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STANDARD RENTAL AGREEMENT
FOR A TERM OF LESS THAN TWELVE MONTHS
Page 4

0. ALTERATICN CF TH!S AGBEEMENT: This i\g'ee"r-. i+ may be aiiered oniy by wiitler Agreement signed by both of the 2aniss
by operation ot l2w, or in any menner previded for by the Mebiiehome Residency Law or other applicabie law.
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Ranch Mobilehome Park

2193 Los Feliz Dr, Thousand Qaks, Ca 91362

MOBILEHOME SPACE RENTAL AGREEMENT FOR TWELVE MONTHS OR LES$

INCLUDING MONTH TO MONTH

SPACENG: __ 22

RESIDENT: Doris Chaison _ Date: July 20, 2010

RESIDENT.

This rental agreement is made effective on the date set forih below by and between _ AVMEGH Five - The Ranch Limited Partnershis,
hereinafter refarred to as “OWNER,” and the above named residents, herainafter referred to as "HOMEOWNER" Reference ©
“OWNER,® hereafter, also includes OWNER'S autherized representatives. The Mobile Horne Park is a "Senior Gommunity” {age 42
years or oider) pursuant to the requirements of state and federal faw. Al occupanis must be age B2 years or older. New occupanis s &

required to prove compliance with the Park's age restrictions with a driver's license, birth certificate, or other such generally accept :d

proof of age.

1.

DESCRIPTION OF THE PREMISES: OWNER rents to HOMEOWNER and HOMEOWNER renis fram OWNER the spa e
indicated above within Ranch Mcbilehome Park, 2193 Lous Feliz Dr, Thousand Caks, Ca 91382 . hereinafizr
“COMMUNITY," to be used for the personal and actual residenca by HOMEOWNER and for ne other purpose without the pr or
written consent of OWNER,

TERM: The initial term of this agreement shall be for _12  months and _Q _ days commencingon _ Julvy 20. 2010
and ending midnight an ___ July 19, 2611 . As used hsrein, the expression “TERM HEREOF” refers to this term or vy

renewai thareof as hereinafter provided.

RENT: HOMEQOWNER shall pay to the OWNER _$133.12_per month as rent plus an additional sum for utiiies and sarvic ss
1o or for HOMEOWNER’S space as herein set forth beiow. The first payment shall be due on __August 1, 2010 Excopt
for metered utilifes, the reni and other charges for ufilities and services to or for the space will ba due in advance on the f st
day of sach month. Metered utifities are cue when billed. All rent and other charges shail be paid at the Community office or
other place designated by OWNER in writing without any offset or deduction whatsaever, All payments by HOMEOWNER st ali
first be applied to discharge any past due amounts, including, but not limited to, late charges, returned check charges, and ut ity
and senvice charges. After such past due amounts nave been paid, the remainder of any monies received by OWNER frsm
HOMEQWNER shali be applied to past morithiy rent amounts, then to the current month's utifities ,20d services with : ny

remainder apoiied to current rent. The next scheduied increase for this space wifl be on A S A . ifthisdte
is less than ninety {90) days from the commencement date of this iease, the new rental amount wikbe 4~ . Al least
ninety (90} days written notice will be given for all later rent increases.

SECURITY DEPQSIT: The amouni of security deposit received is , or it this is a new agreement for an exising
Resident, Park currently holds as a security depasit. The sgourity deposit is not rent, and shail within thirty { 0)
days following termination of tenghey or al such other time as provided by law, be returned after deducting for damag »s,
ciganing, or any other unpaid obligations of Resident. -

UTILITIES AND SERVICES COSTS AT COMMENCEMENT OF THIS RENTAL AGREEMENT:

Present Homeowner | Managemeni Biils ncluded

Cost Fays Utilty Co. ©  Hameowner fn Rent Remarks

Naturat Gas Metered 7

Elacticity Melered Y

Waler

‘/‘
Tcash v

Tax Refmbursemant :

Cable TV

Gugst Fees” ! £75.00 v Per Month Per Guest

Rent Controt Fee

RV Storage . : !

Pass-Thru 1

Pass-Thru 2

Lale Fee {see buiow) %1500 Applies aftar the 6th of the month

v
Raturn Check Fees 513,00 v

Other

Other i f
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Presant Homeowner Management Eifls Inciuded .

Cost Pays Uiility Co. Homeowner in Rent Remarks

“In residence over 20 consecutive days or 30 days in a calendar year, See section on “Guest Fees”, below.

Any increase in the cost of separately billed utilities or services shalt bs immediaiely passed through on the next bilfing. La e
fees, Relurned Check Fees, Guest fees, Pat Faciities fees, and RV Storage fees may be increased on 30 days writien nolic .

OWNER may, upcn giving 30 days written notice during the term of this Agreement or any extension or renewai therec,
separate and subtract from the rent, then charge HOMEGWNER monthly for the costof any service now or fater inciuded in
the rent. The amournit of this reduction shall be equal to the average cost to OWNER for the utility or service o or for that spa :e
during the 12 months immediately preceding notice of the commencement of the separate hilling for thie utility or servicr..
Following commencement of the separate bilfing, OWNER may calculate and separately state on the monthiy bifling the periocic
charge for the utility ar service utilizing any method permitted by taw.

With OWNER's prior written approval, HOMEOWNERS may confract directly with cutside vendors or service providers for @ 1y
service or utility not fisted above or offered by OWNER. However, the service or utility service obtained by HOMECGWNER sh alf
not conflict in any way with the normal operation or best interest of OWNER.

if HOMEQWNER makes a written request for the iesting of any OWNER provided utitity meter serving their space, OWNIR
shail order and pay for the test. However, HOMEOWNER shall reimburse the costs to OWNER if the test results indicated 10
agjusiment, repair, or replacement was necessary.

GUEST FEES: Residents will pay an additional fee of __ $75.00 _ per manth for each month or partiaf month & guest st ¥s
on the Resident's space immediately fallowing a stay of more than 20 consecutive days or a tolal of 30 non-consecutive deys
in a calendar year. Guest fees will be dug commencing on the first day following the expiration of 20 consecutive days or a tc al
of 30 non-consecutive days in a calendar year, which ever occurs first. Guest fees shall be paid in advance and shah be p sid
prospectively on the first day of each month, thereafter. Guest fees will be owed whether or not the guest has been registe: ad
with OWNER. No guest fee wili e charged for persons described in Civil Code Section 798.34(b}.{c) or (d}, or the “immedi. ite
family" of the Resident, defined as the Resident, his or her spouse, their parents, their children, and their grandchitdren uncer
18 years of age.

LATE FEES AND HANDLING CHARGES: if the rent and other charges are not paid by the 6" of the month, a lale fee o

$15.00 _ will be due fo cover GWNER'S administrative costs for, among other things, preparing and serving a nofice : nd
collecting, banking and accounting expenses associated with coliesting late rent and oiher charges. HOMEOWMNER znd
OWNER's representative acknowiedge they have discussed the late fee and agree that it is and will be impracticabte znd
exiremely difficuli to fix the actual darnages suffered by OWNER either now or at the time of receipt of a late payment and tiat
the above amount represents a reasonable average estimate of OWNER'S administrative costs related to collecting : nd
accounting for late payments. See Late Fee Addenduim attached hereto and incorporated as though set farth in full. inclus on
of the late charge provision shali not be consirued as a waiver of CWMNER's right to demand timely payment of rent and ot ser
charges when due, 1o require payment in legal lender, or te enforce any provision hergof after any default on the part of he
HOMEOWNER, Ahandiing charge of _$15.00 is required for aii checks dishonored by HOMEOWNER's bank regardi :ss
of the reason. HOMEOWNER acknowledges that it is and will be impracticable and extremely difficult to fixthe actual damag es
suffered by OWNER i ihe event the HGMEOWNER's check is refumed, and that the above charge represents a reasone sie
approximation of the damages the OWNER is likely to suffer from HOMEOWNER'S returned check. The appiicatior of ate
fees and return check charges shall be cumuiative. The subseguent acceptance of payments shall not constilute a waive  of
any breach of any rule, reguiation or covenant of the |ease Agreement, nor shall it reinstate, continue or extend the term of he
Lease Agreemient ar affect any notice, demand or suit hereundar unless expressly waived by OWNER in writing. interes: at
the rate of 10% per annum wiff accrue on rent and other charges gne month or more past dus,

FACILITIES AND SERVICES PROVIDED BY OWNER: The facilities and services to be provided by CWNER during the twrm
of this Agreement, unless changed as provided by law are as follows:

A. FACHLITIES: Laundry room, ¢clubhouse, rastrooms, recreational faclifies.

B. SERVICES: Services are provided as stated in Section 4, above. Utlities and services which are now included in the
ren: without additional charge, may later be broken out of the rent and metered or charged separately from the eni
in accardance with applicable faw and regulations. The fees charged for utilities and services will be at the prevai ing
rates or as prescribed by the serying utitity or by government reguiation. OWNER will maintain the common arsas
of tha COMMUMNITY o reasonable standards.

C. RESPONSIBILITY OF OWNER: It is the rgsponsibility of the OWNER to provide and maintain the phy:ical
improvements in the common facilities of the Community in good working order and condition. However, with res; .ect
to a sudden or unforeseeabie breakdown or detenoration cf these improvements, the OWNER shalt have a reason: bie
period of time (o repair the sudden or unforeseeable breakdown or deterioration and bring the improvements into ¢ 2o¢
working order and condition after OWNER knows or should fave known of the breakdown or deterioration. For
ourposes of this subdivision, a reascnable period of time to repair a sudden or unforeseeabie breakdow: or
deteroration shall be as soon as possible in situations affecting a heaith or safety condition, and shali not excee! 30
days in any other case except where exigent circumstances justify a delay. Any prevention, delay or stoppage jue

Page 2 of 8 & 2004 raw Clice of Scqit £, Certer - Revised June 27, 290§



10.

11,

i2.

13,

14,

15,

1o strikes, labor disputes, acts of God, inability to obtain meterials, governmental restrictions, regulations or control
judicial orders, fire, fiood, earthquake or sther natural disaster will excuse OWNER's performance of these cbligaticr s
for a time equal to *he delay, Such delays shall be deemed to be reyond the reasonable control of OWNER
HOMEOWNER shal continue to pay rent, without abatement or reducfion, and any and all other itemized charges n
accordance with the terms of this Agreement. OWNER will not be liable for any loss or injury to progerty occurrr g
with, or incidental to the failure fo furnish any services, facifities, or ulilities ©© HOMEOWNER, i the inability to 1o
furmish retates to metters set forth abave in this secticn. :

D. RESPONSIBILUTY OF HOMEQWNER: HOMECWNER shali promptiy report to Management any observed defectw! ;.
respect tg the Common Fadilities, Common Areas or ulifity services of the Park, inciuding, but not imited to, e
following: water leaks; gas leaks; pothoies or cracks in the pavement of roads; dity trash areas; dust, dirt or deb. is
on roads; discofored or bad smelling or inadequate water supply or pressure; prablems with the Park's commen
elecitical systermn; leaks or backups or fack of capacity of the Park's sewer system; urciean or inoperable launc -y
facitities; insufficient frash bin capasity; problems with the heating or coaling at the commorn buildings; hoies or we o
spots in flgars of the Park’s facliities; or any other defect in the Park's equipment, buildings, common areas, or
maintenance, inciuding iandscaping. HOMEOWNER shaiil give such netice in writing to the GWNER's reside ot
manager, in person or by srepaid first class mail addressed {o the OWNER at the Community within thirty (30) da /¢
of HOMEOWNER's discovery of any of the conditions set farih above in order that such conditions may be correct i
within a reascnable perod of fime by the OWNER. -

USE AND OCCUPANCGY: Except as expressly provided by Cafifornia Civil Code sections 798.34(b} & {cl or 78823 5 of tve
Mobilehome Residency Law, the Comimunity Rules and Regutations or as otherwise preempted by faw, aniy the register xd
owner, who is a signatory to this rentat agreement, and his immediate family as defined in Civit Code section 798.25 ¢ re
permitied o reside on the rerted mobllehome space. Resident shall not use or permit the premises or any part thereof to e
used for any pumose other than as a iot for the placement and maintenance of their mobiiehome which may only be used 3s
a residence for the persons listed herein. No other person may reside at the premises without the por written permission of
OWNER. The Community and its address may nof be used for the purpose of conducting any enterprise, business, or
advertising the sale of automobiles, recreational vehicles, ar any other merchandise. No mobilehome or oscupancy righis to
a space may be transferred in the Community without the prior written consent of OWNER, Occupancy of the mabiiehome is
limited to two persons per bedroom plus one persan. Resident shail not assign any rights or privileges of the Agreement or
sublet the rented premises oy any part except as specifically permitted per Comrunity Rules and Reguiations. Any sLzh
purported assignmert or sublet is void. Resident shall neither do nar permit to be done in or about the premises, nor bring or
keep therein, anything in confiict with any faw or ordinance now or hereafter in effect, or contrary to the Ruies and Reguiatic i
of the Comrunity, or which may infure or annoy other tenanis of the Community.

SUBLETTING: There shalt be no subletting except as required by law subject to OWNER's written approval.
ASSUMPTION: There shail be nc assignment of this agreement by HOMEOWNER. Any purgorted assignment is void,

LIENS AND CLAIMS; HOMEOWNER shall not suffer or permit to be enforced against OWNER's titie to the Community or: ny
part thereaf, any lien, claim or demand arising from any work of construction, repalr, restoration or maintenance of the Home: ite
or mobilehome.

A Shoutd any lien, demand or claim be filed, HOMEOWAMER shali cause it to be immediately removed. In the gvan:
HOMEOWNER | in good laith. desires to contest such jien, demand or ciaim, he may do so, bur in such ciss
HOMEOWNER agrees to and shail indemnify and save OWNER harmiess from any and all liability for damag =5,
including reasonable attorneys’ fees and costs, resulling therefrom and agrees to and shadl, inthe event of g judgrm ent
of foreclosure on said lien, rause the same to be satisfied, discharged and removed prior to execution of the judgmi nt,

B.- Should HOMEOWNER fail to discharge any such lien ar furnish bond against the fureclosure therect, OWNER may,
but shalt not be obligated to, discharge the same or take such cther aclion as it deems necessary to prevert a
judgment of foreclosure cn said fien from being executed against the property, and afi costs ang expenses, includ g,
hut not Himited {o, reascnable attomeys' fees and court costs incurred by OWNER in connection therewith, shai be
repaid by HOMEOWRNER to OWNER on written demand. :

WASTE AND NUISANCE PROHIBITED: During the term of this Agresment, HOMEOWNER shall nof commit any wast: or
nuisance on their space or in the Community, shall comply with ali Community Ruies and Reguiations which may be chan ed
from time-to-time pursuant to the terms of the Mobilehome Residency Law, anc shalf comply with all iaws and regutati irs
applicable to their residency in the Community as the same may be mogdified from time-to-time.

ABANDONMENT PROHIBITED: HOMEOWNER shali not vacate or abandon the premises at any time during the term her-of

tf HOMEOWNER shatli abandon, vacate or surrender the premises, all of HOMEOWNER'S personal property ieft hehind g 1al
be deened to be abandoned. at the optdon of OWNER.

OWNER'S RIGHT OF ENTRY:; HOMEOWNER shall permit OWNER and the agents and empioyses of OWNER o anter mic
and upon the premises at all reasonabie tmes for the purpose of inspecting the same, carrying out OWNER's operation and
maintenance responsibiiities, for the purpose of posting notices of non responsibility for alterations. additicns or repairs. and

F’age 3of8 & D04 Law Ofice pf Seelt £, Garler - Bevised Jone 27 603
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16.

17.

18,

14.

20.

21.

22,

23.

CTO 01814

1o exercise other rights under the aw, all of which shall be without rebate of rent and without any lability to HOMEOWNER 1r
loss of quiet enioyment. OWNER shall not enter HOMEOWNER'S Mobiiehome except in cases of emergency or with the ot o

written consent of HOMEOWNER.

OCCUPANCY QUESTIONNAIRE: HOMEOWNER shall compiete, sign and provide to OWNER, on three (3) davs prior writh n
notice, an Occupancy Questiornaire. Such executed Questionnaire shall corain the following:

A The names of all occupants of the Homesite;

B. Nature of occupancy for each individual cccupying the space;

C. The legal owner and registered owner of the mobilehome;

0. Names and addresses of al lienholders of the mobilgshoms;

E. A copy ofthe cerificate of tile and/or registration card issired by the Cafifornia Department of Housing and Commun ty
Developmant or by the California Cepartment of Motor Vehicles for the mobitehome occupying the Homesite: an-!

F. Proof of HOMEQWNER's insurance policy {or poiicies} on HOMEOWHNER's mabilehome.

. RESALE OR TRANSFER OF OWNERSHIP OF MOBILEHOME:

Pursuant to Civit Code § 798.74, OWNER reserves its right of prior approval of a purchaser of a mobilehome that will rem: in
in the COMMUNITY. For the purposes of this agreement, purchaser inciudes any transferee whether or not the transfer was
for vajue. Subject to OWNER's right to require rempval of the Mobilehame on sale in accordance with Civil Code § 798.73ad
otherlaws, HOMEQWNER may sell or transfer cwnership of his or her Mobilehome at arty time. HOMEOWNER must, howev ar,
immediately notify the OWNER in writing of HOMEOWNER's intent to sell or transfer ownership of his or her Mobilehome wh in
HOMEOWNER infends for the Mobiiehome to remain in the COMMUNITY after the sale or fransfer of ownership. When i is
intended that the mebiiehame remain in the COMMUNITY after the sale of transfer. alt of the following will be required bef re
HOMEOWNER will be released from this agreement. HOMEQWNER must assure Purchaser/ransferes has:

A, Provided a completely fitled out epplication for tenancy including a copy of the agreement to sefl or transfer.

B. Paricipated in a face to face interview with OWNER'S represertative.

C. Executed acknowledgment of receipt of a copy of the Community’s State-required Mobilehome Park Rental Agreerm
Disclosure at jeast three working days prior te the signing of the assumption or lease/rental agreement. )

D. Executed a new lease/rental agreement approved by OWNER.

E. Executed a copy of the current Community Rules & Regulations.

F. Paid their first menth's rent, secunty deposit if required, and cther charges for the space, as well as any cum :nt
definquency. i

CANCELLATION OF AGREEMENT UPON REMOVAL: In the event HOMEOWNER decides to remave the Mobifehome fr sm
the COMMUNITY and surrendar the space to OWNER, HOMEQOWNER may cancal this Agreement upon giving OWNER si ity
{60) days wriften notice of such removal and cancefiation. HOMEQWNER's obfigation for rent and other charges shall ot
cease uniil reamval of the mobilehome ang aft accessories has been compieted, the space has been surrendered to OWNER.

and the notice period has expired.

TERMINATION BY OWNER: QWNER may anly terrinate this agreement for any cne or more of the reasens steled in € ivil
Code section 798.56 including amendments that occur after signing this agreement.

WAIVER: The waiver by OWNER of, or the faliure of OWNER 1o take action with respect fo, any breach of any term, cover ant
or condition herein contained, shall not be deemed to be a waiver of such tarm, covenant or condition or subseguent bre: ch
of the same, ar any term, covenant or condition herein contained. The subsequent acceptance of rent by DWNER shali 1ot
he deemed to be a waiver of any preceding breach by HOMEOWNER, of any term, covenant or condition of this Agreem ant
other than the failure of HOMEOWRNER to pay the particutar rent so accepted, regardiess of OWNER'S knowledge of s1ich
preceding breach at the t#me of accepting such rent.

EFFECT OF RHONEOWNER'S HOLDING OVER: Any hoiding over after the expiration of the term of this Agreement, with ‘he
consent of OWNER shafl be construed fo be a fenancy from month-to-month af the same monthly rental as charged to “he
HOMEOWNER for the pericd immediately prior to the expiration of the term hereof plus any prior noficed increase, and s 1al
otherwise be on the terms and condifions herein specified so far as appficable. The amount of rertt and other charges due for
ihe term of such period of holding over may be increased in accordance with Maobilehome Rasitdency Law. Any holdover with Jut
the consent of the OWNER shall accrue daily damages to OWNER at the fair market rent for the space, 537&5?&59_!}1
detarmined by OWNER, and shall inciude all fixed charges for ufiliies or services that are a cost 1o OWHNER ‘or that spa se.

TRANSFER OF OWNER'S INTEREST: In the event OWNER transfers its interest in the COMMUNITY or any portion ther »of,
OWNER shall be automatically relieved of any obligations hereunder accruing after the date of such fransfer ind
HOMEOWNER shall look to the transferee for enforcement of such obfigations.

EMINENT DOMAIN; f the entire Community, or a portion thareof, is taken under the power of eminent domain, oris sol i o
any authorty having the power of eminent domain, either under threat of condemnation ar white congemnation proceediwgs
are pending, and such occurrence causes OWNER in its scle opinion to believe the balance of the remaining property is not
suitable or viabie o continue as a mobilehome cammunity, then this Agreement shalt automatically terminate as of the « ate

Page 4 of B % 20604 Law Qffice of Sootf £ Garter - Reviged June 27, 7609



24,

25.

26,

27.

28.

29,

30.

the condemning authority takes possession. Any award Tor any taking of all, or any part of the Cormmunity under the power f
eminent domain shall be the property of OWNER, whether such award represents compensation for diminution in valus ofti &

teasehold, i any, or a taking of the fee {rights ot ownership).

No award for any pariial or entire taking shalf be apportioned, and HOMEOWNER hereby rerounces any interest in, a:«d
assigns to OWNER, any award made in any condemnation proceeding for any such taking. Nothing contained herein, nowevr,
shall be deemed to preclude HOMEOWNER from obtaining an award for damages concerning their removable persor a!
property, or to give OWNER any interest in an award of damages to HOMEOWRNER for loss of or damage to HOMEOWNEF 's

removable personal property,

DISPUTE RESOLUTION AND ARBITRATION OF DISPUTES: OWNER may offer 2 voluntary Arbitration Agreement for mut al
consideration auiside this Agreement. If such an agreement is executed by OWNER and HOMEOWNER, i shall e

independent of the rentat agreement.

ATTORNEY’S FEES: Inany legal action hereunder, or to enforce any other agreement between OWNER and HOMEOWNI R
arising under the tenancy, the non prevailing party shail pay the reasonable attormey’s fees and costs of the prevailing pa ty
in an amount to be determined by the court or other forum having jursdictian of the matter, in addition {0 any other award or
damages ordered whether or not the matter proceeds to decision by the entity having jurisdiction. A party shali be deermed t5e
prevailing parfy if judgmert is rendered in his favor or where the iigation is dismissed in his faver prier to or during trial, uniess
ihe parties otherwise agree in the setlement or compromise.

ESTOPPEL CERTIFICATE: Withinten {10} days after written notice, HOMEOWNER agrees {0 execute and deliveran Esiop !
Certificate in the form submitied by OWNER, acknowledging that this Agreementis in full force and effect as modified by writf :n
agresment, spacifying any modifications fo the Agreement and dates to which the rent and oter charges have been paid, £ +¢
ackrnowledging whether or not OWNER is in compliance with its obligations thereunder or the jaw. Failure of HOMEGWN IR
to exacuie and refurn said Estoppel Certificate within ter {1C) days afier pregentation of same to HOMEOWNER shall 2e
conciusively deemad BOMEQOWNER's acknowledgment and warranty that the Certificate as submitted by OWNER is true = ~d
corredt, that OWNER is not in breach, default, or violation of the agreement or legal obligation o the HOMEQWNER, and m ay
be relied upon by any lender, purchaser, or other interested party. :

SUBORDINATION: This Agreement, and any leasehold interest which may be created by it, shaji be subordinate to : ny
encumbsance, restriction ¢r deciaration of record before or after the date of this Agreement affecting the Park, the comm an
areas, recreational facilities or other facilities of the Park, or iie Homesite rented to Homeowner. Such subordinzian is sffect ve
withcut any further act of Homeowner; howéver, Homeowner agraes, upon request by Cwner, to promptly execute and deli er
any documents or instruments which may be requited by any fender 1o effectuate any subordination, including reasona e
meodifications to this Agreement, provided they do not increase the obiigations of Homeownar or materially adversely affect he
interests of Homeowner herein. if Homeowner fails to execute and deliver any such documents or instrumants, Homeow er
herehy imevocably constitutes and appoinis Owner as Homeowner's special attorney-in-fact o execute and deliver any s: ch

documents or instruments.

INDEMNIFICATION: OWNER and Community shail not be liable for any loss, damage or injury of any kind whatscever io he
persocn or property of any HOMEOWNER cr 1o any of the employees, guests, invitees, permittees or licensees of Lny
HOMEOWNER, or to any other person whomsoever, caused by any use of the Community premises or Homesite (inciuc ng
any defect in improvemenis erected thergon} or the failure of any service or amenity, or arising from any other ca: se
whatsoever, uniess resuiting from circumstances described below. As a material part of the comsideration of this Agreesm nt,
HOMEOWNER hereby waives ail clzims and demands against OWNER and the Community, and hereby agrees to indem ify
and hold QWNER and Community free and harmiess from liability for all elaims and demands for any such loss, damage or
injury, including attorneys® fees, together with alf costs and expenses arising therefrom or in connection therewith, unl sss
resulting from the drcumstances described below.

PLEASE NOTE: Nathing contained in the above paragraph or elsewhere in this Agreement, the Rules and Regulations or ot ver
residency documenis of the Community, shali have the effect of an agreement by HOMEQWNER to release, indemnnify : ind
hold harmiess OWNER, Community or any other person for the gruss negligenae or wiliful acts or omigsions of DWNER, the
Community or any other person or from a breach by OWNER or any-other person of this Agreement of tha breach of any o:7er
duty owed by OWNER, the Community, or any other person to HOMEQWNER or o any other persen. Furthermore, the te ms
and conditions of this paragraph do not include any fine, forfeiture, penalty, or fee {(Including any atfomeys' fzes or cots?
assessed by a court of faw against the OWNER of the Park for a violation of the Mobilehome Residency Law.

HOMEQWNER shail, at HOMEQWNER's own expense, defend all actions brought against OWNER or the Cornmunily forwi ich
HOMECWMER is responsible for indemnification hergunder. if HOMCOWNER falls to do so, OWNER or the Cammunity (at
OWNER's option, but without being obfigated 1o do 50} may, at the expense of HOMEOWNER, defend such actions, ind
HOMECWNER shail pay and discharge any and ail amounis that arise therefrom.

RECORDING: This Agreement or any mermaorandum of this Agreement may not be recorded withou! the prior writen cons ant
of OWNER, which may be withheld.

GOVERNING LAW: This Agreement shall be governed by and construed pursuant to the laws of the Stale of California
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33,

35,
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39.

AMENDMENTS: This Agreement, any addendums and the written documents referred to herein contain the eniire agreeme 1t
betwsen OWNER and HOMEQWNER ard except as otherwise contained in tis agreement, may be amended onby by write n
assent of OWNER and HOMEOWNER.

MAINTENANCE OF RENTED SPACE: Fxcept as otherwise required by California Civii Code section 798.37.5, HOMEOWNE X -
agrees to maintain the space and afl improvements thereon inciuding but not limited to: the frees, shrubbery, and oth
vegetation or landscaping, fences, retaining walls. asphalt, concrete, storage bulidings. other siructures permnitted by OWNE',
vehicles used for ransporiation and the mabilehome in a condition of good repair and attractive appearance. OWNER miy
charge a reasonable fee for services relating fo the maintenance of the fand ard premises upon which HOMEOWNER s
mobilehome is situated in the event HOMEQOWNER fails to maintain such land or premises in accordance with the rules ar d
regulations of the Community after written rotification to HOMECWNER and the failure of HOMEQWRIER to comply within * 4
days thergafter. In the event of such failure on the part of HOMEOWNER tc comply within 14 days, OWNER may enter f e
premises to camry out, at HOMEOWNER's expense, such gardaning, mainienance andfor repairs to the land and premises i s
are reasonably necessary to correct the conditions which viclate the Community Ruies or detract from: the appearance of tl e
space or Community. OWNER'S charge for such services shali be patd upon demand and, at OWNER's solg ¢ption shall | e
deerned additional rent. OWNER'S election of this remedy shall not be deesmed a waiver of any default by HOMEOWMEF .,
OWNER'S remedies shall be cumuiative and OWNER reserves the right 1o proceed using any or all remedies available in z w
or equity. HOMEOWNER's invitees or guests who cause property damage by their actions or negligence are deemed ager s
of their host HOMEQWRNER for liability purposes and OWNER may seek recovery directly from the HOMEQWHNER,

TiME IS OF THE ESSENCE: Time is of the essence of this Agreement and for each and every covenant theraof.

INCORPORATION OF RULES AND LAW: HOME OWNER hereby acknowledges concurrent or previous receipt of the currg ot
Mobiiehome Residency Law and Communify Rules and Regulations and that these documents are incorperated by referen e
as attachments 1o this Agreement and are made a part of it as though set forth in fuil.

INSURANCE: The Community does not ¢arry public liability or property damage insurance to compensate you, youwr gue 1.
or any other perscn from any loss, damage, or injury except where the Community would be iegally liable for such koss, damag 2,
of injury due to its own acts ¢r negligence. Therefore, for your own protection, you should obtain at your own cost, fire, fiocd,
storm, eacthqualke, acts of God, thaft or vandaiism, and other casualty insurance coverage for your mobilehome, improvemen s,
and confents, and perscnal Habifity and any other insurance that may be necessary or beneficial lo protect you, your guest, or
others from unforeseen loss or liahility.

“ZONING INFORMATION: The nature of the zoning under which the mobilehome park operatés is: Mpbite Home Exclusiv s

NOTICE: Pursuantio Section 290.486 of the Penat Code, information about specified registered sex offenders is macde availat .«
1o the public via an intemet Web sie maintained by the Department of Justice at www.meganslaw.ca gov. Depending an i
offender's criminal history, this informailion will inciude either the address at which the offenider resides or the community of
residence and ZIP Code in which he or she resides.

RELEASE OF CLAIMS: As a material part of the consideration for this Agreement, HOMEOWNER hereby waives, releas s
and discharges on behalf of him or herselt, their famiy and guests, OWNER and gach and ait of OWNER's present and for er
partners, officers, directors, agents. representative, employess and attorneys and each and all of OWNER's respective hei 5,
successors, executors, agministrators and assignees of each from any and all claims. agreements, contracts, covenai is
representaiions, obligations, losses, fizbiliies, demands and causes of action which HOMEOWNER and HOMEOWNEF 'S
family and guests may now or hareafter have or clairn fo have against OWNER, by reason of any matter or thing, whather of
a personal or business nature, whatsosver, to and inciuding the date hereof. HOMEGWNER hereby waives any and alf rigi ts
which HOMEDWNER may have undar the provisions of Section 1542 of the Civil Code of the State of California, which seciim

reads as foflows:

"A General Release does not extand to claims which the Creditor does not know or suspect to exist in his
favor atthe time of executing the release, which ifknown by him, must have materiatly affected s settiement
with tha Debfor.”

1t is underslood by HOMEOWNER that, if the facts or faw with respect to which the foregoing release as given turn out hereat er
0 be other than or diferent from the facts or law in that connection now known io be or believed by HOMEOWNER to be i &,
thert HOMEQWNER expressly assumes the risk of the facts or iaw turning out {o be so different, and agrees that the forego g
release shall be in ali respects effective and not subject to termination or rescission for any such difference in facts oriaw. 3y
initjaling here, HOMEOWNER agrees to this orovision. e .

SERVICE OF NOTICES: Unless otherwise provided, afi natices shail be either defivered personaily (o the HOMEGWNER ar
deposited in the United States matll, postage prepaid, addressed 1o the resident at his or her space within the Communihy  If
more than one pemsan is samed a HOMECWNER in the renta! agreement, each shail be deemed the agent of the other for e
purpase of service of notices and service on one shall be deemad service on all HOMEOWNERS &f the same space.

@

Page 6 of B & 2004 Law Ofiice of Soalt £, Carfer - Mevised sune 27 10



40. SEVERABILITY: if any provision of this Agreement or application thersof to any persen or circumstance is held invalid, th s
invalidity shall not affect other provisions or applicatians nf this Agreementwhich can be given effectwithout the invaid provisic o
or application; and to this end. the provisions of the Agreement are dectarad 1o be severable. This Agreement shall be jtberal v
construed to achieve is purposes and to preserve its vahdity. :

41. COUNTERPARTS AND FACSIMILE SIGNATURES: This Agreemenimay be executed in several caunterpars, each of whic v:
shall be deemed an criginal and ail of such countemarts together shall constitute one and the same instrumeni. Facsimi e
signatures may be used by the parties, in which event the document, signed by such party shali be binding upon the paity wt o
signed it.

42, ACKNOWLEDGMENTS: Approval should be given only after careful consideration and review of esch one.

A By iniffaling this subsection, ROMEOWNER agrees {1} that he or she has carefully inspected the rental space and t e
COMMUNITY facilities; and (2} that the space and facilfies are in every respect as represented by OWNER o
HOMEOWNER, either oraily or in writing. To the extent that the space and facHities are not exactly s represents 3,

L

either orally or in writing, HOMEOWNER accepts them as they are. '~

B. ff HOMEOWNER currently has a tenancy for this space in the Community, HOMEOWNER acknowtedg :s
HOMEOWNER was offered a lease fgr 12 months or iess as the HOMEOWNER may choose. )

C. By initiaiing this subsection, HOMEOWNER acknowledges that OWNER has not required HOMEOWNER to purchas &,
rent, or fease goods or services for landscaping, remodeling, or maintenance from any person, company, or
corporation. ¢f.

D. By intiafing this subsection, HOMEOWNER agrees that this Agreement, including addendums, contains the ent re
agreemant betweén the parties relating to the rental of space within the COMMUNITY. &e

E. By injtialing this subsection, HOMEOWNER agrees that be or she has read, understoed, and received copies of tis
agreement, the Community Rules and Regulations, and the Mobilehome Residency Law, HOMEOWNER undarster 15
that by executing this agreement he or she will be baund by its terms and conditions, 27— .

Al prior negotfations or stipulations concerning this matter which preceded or accompanied the execution herein, are congiugiv v
decmed to have been superseded hereby. In interpreting this Agreemsnt and the provisions thereof, # shall be deamed that 1 s
Agreement and its exhibits were written by both parties if any changes were made. This Agreement may be subsequently altered by
written agreement of the pariies or by OWNER folowing expiration of the initial term of this agreement in accordance with Civil Cr e
section 827 or other applicable law.

