATTENTION: Barbara J. Lynn~R
~E

Vallecito Mohile Estates~R
Vedder Park Management~R

1521 W. Glencaks Blvd.~ R
Glendale, CA 91201~R
ATTENTION: William C.
Schweinfurth~R

~R

Ventu Park Vvilla~R

50 Ventu Park Rd.“R
Newbury Park, CA 91320"R
ATTENTION: Manager~R

~E




& &
G /,@/%W Dot

1

1980
CITY OF THOUSAND OAKS
MOBILEHOME RENT REGISTRATION

Mobilehome Park

Controlled Spaces : X $10.00 = § #
[ FEE Check No.

vacant Spaces

Total ESpaces

Manager owner
Name Name
Address Address
Phone _ Phone

On the attached form please list the base rent for each occupied
space. The base rent is that rent on July 1, 1986, or the new
recontrolled rent resulting from a vacancy where a coach is
physically removed from the park.

The Maximum Adjustment Rent includes annual increases to the base
rent, but not any surcharge for Capital Improvement. If you know
that one or more of the space tenants are 60 years+, please

indicate year.

!
!

Date Received:

/

an1 WEST HILLCAEST ORIVE + POST OFFICE BOX 1496

* THOWSAND OAKS. CALIFORNIA 91360 - (BDS] 497-0G11

CTOO
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