This agreement shail be binding upen and inure ta the benefit of Owner's heirs, successors, and assigns,

This agreement is signed in Thousand Oaks _, Caiifornia.
HOMECWNER(S): OWNER/AGENT:
; L iy AVMGH Five - The Ranch Limited Partnership
e e L e - ;’ s

Doris Chaison Date By:
wry Ol f 1
: ‘ o
E!E

Dats Kesnacm Manager ~ Dete

cx
5
@
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Ranch Mobilehome' Park

2193 Los Feliz Dr, Thousand Oaks, Ca 91362

MOBILEHOME SPACE RENTAL AGREEMENT FOR TWELVE MONTHS OR LESS

INCLUDING MONTH TO MONTH
SPACENO: ___30

RESIZENT: Gayie Heninger Date: Aprii 3, 2010

RESIDENT:

This rentat agreement s made effective on the dats set forth below by and between _ AYMGH Five - The Ranch Limited Partnership,
hereinafter referred o as “OWNER," and the sbove named residents, hereinafter referred to as *HOMEOWNER.” Reference o
*OWNER,” hereafter, also includes OWNER'S authorized representatives. The Mobile Home Park is a “Senior Community” {age 62
years or oider) pursyant to the requirements of state and federal law. All occupants must be age 62 years or older. New occupants are
required to prove compliance with the Perk’s age restrictions with a driver's license, birth certificate, or oiher such generally accepted

proof of age.
1. DESCRIPTION OF THE PREMISES: OWNER rents to HOMEOWNER and HOWMEOWNER renis from OWNER the space
indicated above within Ranch Mobilehome Park, 2183 Los Feliz Dr, Thousand Daks, Ca 81362 , hereinafter

“COMMUNITY,” to be used for the personal and actual residence by HOMEQWNER &nd for nc other purpose without the prior
written consent of OWNER.

2. TERM: The initial term of this agreemeni shall be for _ 12 months and _0  dayscommencingon __ Apeil 3, 2010,
and ending midnight on Aorii 3. 2011 . As used herein, the expressfon "TERM HEREQOF" refers fo this term or any

renewal thereof as hereinafter provided,

3 RENT: HOMEOWHMER shali pay to the OWNER _$133,12 per month as rent plus an edditional sum for utiities and services
to or for HOMEOWNER'S space as herein set forth below. The first peryment shall be due on May 1.2010 . Except
for metered ulifities, the rent and other charges for utiities and services to or for the space will be due in advance on the first
day of each month. Metered utllities are due when bitled. All rent and other charges shail be paid at the Community office or
ather place designated by OWNER in writing without any offset or deduction whatsoever. All payments by HOMEOWNER shall
first be applied to discharge any past dua amounts, inctuding, but not imited to, late charges, returned check charges, and utiiity
and service charges. After such past due amournts have been paid, the remainder of any monies received by OWNER from
HOMEOWNER shail be applied to past monthly rent amourtts, then to the current month's utiiities and services with any
remainder applied to current rent. The next scheduled increass for this space will be on AL . if this date
is less than ninety (90) days from the commencement dais of this lease, the new rental amount&ifl be 27 i , Al least
ninety (90} days written notice wilf be given for all later rent increases.

4. SECURITY DEPGSIT: The amount of security deposit received is ég‘ f_f A __, orifthis is a new agreement for an existing
Resident, Park currenfly holds df g: 4 _ as asecurity deposit. TheSecurity depasit is not rent, and shall within thirty (30)
days following termination of tenarCy or at such other time as provided by law, be retumed after deducting for damages,

¢leaning, or any other unpaid obligations of Resident.

UTILITIES AND SERVICES COSTS AT COMMENGEMENT OF THIS RENTAL AGREEMENT:

[, ]

.

Presemt Homeowner Management Bills Included & "
Cosl Pays Utility Co. Homegwner fn Rent emarks

Natural Gas Muatered "
Elactricity Metered v
Valer Y
Trash v
Sewer 'l 23
Tax Reimbursement
Cable TV
Guest Feas™ $75.00 s Per Month Per Guest
Rent Control Fea
RV Storage
Pass-Thru 1
Pass-Thru 2
1 Late Fee (sei below) $15.00
| Retun Check Fees S15.00H- -
QOther
Other

Applies after the Bth of the month

NS
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Present Homeowner Management Bills Included
Cost Pays Utiiity Go. Homeowner In Rent Remvarks

*in residence over 20 consecutive days or 30 days in a calendar year. See section on “Guast Fees”, baiow.

Any increase in the cost of separately bilied utilities ar services shail be immediately passed through on the next biling, Late

fees, Relurned Check Fees, Guest fees, Pet Facilitias fees, and RV Storage fees may be increased on 30 days written notice.

OWNER may, upon giving 30 days written notice during the term of this Agreement or any extension or renewat therecf,
separate and subtract from the rent, then charge HOMEOWNER monthly for the cost of any service now or later included in
the rent. The amount of this reduction shall be equal to the average cost 1o OWNER for the utility or service to or for that space
during the 12 months immediately preceding notice of the commencement of the separate billing for the utifity or service.
Following commencement of the separate billing, OWNER may calculate and separately state on the monthly bifling the pericdic
charge for the utility or service utilizing any method permitted by jaw.

With OWNER's prior written approval, HOMEOWNERS may contract directly with outside vendors or service providers for any
service or ulility not listed above or offered by OWNER. However, the service or utility service obtained by HOMEQWNER shall
not conflict in any way with the normal operation or best interest of OWNER.

if HOMEOWNER makes a written request for the testing of any OWNER provided utitity meter serving their space, OWNER
shall order and pay for the test. However, HOMEOWNER shall reimburse the costs to OWNER if the test resuits indicated no

adiustment, repair, of replacemant was necessary.

GUEST FEES: Residants will pay an additional fee of __$75.00 _ per month for each month or partiai month a guest stays
on tha Resident’s space immediately following a stay of more than 20 consecutive days or a tolal of 30 non-consecutive days
ina calendar year. Guest fees wili be due commancing on the first day following the expiration of 20 consecutive days or a total
of 30 non-consecutive days in a calendar year, which ever occurs first. Guest fees shall be paid in advance and shali be paid
prospectively on the first day of sach month, thereafter. Guest fees will be owed whether or not the guest has been registered
with OWNER. No guest fee will be charged for persons described in Civil Code Section 798.34{b),(c) or (d), or the "immediate
family" of the Resident, defined as the Resident, his or her spouse, their parents, their children, and their grandchildren under .

18 years of age.

LATE FEES AND HANDLING CHARGES: If the rent and other charges are niot paid by the 6% of the month, = late fee of
$15.00 _ will be due to cover OWNER'S administrative costs for, among other things, preparing and serving a notice and
collecting, banking and accounting expenses associated with collecting late rent and other charges. HOMEOWNER and
OWNER's reprasentative acknawledge they have discussed the late fee and agree that i is and wili be impracticable and
extremely difficult to fix the aclual damages suffered by CWNER either now or at the time of receipt of a {ate payment and that
the above amount represents a reasonable average estimate of OWNER'5 administrative costs related to collecting ang
accounting for late payments. See Late Fee Addendum attached hereto and incorporated as though set forth in full. Inciusion
of the late charge provision shalf not be construed as a waiver of OWNER's right to demand tmely payment of rent and other
charges when due, to require payment in legal tender, or to enforce any provision hereof after any default on the part of the
HOMEOWNER. Ahandling charge of __$15.00 is required for all checks dishonored by HOMEOWNER's bark regardiess
ofthe reason. HOMEOWNER acknowiedges that itis and will be impracticable and extrernely difficult to fix the actual damages
suffered by QWNER in the eventthe HOMEOWNER's chack is returmed, and that the above charge represenis a reasonabie
appraximation of the damages the OWNER is likely to suffer from HOMEOWNER'S returned check. The application of late
fees and retumn check charges shall be cumuiative. The subsequent acceptance of payments shalf not constitute a waiver of
~any breach of any rile, regulation or covenant of the Lease Agreement, nor shalf if reinstate, continue or extend the term of the
Lease Agreement or affect any notice, demand or suit hereunder uniess expressly watved by QWNER in wntmg Interest at
the-rate of 10% per annum wifl accrue on rent and other charges one month or mofe past due,

FACILIT?ES AND SERVICES PROVIDED BY OWNER: The facilifies and services to be provided by OWNER during the term
of this Agreement, unless changed as provided by law are as follows:

A. FACILITIES: Laundry room, clubhouse, restrooms, recreational facilities.

B. SERVICES: Services are provided as stated in Section 4, above. Utilities and services which are now included in the
rent without additional charge, may later be broken out of the rent and metered or charged separatefy from the rent
in accordance with applicable law and reguiations. The fees charged for utiiities and services wifl be at the prevaiting
rates or as prescribed by the serving utility or by government regulation. OWNER will maintain the common areas
of the COMMUNITY to reasonable standards.

C. RESPONSIBILITY OF OWNER: it is the responsibifity of the OWNER tfa provide and maintain the physical
improvements in the common facilities of the Community in good working order and condition. However, with respect
to a sudden or unforeseeable breakdown or deterioration of these improvements, the OWNER shaf have a reasonabile
period of time to repair the sudden or unforeseeable breakdown or deterioration and bring the improvements into good
working order and condition after OWNER knows or shouid have known of the breakdown or deteroration. For
purposes of this subdivision, a reasonable period of time to repair a sudden ar unforeseeable breakdown or
deterioration shall be as soon as possibie in situations affecting a health or safety condition, and shail not exceed 30
days in any other case except where exigent circumstances justify a detay. Any prevention, delay or stoppage due
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to strikes, labor disputes, acts of God, inability to obtain materials, governmental restrictions, regulations or controls,
judicial orders, fire, Rood, earthquake or other natural disaster will sxcuse CWNER's performance of these obligations
for a time equal to the delay. Such delaysshal-be deemed 4o be beyond. the-reasaasble control of CWNER,
HOMEOWNER shall centinue to pay rent, without abatement-or reduction, and any and all other temized charges in
accordance with the terms of this Agreement. OWNER will not be [fable for any loss or injury to property cccurring
with, or incidentat 1o the failure to fumish any services, faciliies, or utiities to HOMEOWNER, if the inability to so
furnish relates to matlers set forth above in this section.

D. RESPONSIBILITY OF HOMEOWNER: HOMEOWNER shail promptly report lo Managermentany observed defect with
respect o the Common faciiifies. Common Areas or utility services of the Park, including, but nat limited 1o, the
follawing: water. laaks; gas leaks; potholes or cracks in the pavement or roads; dirty irash amsas; dust, dirt or debris
on roads; discolored or bad smelling or inadequate water supply or pressure; problems with the Park’s common
electrical system; feaks or backups or lack of capacily of the Park's sewer system; unclean or ineperabie laundry
facilities; insufficient trash bin capacity; problems with the heatirg or coofing at the commeon buildings; holes or worn
spots in flaors of the Park’s facilities; or any other defect in the Park's equipment, buildings, common areas, ar
maintenance, including landscaping. HOMEOWMNER shall give such notice in writing to the OWNER's resident
manager, in person of by prapaid first class mail addressed to the OWNER at the Community within thirty (303 days
of HOMEOWRNER's discovery of any of the conditions set forth above in order that such £onditions may be Somected
within a reasonable perod of time by the OWNER.

USE AND OCCUPANCY: Except as expressly provided by California Civil Code sections 798.34(b) & (cjor 798.23.5 of the
Muobilehomme Residency Law, the Community Rules and Regulations or as otherwise preempled by law, only the registered
owner, who is a signatory fo this rental agreemant, and his immediate family as defined in Civii Code section 798.35 are
permitted to reside on the rented mobilehome space. Resident shall not use or permit the premisas or any part theresf to be
used for any purpose other than as a lot for the placement and maintenance of their. mobilehome which may only be used as
a residence for the persons fisfed herein, No other person may reside at the premises without the prigr written permission of
OWNER. The Cammunity and its address may not be used for the purpose of conducting any enterprise, business, or
adveriising the sale of autamobiles, recreational vehicies, or any other merchandise. No mabilehome or occupancy rights to
a space may be transfemed in the Community without ihe prior written consent of OWNER. Occupancy of the mobilehome Is
Jimited to two parsons per bedroom plus one person. Residant shail not assign any rights or privileges of the Agreement ar
sublet the rerted premises or any part except as specifically permitted per Community Rules and Regulations. Any such
purported assignment or sublet is void. Resident shall neither do nor permitto-be done in-or about the premises, nor bring or
keep therein, anything in conflict with any iaw or ordinance now or hergafter in effect, or contrary to the Rules and Regulations
of the Community, or which may injure or annay other tenants of the Community.

SUBLETTING: There shall be no-subletting except as required by Jaw subject to OWNER's written approval.
ASSUMPTION: There shali be no assignment of this agreement by HOMEOWNER. Any purporied assignment is void.

LIENS AND CLAIMS: HOMEOWNER shall not suffer or permit fo be enforced against OWNER's title to the Community or any
part thereof, any lien, claim or demand arfsing from any work of construction, repair, restoration or maintenance of the Homesite

or mobifehome. .

A, Shouid any fien, demand or claim be filed, HOMECOWNER shall cause it fo be immediately removed. In the svent
HOMEOWNER , in good faith, desires to contest such lien, demand or claim, he may do so, but in such case
HOMEOWNER agrees to and shali indemnify and save OWNER harmless from any and al! tiability for damages,
including reasonable atterneys' fees and costs, resulting therefrom and agrees to and shafl, in the event of a judgment
of foreclosure on said fien, cause the same to be satishied, discharged and remaved prior to execution of the judgment.

8. Shoutd HOMEOWNER fail to discharge atry such fien or furnish bond against the foreclosure thereof, OWNER may,
tut shall not be obligated fo, discharge the same or take such other action as it deerns necessary to prevent a
judgment of foreciusure or said lien from being axscuted against the property, and alf costs and expenses, incluging,
but nat limited to, reasonable attomeys' fees and court costs incurred by OWNER in connection therewith, shali be
repaid by HOMEOWNER fo OWNER on written demand.

WASTE AND NUISANCE PROHIBITED: During the term of this Agreement, HOMEOWNER shal! not commit any waste or
nuisance on their space or in the Community, shall comply with all Community Rules and Regulations which may be changed
from time-to-time pursuant to the terms of the Mobilehome: Residency Law, and sha#l comply with all faws and regulations
applicable to their residency in the Community as the sama may be modified from time-to-time.

ABANDONMENT PROHIBITED: HOMEOWNER shall not vacate or abandon the premises at ahy time during the term hereof.
 HOMECWNER shalf abandon, vacate or surender the premises, all of HOMEOWNER'S personal property left behind shafl
be deermed to be abandoned, at the option of OWNER.

OWNER'S RIGHT OF ENTRY: HOMEQWNER shall permit OWNER and the agents and employees of OWNER io enter into

and upon the premises at all reasonable times for the purpose of inspecting the same, camying out OWNER’s operation and
maintenance responsibifities, for the purpose of pasting notices of non responsibitity for alterations, additions or repairg, and

PBQE 3o0f8 ® 2004 Law Ofice of Scolt £. Carter - Revised June 27, 2009



10 exercise other rights under the iaw, all of which shall be without rebate af rent and without any lability to HOMEOWNER for
inss of guiet enjoyment. OWNER shall not enier HDMEOWNER’S Mobilehome exceapt in cases af emergency or with the prior

written consent of HOMEOWNER.

16. OCCUPANCY QUESTIONNAIRE: HOMEOWNER shall complete, sign and pravide to OWNER, on three {3) days prior written
notice, an.Occupancy Questionnaire. Such executed Questionnaire shail comain the following:

The names of afl occupants of the Homesite;

Nalure of occupancy for sach individual occupying the space; . Lo

The legal owner and registered owner of the mobilehome;

Narmes and addresses cf all llenholders of the mobilehome;

A copy ofthe certificate of tile and/or registration card issued by the California Deparment of Housing and Community
Developmant or by the Califomnia Department of Motor Vehicles for the mobilehome occupying the Homesite; and
Proof of HOMEOWNER's insurance pajicy {or policies) on HOMEOWNER's mobilehome.

moomy

m

17. RESALE OR TRANSFER OF OWNERSHIP OF MOBILEHOME:

Pursuant ta Civil Code § 798.74, OWNER reserves its right of prior approval of a purchaser of a mobilehome that will remain
in tha COMMUNITY. For the purposes of this agreement, purchaser indudes any transferee whether or not the transfer was
- for value. Subject to OWNER's right {o require nemaoval of the Mobilehome on sale in accordance with Civil Code § 798.73 and
other jaws, HOMEOW NER may sell or transfer ownership of his or her Mobilehome at any time. HOMEOWNER must, however,
immediately nctify the OWNER in writing of HOMEOWNER's intent to sell or transfer ownership of his or her Mobilehome when
HOMECWNER intends for the Mobilehome fo remain in the COMMUNITY after the sale or transfer of ownership. When it is
intendad that the mobilehome remain in the COMMUNITY after the sale or transfer, all of the following will be required before
HOMEOWNER will be released from this agreement. HOMEOWWNER must assure Purchaser/transferee has:

A, Provided a compietely filled out application for tenancy including a copy of the agreement to sell or transfer.
B. Participated in a face bo face interview with OWNER's representative.
C. Executed acknowledgment of receipt of a copy ofthe Community's State-required Mobilehome Park Rental Agreement

Disclosure at least three working days prior to the signing of the assumption or leasefrental agreement.
Executed a new leassfrental agreement approved by OWNER.

D.

E. Executed a copy of the current Community Rules & Regulations.

F Paid thair first month's rent, security deposit if required, and ather charges for the space, as well as any current
delinquency.

18, CANCELLATION OF AGREEMENT UPON REMOVAL: In the event HOMEOWNER decides to remave the Mobilehome from
the COMMUNITY and surender the space to OWNER, HOMEOWNER may cance] this Agreement upon giving OWNER sixdy-
(60} days written notice of such removal and cancsllation. HOMEOWNER's obligation for rent and other charges shall not
cease until remgval of the mobilehome and all accessories has been completed, the space has been surrendered to OWNER,

and the natice period has expired.

19, TERMINATION BY OWNER: OWNER may only terminate this agreement for any ane or more of the reasons stated in Civit
Code section 798.56 including amendments that occur after signing this agreement.

20. WAIVER: The waiver by OWNER of, or the faiiure of OWNER to take action with respect to, any breach of any term, covenant
or condition herain contained, shail not be deemed to be a waiver of such lerm, eovenant or conditron or subsequent breach
of the same, or any term, covenant or cundition herein contained. The subsegquent acceptance of rent by OWNER shail not
be deemed to be a waiver of any preceding breach by HOMEOWNMER, of any term, covenant or condition of this Agreement
other than the failure of HOMEOWNER to pay the particular rent so accepted, regardiess of OWNER'S knowledge of such

precedihg breach at the time of accepting such rent.

2. EFFECT OF HOMEOWNER'S HOLDING OVER: Any holding over after the expiration of the term of this Agreement, with tha
consent of OWNER shall be construed to be a tenancy from monih-to-month at the same monthly rertal as charged to the
HOMEOWNER for the period immediately prior to the expiration of the term hersof pius any prior noticed increase, and shall
otherwise be on the-terms and condilions herein specified so far as applicable. The amount of rent and cther charges due for
the term of such period of holding over may be increased in accordance with Mobilehome Residancy Law. Any haoldover without
the consent of the OWNER shall accrue daily damages to OVWNER at the fair market rent for the space, as reasonably

-determined by OWNER, and shall include all fixed charges for ufilities or services that are a cost fo OWNER for that space.

22 TRANSFER OF OWNER'S INTEREST: in the event OWNER transfers its-interest in the COMMUNITY or any portion thereof
’ OWNER shall be automalicilly relieved of any obligations hereursder -accruing. after the date of such transfer and

HOMEOWNER shall iaok fo the transfaree for enforcement of such ohiigations.

23. EMINENT DOMAIN: if the entire Commtunity, or 8 portion thereof, is taken under the power of eminent domain, or is sold to
any authority-having the power of eminent domain, either under threat of condemnation or while condemnation proceedings
are pending, nd such occumencea causes OWNER in its sole opinion to beiieve the balance of the remaining property is not
suitable or viable to continue as a mobilehome community, then this Agresment shall automatically terminate as of the date
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the condemning autfiority takes possession. Any award for any t=king of &li, or any part of the Community under the powsr of
rminent domasin shali be the property of OWNER, whether such award represents compensation for diminutian in vaiue of the
jeasehodd, if any, or a taking of the fee {rights of ownership).

No award for any partial or entire taking shall be apporfioned, and HOMEOWNER hereby renounces any imerest in, and
assigns to OWNER, any award made in any condemnatian proceading forany such taking. Nothing contained herein, howaver,
shall be deemed to preciude HOMEOWNER from obtaining an award for damages conceming their removabie personal
property, or to give OWNER any interest in an award of damages to HOMEOWNER for loss of or damage to HOMEOWNER's

removable personal property. , o

DISPUTE RESOLUTION AND ARBITRATION OF DISPUTES: OWNER may offera voluntary Arbitration Agreement for mutual

24,
consideration outside this Agreermaent. I such en agreement is executed by OWNER and HOMEOWNER, it-shall be
independent of the rental agreemant.

25. ATTORNEY'S FEES: !n any iegal action hereunder, ot to enforce any other agreement between OWNER and HOMEOWNER

arising under the tenancy, the non prevailing party shall pay the reasonable attorney’s fees and costs of the prevailing party
in an amourt to be determined by the court or ather forum having jurisdiction of the matter, in addition to any dther award or
damages ordered whether or not the matter proceeds to decision by the entity having jurisdiction. A party shali be deemed the
prevailing party if judgrent is rendered in his favor of where the fitigation is dismissed in his favor prior to or during trial, untess
the parties otherwise agree in the setlement or compromise.

26. ESTOPPEL CERTIFICATE: Withinten {10} days after writien notice, HOMEOWNER agrees to execute and deliver an Estoppsl
Certificate in the form submitted by OWNER, acknowledging that this Agreemment s in futtforoe srd-effect as modifed by written
agresment, specifying any modifications to the Agreement and dates to which the rant and other charges have been paid, and
acknowledging whether or not OWNER is in compifance with its obligations thereunder orthe law. Failure of HOMEOWNER
{0 execute snd retum said Estoppel Certificate within ten {(10) days-after presantation of same ta HOMEOWNER shall be
conclusively deemad HOMEOWNER's acknowledgment and warraaty that the Cestificate as submitted by OWRNER is true and
comact, that OWNER is not in breach, default, or violation of the agreement or fegal ohiigation to the HOMEOWNER, and may
be ralied upon by any lender, purchaser, or cther interested party.

27. SHBORDINATION: This Agreemant,.and any leasetrold interest which may be created by it, shall be subordinate o any
encimerance, restriction or declaration of record before or after the date of this Agreement affecting the Park, the comimon
draas, recreational faciliies or other facilities of the Park, or the Homesite rented ir Homeowner, Such subordination is effective
without any further act of Homeowner; however, Homeowner agrees, upon request by Owner, to promptly execute and deliver
any documents or instruments which may be required by any lender to effectuate any subordination, including ressanabie
madifications to this Agreemant, providad they do not increase the obligations of Homeowner or materially adversely affect the
interests of Homeowner herein. f Homeowner fails to execute and deliver any such documents or instruments, Homeowner
hareby imevocably constitutes and appoints Owner as Homeowner's spacial allomey-in-fact to execute and deliver any such

documents or instnuments.

28, INDEMNIFICATION: OWNER and Community shalf not be liable for any loss, damage or injury of any kind whatsoaver to the
person ar property of any HOMEOWNER or to any of the employees, guests, invitees, permittees or licensees of any
HOMEOWNER, or to any other person whomsoeyer, ceused by any use of the Community premises or Homesite (including
any defect in improvemants erected thareon) or the faflure of any sarvice ar amenity, or ardsing from any other cause
whatsoever, uriess resufting from circumstances described below. As 2 material part of the consideration of this Agreement,
HOMEQWMER hereby waives all claims and demands against CWNER and the Community, and hereby agrees ta indemnity
and hold OWNER and Community free and harmlass frem fiability for ail clains and demands for any such loss, damage or
injury, including atiomeys' fees, together with afl costs and expenses arising therefram or in connection therewith, unless
resuiting from the circumstances described betow.

PLEASE NOTE: Nathing contained in the above paragraph or elsewhere in this Agreement, the Rutes and Regulations or other
residency documents of the Cammunity, shall have the effect of an agreement by HOMEOWNER to refesse, indsmnify and
hold harmiess OWNER, Coemmunity or any other person far the gross negligence or wiliful acts or omissions of OWNER, the
Community or any other person or from a breach by OWNER or any other person of this Agreement or the breach of any other
duty owed by OQWNER, the Community, or any other person fo HOMEOWNER or to any other person. Furthermars, the terms
and conditions of this paragraph do not include any fine, forfeiture, penafty, or fee {Inchding any attomeys’ fees or costs)
assessed by a court of law against the OWNER of the Park for a violation of the Mobilehome Residency Law.

HOMEOWMNER shafl, at HOMEOWNER's own expense, defend el actiors brought against OWNER or the Community for which
HOMECWNER is responsible for indemnification hereunder. if HOMEOWNER fails to do so, OWNER or the Community (at
OWNER's option, but without being obligated to do sn} may, at the expense of HOMEOWNER, defend such actions, and
HOMEOWNER shall pay and discharge any and all amounts that arise therefrom.

25, RECORDING: This Agrearment or any memorandum of this Agreement may not be recorded without the prior written consent
of OWNER, which may be withheid.

0. GOVERNING LAW: This Agreamert shall be governed by and construed pursuant to the laws of the Stale of Califormia.
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31.

32.

a3

4.

as.

37.

38.

39,

— s T DI

AMENDMENTS: This Agreement, &tiy 3GCENGUN N 850 ek v f s e fe e e IO T P
batween OWNER and HOMEOWNER and except as otherwise contained in this agreement, may be amendad only by wrier:

assent of OWNER and HOMEOWNER,
MAINTENANCE OF RENTED SPACE: Exceptas otherwise required by California Civil Code section 798.37.5, HOMEOWNER

agrees to maintain the space and ali improvemants thereon inziuding but not limited to: the tees, shrubbery, and other
vegetation or landscaping, fences, metaining walls, asphalt, concrete, storage buildings, other structures permitted by OWNER,

- yehiciesused-for ransportation-and-the-mobilehome-in-a-condition-of good repair-and-atiractive-appearance.— OWNER-may

charge a reasonable fee for services relating fo the maintenance of the fand and premises upon which HOMEOWNER's
mobilehome is situated in the event HOMEOWNER fails to maintain such land or premises in accordance with the rules and
reguiations of the Community after written notification to HOMEOWNER and the failure of HOMEQWRNER to comply within 14
days thereafter. In the event of such failure on the part of HOMEOWNER to comply within 14 days, OWNER may snter the
premises 1o camry out, at HOMEOWNER's expense, such gardening, maintenance and/or repairs to the Jand and premisas as
are reasonably necessary to corect the conditions which viclate the Community Rules or detract from the appearance of the
space or Community. OWNER'S charge for such services shall be paid upon demand and, 2t OWNER's sole option shall be
deemad additional rent. OWNER'S election of this remedy shall not be deemed a waiver of any default by HOMEDWNER.
OWNER'S remedies shall be cumulative and OWNER reserves the right to proceed using any or all remedies avaitable in law
or equity. HOMEOWNER's invitees or guests who cause property damage by their actions or negligence are deemed agents
of their host HOMEOWNER for liability purposes and OWNER may seck recovery directly from the HOMEOWNER,

TIME IS OF THE ESSENCE: Time is of the essence of this Agreement and for each and every covenant thereof.

INCORPORATION OF RULES AND LAW: HOMEOWNER hereby acknowledges concurrent or previous receipt of the current
Mobilehome Residency Law and Community Rules and Regulations and that these documents are incorporated by reference
as sttachments to this Agreement and are made a part of it as though sat forth in full.

INSURANCE: The Community doss nat camry public fiability or property damage insurance to compensate you, your guest,
ar any other person from any loss, damage, or infury except where the Community would be legally liable for such loss, demage,
or injury due to its own acts or negligence. Therefere, for your own protection, you should obtain at yaur own cost, fire, flood,
storm, earthquake, acts of Gad, theft or vandalism, and other casually insurancs coverage for your mobitehome, improvements,
and conteats, and personat liability and any other insurance that may ba necessary or bensficial to protect you, your guest, or

others from unforeseen loss or liability.

ZONING INFORMATION: The nature of the zoning under which the mohllehoms park operates is: Mobile Home Exclusive

NOTICE: Pursuant to Section 280.46 of the Penaf Cade, information aboui specified registered sex ofenders is made availahla
to the public via an Intemet Web sita mairtained by the Department of Justice at www.megansiaw.ca.gov. Depending on an
offander’s criminal history, this information will include either the address at which the offender resides or the communily of

residence and ZIP Code in which he or she resides.

RELEASE OF CLAIMS: As 3 matenal part of the consideration for this Agreement, HOMEOWNER haereby waives, releases
and discharges on behalf of him ar herseff, their family and guests, OWNER and each and alf of OWNER's present and former
pariners, officers, directors, agents, representetive, employees and attomeys and each and ali of OWNER's respective heirs,
suCCessars, execulors, administrators and assigness of each from any and ali claims, agreements, contracts, covenants
reprasantations, ohligations, losses, fiabilifes, demands and causes of action which HOMEOWNER and HOMEOWNER'S
family and guests may now or heraafter have or claim to have against OWNER, by reason of any matter or thing, whether of
8 personzl or business nature, whatsoever, to and inchuding the date hereof, HOMEOWNER hereby waives any and all sights
which HOMEOWNER may have under the provisions of Seclion 1542 of the Civil Code of the State of California, which section

reads as follows:

“A General Releass does not extend {o claims which the Creditor does fiot know or suspect ta exist in hig
favor at the time of execurting the release, which if known by him, must have materialty affechsd his setfement

with the Debtor”

it is understood by HOMEOWNER that, if the facts or law with respect to which the foregoing release as given tumn out hereafter
1o be other than or different from the facts or law in that connection now known to be or believed by HOMEOWNER fo be true,
then HOMEOWRNER expressly assumes the risk of the facts or law turning out 1o be so different, and agrees that the foregoing
release shall be in all respects effective and not subject to termj ﬁuz‘or rescissio eny such difference in facts or law. By
initialing here, HOMEQWNER agrees to this provision. 15 w.a:yj.a Gt { aﬁj R -

SERVICE OF NOTICES: Unless otherwise provided, 2l notices shall be either delfivered personally to the HOMEOWNER aor
deposited in the United States mail, postage prepaid, addressed to the resident at his or her space within the Community. if
more than one person is named a HOMEOWNER in the rental agreement, each shal! be desmed the agent of the other for the
purpase of service of notices and service on one shall be deemed senvica on all HOMEOWMNERS at the same space.
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ur dpp iLahon, aad T this £, the proviciong ofthe Anraemant are dactared to be severable. This Aqreement shall be iiberal iy

eonatrind o gohiovs #e numotes -.'amr! tn rasave its validity.

AOUMTERDARTS AND FACSIMILE SIGNATURES: This Agreement may be executed in severai counterparts, each of whict;
shall he deamerd an ariginal and all of such counterparts together shall consiiluie one and the gamne NSTUMEN. Facsimig
signatures may be used by the parlies, inwhich event the document, signed by Such pamy shaii be bding LPON Uie party wio

e
i

signed it
42. ACKNOWLEDGMENTS: Approvai shoula be given only after carsiul consideralion and review of zach one.
Al By initiating this subseciion, HOMESWNER sgrees (1) hat he or she has carefully ingpected the rental space and the

COMMUNITY fadlities; and {2} that the space and fecilfies are in avery respect as repmsented v OWNER o

HOMEOW T\ER sither grally orinwmiting. To the axdent that the spaca and fadilitias are not exactly as reoresented,
sither orally or in writing. HOMEOWNER atcents tham as they are. g % .

s, ¥ HOMEOWRNER cumentty has = temancy for this space in the Gommunity, HOMECWNER gn_‘qudges
HOMEQWNER was offered 4 lease for 12 months or lass zs the HOMEOWNER may choose.

By initiating this subsection, HOMEOWNER acknowledges that OWNER has notrequired HOGMEGWINER (o purchase,
rent, or lease gouds;_q/rgfjmces for tandscapmg, remcaeiing, of mainienance from any Person, SOMpany, of

carporation.

D. By initiafing this subsection, HOMECWNER agrses that this Agreement, including eddendums. pontains the eniire

agreement between the pariies relating to the rental ¢f space within the COMMUNITY. o =

By initaling this subsection, HOMEOWNER 2grees that he or she has read, understood. and recefved coples of this
agreement, the Cammunity Rules 2nd Regulations, and the Mabiiehome Residency Law. HOMEOWNER understands
that by executing this agmement he or she will be bound by its terms and condiions. AR

m

All prior negptiations or sfipidations concaming #vs matter which preceded or accompanied the exscution herein, are conclusiveiy
deemed to have been superseded hereby. In interpreting this Agreement and the provisions thereof, it shait be deemed that this
Agreement and its exhibits were written by both parties il any changes warme made. This Agresment nay be subsequently alterad by
written agreement of the parties or by OWNER, foilowing expiration of the initial term of this agreement in accordance with Civit Code

seGtion 827 or othar appbn;abie iaw.

This agreement shafl be binding upon and inwre to the benef of Cwner's hairs, successors, and assigns.

This agrezment is signed in Theusand Oaks , California.
HOMEOWNER({S): OWNERIAGENT:
‘}7( 1 X AVMGH Five - The Ranch Limited Partnership
L :Za’a@,ﬁ'%/’:”{ 21315z
/ Gayle I—I;%mnger Date By: Z‘ /
4 -
_/J;;M,; J&QL% L=3~10
Date { Resident Manager Date

CTO 01824



Ranch Mobilehome Park

2193 Los Feliz Dr, Thousand Oaks, Ca 91362

. MOBILEHOME SPACE RENTAL AGREEMENT FOR TWELVE MONTHS OR LESS
, ‘ INCLUDING MONTH TO MONTH
SPACE NO; 2,_4; '

RESIDENT: L.E‘/Joztz;’ /?&“7’6&! pate:_ 42 Ji fn 3
- ; Y S S

RESlDENT

This rental agreement is made effective on the date set forth below by and between _AYMGH Five - The Ranch Limited Parnership,
hereinafier referred 1o as "OWNER,” and the above named residents, hereinafter referred to as "HOMEOWNER.” Referance 1o
*OWNER," hereafter, also includes OWNER'S authorized representatives. The Mebile Home Park is a “Senior Community® (age 62
years or older) pursuant to the requirements of state and federal law. All occupants must be age 62 years or older. New occupants ere
required to prave compilance with the Park's age restriclions with a driver's license, birth certificate, or other such generally zccepled

proof of age.
DESCRIPTION OF THE PREMISES: QWNER rents to HOMEOWNER arid HOMEOWNER rents from OWNER the space

i
indicated above within Ranch Mobilehome Park, 2193 Los Feliz Dr, Thousand Oaks. Ca 91362  hereinafier
*COMMUNITY," {0 be used fortha personal and actuai residence by HOMEOWNER and for no od"erpurpose nl.leu the prior
written consent of OWNER.

2. TERM: The Initial term of this agreement shalt be for I months and Cldays commencing on 42 i & :j .
and ending midnighton £ 2~ 7 ~ =3 ¢/ &. As used herein the expression "TERM HEREOF" rafers o thS LErm or any
renewal thereof as hereinafter provided, -

3. " RENT: HOMEOWNER shall pay to the owNer/ 33 I Zper month as rant plus an additional sum for utiitizs and services
to or for HOMEOWNER'S space as herein set forth beiow. The first payment shalibe dueon T~ j -2 4~ 7 . Except
for metered utiiities, the tent and ather charges for utilities ang services to or for the space will be due in advancd on tha first
day of each month. Metered utilities are dus when billed. All rent and othier charges shall be paid at the Community ffice or
other place designated by QWNER in writing without any offset or deduction whaiscever. All payments by HOMEOWNER shall
first be applied to discharge any past due amounts, including, but notfimited to, late charges, retumed check charges, and utility
and service charges. After such past due ameounts have been paid, the remainder of any monies received by OWNER from
HOMEQWNER shall be applied to past monthly rent amounts, then to the cument month's utilities and services wifh any
remainder applied 'o cument rent, The next schedided increase for this space will be on _A ¢ /44 ) . M this date
is less than ninety (90) days from the commencement date of this lease, the new rental amouf willbe 47 /2 Atleast
ninety {80) days written natice will be given for all later renf increases.

4. SECURITY DEPOSIT: The amournt of security deposit recefved is gf./{xl . or if this is 2 new agreement for an existing
Resident, Park currently holds g}aﬁ& @s a security deposit. Thesecurity deposn is not rent, and shalt within thirty {36)
days following termination of tenaficy or at such other time as provided by law, be retumed after deducting for damages,
cleanirg, or any other unpaid obligations of Resident.

5. UTILMIES AND SERVICES CQSTS AT COMMENCEMENT OF THiS RENTAL AGREEMENT:

ATEr Maragemeni Bills | Included
) Fg;nt F?g?smumzu. ‘ Ho?:?eow;er In Rent Remarks
Natural Gas Metered 4
Blectricity Metered o
Viater ] v
Trash _ - v
. Sewel ] . ] v |
Tax Reimbursement
Cable TV
Guest Fees” £§75.00 v Par Month Per Guest
Rent Controt Fee
RV Siorage
Pass-Thru 1
Pass-Thru2 | ] _
“Lte Fee (see below) 515.00 < Applies after the 6th of the month
Relum Check Fees $15.00 v J
Other
Other

Page icf8 & IO Law Office of Scolf £. Caner - Revised June 27, Z0CF

CTO 01825



CTO 01826

Present Homeowner . Management Bills Included - o
Caost Pays Ulilly Co. Homeowner In Rert . Remarks

*In residenca over 20 consecutive day= or 30 days in a calendar year. See section on "Guest Fees™, beiow.

Any increase in the cost of separately bifled utilities or services shall be immediately passed through on the nexi billing. Late
fees, Returned Check Fees, Guest fees, Pet Facilities fees, and RV Storage fees may be increased on 30 days writlen notice.

OWNER may, upon giving 30 days wrillen potice during the term of this Agreement or any extersion or renewal therast,
separate and subtract from the rent, then charga HOMEOWNER monthly for the cost of any service now or {ater inciuded in

w=— — —therent. The-amountof this reduction shalibe equatiothe-average-costio-BWNERfor the utiiity-or service toor for thatspace -

during the 12 months immediately preceding notice of the commencement of the separate billing far the utility or service.
Following commencement of the separate billing, OWNER may calculate and separately state on the manthly billing the periodic
charge for the utility or service ulilizing any method permitied by law.

With OWNER's prior written approval, HOMEQWNERS may contract directly with outsids vendors or service providers for 2ny
service or utility not listed abave or ofered by OWNER. However, the service or utility service obtaingd by HOMEOWNER shall
not conflict in any way with the normal operation ar best interest of OWNER,

if HOMEOWNER makes a writlen request for the testing of any OWNER provided utility meter serving their space, OWMNER
shall order and pay for the tesl. However, HOMEQWNER shall reimburse the costs to OWNER ifthe test resulis indicated no

adjustment, repair, or replacement was necessary,

GUEST FEES: Residents will pay an additional fes of __$75.00 _per month for each manth or partial momh a guest stays
pn the Resident's space immedialely following a stay of more than 20 consecutive days or a tota) of 30 non-consecutive days
in a cafendar year. Guest fees will be due commencing on the first day following the expiralion of 20 consecutive days or a total
of 30 non-consecutive days in a calendar year, which ever occurs first. Guest fees shall be paid in advance and shall be pald
prospectively on the first day of each manth, thersaftar. Guest fees will be owed whether or not the guest has been registered
with OWNER. No guest fes will be charged for perscns described in Clvil Code Section 798.34(b),(c) or (d), or the “immedizte
farnily” of the Resident, defined as the Resident, his or her spouse, their parents, their children, and their grandchildren under

18 years of age.

L ATE FEES AND HANDLING GHARGES: {f ihe rent and other charges are not paid by the 6° af the month, & late fee of
515.00  will be due fo cover OWNER'S administrative cosls for, ameng other things, preparing and serving a notice and
coliecting, banking and accounting expenses associated with collecting late rent and other charges. HOMEOWNER and
OWNER's representative acknowledge they have discussed the late fee and agrea that it is and will be impracticable and
extromely difficuit to fix the actual damages suffered by OWNER either now or at the {me of receipl of a late payment and ihat
the above amount represents a reasonable average estimate of OWNER'S administrative costs related to collecting and
accounting for late payments. See Late Fee Addendum attached hereto and incorporated as though set farth in fuil. Inciusion
of the {ate charge provision shall not be construed as a waiver of OWNER's right to demand timely payment of rent and other
charges when due, Io require payment in legal tender, of 1o enforce any provision hereof after'any default on the part of the
HOMEOWNER, Ahanding charge of _515.00 is required for all checks dishonared by HOMEOWNER's hank regardiess
af the reason. HOMEOWNER acknowiedges that it is and will be impracticable and extremely difficult to fix the actual darnages
suffered by OWNER in the event the HOMEOWNER's check is returned, and that the above charge represents a reasonable
approximation of the damages the OWNER is [ikely to suffer from HOMECWNER'S retumed check. The application of late

fees and return check charges shaif be cumulative, The subsequent acceplance of payments shall not constitute a waiver of

any breach of any ruie, regulation or covenant of the Lease Agresment, nor shail it reinstate, continue or extend the term of the
{sase Agreement or affect any notice, demand or suit hereunder unless expressly waived by OWNER in writing. Interest at
the rate of 10% per annum will accrue on rent and other charges one month or more past due,

FACILITIES AKD SERVICES PROVIDED BY OWNER: The facilities and services to be provided by O'WNER durirg ihe term
of this Agreement, unless changed as provided by law are &5 follows:

Al FACILITIES: Laundry room, clubhouse, restreoms, recrestional facilifies.

SERVICES: Services are provided as stated in Section 4, above. Utilities and services which are now included in the
rent without additional charge, may later be broken out of the rent and metered or charged separately from the rent
in accordance with applicable law and regulations. The fees charged for utilities and services wili be at the prevailing
rates or as prescribed by the serving uillity or by government-regulation. OWNER will maintain the common areas

of the COMMUNITY {o reasonable standards.

B.

C. RESPONSIBILITY OF OWNER: It is the responsibility of the OWNER to provide and maintain the physical
improvements in the comimon facilities of the Community in good working erder and congition. However, with respect
to a sudden orunforeseeable breakdown or deterioration cf these improvements, the OWNER shailhave a reasonable
period of time to repair the sudden or unforeseeable breakdown or deterioration and bring the improvements into good
working order and condition aftler OWNER knows or should have known of the breakdown or deferioration. Far
purposes of this subdivision, a reasongble period of lime to repair a sudden or unioreseesbie breakdown or
deterioration shall be as soon as possible in situations affecting a health or safety condition. and shall not exceed 30
days in any other case except where exigent circumstances justify 2 delay. Any prevention, delay or stoppage due
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9.

10.
11.

1z

13.

4.

13.

to sfrikes, labor disputes, acts of God, inability to obtain materials, governmental restrictions, regulaticns or controls
judicial orfers, fire, flood, sarthquake or other natural disaster will excuse OWNER's performance of these obligations
for a time equal 1o the delay. Such delays shall be deemed to be beyond the reasonable control of OWNER.
HOMEOWNER shall continue fo pay rent, withaut abatement or reduction, and any and all oiher itermized charges in
accordance with the terms of this Agreement  OWNER will not be liable for any loss or injury to property occurring
with, or incidental to the failure-1o fumish any services, facilities, or utilities tc HOMEOWNER, if the irability to so
furnish relates to matters set forth above in this section.

- — P — - —RESPONSIBILT¥-OF HOMEOWNER: HOMEQWNER shall promptly rcepari to Management any observed defechwith- -

respect 1o the Common Facilifies, Common Areas or utility services of the Park, including, but not limited 1o, the
following: water leaks; gas leaks; potholes or cracks in the pavement or roads; ditty trash areas; dust, ditt or debris
on roads; discolored or bad smaelling or inadequate water supply or pressure; problems with the Park's common
electrical system; leaks or backups or lack of capacity of the Park’s sewer system; unclean or inoperable laundry
facilities; insufficient rash bin capacity; problems with the heating or coaling af the common buildings; holes ar wem
spots in foors of the Park’s facilities; or any other defect in the Park's equipment, buildings, comman areas, or
maintenance, including landscaping. HOMEOWNER shall give such noiice in writing to the OWNER's resident
manager, in person or by prepaid first dass mail addressed to the OWNER at the Community within thiy {307 days
of HOMEOWNER's discovery of any of the conditions set forth above in order that such conditions may be correcied
wilhin a reasonable period of time by the CWNER. } )

USE AND QOCCUPANCY: Except as expressly provided by California Civil Code seclions 798.34(b) & {c) or 758.23.5 of the
Mobilehame Residency Law, the Community Rules and Regulalions or as otherwise preemptad by faw, only the registered
owner, who is a signatoiy to this rental agreement, and his immediate family as defined in Civil Code section 798.35 ara
permitted to reside on the rented mobilehome space. Resident shall not use or permit the premises or any part thereof to be
used for any purpose other than as a lot for the placement and maintenance of their mobilehome which may only be used as
a residence for the persons listed herein, No other person may reside at the premises without the prior writen permission of
OWNER. The Community and its address may not be used for the purpose of conducting any enterprise, business, or
advertising the sale of automobiles, recreational vehides, ar any other merchandise. Na mobilehome or occupancey rights to
a space may be transferred in the Community without the prior writlen consent of CWNER. Occupancy of the mabilehome is
limited to two persons per bedroom plus one person. Resident shall not assign any rights or priviieges of the Agreement or
sublet the rented premises or any pait except as spacifically permitied per Community Rufes and Reguiations. Any such
purported assignment or sublet is void. Resident shall neither do nor permit to be done in or about the premises. nor bring or
keep therein, anything in conflict with any law or ordinance now or hereafter in effect, or contrary to the Rules and Regulatiohs
of the Community, or which may injure or annoy other tenants of the Cornmunity. )

SUBLETTING: There shall be no subletting except as required by law subject to OWNER's wiitten approval.
ASBUMPTION: There shall be no assignment of this agrse.ment by HOMEOWNER. Any purported assignment is void.

LIENS AND CLAIMS: HOMEOWNER shalf not suifer or permit fo bie enforced against OWNER's titie 1o the Communily or any
part thereof, any lien, claim or demand arising from any work of construction, repzir, restoration or mainienance of the Homesite

or mobilehome.

A, Should any fien, demand or dJaim be fled, HOMEOWNER shalf cause it fo be immediately removed. 1n the event
HOMEOWNER , in good faith, desires to coniest such {ien, demand of ciaim, he may do so, but in sSuch case
HOMECWNER agrees to and shall indemnify and save. OWNER harmless from any and all labiiity for damages,
including reasonable attomeys' fees and costs, resulting therefrom and agrees 1o and shall, in the event of a judgment
of foreciosure on said lien, cause the same to be satisfled, discharged and removed prior to execution of the judgment.

B.. Should HOMEOWNER fail to discharga any such lien or furnish bond against the fareclosure theresf. OWNER may,
but shall not be obligated {o, discharge the same or take such other action as it deems necessary to prevent a
judgrment of foreciosure on said lien from being executed against the property, and all costs and expenses, Including,
but not limited to, reasonable afomeys' fees and ¢oun costs incurred by OWNER in conneciion therewith, shel] be
repaid by HOMEOWNER to OWNER ¢n writien demand.

WASTE AND NUISANCE PROHIBITED: During the term of this Agreement, HOMEQWNER shall not commit any waste or
nuisance on their space or in the Community, shall comply with all Community Rules and Regulations which may be changed
from time-to-time pursuant to the terms of the Mobilehome Residency Law, and shall comply with all laws and regulations
applicable to their residency in the Community as the same may be modified from time-to-time.

ABANDONMENT PROHIBiTED: HOMECOWNER shali not vacate or abandonthe premises at any time tduring the term herea,
it HOMEOWNER shall abandon, vacate or surrerder the premises, all of HOMEOWNER'S personal property lefi behind shal

be deemed to be abandoned, gt the option of CWNER.

OWNER'S RIGHT OF ENTRY: HOMECOWNER shall permit OWNER and the agents and employees of OWNER to enter into
and upon the premises at alf reasonabie times for the purpose of inspecting the same, carmying out OWNER's operation end
maintenance responsibilities, for the purpese of posting notices of non responsibility for alterations, additions or repairs, and
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16.

17.

18.

19,

20.

21,

23.

1o exercise other rights under the law, all of which shall be without rebate of rent and without any liability o HOMEOWNER for
Joss of quiet enjoyment. OWNER shall not enter HOMECOWNER'S Mobilehome except in cases of emergency or with the prior

written consent of HOMEOWNER.

QCCUPANCY QUESTIONNAIRE: HOMEOWNER shall complete, sign and provide to OWHNER, on three (3) days prior written
notice, an Qccupancy Que;ﬁonnaire. Such executed Questionnaire shalf contain the following:

A The names of all pecupants of the Homeasite;

B. MNature of occupancy for each individua! occupying the space;
. — Thelegal owner andregistered owner of the mobiighoe; - _ __
b. Marmes and addresses of all ienhoiders of the mobilehome;
E. Acopy of the certificate of tite and/or registration card issued by the California Drepartment of Housing and Comgnunity
Development or by the Califomia Department of Motor Vehicles for the mobilshoma occupying the Hornestie; and
F. Proof of HOMEOWNER's insurance pelicy (or policies) on HOMEOWNER's maobilehame.

" RESALE OR TRANSFER OF OQWNERSHIP OF MOBILEHOME:

Pursuant to Civil Code § 798.74, OWNER reserves its right of prior approvat of a purchaser of & mobilehome that will remain
in the COMMUNITY. For the purposes of this agreement, purchasér includes any transferee whether or not the transfer was
for value. Subject to OWNER's right to require removal of the Mobilehome or: sale in accordance with Civil Code § 798.73 and
otheriaws, HOMEQWNER may sell or ransfer cwnership of his or her Mobilehome at any time, HOMEOWNER must, however,
immediately notify the OWNER in writing of HOMEOWNER's intent to sall or transfer ownership of his or her Mabilehome when
HOMEOWNER intends for the Mobifehome to remain in the COMMUNITY after the sale or transfer of ownership. When itis
intended that the mobilehome remain in the COMMUNITY after the sale or transfer, all of the following will be reguired before
HOMEQWNER will be released from this agreement. HOMEOWNER must assure Purchaserfransferse has-

A Provided a cornpletely filled out application for tenancy including a copy of the agreement o seil or transfar.

B. Participated in a face to face interview with OWNER's representative. ’

Cc. Executed acknowledgment of receipt of a copy of the Community's State-required Mobilehome Park Rental Agreement

- Disclosure al least three working days prior to the signing of the assumption or lease/rental agreement.

D.. Executed a new leaséfrental agreement approved by OWNER. .

E. Executed a copy of the current Community Rufes 8 Regulations.

F. Paid their first month's rent, security deposit if required, and other charges for the space, 25 well as any current
delinquency. '

CAMCELLATION OF AGREEMENT UPON REMOVAL: Inthe evert HOMEOWNER decides to remove the Mobilehcme from
the COMMUNITY and surrender the space to OWNER, HOMEOWNER may cancel this Agreement upon giving OWHNER sixty
(60} days written notice of such removal and cancellation. HOMEOWNER's obligation for rent and oiher charges shall nof
cease untl rernoval of the mobllehome and all accesseries has been compieted, the space has been surrendared to QWNER,

and the notice period has expired.

TERMINATION BY OWNER: OWHKER may only terminate this agreement for any one or more of the reasons stated in Civil
Code section 798.56 including amendments that occur after signing this agreement.

WAIVER: The waiver by OWNER of, or the Faflure of OWNER o take action with respect to, any breach of any term, covenant
of candition herein contained, shall nal be deemed to be a waiver of such term, cavenant or condition or subsequent breack:
of the same, or any term, covenant or condition herein contained, The subseguent acceptance of rent by OWNER shall not
be deemed to be a waiver of any preceding breach by HOMEOWNER, of any term, covenant or candition of this Agreement.
gther than the failure of HOMEOWNER to pay the perticular rent so accepted, regardless of OWNER'S knowledge of such
preceding breach at the time of accepting such rent.

EFFECT OF HOMEOWNER'S HOLDIRG OVER: Any holding over after the expiration of tha term of this Agreement, with the
consent of OWNER shail be construed to be a tenancy from month-to-month at the same monthly rentz! as charged to the
HOMEOWNER for the period immediately prior to the expiration of the term hereaf plus any prior noticed increase, and shall
otherwise ba on the terms and cenditions herein specified so far as applicable. The amount of rent and other charges due for
the term of such period of halding aver may be increased in accordance with Mobilehome Residency Law. Any haldover without
the consent of the OWNER shall accrue daily damages to OWNER at the fair market rent for the space, as reasonably
determined by OWNER, and shall include all fixed charges for utiiies or services that are a cost o OWNER for that space,

- TRANSFER OF OWNER'S INTEREST: In the event OWNER Ytransfers iz interest in the COMMURNITY or any partion therect,

OWNER shall be auvtomatically relieved of any ohbligations hereunder accruing after the date of sich iransfer and
HOMEOWNER shall look to the transferee far enforcement of such obligations.

EMINENT DOMAIN: f the entire Cornmunity, or a portion therast, is taken under the power of eminent domain, or is soid to
any authority having the power of eminént domair, either under threat of condemnation or while condemnation proceedings
are pending, and such occumence causes OWNER in its sole opinion fo believe the balancé of the remaining property is not
suitable or viable ta continue as a mobiteheme community, then this Agreement shall automatically terminate 2s of the date
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25

25.

28,

thé copdemning authorsity takes possession. Any award for any taking of aft, or any part of the Co i

A 1 ! : mmunity under th
eminent do'mam shall be f:he property of OWNER, whether such award represents compensation for dimguLion in v:lﬁg‘;felrhf
leasehold, if any, or a taking of the fee (rights of ownership).

No award for any partial or entire Eak.ing shall be apportionad, and HOMEOWRNER hereb i

é 4 > ed, i y renounces any interest in,
assigns to OWNER, any award made in any condemnation proceeding for any such taking. Nothing containedyhereim hr:\:eigf
shall be daequ to preclude HQMEOWNER from obizining an award for damages conceming their removable perScmai
property, or to give OWNER any interest in an award of damages to HOMEOWNER for loss of or damage to HOMEOWNER's

removahie pessonal property. .. . . L __ _ _ ... ...

DISPSTE RESOLUTION AND ARBITRATION OF DISPUTES: OWNER may offera voluntary Arbitration Agreament for mytuat
consideration outside this Agreement. If such an agreement is executed by OWNER and HOMEQWNER. i
independent of the rental agreemant. ’ . ot shail be

ATTORNEY'S FEES: inany legal action hereunder, or to enforce any other agreement between OWNER and HOMEOWNER
ansing under the tenancy, the non prevailing party shall pay the reasonable sttomey's fees and costs of the prevailing party
in an amount to ba determined by the cour or other forum having jurisdiction of the matter, in addition to any other award or
damages ordered whether or not the matter proceeds Io decision by tha entity having jurisdicton. A party shall be deemed the
prevailing party if judgment is rendered in his favor or where the litigation is dismissed in his favor prior io or during irial, unless
the parties otherwise agree in the settlament or compromise. )

ESTOPFPEL CERTIFICATE: Within ten {10) days after writlen notice, HOMEQWNER agrees to execute and deliver an Estoppe!
Cerfificate in the form submitted by OWNER, acknowledging that this Agreement is in full force and effect as modified by writen
agreement, specifying any modifications to the Agreement and dates Lo whizh the rent and other charges have been paid, and
acknowiedging whether or not OWNER is in compliance with Ifs obligations thereunder or the lsw. Failure of HOMEOWNER
10 execute and retumn said Estoppsl Certificate within ten (10} days after pressntation of same to HOMEOWNER shall he
conclusively deemed HOMEOWNER's acknowledgment and wamanty that the Certificate as submitted by OWNER is true and
correct, that QWNER is not in breach, default, or viclation of the agreement or legal obligation to the HOMEGWNER, and may
be relied upon by any lender, purchaser, or other interested party,

SUBORDINATION: This Agreement, and any leasehold interest which may be created by i, shall be subordinete to any
encumbrance, restricfion or declaration of record before or after the date of this Agreement affecting the Park, the common
areas, recreational faciiities or other facilities of the Park; or the Homesite renfed to Homeowner. Such subordination is effective
without any further act of Homeowner; however, Homeowner agrees, 4pon request by Qwner, 1o promptly execuie and defiver
any documents or instruments which may be required by any iender to effectuate any subordination, inciuding reascnable
modifications to this Agreement, pravided they do not increase the obligations of Homeowner or materially adversely affect the
interests of Homeowner herein. If Homeowner fails to execute and deliver any such documents or instruments, Homeowner
hereby irevocably constitutes and appaints Owner as Homecwner's special attorney-in-fact to execute and deliver any such

documents or instruments.

INDEMNIFICATION: OWNER and Community shail not be liabie for ary loss, damage or injury of any kind whatsoever to the
perscn or property of any HOMEOWNER or to any of the employees, guests, invitees, permittess or licensees of any
HOMECOWNER, or b any other parson whomsoever, caused by any use of the Community premises or Homesiie {including
any defect in improvements erected thereon) or the failure of any service or amenity, or arising .from any other cause
whatsoever, unless resulting from circumstances described below. As a material part of the consideration of this Agreement,
HOMEOWNER hereby waives all claims and demands against OWNER and the Community, and hereby agrees to indemnify
and hold OWNER and Community free and harmless from fiabilty for ail claims and demands for any such loss, damage or
injury, including attoeys' fees, together with all costs and expenses arising therefrom or in connection therewith, unless
resufting from the droumstances described below.

PLEASE NOTE: Nothing contained in the above paragraph or elsewhare in this Agreement, the Rules and Reguiations or other
residency documents of the Cornmunity, shall have the efiect of ar. agreement by HOMEOWNER to release, indemnify and
hold harmlass OWNER, Community or any other person for the gross negligence or willfui acts or omissions cf OWNER, Lhe
Community or any other person or from a breach by OWNER or any other person of this Agreement ar the breach of any other
duty owed by OWNER, the Community, or any other person o HOMEOWNER orio any other person. Furthermare, the terms
and conditions of this paragraph do not inciude any fine, forfeiture, penalty, or fee {including any atfomeys' fees or casts)
assessed by a court of law against the OWNER of the Park for a violation of the Mobilehamne Residency Law.

HOMEOWNER shall, at HOMEQWNER's own expense, defend all actions brought against OWNER or the Community for which
HOMEOWNER is responsible for indemnnification hereunder. If HOMEQWNER faiis to do so, OWNER or the Community {z1
OWNER's option, but without being obligated to do so) may, at the expense of HOMEOWNER, defend such actions, and
HOMEOQWNER shali pay and discharge any and all amounis that arise therefrom.

RECORDING: This Agreement or ary memomandum of this Agreement may not be recorded without the prior written consent

T of DWNER, which may be withheld.

30.

GOVERNING LAW: This Agreement shall be govemed by and construed pursuant 1o the faws of the Staie of California,
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35.

7.

38.
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AMENDﬁENTS This Agreement, any addendums and the written documents referred to herein contain the entire agreement
between OWNER and HOMEOWNER and except as otherv.nse coniamed in this agreement, may be amended only by written
assent of OWNER and HOMEOWNEFL

HAINTENANCE OF RENTED SPACE: Except as otherwise required by California Civil Code section 758.37.5, HOMEOWNER

agrees to maintain the space and all improvements. thereon including but not limied fo: the trees, shrubbery, and other
vegetation or landscaping, fences, retaining walls, asphalt, concrete, storage buldings, ofher structures permitied by OWNER,
vehicles used for transportation and the mobilehome in a condition of good repair and atractive appearance. OWNER may

- charge-a-reasonable {es for servicesrelating to the maintenance of the land_and_premises upon which HOMEOWNER's

mobilehome is situated in the event HOMEQWNER falls to maintain such land or premises in accorgance with the rules and
regulations of the Community after written notification to HOMEQWNER and the failure of HOMEOWNER 1o comply within 14
days thereafter. In the event of such failure an the part of HOMEOWNER to comply within 14 days, OWNER may enter the
premises to carry out, at HOMEOWNER!'s expense, such gardening, mainienance and/or repairs to the land and premises as
are reasonably neacessary to corred the conditions which violate the Community Rules or detract from the appearance of tha
space or Community. OWNER'S charge for such services shall be paid upon demand and, at OWNER's sole option shall be
deemed additional rent, OWNER'S election of this remedy shall not be deemed a waiver of any default by HOMEOWNER.
OWNER'S remedies shall be curmutative and OWNER reserves the right 1o proceed using any or all remedies availabie in iaw
or equity. HOMEOWNER's invitees or guesis who cause property damage by their actions or negligence are deemad agents
of their host HOMEOWNER for lability purposes and OWNER may seek recovery directly from the HOMEOWNER.

TIME iS GF THE ESSENCE: Time is of the essence of this Agreement and for each and every covenant thereof.

" INCORPORATION OF RULES AND LAW: HOMEOWNER hereby acknowledges coscurrent or prev Aous receipt of the current

Mobilehome Residency Law and Community Rules and Regulations and that these documents are incorporated by reference
as attachments 10 this Agreement and are made a part ¢f it as though set forth in full.

{NSURANCE:  The Community does not carry pubric liability or property damage insurance to compensate you, your guest,
n-ranyother person from any loss, damage, of injury exceptwhere the Community would bs legally fiable for such loss, damage,

or injury due fo its own acts or negligence. Therefore, for your own protection, you should obtain at your awn cost, fire, flood,

stom, earthquake, acts of God, theft orvandalism, and other casualty insurance coverage foryour mobiiehome, improvements,

and contents, and personal llability and any other insurance that may be necessary or beneficiat to protect you, your guest, or
cthers from unforeseen loss or liability.

ZONING INFORMATION: The nature of the zoning under which the mobilehome park operates is: Mobile Hol;ng Exclusive

NOTICE: Pursuant to Section 290.46 of the Penal Code, information about spaecified reglisterad sex ofenders is made avaiiaple
to the public via an internet Web site maintained by the Department of Justice at www.megansiaw.ca.gov. Depending an an
offender's criminal history, this inforrmation wiil include either the address at which the cffender resides or the community of

residence and ZIP Code in which he or she resides.

RELEASE QF CLAIMS: As a material part of the constderation for this Agreement, HOMEOWNER hereby waives, releases
and discharges on bahalf of him or herself, their family and guests, OWNER and each and all of OWHNER's present nd formar
parners, officers, directors, agents, representahve employees and atlomeys and each and all of OWNER's respective heirs,

succassors, executors, administrators and assignees of each Fom any and all claims, agreements, contracts, covenants

" representations, abligations, losses, liabiliies, demands and causes of action which HOMEOWNER and HOMEOWNER'S

family and guests may now or hereafter have or claim ta have against OWNER, by reason of any matter or thing, whether of
a personal or business nature, whatsoever, to and including the date hereof. HOMEOWNER bereby waives any and afl rights
which HOMEOWNER may have under the provisions of Section 1542 of the Civil Code of the State of Caiifornia, which section

reads as follows:

*"A General Release does not extend 1o ¢faims which the Creditor does not know or suspect o existin his
favor at the time of executing the release, which if known by him, must have matedally affected hlS seitlement

with the Debtor,”

1t i3 understood by HOMEOWNER that, if the facts or law with respect to which the foregoing release as given fum out hereafter
1o be gther than or different from the facis or law in that connection now known to be ar befieved by HOMEOWNER 1o be true,

then HOMEQWNER expressly assumes the nsk of the facts or Iaw turning outto be so different, and agrees that the foregomg
release shall be in ali respects effective and pot suanct to & for apy such difference in facts or law. By
initialing here, HOMEOWNER agrees to this provision.

SERVICE OF NOTICES: Unless otherwise provided, aff notices shall be either delivered personally fo the HOMEOWNER or
deposited in the United States mail, postage prepaid, addressed to the resident at his or her space within the Community. if
more than one person is named 8 HOMEOWNER in the rental agreement, each shall be deemed the agent of the other forthe
pumpose of service of nofices and service on one shall be deemed service on all HOMEOWNERS at the same space.
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SEVERABILITY: if any provision of this Agreement or application thereof lo any person or gircumstance is held invalid, this
invalidity shall not affect other pr:ms:ons orapplications of this Agreement which can be given effectwithout the invalid provision
or application; and fo this end, the provisians of the Agreement are declared to be severabie. This Agreement shall be liberally
ronstrued to achieve its purpases and fo preserve its validity. _

COUNTERPARTS.AHD,FACSiMILE SIGNATURES: This Agreement maxt_i_q executed in several counterparts, each of which;
shall be deemad an original and alf of such counterparts tagether shall constitute one and the same instrument. Facsimile
signatures may be used by the parties, inwhich event the document, signed by such party shall be binding upon the party who

-signedit.._. . — e el el Dl . . e

ACKNOWLEDGMENTS: Approval should be given only after carefu! consideration and review of each sre.

A,

p

By inifialing this subsaction, HOMECOWMER agrees (1) that he or she has carefully inspecteq the rental space and the
COMMURITY facililies; and {2) that the space and facililies are in every respect as represented by OWNER io
HOMECWRNER, either orally orin writing. To the exient that the space and fagjlites are nDt exacﬂy as represenicd,
gither orally or in writing, HOMECWNER accepts them as they are.

oy

f HOMEOWNER currently has a terancy far this spece in the Community, HOMEOWNER scknowledges
HOMEOWNER was offered a lease for 12 months or less as the HOMEOWNER may choose. ﬁd .

By initialing this subsaciion, HOMEOWNER acknowledges that GWNER has not required HOMEQWNER to purcnase,
rent, or lease goopds, or services for landscaping, remodeling, or maintenance from any person, company, or
carporaton. 3&(

T
By initialing this subsection, HOMEQWNER agrees that this Agreement, including addengums, sontains the entire
agreement between the parties relafing te the rental of space within the COMMUNITY. .

s

By initialing this subsection, HOMEOWNER agrees that he or she has read, understood, and received copies of this

agreement, the Community Rules and Regulations, and the Mobilehome Residency Law. HOMEOWNER understands
that by executing this agreement he or she wilf be baund by its terms and conditions.

Al prior negotiations or stipulations canceming this mafter which preceded or accampanied the execution herein, are conclusivety
deemed to have been superseded hereby. In interpreting this Agreement and the provisions thereof, it shall be deemed that this

~ Agreament and its exhibits were written by both parties if any changes were made, This Agreement may be subsequently aliered by

- . written agreement of the parties or by OWNER following expiration of the initial term of this agreement in accordance with Civil Code

section 827 or other applicable law.

This agreement shall be binding tpon and inure to the benefit of Owner's heirs, successors, and assigns.

This agreement is signed in Thousand Dzks , Gatifornia.

HOMECWNER(S):

OWMNER/AGENT:

{?? By-

AVMGH Five - The Ranch Limited Partnership

P
jﬂ’“ﬂ anpm !/ '2 - ! ~
Dale / Resident Manager '
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Ranch Mobilehome Park

2193 Los Feliz Dr, Thousand Oaks, Ca 91362

MOBILEHOME SPACE RENTAL AGREEMENT FOR TWELVE MONTH_S' OR LESS
INCLUDING MONTH TO MONTH
SPACENO: _/7) :

RESIDENT: __ /204 f - 2441, A NI VL) paie: L2 737

! L
B4

RESIDENT:

This rental agreement is made effective on the dale sat forth befow by and between _ AYMGH Five - The Ranch Limited Partnership,
hereinafter referred to as “OWNER.” and the above named residents, hereinafter referred to as *HOMEGWNER." Reference io
*OWNER," hereatter, also includes OWNER'S authorized representatives. The Mobile Horne Park is a “Senior Community” {age 62
years or older) pursuant to the requiremenis of state and federal law. All occupants must be age 62 years or older. New cccupanis are
required to prove compliance with the Park's ane resfriciions with a driver's license, birth certificate, or other such generally accepted

proof of age.
1. DESCRIPTION OF THE PREMISES: OWHNER rerfs to HOMEOWNER and HOMEOWNER rents from OWNER the space
indicated above within Ranch Mobilehome Park, 2193 Los Fefiz Br, Thousand Oaks, Ca 91362 , hereinafter

“COMMUNITY,” to be used for the personal and actual residence by HOMEOWNER and for no other purpose without the prior
written consent of QWNER.

2 TERM: The initial term of this agreemem shall befor { 2 months and ;. days commencingon / & - 3f-2: 3;
and ending midnight on == e As used herem the expression “"TERM HEREQF refers to this term or any
renewal thereof as hereinafier pmvlded fi—- SAa-"2nid 1/'1

3, RENT: HOMEOWNER shall pay tn the OWNERT 3 ! - 3&per month as rent plus an dd?ﬂ’onal sum for utifities and services

to or for HOMEOWNER'S space as herein sef forth below. The first payment shalt be due on w21 25 /8. Except
-tor melered utilities, the rent and other charges for ulilities and services to or for the space will be due m[advance on the first
day of each month, Metered utilites are due when billed. All rent and other charges shall be paid at the Cammunity office or
other place designated by OWNER inwriting without any offset or deduction whatsoever. All paymenis by HOMECWNER shall
first be applied to discharge any pastdue amounts, including, but not limited to, late charges, returned check charges, and uiility
and service charges. After such past due amounts have been paid, ithe remainder of any menies received by OWNER from
HOMEOWNER shall be applied to past monthly rent amounis, then fo the current month's utilities and services with any
remainder applied to curent rent. The next scheduled increase for this space will be on _a” P . If this date
is less than ninety (90} days from the commencement date of this iease, the new rertal amourd will be gols o Atleast
ninety (80) days writtlen notice will be given for all !ater rent increases.

r

4, 'SEGURITY DEROSIT: The amount of security deposit received is ¢ 2, orif this is a new agreement for an existing
Resident, Park eurrently helds __ A7 /.Y a5 a security deposit. The S'Ecurity deposit is not rent, arrd shall within thirty (30}
days follewing fermination of tenangy or at such other time as provided by law, be returned after deducting for damages,
cleaning, or any other unpaid obligations of Resident.

5. UTILIMES AND SERVICES COSTS AT COMMENCEMENT OF THIS RENTAL AGREEMENT:
3 PEL | paevimte, | M |y tam Remarks
Natural Gas Meiered ] 7
Electricity Meered . 4
Water 4
Trash i ; ol
Sewer 1 v ]
Tax Reimburserment
Cable TV ,
Guest Fees® $75.00 v | Per Month Per Guest
Rent Gontro! Fee T
RV Storage
_ Pass-Thru 1
~ Pass-Thru 2 _
1 sle Fee (see befow) $15.00 v Applies after the &th of the month
‘Retum Chack Feas S13.00! v
Other )
Other ' i
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I inciuded

In Rent

Present 5 Homeowner Management Bills

Cost | Pays Utility Co. Homeowner Remarks
|

|
i
!

*In residence over 20 congseculive days or 30 days in a cakendar year. See section on “‘Guest Fees”, below.

Any increase in the cost of separately billed utilifies or services shall be immediately passed through on the next billing. Late
fees, Returned Check Fees, Guest fees, Pel Facilities fees, and RV Storage fees may be increased on 30 days written notice.

OWNER may, upon giving 30 days written nofice during the term of this Agreement or any extension or renewal thereaf,
separate and subtract from the rent, then charge ROMEOWNER monthiy far the cost of any service now or later included in
the rent. The amount of this reduction shall be equal to the avérage cost © OVWNER for the utility orservice toor for thatspace”
during the 12 months immediately preceding notice of the commencement of the separate bifling for the uliity or service.
Following commencement of the separate billing, OWNER may calculate and separately state onthe monthly bifiing the periodic
sharge for the utility or service utilizing any method permitied by law.

With OWNER'’s prior written approval, HOMEOWNERS may contract directly with outside vendors or service providers for any
service of utility not listed above or offered by OWNER. However, the service or utility service obtained by HOMEOWHNER shall
not conflict in any way with the normal aperation or best interest of OWNER,

if HOMEOWNER makes a writlen request for the testing of any OWNER provided utility meter serving their space, OWNER
shall crder and pay for the test, However, HOMEOWNER shali reimburse the costs to OWNER if the test resuits indicated no
adjustment, repair, or replacement was necessary,

GUEST FEES: Residents wili pay an additional fee of _3753.00 _ per month for each month or partial month a guest stays
on the Resident’s space immediately following a stay of more than 20 consecutive days or a fotal of 30 non-consecutive days
in a calendar year. Guest fees will be due commending on the first day following the axpiration of 20 consecutive days or a total
of 30 non-consecutive days in a calendar year, which ever occurs first. Guest fees shall be paid in advance and shali be paid
prospectively on the first day of each month, thereafter. Guest fees will be owed whether or notl the quest has been registered
with OWNER. No guest fee will be charged for persons described in Civil Code Section 798.34(b}.(c) or {d}, or the “immediate
family™ of the Resident, defined as the Resident, his or her spousa, their parents, their children, and their grandchildren under
18 years of age.

L_ATE FEES AND HANDLING CHARGES: if the rent and other charges are not paid by the 67 of the month, a late fee of _

$15.00  witl be due to cover OWNER'S adrinistrative costs for, armong ather things. preparing and serving a notice and
collecting, banking and accounting expenses associated with collecting late rent and other charges. HOMEOWNER and
OWNER's representative acknowledge they have discusszed the iafe fee and agree that il is and will be impracticable and
extremejy difficult ta fix the aciual damages suffered by OWNER either now or at the time of receipt of a Jate payment and that
the above amount represents a regsonable average estimate of OWNER'S administrative costs related {o collecting and
accounting for late payments. See Late Fee Addendum attached heretn and incosporated as though set forth in full. Inclusion
of the fate charge provision shail not be construed as a waiver of OWNER's right to demand timely payment of rent and other
charges when due, o require payment in legal tender, or to enforce any provision hereof after any default on the part of the
HOMEOWNER. A handling charge of _ $15.00__is required for a!l checks dishonored by HOMEOWNER s bank regardiess
ofthe reason. HOMEOWNER acknowledges that itis and will be impracticable and extremely difficult to fix the actual damages
suffered by OWNER in the event the HOMEOWNER's check is returned, and that the above charge represents a reasonable
approximation of the damages the OWNER is iikely to suffer from HOMEOWNER'S returmed check. The application of late
fees and return check charges shall be cumuiative. The subseguent acceptance of payments shall not constitute a waiver of
any breach of any rule, regulation or covenant of the Lease Agreernent, nor shall it reinstate, ¢ontinue or extend the term of the
Lease Agreement or affect any notice, demand or suit hereunder unfess expressly waived by OWNER in writing.. Interest at
the rate of 10% per annum will accrue on rent and other charges one month or more past due.

FACILITIES AND SERVICES PROVIDED BY DWNER: The facilities and services to be provided by OWNER during the term
of this Agreement, unless changed as provided by law are as lollows:

A FACILITIES: Laundry room, clubhouse, restrooms, recreational facililies.

E. SERVICES: Services are provided as stated in Section 4, above, Utilities and services which are pow included in the
rent without additional charge, may later be brokemn out of the rent and metered or charged separaiely from the rent
in accordance with applicable faw and reguiations. The fees charged for utiliies and services will be at the prevailing
rates or as prescribed by the serving utility or by government regulation. OWNER will maintain the commeon areas
of the COMMUNITY to reasonable standards.

C. RESPONSIBILITY OF OWKER: it is the responsibility of the OWNER fo provide and maintain the. physical
improvements in the common facilities of the Community in good working order and condition. Mowever, with respect
{0 a sudden orunforeseeable breakdown or deferoration of these improvements, the QWNER shallhave a reasonable
period of time {a repair the sudden or unforeseeable breakdown or deterioration and bring the improvements inte good
working order and condition after OWNER knows or should have known of the breakdown or deterigration. For
purposes of this subdivision, a reasonable period of time to repair a sudden or unforeseeable breakdown or
gdeterioration shaf be as soan as possible in situations affecting & health or safety condition, and shall not exceed 30
days in any gther case except where exigent circumstances justify a delay. Any prevention, delay or stoppage due
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fo strikes, labor disputes, acts of God, inability io obtain materials, govemmenial restrictions, regulations ar controls,
judicial orders, fire, fload, earthquake or other natura! disaster will excuse OWNER's performance of these obligations
for a time equal to the delay. Such delays shall be deemed to be beyond the reasonabie control of OWNER.
HOMEOWNER shall continue 1o pay rent, without abaternent or reduction, and any and alt other itemized charges in
accordance with the terms of this Agreement. OWNER will not be liable for any ioss or injury to property occurring
with, or incidental to the failure io furnish any services, facilities, or wiilities to HOMEOWNER, if the inability to so
furnish relates to matters set forth above in this section,

D. RESPONSIBILITY OF HOMEOWNER: HOMECWNER shall promptly reped o Managemert any observed defect with
respect o the Common Fadiliies, Common Areas or utility services of the Park. ncluding, but not iimited 1o, the
following: watier leaks; gas leaks; potholes or cracks in the pavement or roads; dirty trash areas; dusl, ditt or debris
on mads; discolored or bad smelling or inadequate water supply or pressure; problems with the Park's common
electrical systemn; leaks or backups or lack of capacity of the Park's sewer system; unciean or inoperable faundry
facilities; insufficient trash bin capacity; problems with the heating or cooling at the cormnmon buildings; holes or wom
spots in floors of the Park's facilities; or any other defect in the Park's equipment, buildings, common areas, or
maintertance, including landscaping. HOMEQWNER shall give such fiofice in writing to the OWNER’s resident
manager, in person or by prepaid first tlass mail addressed to the OWNER 2t the Community within thirty {30) days
of HOMEOWNER's discovery of any of the conditions sei forth abave in order that such conditions may be cosrected
within a reasgnable bencd of time by the OWNER.

USE AND QCCUPANCY: Except as expressly provided by California Civil Code sections 798 34{b) & {c} or 798.23.5 of the
‘Mobilehome Residency Law, the Community Rules and Regulations or as otherwise preempted by law, only the registered
owner, who is a signatory to this rental agreement, and his immediate family as defined in Civit Code section 798.35 are
permifted to reside on the rented mobilehome space. Resident shali not use or permit the premises or any part thereof to be
used for any purpase other than as a ot for the placement and maintenance of their mobilehome which may only be used as
a residence for the persons listed herein. No other person may reside at the premises without the prior writien permission of
OWNER. The Community and #s address may not be used for the purpase of conducting any enterprise, business, or
advertising the sale of aurtomobiles, recreational vehicles, or any other merchandise. No mobilehome or gecupancy rights io
a space may be transferred in the Community without the prior written consent of OWNER. Qccupancy of the mobilehome is
fimiled to two persons per bedroom plus one persen, Resident shall not assign any nghts or privileges of the Agreement or
sublet the remed premises or any parl except as specificaily permitted per Community Rules and Regulations. Any such
purported assignment or sublet is void. Resident shall neither do nor penmit to be done in or about the premises, nor bring or
keep thersin, anything in conflict with any law or ordinance now or hereafter in effect, or contrary fo the Rules and Requlations
of the Community, or which may injure or annoy other tenants of the Community.

SUBLETTING: There shall be no subletting except as required by law subject to OWNER's written approval,
ASSUMPTION: There shall be no assignment of this agreement by HOMEOWNER. Any purporied assignment is void.

LIENS AND CLAIMS: HOMEOWNER shall not sufler or permit to be enforced against OWNER's title to the Community orany
part thereof, any lien, claim or demand arising from any work of constructon, repalr, restoration or maintenance of the Homesite

or mobilehome.

A Should any lien, demand or claim be filed, HOMEOWNER shall cause it to be immediately removed. In the event
HOMECWNER , in good faith, desires to contest such fien, demand or claim, he mey do so, but in such case
HOMEOWNER agrees i-and shall indemnify and save OWNER harmiess from any and all liability for damages,
including reasonable attorneys' fees and costs, resuliing therefrom and agrees to and shall, in the event of a judgment
of foreclosure on said fien, cause the same fo be satisfied, discharged and removed priorio execution of the judgment.

B. ‘Should HOMEOWNER fail to discharge any such lien or furnish bond against the foreclosure thereof, OWNER may,
but shall not be ebligated to, discharge the same or take such cther action as it deems necessary to prevent a
judgment of foreciosure on said lien from being executed against the property, and all costs and expenses, including,
but not limited tq, reasonable sttomeys’ fees and court costs incurred by OWNER in connection therewith, shzll be
repaid by HOMEOWNER to OWNER on written demand.

WASTE AND NUISANCE PRORIBITED: Durng the term of this Agreement, HOMEOWNER shal! nof comenit any waste or
nuisance on their space or in the Community, shali comply with all Community Rules and Regulations which may be changed

‘from time-to-time pursuant o the terms of the Mobilehome Residency Law, and shall comply with all laws and regulations

applicable 1o their residency in the Community as the zame may be modified fram time-to-fime.

ABANDONMENT PROHIBITED: HOMEOWNER shall not vacate or abandon the premises at any time durng the ferm hereof.
If HOMEQWNER shall abandon, vacate or suirender the premises, alt of HOMEOWNER'S perscnal property left behind shall
be deemed fo be abandoned, at the option of OWNER.

OWNER*S RIGHT OF ENTRY: HOMECGWNER shall permit OWNER and the agents and employees of OWNER to enter Into
and upon the premises at all peasonable times for the purpose of inspecting the same, carryving out OWNER's operation and
maintenance responsibiliies, for the purpose of posfing notices of non responsibility for alterations, additions or repairs, and
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1o exercise other rights under the law. all of which shali be without rebate of rent and without any Rability to HOMEOWNER for
joss of quiet enjoyment. OWNER shall not enter HOMEOWNER'S Mobilehome except in cases of emergency or with the prior
written consent of HOMEOWNER.

OCCUPANCY QUESTIONNAIRE: HOMEOWNER shalt complete, sign and provide 1o QWNER, on three {3) days prior written
fotice, an Occupancy Questionnaire. Such executed Questionnaire shall contain the foliowing:

A The names of alt pecupants of the Homesite;

B. Nature-of ocsupancy-for-each individual octupying the space;.

c. The legal owner and registerad owner of the mobilehome;

D. Names and addresses of all lienhoiders of the mobilehome; _

E. Acopy ofthe certificate of title and/or registration card issugd by the California Depariment of Housing and Community
Deveiopment or by the Califomnia Department of Motor Vehicles for the mabilehome occupying the Homesite; and

F. Proof of HOMEOWNER's insurance policy {or policies} on HOMEOWNER's mobilehome.

RESALE OR TRANSFER OF OWNERSHIP OF MOBILEHOME:

Pursuant io Civil Code § 798.74, OWNER reserves Ts right of pricr approval of a purchaser of a mobilehome that will remain
in the COMMUNITY. For the purposes of this agreement, purchaser includes any transferee whether or not the transfer was
for value. Subject to OWNER's right fo require removal of the Mobitehome on sale in accordance with Civil Code § 798.73 and
other faws, HOMEOWNER may sell or transfer ownership of his or her Mobilehame at any time. HOMEOWNER must. however,
immediately notify the OWNER in writing of HOMEQWHNER's intent to salt or transfer ownership of his or her Mobilehome when
HOMEQOWNER intends for the Mobilehome to remain in the COMMURNITY after tha sale or trarsfer of ownership. When it is
intended that the mobilehome remain in the COMMUNITY after the sale or transfer, all of the following will be required before
HOMEOWNER wiil be released from this agreement. HOMEOWNER must assure Purchasertransferee has:

A Provided @ completely Rlied out application for tenancy including a copy of the agreement to sell or fransfer.

B. Participated in a face {0 face inferview with OWNER's representative,

C. Executed acknowledgement of receipt of a copy of the Community’s State-required Mobilehome Park Rental Agreement
Disclosure at least three working days prior to the signing of the assumption or lease/rental agreement.

D, Executed a new lease/rental agreement approved by OWNER.

E. Executed a copy of the current Community Rules & Regulations.

F. Paid their firsst month's rent, security deposit if required, and other charges far the space, as well as any current
delinguency. .

CANCELLATION OF AGREEMENT UPON REMOVAL: in the event HOMEOWNER decides to remove the Mobitehome from
the COMMUNITY and surrender the space o OWNER, HOMEOWNER rmay cancel this Agreement upon giving OWNER sixty
{60} days wnlen notice of such removal and cancellation. HOMEOWNER's obligation for rent and other charges shall not
cease untif removal of the mobilehome and aft accessories has been completed, the space has been sumrendered to OWNER,
and the notice period has expired.

TERMINATION BY OWNER: QWNER may only terminate this agreement for any one or more of the reasons stated in Civi
Code section 798.56 including amendments that occur after signing this agreement.

WAIVER: The walver by OWNER of, orthe failure of OWNER o take action with respect o, any breach of any femmn, covenant
of condition herein contained, shall not be deemed o be a waiver of such term, covenant or condition or subsequer breach
of the same, or any ferm, covenant or condition herein contained. The subseguent acceptance of rent by OWNER shall not
be deemed to be a waiver of any preceding breach by HOMECWNER, of any term, covenant or condition of this Agreement
other than the faifure of HOMEOWNER to pay the paricular rent so accepied, regardiess of OWNER'S knowledge of such
preceding breach at the time of accepting such rent.

EFFECT OF HOMEOWNER'S HOLDING OVER: Any holding over after the expiration of the term of this Agreement, with the
ronsent of OWNER shall be construed 1o be a tenancy from month-to-month at the same monthly rental as charged o the
HOMEOWNER for the pericd immediately prior to the axpiration of the term hereof plus any prior noticed increase, and shall
otherwise be on the terms and conditions herein specified so far as applicable. The amount of rent and other charges due for
the term of such peried of holding over may be increased in accordance with Mobifehome Residency Law. Any holdover without
the consent of the OWNER shall accrue daily damages to OWNER at the Fair market rent for the space, as reasonably
determined by OWNER, and shall include afl fixed charges for utilities or services that are a cost 10 OWNER for that space.

TRANSFER OF OWNER'S INTEREST: In the event OWNER transfers #s inlerest in the COMMUNITY orany pertion thereof,
OWNER shall be aulomatically relieved of any obligations hereunder accruing afler the date of such transfer and
HOMEOW NER shall ook to the transferee for enforcement of such obligations.

EMINENT DOMAIN: {f the entire Community, or a portion thereof, is taken under the power of eminent demain, or is sold o
any authority having the power of eminent domain, either under threat of condemnation or while condemnation proceedings
are pending, and such occurrence causes OWNER in ifs sole opinion to believe the balance of the remaining property is not
suitable or viable to continue as a mobiiehome community, then this Agreement shall automatically terminate as of the date

Pag_e 40f8 & 2004 Law Gfce of Scont £, Carter - Revised June 27, 2008

CTO 01835



4.

25.

2,

27.

28.

CTO 01836

the condemning autherity takes possession, Any award for any taking of z2ll, or any part of the Community under the power of
grminent domain shall be the property of OWNER, whether such award represents compensation for diminution in vatue of the
leasehold, if any, or 2 taking of the fee {rights of ownership}.

fio award for any pariial or enlire faking shall be apportioned, and HOMEQWNER hereby renounces any interest in, and
assigns to OWNER, ary award made in any condemnatian proceeding for any such taking. Nothing contained herein, however,
shall be deemed o preclude HOMEOWNER from obtaining an award for damages concerning their removable personal
property, or to give OWNER any interest in an award of damages to HOMEOWNER fer foss of or damage to HOMEQOWNER's

. memovable personal property,

DISPUTE RESQOLUTION AND ARBITRATION OF DISPUTES: OVWNER may ¢ffer a voluntary Arbitration Agreementfor mutual
oonsideration utside this Agreement. If such an agreement is executed by OWNER and HOMEOWNER, it shall be

independent of the rental agreement.

ATTORNEY'S FEES: in any legal action hereunder, or fu enforee any other agreement between OWNER and HOMEOWNER
arising under the tenancy, the non prevailing party shall pay the reasonable attorney's fees and costs of the prevailing party
in an amount to be determined by the court ar other forum having jurisdiclion of the matter, in addition to any other award or
damages ordered whether or not the matier proceeds io decision by the entity having jurisdiction. A party shail be deemed the
prevailing party if judgment is rendered in his favor or where the litigation is dismissed in his favor prior to or during trial, unless
the parties otherwise agree in the setlement or compromise. '

ESTUPPEL CERTIFICATE: Withinien {10)days afterwritien notice, HOMEOW NER agrees to execute and deliver an Estoppel
Certilicate in the form submitted by OWNER, acknowledging that this Agreement is in full force and effeci 2s modified by written
agreement, specifying any modifications to the Agreement and dates to which the rent and other charges have been paid, and
acknowledging whether or not OWNER is in compliance with its obligations thereunder or the law. Failure of HOMEOWNER
o execute and retumn said Estoppel Certificate within ten (10} days after presentation of same o HOMEOWNER shali be
conclusively deemed HOMEOQWRNER's acknowledgment and waranty that the Certificate as submitted by OWNER is true and
correct, that OWNER is not in breach, defautt, or violation of the agreement or legal obligation to the HOMEOWNER, and may
be relied upon by arry lender, purchaser. or other interested party.

SUBORDINATION: This Agreement, and any leasehold interest which may be created by it, shall be subomdinate to any
ehcumbrance, festriction or declaration of record before or after the date of this Agreement affecting the Park, the common
sreas, recreational facilities or other faciiities of the Park, or the Homesite rented to Homeowner, Such subordipation is effective
without any further act of Homeowner: however, Homeowner agrees, upon request by Owner, 1o promptly execute and deliver
any documents or instruments which may be required by any lender o effectuate any subordination, including reasonabie
modifications to this Agreement, provided they do not increase the obligations of Homeowner or materially adversely affect the
interests of Homeowner herein. if Homeowner fzils to execute and deliver any such documents or insiruments, Homegwnar
hereby imevocably constitites and eppoints Owner Bs Homeowner's special affomey-in-fact {o execte and deliver any such
documents or instruments.

INDEMNIFICATION: OWNER and Community shall ot be liable for any loss, damage or injury of arty kind whatsoever to the
person of properly of any HOMEOWNER or to any of the employees, guesis, invitegs, permittees or licensees of any
HOMEOWNER, or tc any other person whomsoever. caused by any use of the Community premises or Homesite (including
any defect in improvements erected thereon) or the failure of any service of amenity, or ansing from any other cause
whatsoever, unless resulting from circumstances described below. As a material part of the consideration of this Agreement,
HOMEOWNER hereby walves all claims and demands against OWNER and the Community, and hereby agrees to indemnify
and hotd OWNER gnd Community free and harmless from !iabifity for all claims and demands for any such loss, damage or
injury, including atormeys' fees, together with all costs and expenses arising therefrom or in cannection therewith, unless
resulting from the circumstances described below,

PLEASE NQOTE: Nothing contained in the above paragraph or efsewhere in this Agreement, the Rules and Reguiations or other
residency documents of the Community, shail have the effect of an agreement by HOMEOWNER to release, indemnify and
hold harmless OWNER, Community or any other person for the gross negligance or willful acts or omissions of OWNER, the
Community or any other person or from a breach by O¥YWNER or any other person of this Agreement or the breach of any other
duty owed by OWNER, the Community, or any other person to HOMEOWNER or to any other person. Futthermore, the terms
and opnditions of this paragraph de net include any fine, forfeiture, penalty. or fee (including any attomeys® fees or costs)
assessed by a court of law against the OWNER of the Park for a viclation of the Mobilehome Residency Law.

HOMEOWNER shatl, st HOMEOWNER's own expense, defend all actions brought against OWNER arthe Community forwhich
HOMEOWNER is responsible for indemnification hereunder. if HOMEGQWNER fails to do s6, OWMNER or the Community {at

OWNER's option, but without being obligated to do so) may, at the expense of HOMEOWNER, defend such actions, and
HOMEOWNER shall pay and discharge any anc alt amounts that arise therefrom.

RECORDING: This Agreement or any memorandum of this Agreement may not e recorded without the prior written consent
of OWNER, which may be withheld,

GOVERNING LAW: This Agreement shalt be governed by and construed pursuant to the laws of the State of Cafifornia.
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AMENDMENTS: This Agreement, any addendums ard the written documents referred to herein contain the erdire agreemennt
between OWNER and HOMEOWNER and except as otherwise contained in this agreement, may be amended only by written
assent of OWNER and HOMEOWNER.

MAINTENAMCE OF RENTED SPACE: Except as otherwise required by California Civil Code section 798.37.5, HOMECWNER
agrees to maintain the spage and all improvements thereon including but Aot fimited to: the trees, shrubkery, and other
vegetation or landscaping, fencas, retaining walls, asphalt, concrete, storage buildings, other slructures permitled by OWNER,
vehicles nsed for ransportation_and the mohilehome in a condition of good repair and attractive appearance, OWNER may
charge a reasonable fee for services refating to the maintenance of the land and premises upon which HOMEOWNER's
mobilehome is situated in the event HOMEOWNER fails o mairtain such land or premises in accordance with the rules and
regulations of the Community after written nofification to HOMEOWNER and the failure of HOMEOWNER to comply within 14
days thereafter. In the event of such failure on the part of HOMEOWNER to comply within 14 days, OWNER may erter the
premises o carry ouf, at HOMEOWNER's expense, such gardening, maintenance and/or repairs to the land and premises as
are reasonably necessary to correct the conditions which violate the Cormmunity Rufes or detract from the appearance of the
space or Community. OWNER'S charge for such services shall be paid upon demand and, at OWNER's sole option shall be
deemed additional rent. OWNER'S electian of this remedy shaifl not be deemed a waiver of any defauit by HOMEOWNER.
OWNER'S remedies shall be cumulative and OWNER reserves the right to proceed using any or all remedies availabie in law
or equity. HOMEOWNER's invitees or guests who cause property damage by their actions or negligence are deemed agents
of their host HOMEOWNER for lizbility purposes and OWNER may seek recovery directly from the HOMEOWNER.

TIME IS OF THE ESSENCE: Time is of the essence of this Agreement and for each and every covenant thereof.

MNCORPORATION OF RULES AND LAW: HOMECWNER hereby acknowledges concurrent or previous receipt of the current
Mobilehome Residency Law and Community Rules and Regulations and that these documerds are incorporated by reference
as attachments fo this Agreement and are made a part of it as though set forth in full.

INSURANCE: The Community does not cary public iability or property damage insurance to compensate you, your guest,
or any other person from any loss, damage, or injury except where the Community would be legally liable for such loss, damags,
arinjury due to its own acls or negligence. Therefore, Jor your own protection, vou should obtain at your own cosl, fire, flood,
stom, earthquake, acts of God, theft or vandalism, and other casualty insurance coverage for your mobilehome, improvemnents.
and gontents, and persgnal liability and any other insurance that may ba necessary or beneficial to protect you, your guest, or
others from unforeseen ioss o liability.

ZONING INFORMATION: The nature of the Zoning under which the mobilehome park operates is; Mobile Home Exclusive

NQTICE: Puisuant to Section 250.46 of the Penal Code, information about specified registered sex offenders is made available
fo the public via an Intermnet Web site maintained by the Department of Justice at www meganslaw.ca.gov. Depending on an
offender's criminal history, this information will include either the address at which the offender resides or the community of’
residence and ZIF Cede in which he or she resides.

RELEASE OF CLAIMS: As a material part of the consideration for this Agreement, HOMEDWRNER hereby waives, releases
and dissharges on behalf of him or herself, their family and guests, OWNER and each and all of OWNER's present and former
partners, officers, directors, agenis, representative, employees and attormeys and each and all of OWNER's respective heirs,
successors, executors, administralors and assignees of each from any and all claims, agreements, contracts, covenants
representations, obligations, losses, liabilities, demands and causes of action which HOMEOWNER and HOMEOWNER'S
family and guests may now or hereafter have or daim to have against OWNER, by reasen of any matter or thing, whether of
a personal or business nafure, whatsoever, fo and including the date hereof. HOMEOWNER hereby waives any and alj rights
which HOMEOWNER may have under the provisions of Section 1542 of the Civil Code of the State of Cailifornia, which section
reads as follows:

"A General Release does not exterd to claims which the Creditor does not know or suspect to exist in his
favor at the time of executing the release, which if known by him, must have materially affected his settlement
with the Debtor™

ftis understocd by HOMEOWNER fthat, ifthe facts or law with respect fo which the foregoing release as given tum out hereafier
fo be other than or different from the facts or krw in that connectign now known to be or believed by HOMEOWNER to be true,
then HOMEOWNER expressly assumes the risk of the facts or law turning out to be so different, and agrees that the foregoing

release shall be in all respects effective and not subject to termination or reseissiorn for any such difference in facts or law. By
)

initialing here, HOMEOWNER agrees 1o this provision. _~— 11 ., 9, R e

FEEY riTaE T £ -}.ﬂ_uw’
SERVICE OF NOTICES: Unless otherwise pravided, all npfices shall be either defivered persanally to the HOMEOWNER or
deposited in the United States mail, postage prepaid, addressed to the rasident at his or her space within the Community, I
more than one person is named a HOMEQWNER in the rental agreement, each shall be deemed the agent of the other for the
purpose of service of notices and service on one shall bs deemed service on all HOMEQOWNERS at the same space.

Page 6 of 8 © 2064 Liw Ofice of Scotl £, Garer - Revised June 2T, 2008
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44, SEVERABILITY: !f any provision of this Agreement or application thereof to any person or circumstance is hetd invalid, this
invalidity shali not affiect other provisions or applications of this Agreement which can be given effectwithout the invalid pravision
or application; and to this end, the provisions of the Agreement are declared to be severable. This Agreement shall be liberally
construed to achieve its purposes and to preserve its validity.

4. COUNTERPARTS AND FACSIMILE SIGNATURES: This Agreementmay be executed in several counterparts, each of which;
shall be deemed an original and all of such counterparts together shall constitute one and the same instrurnent. Facsimile
signatures may be used by the parties, inwhich event the document, signed by such party shall be binding upan the party wio

signed it

42 ACKNOWLEDGMENTS: Approval should be given only after careful consideration and review of each one.

A

C.

D.

By initialing this subsection, HOMEOWNER agrees {1} that he or she has carefully inspected the rental space and the
COMMUNITY facilities: and \2] that the space and facilities are in every respect as represented by OWNER o
HOMEOWNER, sither orally orin wniting. To the exdent that the space and jac;{lgre-s are not exacﬂy as represented,
gither orally or in writing, HOMEOWNER accepts them as they are. [

¢
if HOMEOWNER currertly has g tenancy for this space in ihe Cammunity, HOMEOWNER aclﬂgwledges
HOMEOWRNER was offered a lease for 12 months or less as the HOMEOWNER may choose. [/} 7 1~ .

© AF
By initialing this subsection, HOMEQWNER acknowiedges that OWNER has rat required HOMEOQWNER fo purchase,
reni, or lease goods or services for Jandscaping, remodeling, or maintenance from any person, company, or
corporation, Sy 1 M .
SAVE
By inftiating this subsection, HOMEOWNER agrees that this Agreement, including addendums, conjajns the entire
agreement between the parlies relating to the rental of space within the COMMUNITY . " { ’;.j—

By initialing this subsection, HOMEQWNER agrees that he orshe fas read, understood, and received capies of this

agreement, the Community Rules and Regulations, and the Mobilehome Residency Law. HOMEOWI‘{E/I} undersiands

that by executing this agreement He or she will be bound by its terms and conditions. N7 M- .
R

All prior negotiations or stipulations concerning this matter which preceded or accompanied the execution herein, are conclusively
deamed to have been superseded hereby. In inferpreting this Agreement and the provisions thereof, i shail be deemed that this
Agreement and its exhibits were writlen by both pariies if any changes were made. This Agreement may be subsequertly aitered by
written agreement of the parties or by OWNER foliowing expiration of the initial term of this agreement in accerdance with Civil Code
section 827 or other applicabie law.

This agreement shall be binding upon and inure to the benefit of Owner's heirs, successors, and assigns.

This agreement is signed in Thousand Oaks , California.

HOMEOWNER(S): T OWNER/AGENT:

AVMGH Five - The Ranch Limited Partnership

¢ A :
Do e I35 1oy,
ate '

/%/ u/&f/W/aﬂﬂ ”“/
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Documents submitted by
Tenants’ Association in
support of objections to
rent increase application
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RECEIVED AT RENT ADJUSTMENT MTG

MEETING OF_(A271 . 5 20/

FROM: W?th

TEM #:
CHANDRA GEHRI SPENCER, -

A PROFESSIONAL LAW CORPORATION
CHANDRA GEHRI SPENCER (Bar No. 184010)
445 South Figueroa St., Suite 2700
Los Angeles, California 90071-1601
(213) 489-6826 « FAX (818) 597-3288

HORVITZ & LEVY LLP

DAVID S. ETTINGER (Bar No. 93800)
JOHN A. TAYLOR, JR. (Bar No. 129333)
15760 Ventura Boulevard, 18th Floor
Encino, California 91436-3000

(818) 995-0800 « FAX (818) 995-3157

CALIFORNIA RURAL LEGAL ASSISTANCE, INC.
EILEEN MCCARTHY (Bar No. 99937)

RONALD K. PERRY (Bar No. 140932)

338 S. A Street

Oxnard, California 93030-5805

(805) 483-8083 » FAX (805) 483-0535

ILENE J. JACOBS (Bar No. 126812)
511 D Street, P.O. Box 2600
Marysville, California 95901-5525
(530) 742-7235 « FAX (530) 741-0854

Attorneys for
ASSOCIATION OF RANCH TENANTS
CITY OF THOUSAND OAKS
RENT ADJUSTMENT COMMISSION

IN RE: RANCH MOBILE HOME PARK,

DOCUMENTS SUBMITTED BY TENANTS’
ASSOCIATION IN SUPPORT OF
OBJECTIONS TO RENT INCREASE
APPLICATION

Date:  January 24, 2011
Time: 4:00 p.m.

DOCUMENTS SUBMITTED BY TENANTS® ASSOCIATION IN SUPPORT OF OBJECTIONS TO RENT RTA
INCREASE APPLICATION
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The City of Thousand Oaks, CA Municipal Code

TITLE 5. PUBLIC WELFARE, MORALS AND CONDUCT
CHAPTER 25 MOBILE HOME RENT STABILIZATION

CHAPTER 25. MOBILE HOME RENT STABILIZATION

Sec. 5-25.01. Findings and purpose.

There is a shortage of vacant and available mobile home spaces in the City of Thousand Oaks
resulting in a critically low vacancy factor. Many mobile home tenants are on fixed incomes and, if
displaced as a result of their inability to pay increased rents, must relocate at a substantial loss or
expense, and, in addition, as a result of such housing shortage they may be unable to find decent, safe
and sanitary new housing at affordable rent levels. Aware of the difficulty in finding alternative decent
housing, some tenants attempt to pay requested and uncontrolled rent increases, but as a consequence,
must expend less on other necessities of life. This situation has had a detrimental effect on substantial
numbers of renters in the City, especially creating hardships on senior citizens on fixed incomes, and
low-~ and moderate- income households.

The City causes data to be collected through the annual registration statements submitted by mobile
home landlords, which confirms a mobile home space and housing shortage continues to exist in the
City, the vacancy rate in mobile home parks remains critically low and the deregulation of rents at this
time could lead to exorbitant rent increases and aggravation of the crisis, problems and hardships which
existed prior to the adoption of the program. This housing shortage necessitates the continuation of the
mobile home rent stabilization program. Therefore, it is necessary and reasonable to continue to
regulate rents so as to safeguard tenants from excessive rent increases and at the same time provide
landlords with a just and reasonable return on their rental spaces.

(§ 2, Ord. 1254-NS, eff. January 23, 1996)

Sec. 5-25.02. Definitions.

The following words and phrases, whenever used in this chapter shall be construed as defined in this
section.

“Average per space capital improvement cost” means an amount determined by dividing the cost of
the capital improvement by the total number of mobile home unit rental spaces in the mobile home park
with respect to which the cost was incurred.

“Average per space rehabilitation cost” means an amount determined by dividing the cost of the
rehabilitation, less any offsetting insurance proceeds, by the total number of mobile home unit rental
spaces in the mobile home park with respect to which the cost was incurred.

“Capital improvement” means the addition or replacement of improvements to a rental space, spaces
or the common areas of the mobile home park, provided such new improvement has a useful life of five
years or more, including but not limited to, roofing, carpeting, draperics, stuccoing the outside of a
building, air conditioning, security gates, swimming pool, sauna or hot tub, fencing, garbage disposal,
washing machine or clothes dryer, dishwasher, recreational equipment permanently installed on the
premises, and other similar improvements as determined by the Commission.

RTA 4
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“Commission” means the Rent Adjustment Commission of the City of Thousand Qaks.

“Decontrolled space™ means any space formerly subject to the Rent Stabilization Ordinance, as
amended, which was vacant on or after June 26, 1981, and such vacancy occurred on or after May 1,
1981 by reason of the tenants' voluntary vacation of that space or the tenants’ eviction for nonpayment of
rent.

“Housing services” means services connected with the use or occupancy of a mobile home rental
space including, but not limited to, utilities (including cable T.V., light, heat, water and telephone),
ordinary repairs or replacement and maintenance, including painting. This term shall also include the
provision of elevator service, laundry facilities and privileges, common recreational facilities, janitor
service, resident manager, refuse removal, furnishings, parking, and any other benefits, privileges or
facilities.

“Index” means the figure employed when determining allowable rent increases under Section 5-
25.05, and shall be calculated by taking seventy-five (75%) percent of the Los Angeles-L.ong Beach-
Anaheim, Consumer Price Index for all urban consumers for the year ending April 1, rounded to the
nearest tenth. No index in excess of seven (7%) percent shall be employed.

“Landlord” means an owner, lessor or sublessor (including any person, firm, corporation, partnership,
or other entity) of a mobile home park, who receives or is entitled to receive rent for the use of any
mobile home rental space, or the agent, representative or successor of any of the foregoing.

“Maximum adjusted rent” means the maximum rent plus any rent increase subsequently effected
pursuant to Sections 5-25.05 and 5-25.06, less any rent reductions required by regulations promulgated
by the Commission. Said amount shall be rounded to the nearest dollar and shall not include any
increase for capital improvement work or rehabilitation work approved by the City.

“Maximum base rent” means, for a rental space that was occupied by one or more of the same tenants
from July 1, 1986 to February 22, 1996, the highest legal monthly rent which was in effect for the rental
space or spaces on July 1, 1986. For rental spaces vacated, as defined in Section 5-25.05 (b), between
July 1, 1986 and February 22, 1996 and for all spaces vacated after that date and eligible for
decontrol/recontrol pursuant to this Chapter, the maximum base rent shall be the highest legal rent in
effect on the re-renting of the space. Any increase subsequently effected pursuant to Section 5-25.05
shall be computed against the maximum base rent.

“Maximum rent” the highest legal monthly rate of rent which was in effect for the rental space during
any portion of the month of June 1980. If a rental space is not rented during said month, then it shall be
the highest legal monthly rate of the rent in effect between June 1, 1979 and May 31, 1980. 1f a rental
space was not rented during either of the above periods, then it shall be the rent charged for an
equivalent space that was rented during the month of June 1980, or if not so rented then, during the
period between June 1, 1979 and May 31, 1980.

“Mobile home” means a single dwelling unit structure designated or designed for human habitation,
transported over the highways to a permanent occupancy site, and installed on the site either with or
without a permanent foundation.

“Mobile home park™ means a parcel of land where five or more mobile home spaces are rented or
leased out for mobile homes used as residences. “Mobile home park” does not include developments
which sell lots for mobile homes or manufactured housing, or which provide condominium ownership of

RTAS
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such lots, even if one or more homes in the development are rented or leased out.

“Mobile home tenant or resident” means any person entitled to occupy a mobile home which is
located within a mobile home park.

“Rehabilitation work” means any rehabilitation or repair work done on or in a rental space or
common arcas of the housing complex containing the rental space and which work was done in order to
comply with an order issued by the Community Development Department, the Health Department, or
the Fire Department, or to repair damage resulting from fire, earthquake or other natural disaster.

“Rent” means the consideration, including any bonus, benefits or gratuity, demanded or received by a
landlord for or in connection with the use or occupancy of a rental space, or the assignment of a lease for
such a space including, but not limited to, any monies demanded or paid for parking, furnishings,
housing services of any kind, subletting or security deposits.

“Rental space,” except as provided below, includes underlying land and mobile homes thereon,
whether rent is paid for the mobile home and the land upon which the mobile home 1s located, or rent is
paid for the land alone. The term shall not include:

(1)  Four or fewer mobile homes located on the same lot or parcel.

(2) Mobile homes located in nonprofit cooperative parks owned and controlled by a majority of the
residents.

(3) Mobile homes which a governmental unit, agency or authority owns, operates or manages
which are specifically exempt from municipal rent regulations by state or federal law or administrative
regulations. Accommodations to which rental assistance is paid pursuant to 24 CFR 882 (“HUD Section
8 Federal Rent Subsidy Program) may be exempted wholly or partially from the terms of this chapter on
an individual basis by written application to the City Manager and after notice to the tenant and landlord

involved.

(4) Mobile homes located in a mobile home park for which a certificate of occupancy was first
issued after June 30, 1980,

(5 Nonprofit mobile home parks. Mobile home parks operated by an organization exempt from
federal income taxes under Section 501(c)(3) of the Internal Revenue Code provided that the gross
income derived therefrom does not constitute unrelated business income as defined in Section 512 of the
Internal Revenue Code.

“Tenant” means a tenant, subtenant, lessee, sublessee, or any other person entitled to use or
occupancy of a mobile home rental space.

“Vacancy” means when a tenant voluntarily vacates a mobile home rental space or when a tenant is
evicted for nonpayment of rent. A vacancy shall not exist when the tenant sublets or assigns his interest
in the rental space, including the subletting or sale of a mobile home coach which remains on the same
space within a mobile home park. If a mobile home is removed from the space, the space 1s
decontrolled until re-rented to a new tenant and thereafier is subject to all the provisions of this chapter.

(§ 2, Ord. 1254-NS, eff. January 23, 1996)

RTA&
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Sec. 5-25.03. Rent Adjustment Commission.

(a) Creation and organization of the Rent Adjustment Commission. The “Rent Adjustment
Commission of the City of Thousand Oaks” is hereby created. The Commission shall consist of five
scated members comprised of one landlord, one tenant and three individuals who are neither landlords
nor tenants of a residential rental property. Three altermate commissioners may be appointed by the City
Council to the Commission, comprised of one landlord, one tenant, and one individual who is neither a
landlord nor a tenant of a residential rental property. The seated members and alternates shall be
appointed and removed by the Council, all serving at the Council’s pleasure. If at any time during the
term of a seated member or alternate member, the member becomes a landlord or tenant of residential
rental property, or ceases to be same in conflict with his/her Commission designation, the office or
position of that member shall immediately become vacant and a new appointment made thereto.

The term of office or assignment for each member of the Commission shall be for the period of time
from their appointment to the time that this section is no longer in effect. The Commission shall
designate onc of its members as a chairperson and one of its members as vice- chair, which officers shall
hold office for on¢ year and until their successors are elected.

(b) Cominission action and procedure. Each of the five seated Commissioners shall be entitled to
one vote. Three members shall constitute a quorum for purposes of conducting a meeting. The
decisions of the Commission shall be determimed by a majority vote of the seated members present. An
alternate Commissioner may only become a seated Commissioner for purposes of Commission action or
decision in the absence of the Commissioner appointed as a seated member of the Commission or if the
seated member asks to be excused. In the event of such absence, an alternate Commissioner shall be
seated only in accordance with his/her designation as a landlord, tenant, or nonlandlord/nontenant. In no
event shall more than five votes be cast for any action or decision of the Commission.

(¢) Powers and responsibilities. The Commission shall have the power and be responsible for
carrying out the provisions of this chapter and the provisions of any ordmance regulating rents in
apartment complexes. It shall have the authority to issue orders and promulgate policies, rules and
regulations to effectuate the purposes of this chapter. 1t may make such studies and mvestigations,
conduct such hearings, and obtain such information as it deems necessary to promulgate, administer and
enforce any regulation, rule or order adopted pursuant to this chapter. The City Manager shall designate
employees to furnish staff support to the Commission.

Every year the Commission may render to the City Council a written report of its activities pursuant
to the provisions of this Chapter along with such comments and recommendations as it may choose to
make. The Commission shall meet as often as necessary to perform its duties.

(d) Compliance with Brown Act. The meetings of the Commission shall be held within the city

and open to the public. Such meetings shall be conducted in accordance with the items contained in a
posted agenda and conducted in compliance with the state Brown Act.

(§ 2, Ord. 1254-NS, eff. January 23, 1996)

Sec. 5-25.04. Restrictions on rents.

No landlord shall demand, accept or retain more than the maximum rent or the maximum adjusted
rent for a mobile home rental space permitted pursuant to this chapter or to regulations or orders adopted

RTA7
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pursuant to this chapter, nor shall any landlord effect a prohibited rent increase through the reduction of
housing services.

All landlords shall maintain records setting forth the maximum adjusted rent, the maximum base rent
and the current rent being charged for each rental space. This information shall be disclosed to the City
upon the City’s request. Each landlord who demands or accepts a rent higher than the maximum
adjusted rent or demands or accepts a fee or surcharge shall inform the tenant or any prospective tenant
of the rental space, in writing, of the factual justification for the fee, surcharge or difference between
said maximum adjusted rent and the rent which the landlord is currently charging or proposes to charge.

(§ 2, Ord. 1254-NS, eff. January 23, 1996)

See. 5-25.05. Automatic adjustments to rent and vacancy decontrol.

The maximum adjusted rent for any rental space may be increased without permission of the Rent
Adjustment Commission as follows:

{2) Occupied rental spaces. For a rental space which at any time after August 1, 1980 has not had
a rent increase for a period of twelve (12) consecutive months or more, the maximum adjusted rent may
be increased in an amount determined by multiplying the Maximum Base Rent by the Index.

Notice of index. After review of pertinent information from the U.S. Bureau of Labor Statistics, the
City Manager shall determine the Index from each year and notify each landlord by mail of his finding.
Automatic adjustments effected September 1 through August 31 shall employ the Index immediately
prior to that period.

(b) Vacancy decontrol/recontrol. If a rental space is vacated voluntarily or as a result of eviction
for nonpayment of rent, the maximum adjusted rent may be increased to any amount upon the re-rental
of the rental space. Thereafter, as long as the rental space continues to be rented to one or more of the
same persons, no other rent increase shall be imposed except as provided in this chapter.

(c) Notice of increases. Notice of any increase in rent pursvant to this section shall be given in
accordance with the Civil Code of the State of California. If an increase has been noticed but not
effected prior to the effective date of the ordinance codified m this chapter, said notice shall be
construed as a valid notice to increase rents in an amount not to exceed the increase permitted by this
section.

(§ 2, Ord. 1254-NS, eff, January 23, 1996)

Sec. 5-25.06. Administrative adjustments to rent.

(a) Capital improvements and rehabilitation. The City Manager or his designee, in accordance
with such guidelines as the Commission may establish, shall have the authority to grant rent adjustments
subject to the procedures set forth below for a rental space or spaces located in the same park upon
receipt of an application for adjustment filed by the landlord of the rental space or spaces if he finds that
one or more of the following grounds exist:

(1) That on or after January 1, 1982, the landlord has completed a capital improvement with
respect to a rental space and has not increased the rent to reflect any of the cost of such improvement. 1f
such a finding is made, the landlord shall be entitled to a monthly rent increase equivalent to the cost of
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the improvement divided by the number of months of the improvement’s useful life, except that no
increase shall be allowed when the improvement was discrete to the interior of a tenant’s rental space
and said improvement was not necessary to safeguard the landlord's property from deterioration or loss
in value without the express written consent of the tenant to such an increase. The Commission shall
provide, by resolution, for the categorization of the capital improvement into five (5), ten (10) and
fifteen (15) year useful lives and shall, when necessary, decide which useful life category shall be
applied to capital improvements which are not identified within the above-mentioned resolution. The
City Manager or his designee shall be responsible, in the absence of the tenant's written consent, for
determining whether or not an improvement was necessary to safeguard the landlord’s property from
deterioration or loss in value. Nothing in this section shall be interpreted to preclude a landlord from
making or performing a capital improvement.

(2) That on or after January 1, 1982, the landlord has completed rehabilitation work with respect to
a rental space and has not increased the rent to reflect any of the cost of such work. 1f such a finding is
made, the landlord shall be entitled to a monthly rent increase equivalent to the cost of the improvement
divided by the number of months that the City Manager or his designee determines to be the appropriate
awortization period for that rehabilitative work.

(b)  Just and reasonable return.

(1) Commission adjustments. The Commission shall have the authority, in accordance with such
guidelines as the Commission may establish, to grant increases in the rent for a rental space or spaces
located in the same mobile home park, upon receipt of an application for adjustment filed by the
landlord and after notice and hearing, if the Commission finds that such increase is in keeping with the
purposes of this chapter and that the maximum rent or maximum adjusted rent otherwise permitted
pursuant to this chapter does not constitute a just and reasonable rent on the rental spacc or spaces. The
following are factors, among other relevant factors as the Commission may determine, which may be
considered in determining whether a rental space yields a just and reasonable return:

(i) Property taxes;
(i) Reasonable operating and maintenance expenses;

(iii)  The extent of capital improvements made to the common area or spaces as distinguished from
ordinary repair, replacement and maintenance;

(iv) Living space, and the level of housing services;

(v) Substantial deterioration of the rental spaces other than as a result of ordinary wear and tear;
and

(vi) Failure to perform ordinary repair, replacement and maintenance; and

(vii))  Financing costs on the property if such financing was obtained prior to April 1, 1980 and if it
contains either a balloon payment or variable rate provision.

(2) Anti-speculation provision. If the only justification offered for the requested rent increase on
the landlord's application is an assertion that the maximum rents or maximum adjusted rents permitted
pursuant to this chapter do not allow the landlord a retumn sufticient to pay both the operating expenses
and debt service on the rental space or spaces or on the mobile home park containing the rental space or
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spaces, a rent adjustment will not be permitted pursuant to this subsection to a landlord who acquired an
interest in the rental space or spaces after January 1, 1980.

(¢) Procedures.

(1)  All applications for rent adjustment shall be submitted to the City Manager and shall include,
among other things, the mailing addresses and space numbers of the space or spaces for which an
adjustment is requested. Each application shall be accompanied by a filing fee of Twenty and no/100ths
($20.00) Dollars plus Five and no/100ths ($5.00) Dollars per space atfected by the proposed increase.
The City Manager shall determine whether an application is complete within thirty (30) days of
submittal. The applicant shall produce at the request of the City Manager or Commission such records,
receipts and reports as may be necessary to make a determination on the adjustment request. Failure to
produce such requested items shall be sufficient basis for the termination of the rent adjustment
proceedings. All applications for rent adjustment, together with all oral and written evidence presented
in support thereof, shall be under oath or penalty of perjury.

(2)  Within ten (10) days of the determination by the City Manager that the application is complete,
the City Manager shall set a date for a hearing and determination. The City Manager shall notify the
tenant or tenants of the subject space or spaces by mail of the receipt of such application, the amount of
the requested increase, the landlord's justification

for the request, and the place, date and time of the hearing on the adjustment request. The hearing shall
be set no less than ten (10) days and no more than forty-five (45) days after the date of mailing such
notice.

(3) The hearing shall be conducted in accordance with rules of procedure which the Commission
may choose to adopt. In the event that the Commission does not adopt such rules of procedure, the
hearing shall be conducted in general accordance with the City Council Manual of Procedure, Ordinance
488-NS. At the time of the hearing, the landlord and/or any affected tenants may offer such documents,
testimony, written declarations or evidence as may be pertinent to the proceedings.

(4) A determination with written findings in support thereof shall be made within seventy-five (75)
days from the determination that the application for rent adjustment was complete. The rent adjustment
may be granted for less than, but not for more than, the amount requested.

(5) Copies of the findings and determination of the Commission shall be mailed by the City
Manager to the applicant and all affected tenants.

(§ 2, Ord. 1254-NS, eff. January 23, 1996)

Sec. 5-25.07. Evictions.

(a) A landlord may bring an action to recover possession of a rental space only upon one of the
following grounds:

(1) The tenant has failed to pay the rent to which the landlord is entitled.

(2) The tenant has violated an obligation or covenant of the tenancy, other than the obligation to
surrender possession upon proper notice, and has failed to cure such violation after having received
written notice thereof from the landlord.
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(3) The tenant is committing or permitting to exist a nuisance in or is causing damage to, the rental
space or to the appurtenances thereof, or to the common areas of the park containing the rental space, or
is creating an unreasonable interference with the comfort, safety, or enjoyment of any of the other
residents of other mobile homes in the park, and has failed to cure such violation after having received
written notice thereof from the landlord.

(4) The tenant is using or permitting a rental space to be used for any illegal purpose.

(5) The tenant, who had a written lease or rental agreement which terminated on or after the
effective date of this ordinance, has refused, after written request or demand by the landlord, to execute
a written extension or renewal thereof for a further term of like duration with similar provisions and in
such terms as are not inconsistent with or violative of any provisions of this chapter.

(6) The tenant has refused the landlord reasonable access to the space for the purpose of making
repairs or improvements, or for the purpose of inspection as permitted or required by the lease or by law,
or for the purpose of showing the rental space to any prospective purchaser or mortgagee.

(7) The person in possession of the rental space at the end of a lease term 1s a subtenant not
approved by the landlord.

(8) The landlord seeks in good faith to recover possession so as to demolish or perform other work
necessitating the removal of the rental space from rental housing use, except that if the landlord seeks to
recover possession for the purpose of converting the space into a stock cooperative, the landlord must
have complied with the notice requirements of Government Code section 66427.1 and applicable City
ordinances.

(9) The landlord seeks in good faith to recover possession in order to permanently remove the
rental space from rental housing use.

(b) If the dominant intent of the landlord in seeking to recover possession of a rental space is
retaliation against the tenant for exercising his/her rights under this chapter, and if the tenant is not in
default as to the payment of rent, the landlord may not recover possession of a rental space in any action
or proceeding or cause the tenant to quit involuntarily.

(¢) Before a landlord can use tenant violation of a covenant or obligation of tenancy as grounds for

eviction, the landlord must have provided the tenant with a written statement of the respective covenants
and obligations of both the landlord and tenant prior to such alleged violation, and such statement must
have set forth the particular covenant or obligation subsequently alleged to have been violated.

(d) Inany action by a landlord to recover possession of a rental space, the tenant may raise, as an
affirmative defense, any of the grounds set forth in Subsections (), (b), and (c) of this section.

(¢) In the event it should be determined that any provision of this section is in conflict with
California law relative to landlord/tenant relationships, including eviction of tenants, then, and in that
event, any rental space which becomes vacant following eviction for any reason other than nonpayment
of rent, shall not be re-rented at a rent in excess of the maximum adjusted rent as defined herein.

(§ 2, Ord. 1254-N8§, eff. January 23, 1996)
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Sec. 5-25.08. Remedies.

Any person who demands, accepts or retains any payiment of rent in excess of the maximum rent or
maximum adjusted rent in violation of the provisions of this chapter, or any regulations or orders
promulgated hereunder shall be liable in a civil action to the person from whom such payment is
demanded, accepted or retained for damages of three times the amount by which the payment or
payments demanded, accepted or retained exceed the maximum rent or maximum adjusted rent which
could be lawfully demanded, accepted or retained together with reasonable attorney’s fees and costs as
determined by the court, together with a civil penalty not to exceed the sum of Five Hundred and
no/100ths ($500.00) Dollars.

(§ 2, Ord. 1254-NS, eff. January 23, 1996)

Sec. 5-25.09. Refusal of a tenant to pay.

A tenant may refuse to pay any rent in excess of the maximum rent or maximum adjusted rent
permitted pursuant to this chapter or regulations or orders adopted hereunder. The fact that such rent is
in excess of maximum rent or maximum adjusted rent shall be a defense in any action brought to recover
possession of a rental space or to collect the illegal rent.

(§ 2, Ord. 1254-NS, eff. January 23, 1996)

Sec. 5-25.10. Prior Ordinances.

(a) This chapter is derived from Ordinances 747-NS and 755-NS as amended by Ordinances 782-
NS, 787-NS, 805-NS, 831-NS, 838-NS, 846-NS, 933-NS§, 1040-NS, and 1216-NS. This chapter shall
control to the extent a conflict exists between it and any former law to the contrary, however, the former
ordinances shall provide a supporting basis for the findings and interpretations of this ordinance and
shall be employed when necessary in determining the maximum rent, maximum adjusted rent and
maximum base rent for a space.

(§ 2, Ord. 1254-NS, eff. January 23, 1996)

Sec. 5-25.11. Appeals.

Any dispute, contention, or disagreement relative to interpretation, application or enforcement of this
chapter or any provisions thereof, shall be submitted to the City Council for determination im accordance
with the provisions of section 1-4.01 through section 1-4.05 of the Thousand Oaks Municipal Code,
provided that all decisions of the City Manager shall first be appealable to and ruled on by the
Commission.

(§ 2, Ord. 1254-NS, eff. January 23, 1996)

Sec. 5-25.12. Registration.

(a) Purpose. The purpose of the registration requirement is to enable the City to monitor rents
under this chapter and to provide for the assessment of fees to assist in the financing of the reasonable
and necessary expenses of the implementation and administration of the mobile home rent stabilization
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program within the City of Thousand Oaks.

(b) Registration. On or before January 1 of each year, a landlord shall furnish to the City Manager,
upon a form approved by the City

Manager, information indicating the maximum base rent and maximum adjusted rent for each rental
space in the complex as of October 1 of that year. Such spaces shall be individually designated by their
space number and mailing address. Additionally, the landlord shall indicate when the rent for each
individual space was last increased pursuant to section 5-25.05.

(¢c) Registration fee. By January | of each year, the landlord shall submit to the City Manager, a
registration fee in the amount of Ten and no/100ths (510.00) Dollars for each controlled rental space in
the City of Thousand Oaks. A landlord who does not pay the registration fee by January 1 of any given
year shall be assessed a late charge of Two and no/100ths ($2.00) Dollars per month per space for which
the registration fee is not paid. The City Council may from time to time adjust this fee by resolution.
This section shall not apply to any space which will not receive an increase in rent pursuant to section 5-
25.05(a) in any year for which the fee is due, provided that the landlord identify each space which will
not receive such an increase by indicating “no increase” in the “Comments”™ section of the Registration
Form (Section 5-25.12(b)), above.

(§ 2, Ord. 1254-NS, eff. January 23, 1996)

Disclaimer:

This Code of Ordinances and/or any cther documents that appear on this site may not reflect the most current legislation adopted by the
Municipality. American Legaf Publishing Corporation provides these documents for informational purposes anly. These documents should not
be relied upen as the definitive authority for local legislation. Additionally, the formatting and paginatian of the posted documents varies from
the formatting and pagination of the official copy. The official printed copy of a Code of Ordinances should be consulted prior to any action

being taken.

Faor further information regarding the official version of any of this Code of Crdinances or other documents posted on this site, please contact
the Municipality directly or contact American Legal Publishing toll-free at 800-445-5588.

@ 2010 American Legal Publishing Corporation

techsupport@amlegal.com
1.800.445 5588,
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- RESOLUTION NO. RAC-2
A RESOLUTION OF THE THOUSAND OAKS RENT
ADJUSTMENT COMMISSION ESTAZLISHING
GUIDELINES IN ORDER TO DETERMINE A "JUST
AND REASONABLE RETURN"

WHEREAS, the City Council of the City of Thousand Oaks has
adopted Ordinance No. 755-NS regulating rents for residential housing
it the City of ThOusqnd Oaks; and

WHEREAS, that Ordinance established a RENT ADJUSTMENT
COMMISSION to administer specified portion of said Ordinance; and

WHEREAS, the Commlission is empowered by Section VI B to
establish such Guldelines as the Commission may desire In order to gramt
increases in rent in order to Insure that landlords achieve a Just and

Reasonable Return on rental of their rental units.

NOW, THEREFORE, THE RENT ADJUSTMENT COMMISSION OF THE

- CITY OF THOUSAND OAKS DOES RESOLVE AS FOLLOWS: ‘

1. The following Guidelines are established in order to enable
the Commission to review requests by landlords for rent adjustments in
order to achieve 2 Just and Reasonable Return on their rental units:

THE JUST AND REASONABLE RETURN GUIQELINES
RENT ADJUSTMENT COMMISSION
CITY OF THOUSAND DAKS

Sec. 1. GUIDELINES TO BE USED BY RENT ADJUSTMENT COMMISSION

FOR DETERMINING A JUST AND REASONABLE RETURN

{ORDINANCE NO. 755-N5, SECTION V1)
Sec. 1.01. The Rent Stabilization Ordinance, as amended, and Regulations
and Guldelines promulgated by the Rent Adjuslhenl Commisslon contain a
number of provisions which normally assure a Just and Reasonable Return
on rental units sub]'ect to the Ordlnance\ These provisions include:

a. Automatic rent increases.

b. Exemption of fuxury apartment units and smailer units.
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c. Pass through of capital improvement costs.
d. Pass through of rehabilitation work costs.

Sec. 1.02, The Rent Stabilization Ordinance authorizes the Rent Adjustment
Commission to grant rent incre.ases when the maximum rent or the maximum
adjusted rent does not constitute a Just and Ressonzble Return in accordance
with such Guidelines as the Rent AdJusiment Commission may' establish.

Sec. 1.03, The Commission presumes that the net operating income received
up to April, 1980 provided iandlords with a Just and Reasonable Return on
their rental units, unless there I; clear and convincing evidence to the
contrary. In most cases, the automatic increases allowed by the Ordinance
and tha property tax savings resulting from Proposition 13 provide sufficient
additlonal operating income to landlords to maintain the same net operating
income they experienced in 1979. However, in some cases !andlords may
have incurred reast;nab!e operating expenses which exceed the rent increases
allowed by the Ordinance anci the tax savings rasulting from Propaosition 13,
Therefore, landlords 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 reqﬁesting a rant adjustment pursuant to these

Guidelines.

Sec. 1.04. The methods authorized herein are not exclusive. Alterpate
approaches may be employed by the Commission. Applicants or tenants
may propose the use of such approaches, but must fully explain, In
writing, the methodology and the reasons supporting use of the
methodology, and must provide information and documentation adequate
to use the suggested approach. The methodology and documentation

shell be provided with the application, or sufficiently before the date

. 3
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set for hearfng,.so that the matter may be reviewed by the Cpmmission
stafé, Fallure to so provide that information shall be grounds for
refection of its use, or continuation of the hearing, at the Commission's
discretion. The use of such approach as suggested by applicants or

tenants shall be at the discretion of the Commission.

Sec. 2. DETERMINATION OF THE NCT OPERATING INCOME

Net- Qperating income is determined by subtracting the annual

Operating Expenses from the Gross Total Incoms.

Sec. 2.01. Gross Tota! Income is determined by adding the following:

3. Rental Unit fncome
b. Garage and Parking Income
c. Stores and Offices Incomes

d. Adjusted Income for Below Market Rentals
e, Miscallaneous Income

Sec, 2.02. Actual Rental Unit Income is the total annual income recel red

from alf the dwelling units in the rental complex.

Sec. 2.03. Garage and Parking Income is additional income received for

parking services in the garage or parking spaces on the grounds of the
rental complex

Sec. 2.04. Stores and Offices Income is the total annual income received

from any stores or offices focated within the rental complex.

Sec. 2.05. Adjusted Income for Below Market Rentals is an amount

representing the difference between the actusl rent cotlected and what the
landtord could have collected if the units had been rented at their full market
value. Examples of below market rents may be units occupled by the land-
ford or the landlord's family, the unit of a resident manager, or any unit
where the rent-increases permitted by the Rent Stabillzation Ordinance or
the Regulations and Guidelines of the Rent Adjustment Commission could
have been made, but have m;t been made because of the landlord's

rental polices and purposes.

oy Lo . : ' " RTA16

| U CTO 01889




)
)

Sec. 2,06. Miscellaneous Income is determined by adding a!! actual revenues

received from such sources as !ﬁald service, gas and electricity sold to tenants,
commissions from telephones, laundry and vending machlines, signs on the
building or property of the rental complex, air conditioning chargas, special
charges for the use of amenities, income from oil, gas, or other minerals on
the rental complex property, location use payments by motion picture or
television product_ion‘companies, special rentals for occaslonal use of
recreation rooms or other common areas, anf fnterest derived from tenant
money held as securlty deposits, and any other income derlved from the
operations of the rental complex.

Sec, 1.07. Vacancies i both.thé base: year, as that term-is:deflned in Sec.;3 -

betow, and the year for which the application is made are ndt calculated.

However, in cases'where the Commission finds unusual vacancy patterns,

the Commission will have the discretion to adjust the Gross Total Income

as for example where vacancias have been the resuit of a land!ord withholding
rental units from the market.

Sec, 2.0B. Operating Expenses are determined by adding the following:

a. Managemant and Administrative Expanses
b. Adjustment for landlord performed services
c. Operating Expenses for:

1. Supplies

i. Heating Expenses

3. Electricity

b, Water and Sewer

5. Gas

6. Building Services

7. Other Operating Expenses

RTA 17
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d. Maintenance Expenses including:
1. Security
2. Grounds Maintenance
3. Maintenanca and Repaiis
All. Painting and Decorating
e. Taxes and Insurance Expenses including:

1. Real Estate Taxes

2. Other Taxes, Fees and Permits
3. Insurance
f. Service Expenses

g. Other Payroll Expenses

Sec. 2.09. In determining operating expenses, ali debt service expense,

depreciation, and expenses for which a landlord has been reimbursed
must be excluded.

Sec. 2.10. Management and Administrative Expenses include wages of

administrative personne!, including agency fees for administrative services
and the use value of any rental unit offered In compensation for such

services calculated according to Sec. 2.05 above, advertising of rentat

units but excluding any advertising for the saie of condominiums or for

the sale of the rental property as a whole, legal and auditing fees for the
operation of the ;'ental complex but excluding such services for the purchase
or sale of the rental complex, fees and dues in professional property manage-
ment organizations except that if the landlord owns more than one rental
complex, such expenses must be apportioned among the rental complexes
owned, telephone and buliding office expenses used for rental operations

“and office supplies.

- RTA 18
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Sec. 7.11. An Adjustment for Management and Administrative Expenses

shall be allowsd where the landlord performs management or administrative
functians or self-labar in eparating and/or maintaining the praperty. In
additian to the actusl Management and Administrative Expenses listed in
Sec. 2.10 above, whore the landlord .p-.z-rfarrns such services, the landlord
may calculate an expense figure representing thz vaiue of such unpaid
managament and adn';i nistrative services. However, the total cost of
Managzment and Administrative Expenses including the faregoing adjusted
expense cannot exceed 8% of the Actual Rental Income as described in
Sec. 1.02 above, and where the landlord has performed substantiaily
. similarlsel-vlces in both the base ye;r and the current year, the foregoing
adjusted expenses must be calculated for both the base year and the current

year at the same percentage of actual rental income. When the landford

performs different services In the base year and the current year, an

1

adjustmant will be allowed for such dJifferznces to the aextant the landlord

ghall documant the amount of such differences.

Sec, 2.12, Operating Expenses include:
a. Supplies, Including janitorial services, tight bulbs, uniforms
for employees, etc,

b. Heating Expenses include coal or off used for heating the

bulilding.

c. Electricity Expense include all landlord-paid electricity for

both rental units and common areas.

d. Water and Sewer Expenses include all landlord paid expenses

for the rental complex.
e, Gas includes all gas charges paid by the fandlord for both

rental units and common areas.

- RTA 19
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:f. Building Servicas include expenses for window washing,

lobby directory, exterminating, rubbish removal, TV antenna
service,

4. Other Operiating Expenses inzlude any ather expensas which de

not fit some othar category, Expenses listed under this category
must be explained.

Sec. 1,13. Maintenance Expenses include:

a. Security Expense such as wages of any security personnel,

contracted security expenses, door guards, and the operating
cost of security equipment.

b. Grounds Malntenance Expenseas include wages of grounds-

keepers, gardeners, external bullding lighting, sidewalk a;'\d

parking lot maintenance costs.

c. Maintenance and Repairs include al} general maintenance

and repair bath inside and outside the building, palnllng of
the exterior, elevator maintanance, plumbing and clectrical
services, fire protection and smoke detector servicing,
plastering and masonry repair, ca.rpentry. heating repalr,
roofing and buck pointing. However, Capital Improvements
are not eligible expenses. Landlords who did work which
constitutes Caplital Improvements must capitalize such

expenses on the basis of a five-year (60 month) amortization

and charge only one-fifth of the total expenses in the year
such an expense occurred and for the next successive four

years until fully amortized.

d. Painting and Decorating include all costs including wages

materials, and contracted labor painting and decorating the

;y CTO 01893
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tnterior of the building, including the cost of paint, wall-
paﬁer, brushes, wall washing, and minor replacement costs
related to floor coverings, draperies and light fixtures,
Capita! Improvement replacements o floor covering or
draperies must be amortized as in subsection ¢ above.

Sec. 2.14. Taxes and Insurance include:

a, Real Estate Taxes including all local or state taxes as well as

noncapitalizaed assessments,

b. Other Taxes, Fees and Permits such as personat property

taxes applicable to the bullding, franchise and business taxes,
sign permit fees, etc.

c. Insurance including all one-year charges for fire, rliabillty.
theft, boiler axplosion, rent lidelity bonds, and all insurance
premiums except those paid to FHA for mortgage fnsurance or
employee benefit plans. Whenever a premium is multi-year, it
must be pro-rated to all applicable years.

Sec. 2.15. Service Expenses Include the amount of the cost of maintalning

recreational amenities such as saunas, gymnasiums, billard rooms, pools,
Jacuzzis and tennls courts. Such costs Include payroll, contractural
services, materials and supplies and minor noncapitalized equipment
relacement. Improvements qualifying as Capital Improvements must be
amortized as described in Sec. 2.13(c) above.

Sec. 2.16. Other Payroll Expenses include any payrol! expenses not

included in any of the categories previously listed, such as janitors,

maids, elevator operators, telephane switchboard opera.tors, and rental
agents.

Sez. 2.17. Operating expenses must be reasonable. Whenever a particular
expense exceeds normhl industry standards in the base year or in the
current yzar for which the application for a rent increase is made, the

Rent Adjustment Commission shall determine whather the expense Is
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reasonable!. In cases where the Rent Adjustment Commission determines
that a particular expense is unreasonable, the Rent Adjustment Commission
shall adjust the expense to refiect the normal industry range for that year.
The Rent Adjustment Commission shall indicate the reason for such an
adiustment In the determination.

Sec. 1. DETERMINATION OF ELIGIBILITY FOR RENT INCREASES
PURSUANT TO THE 1979 BASE YEAR FORMULA

Sec. 3.01. The base year shail be 1979 when the financial information
for that year is available,

Sec. 3.02. Determine the 1979 Net Operating Income.

Sec. 3.03. Determine the current year Net Operating Income in accordance

with the provisions of Sec. 2-2.17 (i.e. the latest calendar year or the latest
fiscal year used by the landlord for accounting purposes).

Sec. 3.04. Add to the Net Operating Income for 1979, all automatic

adjustments of 8%, as permitted by Section VI of the Rent Stabilization
Ordinance which the landlord could have implemented, which shall

ba known as the Price Level Adjustment.

Sec. 3.05. The Net Operating Income for the current year is compared to

the 1979 Net Operating Incoma plus the Price Level Adjustment:

8. If the current year Net Operating Income is larger than the

1979 Net Operating Income plus the Price Level Adjustment,

the landiord is Ineligible for a Just and Reasonable rent
increase based on this formula.

b. If the current year Net Operating Incoma is less than the 1979

Net Opelrating Income plus the Price Level Adjustment, the

landlord is eligible for a rent increase that will allow the

current year Net Operating Income to equal the 1579 Net

Operating Income plus the Price Level Adjustment.
Sec. 3.06. Landlords who did not own the rental property in 1979 shall

use the 1979 Net Operating Income of the landlord of record in 1979 if the

financial information is available.

. RTA 22
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Sec, 4, DETERMINATION OF ELIGIBILITY FOR RENT [NCREASES
WHEN 1979 NET OPERATING INCOME AMND EXPENSE
INFORMATION IS NOT AVAILABLE

In the event that the 1979 financial information is not available,
znd where the loss of such records can be substantiated by clear and
convincing evidence, the landlord of_ record in 1979 may substitute as
a basa year the first year following 1973 for which recoi-ds are availabte.
Sec, 4.01. In the case of a new landlord who did not own the rental
property in 1979 anc.l where 1379 records are not available from the
pravious landiord, the present landiord may, when the unavaitability
of the 1379 records can be substantiated by clear and convincing
eviﬂence, substitute as a base year the first year fotlowing 1979 for
which the previous landiord's records are avaiiable..

Sec. 4,02, iIn the event that no financial records are availabla from a
previous landlord, the current landiord is eligible for a Just and
Reasonable rent increase only when the landlord has two complete years

of operating income and expenscs. The first year Net Operating Income

for such landiords will be the base year.

Sec. 5.03. Whenever permitted by the Price Leve! Adjustment factor,

a Price Level Adjustment may be made to the base year Net Operating

Incoma.

Sec. 4.04, The current year Net Operating Income is subtracted from

the base year Net Dperat!nngncorﬁe plus the Price Level Adjustment.

Sec. 4.05. If the current year Net Operating Income is larger than

the base year Net Oger.ating Income plus the Price Level Adjustment,
the landlord is Ineligible for a Just and Reasonable rent increase based

on this formula.

Sec. 4.06. If the current year Net Operating Income is less than the base

year Net Operating Income plus the Price Level Adjustment, the landlord

10.
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is eligible for a rent increase that wiil allow the current year Net Dperating

Income to equal the 1979 Net Operating Income plus thz Price Level

Adjustment.

Sec. 5. EXCEPTION FOR CIRCUMSTANCES WHERE A LANDLORD IS
SUFFERING A NET OPERATING LOSS

To ensure that no landiord suffers a net operating loss because of
the provisions of thz Rent Stabilization Ordinance, the Rent Adjustment
Commissfon shall granl a rent increase sufficient for a landlord to reach

a break even point in the current year for which the application is made.

-All the criteria confalned in Sections 2-2.17 shall be followed.

Sec. 6. DETERMINATION OF THE RENT INCREASE FOR EACH
INDIVIDUAL RENTAL UNIT

The rental increase permitted by using one of the following listed
formula Is determined:

a. The 1979 Base Year (Sections 31-3.05).

b. When the 1979 Base Year Data Is not avaflable (Sections §-°
4.04).
c. The Net Operating Loss Circumstance (Sec. 5).

Sec. 6.01. The dollar amount that the total rent can be raised according

to one of the above 3 formulas is divided by the Gross Total Income for

the current year for which the application Is made. The result of this
cafculation is the percentage individual rents can be rais'ed.

Sec. 6.02, The percentage obtained by the calculation in Sec, 6,01
above is multiplied by the legal rent in effect in each rental unit for which
a Just and Reasonable rent Increase has been requested. The result of
these calculations is the dollar amount the rent can be raised in each
rental unit. The legal rent used in these calculations is the current

rent at the Ilrﬁe of the application, provided this rent does not exceed

the amount permitted by the Rent Stabillzatloﬁ Ordinance and any

11, .
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Regulation or CGuidealines issued by the Rent Adjustment Commission.

bec. 6.03. SPECIAL NOTICE - No rent increase granted pursuant to the
above shall be construed to permit landiords to raise their rentis in
violation of any terms or provisions of a written lease.

Sec, 7. PROCEDURES FOR LANDLORDS APPLYING FOR A JUST AND
REASONABLE RENT INCREASE

Landlords should examine carefuliy the Guidelines to be used

by the Rent Adjustment Commission for determining a Just and

Reasonable Return., The conditions covering etigibitity for a Just and

Reasonable Return are lisied in these sections which describe the varfous
alternative methods available to the property owner.

Sec. 7.01. Before a landlord may increase rents on the basis of the

Just and Reasonable Guidelines, the landlord must first obtain the written
approval of the Commisslon.

Sec. 7.02 The tandlord may request written permission by completing
an apolication and maliing it to the City of Thousand Oaks at the add ‘ess
listed on the application. The application form is titled "Application
Form, 'JUST AND REASOMABLE' RENT INCREASE."

Sec. 7.03. The landlord may not collect any rent increase based on a
Just and Reasonable application untit such time as the Commission
approves the request. Such increase may go Into effect until after
compliance with statutory notice requirements.

Sec. 7.04. In no case will the Commission authorize a rent increase
beyond the amount requested by the landlord in the application.

Se¢.. 7.05. In the event.that an applicalionr tacks the required documents
or that there are major errors in the mathematica! computations showling the
individual rent increases, the application will be returned to the landlord

with an explanation as to why the application cannol be accepted.

12.
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Ser. 7.06. If an application is returned by the Commission because of
an errar ar missing documents, the landiord may resubmit the application
without an additional filing fee after correcting the error or obtaining

the necessary documents.

Sec. 7.07. Phota copies of all ralevant documents must be attached to the
completed application.

Sec. 7.08. Whenever a Just and Reasonable rent increase application
lacks complete dozumentation and/or required information, the case may
be suspended prlor to the hearing for a 30-day period commencing upon
thz date of mailing the notlf!cation_to the {andlord of the documentation
and/or Information needed. If at the.end of this 30-day period tha
requested Information has not bzen supplied, the time periods stated in
the Rent Stabllization Ordinance will continue to .run and @ hearing

will be scheduled,

L] 1

Seg, 7.00, Lz2ndlords are therefore encauraged to submit phoato conias

of all documentary information required. Materials attached to the
application wili not be returned to the landlord. However, the landiord
must, upon requast by the Commission, show to the Commission the

original document from which the photo copy was made,

k & & ok ¥

PASSED AND ADOPTED this 7th day of  May , 1981, !

a2
F k Millar, Chairman “
RENT ADJUSTMENT COMMISSION

- 13,
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ATTEST:

ol %

n ta, Clerk of the Commission

APPROVED AS TO FORM:

James Longtin, Commission

RICHARD P. STALEY
ASSISTANT CITY ATTORNEY

APPROVED AS TO ADMINISTRATION:

Lhart B Loodell

Grant R. Brimhall, Secretary of the Commission

ia.
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RESOLUTION NO. RAC- 5
A AMENDMENT TO RESOLUTION NQ. RAC-2 OF THE
THOUSAND OAKS RENT ADJUSTMENT COMMISSION
ESTABLISHING GUIDELINES IN ORDER TO DETERMINE
A "JUST ANC REASONABLE RETURN"
THE RENT ADJUSTMENT COMMISSION QF THE CITY OF THOUSAND OAKS DOES
HEREBY RESOLVE AS FOLLOWS:
. Section 1.01 is hereby amended to add subsection (e).
Sec. 1.01.
e. Vacancy Decontrol.
~ Section 1.04 is hereby amended to read as follows:
Sec. 1.04. The method authorized herein is the approached preferred by the
Commission, however, it is not exclusive. Applicants or tenants may
propose the use of alternative approaches, but must fully explain, in
writing, the methodology and the reasons supporting the use of the
héfhodoiogy and why the alternate approach is more appropriate than the
methed authorized herein. The proponent of an a]ﬁernate'approach must also
provide information and documentation adequate to emp]o& the suggested
alternate approach. The methodelogy and documentation shall be provided
hith the application, sufficiently before the date set for hearing, so that
the matter may be reviewed by the Commission staff, Failure to so provide
that information shall be grounds for rejection of its use, or continuation
of the hearing, at the Commission's discretion. The use of such approach
as suggested by the appiicant or tenant shall be at the discretion of the
Cgmmission.‘
Section 1.04 A s Jereby added to read as follows:
Sec. 1.04 A. The Commission promulgates these guidelines to assist them in
aetermining whether tha sax fnum aajusted rents under the Rent Stabilization

Ordinance is permitting landliords to achieve a just and reasonable return

on their rental units and is not intended to keep rents at the

CA:jt -1-
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cerstitutional minimum. This approach has, and any proposed alternate
approach should have, the ability to accurately and reliably make a
determination as to when a rent adjustment is needed in as prompt and
efficient a manner as possible with the least cost to the applicant and the
least likelihood of delay, manipulation, or error.

Section 2.10 is hereby amended to read as follows:

Sec, 2.10. Management and Administrative Expenses shall incTude and be

determined as follows:

a. Wages, salaries and benefits for management, administrative and
other personnel, including agency fees for administrative services.

b. Advertising rental units but excluding any advertising for the
sale of condominiums or for the sale of the rental complex as a whole.

c. Auditing and accounting expenses.

d.”’ foice expenses; telephone expenses.

e Léga] expenses - These expenses must be reasonable and in line
with industry standards as per Sec. 2.17. This term shall not include fees
incurred in selling or attempting to sell or ccnvert the rental complex to

. another use or subdividing the rental complex. It shall alse not include
fees incurred in litigation involving rent control where such an inclusion
would have the effect of "awarding” Iegaj fees to the app?icaht‘or
otherwise be inappropriate. '

" f.  Application expenses - Expenses for making an application for
rent adjustment may be included as an expense in the year paid; This
term may'include reaﬁonable legal and accounting expenses for ﬁaking
arplication but shall not include filing fees,

g. Professional property management fees, dues and licenses, except
that if the landlord owns more thar one rental complex, such expenses must

be apportioned among the rental complexes owned,

Section 2,13 (c) is hereby amended to read as follows:

CA:jt 2=
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¢. Maintenance and Repairs include all general maintenance or repair

both inside and outside the building, painting of the exterior, elevator
maintenance, plumbing and electrical services, fire protection and smoke
detector services, plastering and masonry repair, carpentry, heating
repair, roofing and buck pointing., However, Capital Improvements are not
eligible expenses, Landlords who did work which constitutes Capital
Improvements in the base year must capitalize such expenses on thé basis of
a five year (60 month} amortization and charge only one/fifth of the total
expenses in the year such an expense incurred and for the next successive
four years until fully amortized, Capital Improvements performed or paid
for in the current year must be amortized pursuant to Sec. VII {A) of the
Rent Stabilization Ordinance.

The installation of separate uti]fty meters is not an eligible expense
within these guidelines.

Section 3.07 is hereby added to read as follows: . v
Sec. 3.07. A determination of eligibility for a rent adjustment under this
Resolution shall be conducted on the basis of the comparison of two (2)
full years of data. The use of a base year other than calendar year 1979
shall only occur upon the showing of good cause as shall be determined
-within the discretion of the Rent Adjustment Commission. Good cause shall
include, but shall not be limited to a showing that calendar year 1979 was
not representative of net operating income produced by the complex; that
income and/or expenses, where usually high or low during that period, in
that 1979 was otherwise aberrational.

The PREAMBLE to Section 7 is hereby amended to read as follows:
Sec. 7. landlords shoula carefully examine thesc Guidelimes and the Rent
StabiTization Ordinance (specffica]ly, Section VII (C) of the Ordinance).

The procedures and conditions covering eligibility are described therein.

CA:jt -3-
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Section 7.03 is hereby amended to read as follows:
Sec, 7.03. The landiord may-not notice nor collect any rent increase based
on a just and reasonable return applicaticn until such time as the
Commission approves the request, Such 1ncreasé may not go into effect
until after compliance with statutory notice requirements.

Section 7.04 is hereby amended to read as foliows:
Sgc. 7.04. In no case w11L1 ommission authcrize a rent increase beyond the
amount requested by the landlord in the application unless the Commission
firds that such an increase is warranted due to adjustments which must be
made to the landlord's figures or calculations pursuant to the Ordinance,
these guidelines, or pursuant to Commission policy.

Section 7.06 is hereby amended tc read as follows:
Sec. 7.06. If an application is returned by the Commission or by
Commission staff because of an error or missing documents, the Tandlord may
réﬁubmit thé application without an additional filing fee after correcting
the error or obtaining the necessary documents. o

Section 7.07 is hereby amended to read as follows:
Sec. 7.07. The Commission staff shall determine when an application is
cémp]ete. This determination shall be madé within five (5) working days of
the fiting of the application unless the appiication indicates on its face
that it is not yet complete. Notice that an application is complete will
be given in writing to the applicant and the hearing date will be set
within forty-five (45} days of the date that the application is determined
to be complete. The applicant can appeal staff's determination as to
whether an application is complete to the Commission by filing a letter of
appeal with the City Manager. A determination with written findings in
suppors thereuf will be made by the Commission witﬁin seventy (70) days of

the date the application is determined to be complete.

Section 7.09 is hereby amended to read as follows:

CA: jt .
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Sec. 7.09. Photocopies of &11 relevant documents must be attached to the
application to consider it complete and must be legible znd of a size and
quality suitable for reproduction. Materials attached to the application
will not be returned to the landlord. However, the landlord must, upon

requast by the Commission, show the Commission the original document from

which the photocopy was made.

PASSED AND ADOPTED this

nk Hillir, Chairperson
Rent Adjustment Commission
City of Thousand Daks

ATTEST: .

A ) tps)

anty A. Tton, City Clerk

APPROVED AS TO FORM:

Richard P, Staley, City Attorney

APPROVED AS TO ADMINISTRATION:

Grant R, Brimhall,

tyanager

14/1
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2 .‘PL"_FRN‘NIN.'G, 4(1155[01\1
CITY OF THOUSAND DAKS

| _ - S 1829 Thousand Oaks Blvd.
o - N BRI ThouCUnd Qaks, Ca11forn1a

-APPLICAT!DN FOR ZONE ChANGE

Nm $3ﬂ

Name of Appticant -~ . MR. CHET WYCKOFF
o o R (Person Firm or Corporatlon}

Address of Applicant . 1782 ‘Los Fel}z Drive, Thousand Oaks CA 91360
‘ {Street, City, Zone State} R

“Telephene No - of Applicant . 495-3194 .

Zane Change requestod fron _ ° RPD - 15'Units' kg TRPD ‘
‘ “Legal dcs¢r|pt1on of property IQI 1, “-' ' fS
i_ : _ fLot an% Tract No.
},_ Assessor‘s,ParceI_No e 670 27-04 o ‘
o - L T (Book Page, and Parce] No (s))

Located at. North Side of Los Feliz Drive

- : © (Address, if any)
hetweoh ConeJQ School Road g “and Thousand Oaka Blvd.

(Street) o : . i (Street)

wh1ch 15 shawn on Zon!ng Map

1. State reasons for requested change.

o ,‘,,.._____hg_zegmesm_ghangg_mﬁ.zgnuﬁ_m_dmlapmenf af L.

a much needed low income mobile homeé park site..

_This regquest is in conformance with the General Plan

because ‘it will fall within the range of high density -

mqevelopment; We anticipate a density of approximately o

17 units per acre.

{Overj
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.?_ i The nase’s and sdiressis of the owners of the proerLy inL]Uded in this apﬂl!fdllun

and the maones and addrﬂ<ues of . the corponat]on officers, or: “the partners, if
applicable, afe: : g )
o o . . B Uatc of
Sognature o o Addr(-ss Clot o Bl Tract Purchise

A change of zone application’may be filed only by the owner of said property, or _'
by a person with a Power of Attorney from the owner author1z1ng the app]wcataor
or by the ALtorney at Law for ‘the owner.

Ind1eatz/%ﬂur authorlty betow : : t
o 2\ [ am the owner of sa1d property.

I have a Power of Attorney from the owner author1zmng thws app}lcat10n

I am the Attorney at Law authur?zed to act for the owner 1n th1s
T application. ;

"':.I dec!are under pena1ty of perjury that the foregoing is true and correct

R Californ1a:th15

O NDTE: U applicant is a Corporatton, Company or Partnership, the name, address and
: title of all officers of the Corporation, Company or o6f all Partners shall
‘accompany this application, unless said informaticen is on fi]e in the office

of the Planning Commission. .

Obtain instruction as to the preparat1on of maps, plans, sketches or other
data or information pertinent to this‘partfcular request’ from the office of
the Planning Department before filing.

e hh e e e e e e T mh Pm e et e e e S e mem mm e mm e i e e e o ww wme e R w e o WAL e m e e e

DO NOT WRITE TN THIS SPACE

Fee $_  Recefpt No.____

Recetved by:

:($1gnaturé3
City of Thousand Daks

Application checked by:

" {pate Filed)




FROM

_ 'f. SUBJECT
' z""oATE

”iThe attached—Staff Report was presented to the Plannlng Comm15510n
f_?on th1s subJect zone change appllcat1on to rec]ass1fy aoprox1mate1y
”'Tit;JTB acres of 1and 1ocated an the north s1de of Los Fe11z Dr1ve -
Vejf’approxqmately 330 feet west of Cone30 School Poad:from RPD'15U to
'iUrIT P D i R ;

'”:';:fBased on_ th1s Staff Report and on. the statements recelved at!the
‘ “:fPuh11c Hear1ng of JuTy 22 1974 the P1ann1ng Comm1ss1on (by 2
:34 to 0 vote) recommended that the subJect property be rec]ass1f1ed

"_ﬂjfrom the RPD-?SU zone to the T P D zone.

‘PEG:pb

Attachments

‘f;C1ty Counc11 fZHQ1
h;iﬁ]ann1ng Department
'::_z-74 339. (Chet Wycyoff)’
VfWAugust 23, 1974

ey T

. Phﬂlp EJGatch ‘
*‘Planning Director. -

: CTO 01909
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PLANNING DEPARTMENT
'STAFF REPORT

“Meeting of Ju1y 22, 1974

TO: P1anning Commission

FROM: _ Planning Department

REPORT: 2-74-339

APPLICANT: = Chet Wyckoff -

FILED: - . qune'z4,-1974

RE UEST: : A request for a change af zone from RPD 15U to TPD (Tra11er

Park: Development). has been filed for-a b-acre site located .
on Los Feliz Dr1ve, appr0x1mate1y 325 feet west of Conejo
Schoo1 Road. . :

T USE:- - The subject property is most]y vacant, except for approx1*

- mately two s1ng]e family homes and an’ area used for equ1p- y
ment stor‘age o

PARCEL SPECIFICATIONS The subject property consists of 5 acres and is
generally rectangu]ar in shape, measurIng 305 feet by
675 feet ] ‘

STREET SPECIFICATIOHS ‘Los :Feliz Drive has a- 40-foot r1ght -of- way,JAIth
' approxfmate1y 26 feet of paving adJacent to the. SUbJECt
property.

ADJACENT: ZONING: - AdJacent zoning is R-3 to the east, RPD-15U to the south and -

west, and R-1-10 and R-F' to -the north.

ADJACENT LAND USES Adjacent land uses include vacant 1and and s1ng1e fam11y
homes to-the east,: south and north and apartments to the
west,

PREVIOUS CASES: Relevant previous cases include Z-72-220, which approved a:
- change of zone on the subject property from R-E-1Ac to
RPO-15U, RPD-72-100 and Tract 2293, which autherized corstruc-
tion of approximately 73 condominiums and apartments on the. -
subject property. This RPD and tract have since expired,

GENERAL. PLAN- RECOMMENDATION: The Land Use Element of the General Plan des1g— ‘
nates this area as "high dens1ty residentfal.” .

EVALUATION: A request for a change of zone:from RPD-15U to TPD has been . :
: filed to facilitate development of .a mobile home park on a L
B-acre site located immediately easterly of the Casa de Los- T
Feliz apartments, on the north side of Los Feliz Drive about
350 feet west of Conejo School Road. The subject property is
nearly level and has numerous mature trees, including three
" oak trees.

Trailer Park Development Policies’

. The Thousand Oaks General PTan states that "mobile home parks
should be located in the appropriate. topographic setting."
This policy has been generally construed in the past to mean
that the parks should be located in visually isolated areas,
particularly wlth respect' to freeways and detached-honie
subidivisions. ~ The subject property has only some of tHese.
-attributes. It is-partially visible to the Ventura Freéway.

RTA 3T - -



and -abuts.a:single- fam1iy subd1v1s1on on a 75= foot stretch of-
its northerly boundary and a single home near its easterly.
boundary. Therefore, it is questionable.whether or not

" this site can be determined to comp1y with this General

Plan policy.

~ Land Use E1ement of the General Plan

_ The proposed zon1ng would.be of .a -consistent (or even Tower)
density with' the Land Use Element, which recommends -"high
- déngity residential.": While mobite home parks usually

" deyelop at about'7- 10-units per acre, the applicant plans

to submit an-.application for a TPD permit to facilitate a
Tower-income park at-about-17 units per-acre, This would

-‘.'requ1re deviation -from the requ1rements of the TPD zone,

which would :have ‘to bé cons1dered in conjunction with the
TPD- permit. application. " In general, though, any mobile
~home" density would be’ ¢onsistent’ w1th the Land Use Element .
of the Genera1 PTan

site Size

- The TPD Zone spec1f1es that "a tralTer park shall have'a
‘minimum gross site area of. ten (10) acres" {Section 9-4.2004
of the Municipal Code). :In that-the subject property contains
only 5 acres, theré is a conf]ict'with.this code provision.
Under Section' 9-4,2004, however’, the Planning Commission is
aythorized: to ‘waive: that requirement in granting a-TPD. If
the:Planning Comm1551on, in its evaluation of this case,
does.not- feel: awaiver of :the site size’ uou]d be: worth
considering, then:Z-74-339 shouId be" denied.

The-Planning Department would recommend however, that if

" mobile home parks can be consfdered for this portion of town,.
that sites: smaller .than.ten acres be utilized to provide a
better integration with other developments and because.of the
general lack of suitably zoned sites over ten acres-in size.

*Need: for- TPD Eéning

The General Plan recommends that 3-4% of-the Valley's antici-
pated 1985-housing: stock of "33,000: units would.be an appropriite:
proport1on of .mobile homes. Th1s would be about.1,000-1,200
“units. Present]y, there are approximately 830 ex15t1ng Or--
approved mobile home spaces within the PIann1ng Area.

Most existing mobile home parks in the Valley are full or near1y
full, with the exception of Vallecito, on 01d Conejo Road, which
present]y has -only 50% of its 302 spaces occup1ed This park
has been in existence for abaut 2 years.:

While no specific development permlt application is before the
Planning Comission at this time, the applicant has indicated
- that he wishes-to construct a trailer park which would provide
. housing for lower-income.groups, particularly senior citizens,
Presently, this kind of housing is.not available in any signi-
ficant quantity; in fact, a recent commercial development
required a loss of 20 spaces in a smaller inexpensive park.

" “Environmental - Impact

The Planning Department has -made. a Negative Declaration for
7-74-339 on the' basis that-the change of zone from RPD-15U
. to TPD would not result in-any increased demands on service
systems, including circulation. Furthermore, the existing
topography of the site.is'generally without significant aesthetic
character, and:existing maJor trees could be preserved 1n a
trailer park development.:
-2~ o . . ) RTA 38
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~ Although the zone change, if approved, would reduce the

“traffic generation potential of the subject property as
outTined in Table 1, below, future traffic -volumes on Los
feliz Drive have been a matter of concernh for many. yéars.

" The method generally agreed upon to reduce future traffic
problems, particularly at the intersection of Los Feliz
Drive and Erbes -Road, is-to construct a new access road from
Los FeliZ Drive to either Thousand Gaks Boulevard or Erbes
.Road. To this end, 2 condition was placed on the previous

. tract:on the subJect property that it would become & part.

_of an assessment district to provide an additional access

route.
S Table:1
- Comparative Traffic Generation .
L _ - '_, Daily Daily
Category Acres Units/Acre. Units  Trips/Unit - Trips
" RPD-150 . 5 15 75 68l 450-625
CTPD -5 o9 10 ~ 45-50 5. a2 240 270

159Urces, Ca11forn1a Department of Transportatlon and-
{ " MWeber Associates

2Source Californ1a Department of Transportation

Since the app11cant has ‘indicated that-he will appiy for a t
reduction in the requiraments for lot area per mobile home
to facilitate approximately 17 trailers per.acre (or B5 total),
we have evaluated potential traffic impact at that density as
well. 85 mobile homes” would produce approgimately 460 daily
trips: at 5.4 trips per unit. - However, if such a density-
‘occurred, the park would probably be'inhabited mainly by
older peop1e'and'pebp1e with Tower incomes; both of which
groups have lower levels of vehicular traffic. Thus, traffic
_ generation potential would.probably be considerably lower. than .
460 daily trips, probably more in 1ine with the 240~270 projected
in Table 1 for a more typical TPD density. :

Conclusion:

The subject property only complies with some of. the! C1ty s.criteria
for. trailer.park: location;:howeverjcésince the; proposed zgning and
the corresponding: pemmit are submitted to ‘provide for lower-

income housing for' Senior Citizens, these deviations might be
appropriate based upen the specific set-of circumstances and
providing the property owner guarantees, in an appropriate

manner, to the City that this park w111 be used for this stated
purpose.

In addition, since the TPO Ordinance requires a six~foot high

block wall around the project, the Planning Department. is further

of the opinion that a-trailer park at this Tocation could be

made’ compatible with the surrounding neighborhood, particularly

if existing major trees on the site are preserved and new trees are -
planted within and around the park.

A waiver of the site size requirement of ten acres also is
 appropriate at this location, not oniy because a 5-acre site.

would have fewer total units -then a 10-acre site, but because

the scale of other developments in the area (such as nearby.

apartments .and trailer parks} {s more on the order of 5-acre.
. sites than 10-acre sites. Parcel sizes in this part of town
_usually are substantia!ly tess than 10:acres.

i 3._
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It should .be pointed out that at the-zone change stage, there
is no authority to' grant waivers or variances of Municipal '
.Code conditions.” ‘This can only:be done within the Planning
Commission's reyiew authority of a TPD permit application,
which will follow if.the zone change is approved. . .

. RECOMMENDATION: The: Planning’ Department recommends: that Z-74-339 be recommended
: o "7 to the City Coyncil for a change of: zone from RPD-15U to TPD.

Prepared by:

Philip 2. ‘Gat
PTanning Director

PEG:JCP :gem

attachment.
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ORDINANCE NO. 493-NS
AN AMENDMENT TOQ THE CITY OF THOUSAND OAKS
MUNICIFAL CODE RELATING TO ZONING MAPS AND
CHANGES IN ZONING CLASSIFICATION OF PROPERTY
Z-T4-338
The City Council of the City of Thousand Oaks, California, DOES
ORDAIN AS FOLLOWS:
SECTION I
Section 8-4.304 of the City of Thousand Oaks Municipal Code is

amended to read as follows:

Section 9-4,304, Thousand Oaks Zoning Map Section I-8,

The land and other property shown upon the maps designated as
Section I-9 attached hereto and incorporated by reference, are zoned according
to the zone classification symbols indicated on said map: being a change
of zone fram the RPD-15U zone to the TPD zone, for land located on the
north side of Los Feliz Drive approximately 330 feet west of Conejo School
Road within the City of Thousand Oaks.

SECTION II

This Ordinance shall take effect thirty (30) days from the date of

adoption.

N RN

PASSED AND ADOPTED this 3rd day of September, 1974,

Davia s. irwin,'Mayor

City of Thousand Oaks, California

ATTEST:

Velma S. Quinn, City Clerk
City of Thousand Oaks, California

Ord. No. 483-NS

RTA
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APPROVED AS TO FORM:

APPROVED AS TO ADMINISTRATION:

_ D i 4

Glenn Kendall, City Manager

I, VELMA S. QUINN, DO HEREBY CERTIFY that the above and
foregoing Ordinance No. 483-NS was duly passed and adopted by the
City Council of the City of Thousand Oaks at the regular meeting
held on the 3rd day of September, 1974 by the following vote, to wit:

AYES: Fiore, Horner, Grattan, Irwin

NOES: Bowen

ABSENT: None

Velma S, Quinn, g;y Clerk

City of Thousand Oaks, California

Ord. No. 493-NS

RTA
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CITY OF THOUSAND QAKS
PLANNING COMMISSION

RESOLUTION NO. 267-74 PC
A RESOLUTION OF THE PLANNING COMMISSION
OF THE CITY OF THOUSAND QAKS APPROVING
A TRAILER PARK DEVELOPMENT
Trailer Park Development Application No. TPD~-74-8

Applicant: Chet Wycoff

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

The Planning Commission of the City of Thousand Oaks, California,
DOES RESCLVE AS FQLLOWS:

WHEREAS, the applicant has filed with this Commission a petition
requesting a t}‘a.iler park development under the provisions of the City
of Thousand Oaks Municipal Code ;u permit a 74-unit mobile home develop-
ment on that certain property described as follows: Lot 1, Block 26,
Thousand QOaks Tract within the City of :I‘housand Oaks, County of Ventura;
and

WHEREAS, the Planning Commission, upon giving the required notice,
did, on the 18th day of November, 13974, conduct a hearing as prescribed
by law to consider said application and the project's Envircnmental Impact
Report; and

WHEREAS, studies and investigations were made, staff reports and
recommendations were submitted and a hearing was held by this Commission;

NOW, THEREFORE, BE IT RESOLVED that said application for a trailer
park development be approved subject to conformance with the conditions
get forth in Exhibit A attached hereto and made a part hereof and this Commission
hereby certifies that the Environmental Impact Report has been completed
in compliance with the California Environmental Quality Act. Except as
otherwise expressly indicated, said conditions shall be fully performed
and completed or shall be secured by bank or cash deposit or other security
satisfactory to the City Attorney before the use or occupancy of the property
is commenced and before a Certificate of Occupancy is issued. The violation

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

— 1 —_
Res., No. 267-74 P,
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development by the Planning Commission or City Council.
I HEREBY CERTIFY that the foregoing resolution was adopted by
the Planning Commission of the City of Thousand Oaks at a regular meeting
held on the 18th day of November, 1974, by the following vote:
AYES: COMMISSIONERS: Cameron, Davis, Hartman, Prince
and Thompson
NOES: COMMESSIONERS: None.

ABSENT: COMMISSIONERS: None.

A

Martin A. Hartman, Chairman
Planning Commission

Planning Commission

Res. No. 267-74 PC
RTA 44
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EXHIBIT "A"

TPD-74-6 {Chet Wycoff)

10.

11.

iz,

13.

14.

15.

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

That the permit is granted for the building, walls, roadways, park

areas, landscaping and other features which shall be located substantially
as shown on plot plan labeled Exhibit "A" and in elevation and floor plans
labeled Exhibits "B" and "C", except or unless indicated otherwise herein.

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

That prior to transfer of ownership, 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 a letter from the
new operator of owner certifying agreement to comply with all the conditions
of this permit.

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

That the air conditioning equipment of the recreation building shall be
completely screened from view.

That all areas depicted as planting on the plot plan, together with =il slopes,
shall be appropriately landscaped and provided with a permanent irrigation
system subject to the approval of the Planning Department.

That all oak irees on the subject property shall be preserved and protected.
Prior to issuance of a zone clearance, the landscape and sprinkler plan
reflecting method of preservation shall be submitted for approval of the
Pianning Department.

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

That all interior street lights within the park shall consist of ornamental
light standards of a height not exceeding 10 feet, the design of the lights
shall be subject to the approval of the Planning Depariment.

That all interior streets within the park shall be named in accordance with
the Street Naming Criteria Resolution.

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

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

That on-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
roada. Appropriate signing shall be installed during construction of the
mobile home park. Enforcement provisions te regulate parking restrictions
shall be included within the C.C. & R.'s.

That adequate guest parking shall be provided along various sections of
the mobile home park, as shown on Exhibit "A".

- 3 -
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EXHIBIT "A"

TPD-74-6 (Chet Wycoff)

16.

17.

18.

19.

20.

21,

22.

23.

24,

25.

26.

27,

28,

That the recreation area shali be limited to the use of tenants and their
guegts only.

That the six-foot high decorative wall shall be constructed along the
northerly and easterly property lines. A decorative wall of same design
shall also be constructed within 20 feet of the property line along Los Feliz
Drive. The design of said waill shall be subject to approval of the Planning
Department.

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

That the conditions that apply to operation of this mobile home park shall
be posted within the recreation building.

That all on-site utilities and those adjacent to subject site shall be placed
underground.

That the applicant shail be required to submit a fee in the amount of 100 percent
of the rate designated in Section 9-3.607 of the Municipal Code (Quimby Act)
for park purposes. The calculations of the amount required shall be derived
from the fee formula computations and shall be deposited and accepted by the
City Council prior to use inauguration of the mobile home park.

That prior to inauguration of use, C.C. & R.'s for the park shall be submitted
for approval of City Attorney and Flanning Director. Said C.C. & R.'s shal?
contain provisions of condition approving this permit application.

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

That all air conditioning units on top of mobile coaches shall be appropriately
screened.

That the mobile home pads on the westerly side of a street shall be redesigned
to incorporate a more imaginative pad orientation to the site. Prior to issuance
of a zone clearance for the TPD, the applicant shall submit revised drawings
for the approval of the Planning Department.

That prior to issuance of a zone clearance, the applicant shall submit to the
City's Finance Director the Bedroom Tax Fee for this project in the amount
of $100.00 per unit as required, in accordance with Ordinance 343-NS5
section of Section 3-1.603 of the Thousand Caks Municipal Code.

That prier to issuance of a zone clearance for this project, the developer
shall enter into an agreement with the City of Thousand Oaks deed
regtricting 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. Sald 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.

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

- 4 _
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EXHIBIT "A"

: TPD-74-6 (Chet Wycoff)

29. ENGINEERING DEPARTMENT CONDITIONS:

A, The conditions of approval of this development shall supersede all
conflicting notation, specification, dimension and typical sections
which may be shown on said map. The conditions stated herein
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 isguance of a grading permit sufficient property (5 feet)
across the full frontage on Los Feliz Drive shall be dedicated
to the City of Thousand Oaks to allow for the ultimate street right
of way width (50 feet}, A six foot wide public service easement
shall also be dedicated to the City of Thousand Oaks.
(M.C. 7T-1.104)

C. The Owner/Developer shall install public improvements across the
full frontage on Los Feliz Drive adjacent to this project in accordance
with Title 7, Chapter 1, Article 1 of the City of Thousand Qaks
Municipal Code and shall conform to the California State Health
and Safety Code, Section 19956.5. Said improvements shall
consist of, but not be limited to:

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

existing street paving and inatall concrete curb and gutter, 5 foot wide
concrete monolithic sidewalk, concrete commercial driveway,

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

street lights, catch basin, traffic control signs, cut-off wall,

paved transition swale, fire hydrant and relocation of existing

fire hydrant and cther facilities, if required. (M.C. 7-1.103}

D. Prior tec isguance of a grading permit, the Owner/Developer
ghall provide the City of Thousand Oaks with performance and
labor and materials bonds or cash deposit to secure the inatallation
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 agreement with the City of Thousand Qaks,
to provide the above mentioned street improvements.

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

G. Prior to the issuance of a grading permit, the Owner/Developer
shall have submitted soils and hydrelegy reports and received
approval of all grading, public street improvement and storm
drain plans by the Director of Public Works. (M.C. 7-1.103 and 9-3.401)

H. Street lights on marbelite electroliers with underground service
shall be provided at standard spacing 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 "First Submittal Legal Description and Map for Annexation
to the City-Wide Lighting Maintenance District Tax Assessment

_5_
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EXHIBIT "A"

TPD-74-6 (Chet Wycoff)

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

and prior to eccupancy of any building the entire area of this
development shall have been annexed to said tax assessment zone. The
Developer must make arrangements and submit required deposits

to the Southern California Edison Company for street lights well

in advance of the construction of street improvements,

(C.C. Res. 65-14 and 67-29)

All existing buildings, driveway openings, storm drain structures,
natural drainage channels, wells and utility facilities shall be shown
on the grading plan with their approved dispositicn noted. All
existing and proposed utility, storm drain, access and slope
easements shall also be indicated on said plan. (M.C. 7-3.08)

Any existing public street improvements damaged or broken during
construction shall be repaired or replaced to the satisfaction of
the Director of Public Works. (M.C. 7-2.607)

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

The location, base elevation, drip line, canopy elevation and
trunk diameter of all existing oak 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 initiating grading operations or storm drain
construction. (M.C. 9-3.401, 7-3.08 and 5-14.03)

The Developer shall plant all cut and fill slopes and install
permanent sprinkler systems which will effectively aid in erosion
control on all slopes three feet or more in vertical height and

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

There shall be no vehicular ingress or egress to the subject
property except as shown on the plot plan as approved by this
permit.

Approved ingress or egress shall be a commercial driveway with

a width of not less than 25 feet, exclusive of side slope areas, or greater
than 36 feet for a two-way driveway, and any such driveway opening
shall be surfaced and improved as to include necessary paveout to

join existing pavement as required by and in accordance with the
specifications of the City of Thousand Oaks. (M.C. 9-4.2404)

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

_S_
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EXHIBIT "A"

TPD-74-6 (Chet Wycoff)

F. A plot plan shall be submitted and street address assigned by the
City Engineering Department.

Q. All overhead utility lines (except any 68-KV lines) within the
subject development or on any adjacent street shall be placed under-
ground or prior to issuance of any building permit, the OQwner/
Developer shall enter into an agreement and provide the City of
Thousand Oaks with a bond or cash deposit in gufficient amount
for future undergrounding of the existing power poles and
overhead lines., (M.C. 7-5.201 and 7-5.102)

R. Any existing survey monument 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 at the expense of the permittee. (M.C. 7-2.612)

S. Prior to recordation of a Parcel Map the developer shall guarantee
his and all future heirs, successors and assigns’' participation in
any future assessment district that may be formed to construct an
additional public access road into the area of this development
as recommended within the City of Thousand Oaks Planning
Commission Minutes of March 15, 1971. Said guarantee shall be
reviewed and approved by the City Attorney and Director of
Public Works and accepied by the City Council.

That proporticnal share of said participation may be based on the
approved number of units within this project vs the estimated
total potential dwelling units within the lots currently having
frontage on Los Feliz Drive and having multiple zoning or could
be expected to be developed or redeveloped as multiple property.

30. FIRE DEPARTMENT CONDITIONS:

Al That provisions for fire suppression shall be in accordance
with the Ventura County Fire Protection District Ordinance
#9 and approved by the Ventura County Fire Chief.

B. That a minimum fire flow of 1,000 gallons per minute is required
at this location,

C. That prior to construction, the permittee shall submit plans
to the Ventura County Fire Department for approval of the location
and spacing of fire hydrants.

D. That fire hydrants shall be installed and serviceable prior to
construction.

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

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

G. 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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EXHIBIT "A"

TPD-74-6 {Chet Wycoff)

(2}  Guest parking shall be in marked spaces provided on the
main access drive and on the looped drive, as shown on
Exhibit "A-1",
H. That two on-site hydrants shall be provided.

31. UTILITIES DEPARTMENT CONDITIONS:

A, That all sewage and waste disposal shall be in accordance with
applicable portions of the City of Thousand Oaks Municipal Code
and Design and Construction Standards dated October 12, 1971.

B. That all water distribution systems shall be in accordance with
applicakle portions of the City of Thousand Oaks Municipal Code
and Design and Construction Standards dated March 28, 1972.

C. That a method or methods for sewering and supplying water to the
development shall be approved prior to or at the same time the
tentative tract map is filed.

D. That the fire flow requirements and fire hydrant locations shall
be approved by the Utilities Department and the Ventura County :
Fire Department.

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

F. That ail fees due the Utilities Department shall ke paid prior to the
issuance of a building permit or the acceptance of the utility improve-
ments by City Council,

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

H. That protection of the water supply shall be accomplished in accordance

with the City's Cross Connection Control and Backflow Prevention
Program, Title 17 of the State Health Code and Section 10-2. 1108 of
the Municipal Code.

1. That no regenerative type water softener shall be ingtalled.

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

K. That the sewer main shall be extended across the rear of the

property at the developer's expense.

Res. No. 267-T4 PC
RTA 50
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RESOLUTION NO, 75-21
A RESOLUTION OF THE CITY COUNCIL OF THE
CITY OF THOUSAND QAKS APPROVING, IN PART,
AN AFPEAL OF WILLIAM C. WYCKOFF ON CONDI-
TIONS NOS. 5, 17, 21, 25, 26 AND 31F FOR TPD 74-8
WHEREAS, on November 18, 1974, the Planning Commission of the
City of Thousand Oaks approved the subject application, No. TPD T4-6, to
allow construction of a 74-unit mobile home park facility on property located
on the north side of Los Feliz Drive, approximately 500 feet westerly of
Conejo School Roed within the City of Thousand Oaks; and
WHEREAS, on December 3, 1874, Willinm C, Wyckoff appealed Conditions
Noe. 5, 17, 21, 25, 26 and 31F as set forth in Planning Commission Resclution
No. 287-74PC which approved the subject application; and
WHEREAS, upen notice duly given, a hearing was held at the regular
meeting of the City Council of the City of Thousand Oseks on January 7, 1875,
at which time evidence, both oral and wriiten, including a Staff Report, was
presented and received and arguments were heard from all interested parties .
appearing in the matter; and
WHEREAS, William C, Wyckoif withdrew the appeal on Conditions Nos,
21, 26, and 31F at this public hearing; and
WHEREAS, a resolution is required to formaléze Council action pursuant
to Section 9*4.230‘? of the Municipal Code, this resclution is é.dopted, therefore,

for that purpose and reflects the action of a majority of the members of the City

Couneil {5 For; 0 Againgt for Conditions Nos. 5 and 25 and 4 For; 1 Against for

Condition No, 17} in rendering a decision or this matter following the hearing
at the regular mesting of January 7, 1875,

NOW, THEREFCRE, BE IT RESOLVED BY THE CITY COUNCIL OF THE
CITY OF THOUSAND QAKS that the appeal of William C. Wyclkoff is approved,
in part, ag set forth in the following revised Condition No. 17 and the deletion
of Condition No. 2§ and the decision of the Flanning Commission is upheld, in
part, in regard to Condition No. 5.

—1-
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Conditiona:

17. (Revised)

25, (Deleted)

A pix-foot high chain link fence, with adjacent landscaping

and a sprinkler aystem, may ba substituted for a required

six foot high decorative block wail along the northerly and

easterly property lines. A decorative block wall shall be
constructed within 20 feet of the property line along Los

Feliz Drive, The design of said wsll and the type of said
landacaping and sprinkler system shall he subject to the

approval of the Planning Department. -

ARk kR OK

PASSED AND ADOPTED this 21st day of January, 1875.

ATTEST:

David'S. Irwin, Mayor
City of Theusand Oaks, California

Velma S. Quinn, CI

City of Thousand Oaka, California

APPROVED AS TO FORM:

PROVED AS TC ADMINISTRATION:

fler ol _

Glenn Kendall, City Manaper

Res. Na. 75-21
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I, VELMA S. QUINN, DO HEREBY CERTIFY that the above and
foregoing Resolution No. 75-21 was unanimously adopted by the City
Council of the City of Thousand Caks on the 2lst day of January, 1875 and 7
confirmed the action of the City Council on the 7th day of January, 1976
by the following vote, to wit:

Conditions Noa. 5& 25:

AYES: Ficre, Bowen, Horner, Grattan, Irwin

NOES: Nene

ABSENT: None
Condition No. 17:

AYES: Fiore, Horner, Grattan, Irwin

NOES: Bowen

ABSENT: None

City of Thousand Oaks, California

Res. No. 75-21
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ADDENDUM
TPFD-14-6
COVENANTS, CONDITIONS AND RESTRICTIONS

RENT:
The original rent schedule and any inereases therealter
s5hall be in sccordance with and as set forth in that certain Bxhibit A,

attached hereto ang incarporated herein as though set forth in full

TENANCY QUALIFICATION;

Tenancy, ineluding all residents in the park, shall he
restricted to those persons who would quallfy under Subsection ¥ of
Sectign 10-1, 503 of the Thousand Oaks Municipel Code &8 aenlor
citizens. Eech tenant, by pignature on the space hereinaiter provided, .
does declare that he quelifies under &szid Section.

I hereby declpre that I meet criteria Jor qualifying genior
citizens under Subsecton K of Sectan 10-1. 503 of the Thouvgand Oaks
Municipal Code by reason of the following:

1. I am a resident of the City;

2, Iam 52 years of age or older or meet the criterion

of disability as estahlished by the Social Security
Administraton Supplemental Income Program for the
aged, blind, and disabled. {Title XVI of the Social
Security, Act, as amended);
3. My gnnual income, as deiined in Subsection K of
Secton 10-1. 503 of the Thousand Oaks Mundcipal Code

does not exceed Ten Thousand.Dollars ($10, 000, 00} per
cAlendar year,

v

1 declare under penalty of perjury that the foregoing ig

true and correct and that this decleration was execufed on this _

day of _ ' , at Thousznd Oaks, California




TPD~74~0

CONDITIONS COVENANTS & RFSTHICTIGNS EXHIBIT A

Operator agrees that rentals charged to tenants shall be such that will
result in a ratio of "net prefit percentape” as 2 return on the Iinvestment
(as hereinafter defined) of no wmore than 1l1.5 percent pursuant to interpreta—
tion of condition number 27 of TPD 74-6 as contained ip the minutes of the City

Council meeting of July 27, 197§,

The "net profit percentage" shall be determined by dividing the “annual
net prefic” by the "gross investment". The "annual net profit” shall be the
amount by which "revenues” exceeds "expenses”. "Revenues” shall include all
types of revenues from the project excepting interast income and shall include
revenies from billings for utilities, coin operated machines, etc. as well as
from space rentals. "Expenses' shall include all expenses of operating the

_project excépting capital improvements and payments of principal and interest

on loans. “Expanaes” shall include, but not he limited to, labor, wmaterials,
services, taxes, utilities, insnrance, repairs, malntenance, advertising,.
telephone, permits, depreciation and adwinistration. Far the purpose pf this
calculation only the amount of depreciation imcluded in "expensas” for the

year shall be caleulated under the straight-line methad of depreciation using

a 20 year life for real property lwprovements and reasgnable lives for perdonal
propercty irresPective of methods and lives used for income tax returns.

"Gross' investoment” shall be the aggregate of all capital costs incurred
for the project including, but not limited to,, the laud, real property improve-
ments, tangible ‘personal property and expenses Incurred prior to the begiuning
of operacions such as interesrt, property taxes, fees, perwits, supervision,
etc. Each year the gress investment shald be increased by the cost of any
additions, improvements or.replacements and shall bé reduced by the cost of any
assets replaced, No reductious or offsets shall. he made fnr debt financing

" or fer a:cumulated depreciatica.

The computations above shall all be certified by the operator ag, being
accurate and correéct to the besc of his belief and knowledge and retained im
his file for examlnation by the City at reasomable hours.

WILSON & HUGHES
CEATIFIED PUBLIC ACCOUNTANTS

RTA 55
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Y- A}-ER!C.AHIMBNTUTEDT

B SARD _ '. gﬁ-u_._.,_ﬁ'a@.-. ‘ " CENTIFIED PUDLIC ACCOUNTANTS:  ~
T A e ST fﬂ" i - © CALIFORMIA SOCIETY of .
) : j22 .Hﬁﬂfo_’,ﬁés ’I'Ei;?“ﬂ%ﬁ"zgf:‘%ﬁ CERTIFIED PUBLIE ACCOUNTANTS
.- BORTTAS A=7 A8 BN (2003} av-n BN o ;
L ﬂmﬁ&ﬁ&&ﬁmﬁ:ﬁh&&_@hm 'Zuﬁuﬁ-"i.q o . . -

. Augnat:9, 1977 K T . -

‘-'Mr. George El:las - ’ . . o : .o
. City Plapning Department o . ) e
.CGity of Thousand Oake . . - . s - : .
401-W; Hlllcrest Drive o : Co o
Thcusand Oaks Ca. 91360 . . . B ) . . -‘:_ :

- Dear MI Elias.

'The mobile home park. knawn as the YThe Ranch" on'Los. Feliz,Drive is
',almost completed and 1t 1s necessary to,establish the approved rental
'rates 50, that the leasea can -be executed. T .

:I refer yah .ta exhibit A bm’ TPD—74 6 indicating that - the - Fate of
“Yeturn shall.be no more than 11.5%.-.'I -alsa refer you to-"schedule.B™
which wak attachad to the applicant 's ‘presentation;whith -shows the

. economic model for the-park. Using those.documents, following 1s

- -_'tbe applica.nt 8 calculation of . the ipitial tents-ta-: ‘be charged-

- MGibss Invesement” L $500,000. 00
’ Rate ‘of. raturn authorized-by LT T . :
L Clty Coum:a_l ’ oo 4 .11, 5% o A

n.

‘Net profit target: per year’ § 57,500.00

: "Add. pro;ected expenses annu.ﬂlized e ) - )
- ! .Depxéciation- -'SZ-of non-land investment." + j.il._B,'B'iS.D_O
*7 . Other as -originally. ‘sstimated per .
'"Sehe.aule .1 .. C 462398 00 T

. 'Targeted gruss rent, includ1ng vtilitdes . = §122, 773 DOA

. less estimgtqd utild tfes -~ 20,054.00
Target, re.nt, excludidg manager s .
space - an.nual : - =~3102'2_719..00' Y.
b - monthly. . L § 3,_5_6(_){00
T K continued .....-
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Mf._Ge‘Dré‘E'.lElias @ ’ ~2—

" “Allecation to Spaces

Auvglst 9, 1977

" 12 -double wides @ $125,00 per month §1,500.00
2 large lots € - $120.00 240.00
59 _){eguiar lots @ I115.00 '6,785.00"
K $8,525.00
Possible change 8f"112tbots foudoable
wides, depenhding on size. .and shape .
nf unit. - . 20.00

) The developer 18 nor yet prepared to certify that the-cost of the. land
‘and- :[mprO\rements is $500,000; it may.be sevexal wonths befors the

final cost figures are«known -that. would-permit him t& do ‘that,.-, In
the meanwh:l_le, ‘it -becomes necessary -to set the rates, ‘We are ’
suggesr_ing that the vatea be established as abdve and ‘be subject

.-to review and adjustment at some Future date after the final actaal

costs -are’known. and ‘after some history has developed :i.n the
nperat:l.ng expenses of the- park. . . :

- Your Prompt acceptamce ‘'of these.tates would be greatly. appreciated
80 that the park c¢an proceed with- rentdls.

Very truly yours, - T
Wilson & Hughes

By A I
Fred P, Wilson, C.F.A.

FPW/mc |
cc Gene Pearce

Andrew Hohn

WILEDN B HUGHES
CERTIFIED PUSLIC ACCOUNTANTS -

£
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|
°1ease 51qn this form and return to " City of Thousand Qaks Plann1ng Department 3 :-*m
407 West Hillcrest Drive » Thousand Oaks. Cal1forn1a 91360 S ‘ :

ACCEPTANCE FORM

STATE DF CALIFORNIA )

 COUNTY OF VENTURA ). >

st T D 74 ~C el

L1, the Uneersighed,lstate:

Ne are- the owner or the duly author1zed representat1ve of the owner of

the rea1 property descr1bed 1n the abeve numbered case.

;ea:r . aware of, and accept a11 af tha stated cond1t1ons in sa1dﬁff

Case No. ‘7"f3 l 174{‘

Executed th1s‘;7Z{L day of Mfi}uﬁ/fé— i 19 ;7:7

é cert1fy (or dec]are) under the pena]ty of perjury that the foregnlng N ‘;‘H,ﬁ

~js true and correct

(SlgngtureT

(Signature)

{Signature) .

RTASE
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HEMORANDUN

T0: HEMBERS OF THE CITY COUNCIL
FRCM; RENT COMMITTEE
DATE: August 9, 1983

SUBJECT: Extension of the Rent Stabilizaticn Ordinance

After the Rent Committee's last report to the City Council on May 24,
1583, the Committee conducted a joint meeting of landlords/owners and
tenant representatives in the City Council Chambers on Thursday, June 23,
1983, The Committee 2%so conducted study sessions with staff to analyze
the recent experiences of other cities in enacting or extending thair rent
control measures and thereafter formulated a position with respect to the
changes which are incorporated in the attached, proposed ordinance

- amendment. - H :

As Council 1s aware, the thrust of the dialogue which occurred among
the landiord and tenant groups and between those groups at the Jjoint
meeting, primarily invalved whether or not the auwtomatic annual adjustment
{currently 8%} should be retained or altered, Written input from both
groups is attached to this memorandum for Council's review, but in summary
the landlords feel that at least an 8% annual adjustment is required to
maintain their cash flow, maintenance program and finvestment return. The
tenants respond primarfly to an increasing inability to pay escalating
rents at B% per annum, compounded.

Implicit in the discussion regarding the setting of the annual
adjustment was an understanding expressed by both Tandlords and tenants
that there is need to extend rent stabilization in order to provide for an
orderiy deregulation process., This was not unanimously supported by the
landTords, however, the majority did express support for continuation of
controls. The most vocal dissent on that issue was expressed by landiords
who had purchased thefir complexes after the imposition of controls in 1980,
Monetheless, on the basis of the Committee's studies and comsultations, it
is prepared to recommend, to the Council, the extension of rent controls on
an interim two-year basis with terms and provisions as further outlined in
this memorandum and in the attached draft ordinance. This memorandum will
address all proposed ¢hanges which are included in the draft ordinance and
will more fully discuss those areas which will represent a significant
change from the existing ordinance,

Survey Results

Attached to this memorandum is a memorandum from the Committee to tha
Councilt dated May 1&, 1983 which anaiyzes the resuits of 31 out of 42 of
the rent survey questiannaires completed by Tandlords in the City who were
subject to controls. As of this date, all questionnaires have been
recaived by staff and the resuits, after aralyzing all surveys, do not
significantiy differ from the results cutlined in the May 16 memorandum.

In sunmary, the rentz’ housing stock of the City heretofore subject to
the ardinance consists of approximately 3,571 apartment units and 1,061
mobite home spaces. Of these, appraximately 1.846 apartment units and
1,037 mebile home spaces are stjii subject to rent contrels {as of April
1983). If the decontroiled rate is adjusted forward throwgh August 1983,
it can be estimated that approximately 1,500 apartment units and 1,032
{?,500-2,800 aggregate as of August 31} mobile home spaces will be subject
to rontrels as of that date.

This indicates that approximately 49.5% of the apartment spaces or
2.3% of the mobile home spaces are now decentrotled {59% as adjusted}.

RTA 59
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perhaps on a continuum and as the automatic adjustment is adjusted
downwards, the administrative adjustment mechanism must not only
become more sophisticated, but must become more prompt and efficient
and necessarily zvoid delay. The lower the automatic adjustment goes,
the swifter and more efficient the administrative adjustment mechanism
must go until the continuum has come full circle to requiring an
additional automatic or general adjustment.

Staff has recommznded to the Committee thalt the parameters in which
the Committee should cperate in recommending a autcmatic annual
percentage to the Council would 1ie between the City of Santa Monica's
5.5%-7% compounded and the 9,1% adopted recently by the County of Los
Angeles. - Staff noted, however, that it is mot a matter of picking a
number oyt of the air, but rather recognizing that although Santa
Monica has been successfyl in adjusting the automatic or general
adjustment downward more than other cities, they have also supported
that downward adjustment with a very expensive and sophisticated rent
contro? structure with a budget of several milifon doljars per year
(i.e., 4B full time staff persgns, including attornays). On the other
hand, the City of Los Angeles,’ with more rental units than Santa
Hun1ca and a 1982 budget of $2 4 mit1ion for its vent stabilization
program, opted for a more self executing, less administratively
burdensome rent mechanism which closely parailels the ardinance
presently in place in Thousand Oaks.

Staff's conclusion indicates that with only 2,500 to 2,800 units
remaining subject to rent control as of August 31, 1983, there is
perhaps an {nsufficient number of units to économically support the
sophiisticated type of rent stabilization program which would have to
be adopted by the C1ty in order to impiement & general adjustment of
“the type employed in Santa Monica. The staff noted that such a
mechanism would require the City to hire additional employees to
administer the ordinance, retain experts to participate in the public
hearings on the setting of the adjustment and absorb the cast
assaciated with the {mplementation of such &n ordinance.  Santa Monica
has a Targer number of rental units subject to controls which
contribute to the support of the program, and the ordinance does not
contain vacancy decontrol provisfons which would effectiveiy reduce
the financial support to the program. The Santa Monica Board alsa has
the ability to raise revenues to fund its operations.

Staff aiso identified two indirect impacts associated with the
downward adjustment of the automatic annual percentage. The first
problem is that a downward adjustment of this mechanism may tend to
exacerbate the disparity between rents demanded by camtrolled and
decontrolled units. This would not be a significant problem if the
rents demanded by the decontrolled units were set by market forces in
a residential housing market in equilibrium, however, there still
“exists a rental housing crisis in Thousand Qaks and the rents demanded
by decontrolled units are set more in termf of the demand for
available units outstripping the supply than by the operation of
heatthy market forces (equilibrium), The fmport of this is that as
the proposed ordinance is set to expire, the City could well be faced
with a significant enough vacancy rate which would not justify the
further extension of controls as well as a wide disparity between
controlled and decontrotled units, the squalization of which would
seriously threaten the security of those tenants theretofore protected
by controls,

The second impact which could occur if the automatic increase.is
adjusted downward would be an increase in requests for administrative
rent adjustments and a concomitant increase in the cost to the City in
terms af staff and Commission time and resources., The Committee is
aware that many landlords who may have qualified for administrative
adjustments above the 8% for the installation of capital improvements
within their complexes or to proyide them with a just and reasonable

4
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* THE REQUEST:

MEMDRANDUM
T0: ©  MEMBERS OF THE RENT ADJUSTMENT COMMISSION
FROM: - MICHAEL D. MARTELLO, Oeputy City Attarney

DATE: December 8, 1983

SYBJECT: Referral from City Council;

- Adjustment of Fair Return Slandards for Ranch Mbhﬁie Heme Park.

BACXGROUND: .

The ﬁanch Mobile Home Park s a 74-unit park {on Los Feliz Drive)

“which was désigned to accommodate single-wide trailers and to afford low

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

~compieted in the fall of 1977, Affordability was to be insured by

regulating the persons who qualified for tendncy at the park and the rent

within the park. .

- In order to qualify for tenmancy, all pfuspeativg residents had to.be

. at least B62-years of age or older and have an &nnual income not to exceed

$10,;000 per calendar year. Rents within the park were 1imited by a formula
which established a' "net profit target™ per year of 11.5% of the gross park
investment ($500,000) or 557,500. In determining whether rent increases
arg appropriate in subsequent years, gross expenses {5 )} and
depreciation ($18,875) are deducted from gross tatal rents To réveal the
éxtent to which the Tandiord is not achieving the $57,500 net profit
fiqure,. The difference between these two figures would be vsed to .
cajculate the allowable rent increase within the park.

. Management of the subject park sought to increase rents thraughout the

'pérk at' 7% per annum. This increase would have represented the first such .

increase since the park began cperation in 1977. After corsulting with our
office, the management gave a 60-day notice to all residents of the 71

increase to take effect November 1, 19B3, being vnaware, 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 1862 data submitted by the management. Based on |
. this analysfis, we determined that the park wos achieving its net profit

target figure and reported $ame to the City Council on November 1, 1983.
(See attached memo dated October 25, 1983). However, at that time, we.
indicated to Council that the net .profit target figure of $57.500 per year

‘may not-be as appropriate a figure to determine sufficient cash Flow to-
- pperate the park as it was in 1977, given the probable effecis that

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

_COUNCIL DIRECTION:

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

) City Council referred the matter toc the Rent Adjustment Commission for

review and.report- It was the Council®s intent that the Commission
consider the folloewing:

', 1, * Whether and in what manner the $57,500 net profit.target figure should

te adjusted.
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- 2. Whether or not the $10,000 yearly income requ1rement for praspective

tenants shouwld be adjusted,

3. Mhather and in what manner apy rent increases should be “phased™ to
* implement them over a longer period of time than {5 normally
permissible pursuant to the Rent Stabilization Ordinance.

* PRESENT PARK OPERATING CONDITION:

A copy of the Net Uperat1ng Income Worksheet which the park management
filled out for your review is attached to this memorandum. Only the
entvies. in the "current year" column (1982} are pertinent to this
discussion.’ B8y glancing at that sheet, the Commission will note that thp
gark generated gross vents of 5102,340 for the year 1987 and total eapenses

yielding a net operating income of $49,541.49. When EN 855
(deprec1at1uni i 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 in a rent increase
of 26%, subject to the 7% Timitation of the Rent Stabilization Ordinance.
However, upon further examination of the figqures and of the file Tor the
park development permit, staff became aware that because the utility

-expenses of $26,868.21 (Items 12, 13 and 14 of the NO1 Worksheet) were
~"re-metered: to the tenants, the park is completely reimbursed for those
expenses and actwally realizes a "profit" of $3,000+. Therefore, when the

uti¥ity expenses were deleted from the NOI Uorksheet and the "profit" of
$3,000+ was added to the income, .the calculations fndicated that the park

was 511ght}y exceeding its net profit target of $57,500 per year.

’ Hutwithstandtng that finding, the park mapagement would 1ike to
increase rents to provide for maintenance reserves and to emable them to

"plan.and undertake various capital 1mprDVEment programs within the park,

This seems both reasopable and in Tine with the common wisdom associated
With providing landlords the means by which they can adequately matnta1n
their cumplexEs

ADJUST]NG THE NET PROFIT TARGET FIGURE:
ALTERNATIVE 12" ' )
- $ince the net profit target figure is a cash dollar figure which is

“not necessarily comnitted to the payment of expenses, the most logical way

to adjust it or shelter it from the effects of inflation would be by the
ise of a CP1 driver. The staff the Commission and the Cowncil have not
supported thea use of a CPI mechanism for calculating automatic adjustments
which seek more to set rents than they do to shelter the effects of
jnflation, however, in this context the driver would be vsed solely to
sheltei the operating income or ‘net profit target figure from the effects
of inflation and would not be used to approximate the increase in
malntenance expenses directiy,

Applied to these circufstances, a CP1 driver applied to the $57,500

-figure for the years 1979 {10.8%), 1880 {11%), 1981 (9,71}, 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 otcurred,

- If this alternative i5 adopted, staff would aot suppert compounding the

ipcreases. Further, if this approach was adopted, the first yearly

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

could he 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

inflation has had on the $57,500 figure. In this regard, staff would
reconmend.TZ the first year and no more than 4% per year over the next four

years.

-2
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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
1582 CPI Index {as the figures for 1983 have not yet been published). By
way of example, if the 1982 change in CPI of 5.9% was applied to the
557,500 figure, it would result in an increase in rents within the Ranch
Mobile- Home Park of 3.3%, If this alternative was selected by the
Commission for recommendation to the Council, staff would altermatively
recomnend that the park be avthorized to increase rents 7% in the first
year based upon thelr not increasing rents for the past 5ix years and 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) would be emplayed 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 originaily forecast when the park was developed and that.by
looking only prospectively, the temants are not put in the position of
trying to “"catch up" on belated rent increases and face the Tikelihood that

.an escalating CP1 in the future can compound that probiem by enabling the

park to demand further increases above and beyond those which have not been
previousTy passed on to tenants {thus, avoiding the dilemma where tenants

-are forced to “catch vp® and "plow forward" sirultaneously).

It §s useful to note that this approach, while using the full LP! as
an adjustmeut “driver”, does insulate the tenants from the full effects of
the CP1 in that the CPI is applied to the net profit target flgure which
will roughly remain one-half of the gross remts within the park and witl
not translate directly from the percentage CPI to a rent adjustment. For

-example, if the CP1 for a given yesr was 10% and was applied to the net

profit target figure ($57,500), it would yield an increase in the net
profit target figure of %5,750. However, that fncrezse would enly
tramslate ipto an increase of 5.5% to the tenamts’ rents [$5,750 =
102,B40 = 5.59%}). This is to be compared with using a full CPI driver of
10¥ onto the tenants' gross rents which would divectly result in a 10%
increase to each tenant.

SUMMARY OF RECOMMENDATIONS AS TO NET PROFIT FIGURE:

Alternative I would provide the follawing:
{a) .Fu11 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 each of the
next four years.

(e)- Further CPl adjustments to net profit target figure for 1983 and
subsequent years,

{f) A1 and any rent increases must be reviewaed and approved the City

. Council and subject *o the finding that they are needed by the
park and not contrary to the intents associated with the
development of the park,

A]ternative 2 provides as follows:

{a} Net profit target figure of $£57,500 would be increased by the
1982 increase in €P1 (5.9%).

(b) Further CP1 adjustments would be applied but not compounded in
fuiure years.

" {c) First year adjustment will be 7%.
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{d) Future annval adjustments will be based on a full ipcrease of the
CPI applied to the net profit terget figure minus the difference
between the 7% first year adjustment and the 5.9% first year CPI

. adjustment {1.1%). - '

(e} Al1-and any future increases will be approved 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 to be at
least 62 years of age or older and have an anmyal 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 qualification and neither the
park-ndar-the City can ascertain when that in¢reased figure was implemented
or.approved. Based ppon that discrepancy, the Council requested the
Commissian to addrvess this issue and determine what figure the threshold
“fncome Tevel. shouid-be set and whether or not it should be adjusted in the
future. At-the time this memorandum was being prepared, staff was still
collecting data {n this regard. This material will be presented- to the
Commission-by memorandum at the meeting in a very short and straight

forward fashion for their review. _
ot [ D Mo rted)
EL D, o

HDM:15/1
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MEMORANDUM

: .’_"MEMBERS OF THE cm COUNCTL

: '-'.;fMICHAEL D. MARTELLO, Deputy City Atturney
'-:H'ﬁdanuary 24 1984

;Ranch Mob1le Hame Park Review of Rent Formula

T anN mber 1, 1983 the- City Council. received a,report from our

" Park, SThe: report’ inclided an ana1y51s of thé current rent:formuia-and
‘;rres1dency requirements which were imposed in conjunction with-the approval
- ofIPD/7426-1in an  effort to.ensure that the park was oparated as an -
"iaffordahl park ’ :

S As Counc11 will recal1, in order to qualify for tenancy,*aII

E rospect1ve réesidents had to be at least 62 years of age or older and the1r
;?annta1 -incone could not exceed $10,000. per calendar year. Rents. within'the
. park we
~.year of ‘11:5% of the gross park-investment ($500,000) or $57,500, A .
A coo 0. specific foimila was articulated within the TPD cohditions to determ1ne
R “twhetherlor not the net: praf1t target was being realized,

e :'Ne1ther the $10,000 annual income Figure nor the formula used- to .
*‘determzne‘net profit-possessed the. ab111ty to be adjusted for inflation and
althotq the park was able-to ma1nta1n that net profit target figure as
cently-as. 1982, they felt that some-future adjustment would be needed to
enable them-to meet ‘increasing-maintenance needs ‘as the park began to

. mature:and ‘to.have the ability to plan for’ capital fmprovements. Tha
;Lmanegement ‘of the park requested that we review the viability of these
:-formulas -if 1ight of current economic conditions and. the purchasing power

and_Council: réferred the matter to the Thousand Daks Rent Adjustment
._Comm1ss10n for report Spec1f1ca11y, the Comm1ss:on was asked the.
:”f0110w1ng .

f_'l(l) Hhether and n what manner the $57, 500 net prof1t target F1gure
B hould be adJusted L ‘

QQ:T'TGIE),

“hether or not the $10,000 year1y income requIrement for
-prospect1ve -tenants should be adJusted - .

:iwhether and in what manner any rent increases should be ”phased"

'perm1ss1b1e pursuant to the Rent Stabilization Drdinance.

RECOMMENDRTIDN OF THE COMMISSION

s . ﬂAfter reV1ew of severa1 staff alternative proposa15 (see attached
- memorandums), ‘the Commission recommended the f011ow1ng ‘

,iihtﬂ;rNet Frof1t Target Formula

"The Comm1ss1on recommended that the net prof1t target figure.of
$57 ;500 would be inereased by the 1982 increase in CPL (5,9%) and- that
pfuture;CPI adjustments would: increase the "base® net profit target -
figuré,; but wouTd not be compounded. Furthermore, the first’ year
[adJustment at ‘the park would be 7% in recognition of the park’s having .
) -not 1ncreased rents for the past seven years. )

?off1ce on-.a pending app11cat1on for rent inérease at the Ranch Mobile Home -

~Timited by a:formula which estabiished & *net profit target™ per :

of -those' dol1lars n 1983-84. - Staff brought the matter to-the City Council R

5 .to implement them 6ver a longer period of time than is- normally T
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" Future annual adJustments will be based on a cnmpar!son of the pa‘rk s
ﬂ'joperat1ng income to the adJusted net profit target figure, as
" in¢reased by a full increase in. the ¢P! adjustment to the net prof1t

" target’ . figure,: subgect to a 4% per year ceiling. To the extent:that the

e T--increase.is Tess than-5.1%, the next adjustment (1985)-in the. .
" net.profit target figure would. be reduced to reflect the difference

St between- the 7% first year adjustment and the 5.9% f1rst year CPI
-fiadJustment

Any and. a]i future rent increases must ga1n prinr approva] of “the City
Counctl;and be subject to the finding that they are needed by the.park
_and not cuntrary to the operation of the park as an affordabie park

_AdJustrng Income Qua11f1cat10ns for Tenancy

- plder‘and. have an annuat income not to'exceed $10,000 pér caiendar
’year. -The park management had informed us that they had been using
the’ figure 12,500 and. neither the park nor the’City- could ascertain
when-that 1ncreased figure +as implemented or approved. After careful
~éxamination, the Commission recommended that {n.place of either the -
- $10,000 or $12,500 figuré that the following quaI1f1cat10n 1ncomes be .
T-emp1oyed‘

One person nmousehold $11,000
~.Two person household $12,500
:“Three person househo]d © $14,000

’ aThe Zhove-referenced income 1evels relate to. the very Iow Ancame”
“households used in conjunction with the county median income crlter1a.
The Commission further  recommended: that these figures be ad;usted .
pursiant. to any future ‘adjustments made to that county median-income
' “critérda-and.as approved by the D1rector of Plann1ng and Community

: ‘Development. : .

MECRAEL D, MARTELLO

-oe

E‘As mentioned, prospective tenants must be at least 62 years of age ar -
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RESOLUTION ND. a4-D37

A AESOLUTION OF THE CITY COUNCIL OF THE

CITY OF THOUSAND DAXS ADJUSTING THE RENT
FORMULA AND THCOME QUALLFICATION CAITERIA
FOR THE RANCH HOBILE HOME PARK, TRD 74-6

. WHEREAS, the Ranch Mohilehome Park was developed to accommodate
single-wide trailers and to afford Tow cost rents to senior citizens; and

WHEREAS, to insure that the park wayld contfnue to operate as an

affordable park, conditions were imposed on the arfginal Traller Park
Developrent Permit to determine when rent adjustments were necessary; and

WHEREAS, the management af the park felt that the Formuslas did
compart not with current economic trends and therefare reéquested that the
formulas be re-evaluated; and

_ WHEREAS, the City Council referred the matter to the Rent
Adjustment Commission for report and thereafter, on Janvary 24, 1984, a
hearing was schedujed before the Counc{l to review the recormendations -

contained 1a the report.

NOW THEREFORE, THE CITY COUNCIL OF THE CITY OF THOUSAND OAXS,
CALEFORNIA DOES HEREBY RESOLYE AS FOLLOKS:

A. HET PROFIT TARGET FORMILA

The net profit target of 11,53 of the gross park Vnvestment
($500,000) {s now to be considered the Base Target Flgure {357,500}, The
percentzge change in CP{ for 1982, for 211 urban cansumers {n the Los
Angeles-Long Beach, Anaheim district of 5.9% may be a{n;‘lnynd to angment
that Base Target Figure for purpuses of comparison with actual net
operating. incoma{"Net Profit"}. This {ncrease is to be added in Janvary
1984. It {15 this base figure of $57,500 which is to be multiplied by the
yearly change 1a the CPI Index, thus not compounding a prior incresse by
subsequent increases. The "Adjusted Base Target figure shail be knmen as

"Adjusted Net Frofit Target.”

For purposes of determining when an {ncrease ir rent ts
appropriate, Igrruss- expenses, as defived below, and depreciati{on {§18,875)
are deducted from gross total rents to reveal the whfch extent ta which the
Het Profit has not been athieved when compared to the Adjusted Net Profit,
Target fiqure. That difference 1s then divided by the total number of - °
spacas within the park and agafn divided by twelve manths to yfeld the

percentage increase per space. 7

The percentage change for year 1583 can ba applied to the Base \;
Target Figure in January 1985, and the comparison again can be made with_
the Net Profit, as defiged, which the pavk 1s achieving,

1. Determining Het Frofik shall he the amount by which "revelues®
excesds Texpenses”, ' Revenues® shall dnclude all types of
revenues from the project excepting interest imcome and shall
include revenues from buildings, utilities, coin operated
machines, etc., a5 well as from space rentals, “Expenses" shall
include all expenses of aperating the project excepting capital
{mprovements and payments of principle and interest on lodns.
“Expenses™ shall {nclude, but not be l{mited to, laber, aaterials,
services, tages, utilities, insurance, repairs, maintenance,
advertising, telephone, permits, and admfnistration, For the
purpose of this calculstion, only, the amount of depreciation
included 1n "expenses® for the year shall ‘be calculated under the
straight 1ine method of depreciation using a twenty year life for
real property {=provements and reascmable Vives for persopxl
property irrespect{ve of methods and V1{ves used for jncome tax
returns, or $18,875.

.

L
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2. rpetermining Percentage Change in CPE, For purposes of determing
e percentage change, the falléwing faraula will be used:

{EXAHPLE OF 1987 CHANGE/IMPLEMENTED JAN . ‘84)

Index Point Changa
cPt (Most Recent) 207.6
Less previous index 271.4
Equals index point chamge: . 15,9
Percent Change ’
Index point difference 16,2
Divided by the previous {ndex N3
Equals: 0546
Results wultiplied by ane hundred x 180
‘Equals percent change: T

The Counci? alsa resolves that the first yesr adjustment pursuant
to this formuala can be inplemented at 7% on the existing rents within tha
park, but that any future increases are lioited to 4% 3 year if the park is
not achfeving the Net Profit Target Figure, as adjusted. Additiunally, any
subsequent increase after the tn{tlal 71'increase must be redeced to
reflect the difference between what the 5.5%2 first year CP] adjustment
would have permitted rents to be increased when coopared with the anaual
nat prafit and the 7% increase implemented in 1984, [Fur example: if the
5.9% adjustrent to the Base Target Flgure would have atlowed a 5.51
Increase in rents when anpual Nat Profit was compared to Adjusted Net
Profit Target, then the fnitial-subsequent Increase must be reduced by 1.5T

{71 - 5.52]].
8. THEOME QUALTFICATIONS F_GR TENANCY

Tenancy within the park shall continue to be restricted to those
persons who meet the following quatif{cat{ons:

{1} Sixty-two (62} years of age or older st the tfwe 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 mabilehome pirk.

{2) The resident's amnual gross housenold fnceme shall not exceed the
following amownts or where it can shown to the satisfaction of
the B{rector of Finance that said income will not exceed the
following amaunts within six minths of residence fn the

mabilehome park: -

Ona Person Household 11,000 )
Two Person Hedsehold 312,500
Three Person Household 314,000

These figures dre te be adfusted in accordance with sny future
gdjustments made te the County median income criteria ror “very low {ncome®
houseliolds, amd as approved By the Director of Planning and Community Develapeent.

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

; axdga
City of Thousand Cak

Califorpnia
ATTEST:
An on, City Cler

CAigw -2z . Resl. Ho. g4-037
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SUBJECT: Rent Committee’s Recommendation on the Future of the
City's Rent Stabilization Program

On July 1, 1986, the City Council conducted a public hearing ard
received testimony concerning the future of the City's rent stabilization
program. After several hours of testimony and Council deliberation,
Council directed the Rent Committee o return a recommendation to the full
Council on the future of the City's rent program. This memorandum outliines
the background of the program, discusses alternative approaches to the
future of the rent stabilization program in the City and finally, provides
the Council with the Committee's recommendation.

ATTACHMENTS TO REPORT

Attached to this report are three proposed ordinances. Proposed
Ordinance Ko. 1 is a new ordinance that regulates rents within the
mobilehome parks and Proposed Ordinance No. 2 is also new and regulates
rents within apartments. Proposal No, 3 would extend the existing
ordinance, as i5, for a period of one calendar year. Also attached to this
report is the Rent Committee’s June 23, 1986 report to the City Council on
the results of its meetings: with landlords and tenants and the Committee's
Bygust %, 1983 extensive report and discussion of amendments when the
ordinance was set to expire that year.

BACKGROUND OF THE PROGRAM

On April 22, 1980, approximately two weeks after the voters of
Thousand Daks enacted Measure A, the City Council adopted am urgency rent
freeze and rallback ordinance which rolled rents in the City's apartment
complexes and mobjlehome parks back twa and one-half (24) months. The
purpose of the ordinance was to atlow the City to study, what was alleged
to be, exorbitant rent increases within the City's apartment and mob{lehome
park complexes.

. As a result of Council’s study, an ordinance was adopted and became
effective August 1, 1980, that provided for a on¢é-per-year automatic rent
adjustment of up to eight percent {8%). The ardinance also included an
administrative mechanism te review requests for capital improvement
increases and increases required to enable a landlord to achieve a just and
reascnable return on his property. The ordinance was enacted for a period
of three {3) years and was to sunset on July 31, 1983. At the time of
enactment, the inflation rate was 16.7%.

In 1983, the Council epacted a three month extension to the ordinance
to allow further studies on the expiration/extension of the ordinance to be
conducted, and ulitimately did extend the ordinance for a period of three
years with some substantive changes. The most significant change was to
adjust the automatic increase downward to seven percent {7%) on a fixed
base, the base being set as of July 1, 1983, The significance of this
change was that the yearly increases were no longer eight percent (8%} and
they no longer were compounded one upon the other,

The Counci} also adopted registration procedures to provide the City
with annual information on the effect of the rent stabilization program and
to enable staff to monitor the decontrolling of units. A registration fee
of $10.00 per contralled unit was aiso imposed. The landlords paid this
fee with na pass-through to the tenants.
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The rent stabilization program in Thousand Oaks worked remarkably well
in achieving its aim, namely, providing for the orderly regulation of rents
while still enabiing landlords to achieve a proper return on their
investments, It also worked well considering that many cities have had to
expend a substantial amcunt of time, energy and mcney in implementing rent
stabilization programs, including hiring additional staff to provide far
that implementation. Although the original ordinance has been amended nine
times since its adeption in 1580, most of those amendments represent fine
tunings and updatings or extensfons of the ordinance. For further
background, tkose amendments were as follows:

August 1930 - First three year crdinance

June 1981 - Provided for vacancy decontrol and appeal of Rent
Adjustment Commission decisions to the City Council

August 1981 ~ Defined vacancies in mobilehome parks

HMarch 1982 ~ Provided that capital improvement increases do nat

become part of the maximum adjusted rent for
purposes of calculating yearly rent increases

April 1982 - Provided that capital improvement increases should
be amortized over their useful Tife (5 years, 10
years, 15 years) rather than amortizing them over

60 months

March 1983 - Provided that three.aiternate rent commissioners
could be appointed by the City Council

April 1983 - - $2.00 smoke detector surcharge adopted

July 1983 - - Three month extension of the ordinance for Council

ta study the program

September 1983 - Three year extension of the ordinance,
including 17 changes to the program

December 1983 - Exempted from the registration fee those units
that were not going to be increazsed in that
calendar year

RENTAL MARKET STATISTICS ’

As noted above, the owners of apartments and mobilehome parks are
required to file registration informaticm on each of their units. This
information is provided as of October 1 of each year and staff recently
conducted a vacancy and decontrol survey as of Jume 1, 139856.

A. Apartments.

As of October 1, 1985, 990 or 27.2% of apartments were controfled and
2,651 or 72,8% were decontrolled., The June survey revealed that the
number of controlled apartments decreased to 25% and the vacancy rate
in apartments as of June was approximately 1.4% (2 out of 27 complexes
reparting were excessfvely high and were excluded from the average;
one of the complexes experienced the vacancies for maintenance
reasons}. The variance in rent for controlled versus decontroiled
Tike units averages approximately 30%-31%, ranging from a low of I4%
to a high of 53%. In all comgiexes, controlled units rent for less

than decontrolled units.

B. Mobilehome Parks.

Unlike apartments; mobilehome spaces are seldom vacated and therefore
approximately 97% of the 678 total spaces remain subject to rent
control (Yallecito has long term leases and therefore is not counted),

2.
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DI1SCUSSION

The first threshold issue is whether the law should be allowed to
sunset. 1f the law sunsets, the effect on mobilehome parks may not present
any peculiar problems insofar as rents within individual parks are very
uniform. Although several owners have indicated that should controls be
1ifted, they would not increase rents abgve the current amounts allewed
under our present program, that result camnot be guaranteed. Mobilehome
park residents have expressed fear that aggressive rent increase practices
will occur if controls are 1ifted and given the extent of the fndividual
residents' investment and the zero vacancy rates in the parks, extension of
controls is probably warranted,

The apartment situation is quite different. In the past two years,
four or five complexes have been sold and the new cwners were faced with
increased debt service and taxes, plus the cost of doing some refurbishing.
The okmers of the ¥illas de Los Robles {new}, Charter Oaks {new}, Wilbur
Daks {mew} and St. Charles Apartments have been very aggressiv¥e in rent
jncreases of decontrolled units whieh has greatly widened the disparities
in rents between their controilad and decontrolled units. If controls were
lifted in the apartments and some landlords sought to "equalize” rents
between formerly controlled and decontrolled units, the City would probably
need to consider recontrot of all apartments within the City as any radical
upswing in the price of formerly controlled units would 1ikely create the
same health, safety and welfare impacts that gave rise to rent control in
the first place. In the past, several apartment owners have indicated they
would equalize rents if controls were lifted.

The simplest approach to the issue may bhe to merely extend the present
rent program for a given period. The phase out of apartment units would
Tikely continue although would probably not dip below 15% in the near
future, as Tong term residents would remain in those units. Upon
examination of what the tenants have asked for in terms of an automatic
adjustment, and the effect of merely extending the ordinance, it is obvious
that they &re very close to one another. The apartment tenants requested a
CP1 adjustment or 4% with a 7% ceiling. Our current automatic adjustment
calls for a 7% increase on a fixed base, and since we are now three years
into that ordinance, the increases over a period of six years actually
effect fncreases as follows: 7%3 6.5%; 6.1%; 5.8%: 5.5%; and 5.2%.

If the upside of extending the present ordinance was the continued
protection of mobitehome park residents and the cantinued phase out of the
apartment rent stabilization program, the downside is that we are still in
the throes of a housing crisis with a critically low vacancy rate and have
experienced incidences of exorbitant rent increases among decontrolied
apartment units. HWe cannot predict that the vacancy rate will increase
dramatically in the near future although the advent of lower home mortgage
rates may provide am opportunity for some apartment residents to become
homeowners., If the vacancy rate does not increase to an acceptable level
in the near future, and given that disparities betweem controlled and
decontrolled units cannot be addressed under our present ordinance and are
1ikely to increase, a suitable alternative may be to place all units back
under controls and provide a new grdinance with a decentrol-recontrol
feature. This feature wauld provide that a landlord could increase rents
on a vacated unit to whatever the market would bear and once ré-rented, the
unit would thereafter be subject to controls until the next vacancy, when
again it would be decontrolled and recontrolled.

ALTERNATIVES

After consulting with staff and reviewing and analyzing the
registration data submitted earlier this year, the conmittee conducted a
series of meetings with landlords and tenants from both mobilehome parks
and apartment bufldings. The July 1, 1386 hearing before the City Council
provided further data and information that enabled the committee to
formulate its recommendation to the (ity Council by breaking down the
possibilities into a series of alternatives. Those alternatives are as

follows:

-3
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B.

2. Automatic Adjustment Formula - Seventy-five percent {75%) of the
CPI Index as defined 1m the ordinance with a floor of 3% and a

ceiling of 7%.

3. Decontrol/Recontrol - Rents couid not be raised on coaches that
are sotd and remain in the park but could be raised an coach
spaces when a coach is removed from a park but when the new
tenant moves in, the space is again controlled.

4. Term - A five year expiration is set on this ordinance.

5. Registration Fee - An annual fee of $10 to be paid by the park
owner,

With minor variations, the proposed mobilehome rent ordinance is very
similar to our existing program. The suggested five year expiration
date is aimed at providing both tenants and management with an ability
to plan the future free from the uncertainty created when a rent
ordinance is set to expire after only three years. The CP1 adjustment
is reflective of current economic conditions and the past 7% increase,
in retrospect, appears generous when compared to the economic climate
over the past three years. The new base year seeks to provide a more
realistic base upcn which to calculate rents, particularly with the
potential for lower rents under the new autoimatic adjustment formula.
The change 1in the vacancy decontrol program to decontrol-recontrol is
insignificant insofar as less than 3% of the mobilehome spaces
currently under rent requlation are decontrolled,

Apartments

The proposed apartment rent ordinance fs also very similar to the
existing Rent Stabilization Ordinance with the following changes:

1. MNew Base Year - July 1, 1986 is recommended as a new base year

for computing the automatic adjustments. When a unit decontrols
upon vacancy, the rent 1n effect upon the imitial reletting

becomes the base year.

2. PRutomatic Adjustment Formula - Calculated by multiplying 75% of
the CPI as defined in the ordinance with a fioor of 3% and a
ceiling of 7%.

3. Decontrol/Recontrol - All units previously subject to the
ordinance would be recontrolled and upon each vacancy created
voluntarily or by eviction for nonpayment of rent, the rent can
be raised to whatever level the market will bear and upon the
reletting of the premises, the unit is again subject to rent
control. Recontrol does not apply to new construction {June 30,
1980} or future construction,

4, Term - No sunset date, however, yearly review by the City
Council's Rent Committee with a report to the City Council.

5. Registration Fee - An annual fee of $10,00 to be paid by the
owner.

Changes to Both Proposed Ordinances

The only notable change that represents a departure from the existing
system is the delegation of the approval authority for capital
improvement and rehabilitative rent increase requests to the City
Manager. These reguests were formerly reviewed by the Rent Adjustment
Commission but because these requests are very quantifiable and aimost
ministerial in nature, the comnittee recommends that the City Manager
be given the authority to approve such requests. The tandlord or
tenants would have the right to appeal the City Manager‘s decision to
the Rent Adjustment Commission and ultimately the City Council.

-5~
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" Dne ffnal point. The Conmittee recognizes that a possibility exists
that Tandiords could effect increases in repnts in decantralled units prior
to the effective date of this ordinance that might be considered excessive.
Adopting the proposed ordinances on an urgency basis or incarporating
retraactive provisions would negate that possibility, however, this would
be based somewhat on speculation. The City Attorney’s Office has advised
the Committee thzat should excessive rent increases be effected prior ta the
effective date of an adopted ordinance, the Council could act to
"roll-back® some rents and thereby negate those increases.

RECOMMENDATION

The Rent Committee recommends that the City Council adopt two separate
ordinances to reguiate rent within mobilehome parks and apartments. The
ardinances recommended for adeption are numbered Ne.l and Ho. 2 #n your
packet.

ALEX FIORE, Chair
LAWRENCE E. HORNER, Member
26/3

whw
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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 fow-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 MHP submitted request for 4% increase base on Resolution 8§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 8§7-037, waving the Advisor Commitiee 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.

(f 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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City of Thousand Oaks

COMMUNITY DEVELQPMENT BUILDING DIVISION (B05) 449-2500
DEPARTMENT PLANNING DIVISION {305) 449-2323

PHILIP E. GATCH, DIRECTOR

August 30, 2000

Richard 0. Faulkner

Community Manager

Ranch Manufactured Housing Community &
Thunderbird Ozks Manufactured Housing Community
2501 Thunderbird Dr. )

Thousand Oaks, CA 91362

Re: Ranch Mabile Home Park

Dear Mr. Faulkner:

The City of Thousand Oaks has reviewed your request for 2 4% Rent Increase
for Ranch Mobile 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 waould govern
substantive questions about increases but ihat the Rent Stabilization Ordinance
would supply the procedure for obtaining an increase. The City of Thousand
Oaks discussed two possible options available Yo Ranch Mobile Home Park:

1. Proceed with the request and submit the Rent Application, waving
the Advisary 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 Mobile 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 controf both the pracedural and substantive
' ' issues regarding increase requests.

2160 Thausand Qaks Boutevard » Thousand Daks, Calffornia 81362.2903 « Building FAX (B0S) &45-2575 » Planning FAX (BUS) 449-2350
" -
Frinzed on reeycied poper
hd RTA 86
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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 805-448-2181 or myself at 805-449-2391 with your decision.

Sincerely,

b

Lynn Oshita _
Housing and Redevelapment Division

C: Tim Giles

Cdd:W30-4 N \HACOMMONHOUSING\Rent ControlRanch Mobile Home\3-30-00 Faulkner,doc
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Security of every family’'s residence is a top prierity for the City of Thousand Oaks. City Councit is fully
aware of the vital imporance residents place on knawing their homes, aparimenis, condos, or mobile
home Lnjts are safe and secure. In 2006, a mobile home park owner submitied a propesal to the City
to close an established mobile home park and chiange His existing residential land use to a commercial
land use. This proposal, and ifs impacts on the Cily's cverall mabile home park comrmunity, has come
under discussion by City Councll. This has aiso resulted in residents asking questions about the
future and long-term security of mobile home parks. This fact shest has been prepared in responss to
such questions.

FACT: By supporiing affordable senior and workforce mobiie home housing.

The social weli-being of the commuinity is of prime concern fo the City. Over the past few decades,
City Council has demonstrated congiderable compassion and suppert for tenants in all nine mobile
home parks through the enactment of a variety of measures and actions, including a very restrictive
and pro-tenant Mobile Horme Rent Stabilization (Rent Control) Ordinance. City Council is committed
to supporting this ordinance as a means to improving the quality of mobile home park tenant lives, and
making every effort to retain this type of housing for the community.

FACT: By implementing several measures to protect mobile home park residents.

v in 1975, Gity Council approved the Ranch Mobile Home Park (located at 2193 Los Feliz) as an
income and age restricted park. Resolution No. 84-037 established specific criteria for adjusting
rent and income lirits for this mobife home park.

¥ In 1980, City Council adapied the Mobile Home Rent Stabiiization Ordinance (Municipal Code 5-
25) to restrict and limit annual rent increases on mobile home park tenants who reside inside the
City’s other eight mobile home parks. This ordinance is one of the most restrictive of ail ten
Ventura County citles...if not one of the most restrictive in all of California.

v Since 1987, City/Redevelopment Agency has provided loans or grants through {ts Housing
Rehabilitation Program to income eligible households for rehabilitation of mobiie home residences.
Since 1999, the City/Radevelopment Agency has funded over 31,460,000 assisting 259 mobile
home owners.
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v Qwer the years, the City has provided infrastruclure asslstance to 4t least one mobiie homs park.
With the multiple faliings of their mobiie home park’s internal ground water, the City provided
- temporary connections 1o the City's water sysien. .

¥ In January 2608, responding to a new maobile home park owner's proposal to cloge Conejo Mobile
Home Pairk (1200 Newbury Road), City Councll adopied a Citywide temporary meratorium on
mobile home park conversions and closures.  As required by Siats law, this moratorium expirad
after two yaars.

v In March 2006, City Counci made changes io the City's regulaticns for mabile home park
closuref/conversions and mobile home park sub-divisions 1o further protect impacted mobile home
park tenants. This tough Mobile Home Park Closure and Conversion Ordinance provided
significant profection and relocation assistance enhancements to mobiie home park tenants. This
ordinance provided the City with the ability to regquire far more compensation to displaced mobile
home park tenants. Prior to enacting this ordinance, dispiacad mobile home park tenants wouid
have received only $1,500, plus utility connections fees of $100. The new crdinance also requires
a 24 month (two year) notice of iermination by a mchile home park cwner, considerably more
helpful than the State’s six month minimum notice requirement.

FACT: By ensuring mobile home park land is appropriately designated and zoned.

A high priority for City Council is to ensure housing stays on mobile home park sites that might close
or have closed. Successfully changing the General Plan designaticn at the Conejo Mobile Home Park
and Eims Plaza Mobife Home Park {1262 Newbury Road) in January 2008 from "Commercial” to "High
Density Residential” offered the best insurance for retaining housing at these iocations for the long
run, even if the mobile home park owner is legally abie {o clese the park. This acticn provided the
existing Conejo Mobile Home Park tenants with the greatest chance to remain on site and have
access fo brand new, high quality, affordable housing units with the protection of restrictive rent
covenants. PLEASE BE ASSURED THAT THE CITY 1S UNAWARE COF ANY PLANS BY THE
CURRENT ELMS PLAZA MOBHE HOME PARK OWNER TO CLOSE THIS PARK.

FACT: By being supporiive of housing alternatives for low-income residents displaced by a
proposed mobile home park closure.

There are a number of housing developments, programs, and opporunities avaliable within the
community to assist low-income houssholds, including high quality new affordable housing projects
that are in the planning stages. For more informaticn, pleass contact:

City of Thousand Oaks Many Mansions Arsa Housing Authority

Housing/Redevelopment Division (305) 497-0344 {805) 480-9851

{805} 445-2393

CTO 01962
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a  FACT: By ﬁéing awareg of mobile home park sales and investigating rumors of closures.

£ sale doss not mean that the new mobile home park owner iniends o close the park or meke any
other changes. A moblie home parl owner may sell the park o eny willing buyer, including another
mobila home park operator, developer, or the mebile home paric ienants themselves.

FACT: By baing aware and involved in any mobiie home park closure.

Under Cajiforvia iaw, the City cannot force a mobile home park owner {o keep a park open. Any
mobile homé park owner who plans {o close/convert a mobile home park must file an Iimpact Report
with the City. The City does have io review and approve the “impact Report” conceming the proposed
mobile home park closure or conversion 1o ancther use. The Impact Report must include a Relocation
Assistance and Mitigation Plan coniaining a proposal for payment of relocation assistance to mobile
home owners.

The City's Planning Commission must conduct a public hearing to review the Impact Report. At least
30 days osior io the Planning Commission public hearing on an impact Report, the mobile home park
owner must provide coples of the Impact Report to all applicable mobile home park tenants and notify
them of the date of the Planning Commission public hearing. The City will also mali public hearing
notices 1o all applicable residents, tenants, and non-resident mobile home owners at least 14 days
before the public hearing.

FACT: By ensuring payments to residents displaced by a moblle home park closure,

City Council fully understands the distressing affect displacement has on maobile home park residents.
Under California law, the City can require mobile home park owners to compansate residents for
scme of the relocation impacts. However, the steps required to be teken to mitigate the impacts shall
not exceed reasonable costs of relocation, according to State law. The ferm “reasonable” has not yet
been defined eithar by the State Legislature cr the Courts.

The City decides the type and degree of assistance to be given residents when it approves the Impact

Report, based on the facts in each particular case. Assistance may include, but is not limited to,
payment of any combination of the following:

¥~ Cost of moving the impacted mobile home unit to ancther mobile home park.
¥ in-place market value of each mobile home unit that cannct be relocated.

¥ Cost of moving residents to alternative housing.

v First and last month's rent and security deposit in alternative rental housing.

v The difference between rental rates in the mobile home park and alternative rentai housing for the
first 12 months {one year) of tenancy.

As noted above, State law prohibits the total of the various payments from exceeding the reasonable
costs of reloeation.
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FACT: By providing impacted mcbile home park tenants amiple time to refocate after a mobiia
home park closure Impact Report is approved.

The City's Mobile Home Park Closure and Conversion Crdinance requires the mokile home park
owner to provide residents 24 months {fwo vears) notice of tarmination of tenancy, afler an Impact
Report is reviewed and approved by the Ciiy.

FACT: By reguiating the sub-division of mobile home parks.

City Council diligently works to protect mobile home park residents. California law {Government
Cods, Section £§6427.5) requires a sub-divider of a meobile home park io submit to the City a teniative
map showing how they plan to sub-clivide the mobile home park property.

The City is required to review the proposed sub-division plan, inciuding having the Planning
Commission conduct a public hearing to consider approval. The City is able 10 require the sub-divider
to:

a Offer each existing mobile home park {enant the option to buy or rent his/her lot.

o File a report on the impact of the conversion on residents and making that report available to
residents of the maobile home park.

o Survey mobile home park residenis about their support for
the conversion.

o Limit the amount of rent increases of non-gurchasing low-
income residents according to State law.

o Limit rent increases of non-purchasing residenis who are not
low-income to market-rate levels through equal annual
increases over a four-year period.

The resident survey of support for the conversion

from a rental park to a mobile home park sub-

division helps the City fulfill its obligation and to determine if tha
proposed mobile home park conversion is bona fide {(done in
good faith} and not just an atternpt 1o avoid compliance with the
City’s local rent control ordinance.

FACT: By becoming one of the first legisiative bodies in California to adopt a resolution
cpposing Proposition 58 on April 8, 2008,

Proposition 98 would have negatively impacied mobile home parks. The Thousand Qaks City Council

also demonstrated their collective support of mobile hame park residents by adopting a resolution in
support of Prop 92, the “Homeowner Protection Act”

Prapared on June 24, 2008
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ORDINANCE NQ. 1503-NS

(2008 Citizen Initiative Adopted by
City Council without Alteration)

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY
OF THOUSAND OAKS “CREATING A NEW GENERAL
PLAN LAND USE DESIGNATION AND ZONING FOR ALL
MOBILE HOME PARKS IN THE CITY OF THOUSAND
OAKS AND AMENDING CURRENT CITY CODE TO
REQUIRE SPECIFIC ENUMERATED PAYMENTS TO
TENANTS OF A PARK UPON CLOSURE, AND IF
SPECIFIED PAYMENTS ARE NOT MADE TO TENANTS,
WILL REQUIRE A POPULAR VOTE TO CHANGE THAT
MOBILE HOME PARK'S LAND USE DESIGNATION OR
ZONING”

WHEREAS, on June 10, 2008, the City Council was presented with
certification that the signed initiative petition “Intiative Creating a New General
Plan Land Use Designation and Zoning for all Mobile Home Parks in the City of
Thousand Oaks and Amending Current City Code to Require Specrific
Enumerated Payments to Tenants of a Park Upon Closure, and if Specified
Payments are not Made to Tenants, Will Require a Popular Vote to Change That
Mobile Home Park's Land Use Designation or Zoning” contained vaiid signatures
constituting more than ten (10) percent of the City's registered voters; and

WHEREAS, on June 10, 2008, City Council also reconfirmed the May 27,
2008 direction to prepare an impact analysis report pursuant to Elections Code
Section 9212 and directed that the report be presented at the City Council
meeting on July 8, 2008; and

WHEREAS, on July 8, 2008, City Council received, reviewed, and
considered the impact analysis report and pursuant to Elections Code Section
9215 considered the option to adopt the ordinance, without alteration, or submit
the ordinance, without alteration, to the voters at a regular municipal election;

and

WHEREAS, the City Council has opted to adopt the ordinance, without
alteration; therefore:

The people of the City of Thousand Oaks do hereby ordain as follows:

CCO630-30dHACommoni\Electionsi2008 Initiative Enckson’s Law\Ordinance Adopting Measure doc
Page 1
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Section 1. Title.

This initiative shall be known as the THOUSAND OAKS CITIZENS FOR
PROTECTING SENIOR and WORKFORCE HOUSING AGAINST INCREASED
DENSITY, aka Erickson’s Law,

Section 2. Findings and Objectives.

A. The City Council has undertaken an announced public policy designed
to displace Affordable Senior and Workforce mobile home housing with high
density residential projects, contrary to the economic and social well-being of
our community.

B. In particular, mobile home parks in the City of Thousand Qaks provide
affordable and necessary housing for seniors and other citizens who provide
critical and important work in the City.

C. Minimizing the adverse impact of displacement of seniors and others
from their homes is essential to maintaining the economic and social well-being
of communities,

D. Affordable Senior and Workforce housing are critical to the diversity
and health of the Community of Thousand Oaks.

E. Accordingly, it is the objective of this measure to ensure that 1) Land
currently providing space for mobile home parks is appropriately designated and
zoned; 2) in the event of a mobile home park closure, just compensation is paid
to the individual mobile home owners for their relocation; and 3) Any mobile
home park subdivision shall comply with the Subdivision Map Act as applicable
to other subdivisions, according to State Law, as further expanded herein. All of
the foregoing are designed to the end that the beneficial attributes of those
individuals hiving in mobile homes are not lost to the community.

Section 3. Implementation to Achieve Objectives.

A. This mitiative hereby Amends the General Plan Land Use and
Circulation Elements Map adopted on or about 1970, and as amended thereafter,
to 1) Create a “Mobile Home Exclusive” Land Use Designation; and 2) Designate
all properties in the City of Thousand Oaks presently in use as a mobile home
park as Mobile Home Exclusive; and 3) Require any future amendment to the
General Plan Land Use and Circulation Elements Map involving a development,
proposed development, or land use designation, which would have the effect of
making inconsistent or otherwise diminishing the viability of the use of land

CCO 630-30MdH \CormmoniElections\2008 [nitiative Erickson’s Law\Ordinance Adopting Measure doc
Page 2
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amendments, rezonings, specific plans, tentative or final subdivision maps,
parcel maps, conditional use permits, building permits or other ministerial or
discretionary entitlements for use not yet approved or issued shall nof be
approved or issued unless consistent with the policies and provisions of this
initiative.

Seaction 6. Severability.

If any portion of this initiative is declared invalid by a court, the remaining portions
are fo be considered valid.

Section 7. Amendment or Repeal.

This initiative may be amended or repealed only by the voters at an election duly
certified under the California Elections Code.

Part2
(Uncodified)
Effective Date

This Ordinance shall take effect on the thirty-first (31%') day following its final
passage and adoption.

PASSED AND ADOPTED this 15th day of Julyj 2008.

N

\ N S
JacquiV. Irwin, Mayor
City housand Oaks. California

ATTEST:

il Aadrenee

_Linda D. Lawrence, City Clerk

CCOr830-308dhH \Commen\Elections\2008 Initiative Erickson’s Law\Crdinance Adopting Measure.doc
Page 19
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APPROVED AS TO FORM
Office of the City Attorney

Comddn )

Amy AIWE City Attorney

APPROYED AS TO ADMI |S/ ATION:
[ FHL /A
A0 [ 4

=

Scoft Mitnick\City Manager

CERTIFICATION

STATE OF CALIFORNIA )
COUNTY OF VENTURA } S8
CITY OF THOUSAND OAKS )

I, LINDA D. LAWRENCE, City Clerk of the City of Thousand Oaks, DO
HEREBY CERTIFY that the foregoing is a full, true, and correct copy of Ordinance
No. 1503-NS, that was introduced by said City Council at a regular meeting held
July 8, 2008 and adopted by said City Council at a regular meeting held July 15,
2008 by the following vote:

AYES: Councitmembers Fox, Gillette, Glancy and Mayor Irwin
NOES: None
ABSENT: Councilmember Bill-de la Pefa

| further certify that said Ordinance No. 1503-NS was published as
required by law in the THOUSAND OAKS STAR, a newspaper of general
circulation printed and published in said City.

IN WITNESS WHEREOQF, | have hereunto set my hand and affixed the
official seal of the City of Thousand Oaks, California.

Al Spdrensa
Linda D. Lawrence, City Clerk
City of Thousand Oaks, Califarnia

CCO0'630-30MdH \Common\Elections\2008 Initiative Erickson's Law\Ordinance Adopting Measure doc
Page 20
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ALLOWABLE RENT INCREASE PER RESOLUTION 84-037

CPi for 2009 225.5
Less previous index (2008} 221.4
Equals Index point change: 4.1

Percent Change

Index point difference 4.1
Divided by previous Index 221.4
Equals: 0.018519
Results multiplied by 100 X 100
Equals percentage change 1.85
ALLOWABLE RENT INCREASE 1.85%
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| THE REQUEST: ‘ S

MEMORANOLM
T0: - HEMBERS OF THE RENT ADJUSTMENT COMMISSION .
FROM: - MICHAEL D. MARTELLD, Deputy City Attorney

DATE: December B8, 1983

SUBJECT: Referral from City Council;

“Adjustment of Failr Return Standards for Ranch Mob11& Home Park.

BACKGROUND'

The Ranch Kobile Home Park is a 74-umit park {on Los Feliz Drive)

“which was désigned to accommodate single-wide tratlers and to afford low

eost_rents... The park was developed by Chet Wycoff and Andrew Hohn and was

~completed 1h the fall of 1977. Affordabil{ity was to be insured by

regulating the persons who qualified for tendncy at the park and the rents

within the park

In urder to qual1fy for tenancy, all pruspect1Ve residents had to.be

-8t Teast G2-years of age or older and have an annual income nat to exceed

$10,000 per caTcndar year, Rents within the park were limited by a fovmula
whtch established a "net profit target" per year of 11.5% of the gross park
jnvestment ($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 renic to reveal the
extent to which the landlord is not achieving the 557,500 net profit
figure. The difference between these two figures would be used to
calculate the allowable rent increase within the park,

. 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 operation in 1977. After consulting with our
uffice, the management gave a 60-day notice to all residepts of the' 7L
increase to take effect November 1, 1983, being unawdrez, as we were, of any
restr1ct10n5 on rents other than thase in the Rent Stabilization Urdinance

Hhen we hecame aware that the above-described formula was to be

applied in-determining whether an fncrease was appropriate, we began
--analyzing whether the park was indeed achieving its net profit target
figure for the year, using 1982 data submitted by the manzgement. Based on .
" this analysts, we determined that the park was achieving its net profit

target figure and reported $ame to the City Council on November 1, 1983.
{See attached memo dated Gctober 25, 1983}, However, at that time, we-
indicated fo Council that the net pruf!t target figure of $57.500 per year

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

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

COURCIE OTRECTION:

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

. C%t} Council referred the matter to the Rent Adjustment Commissian fur

review and_yeport. It was the Council*s intent that the Commission
con51der the following:

'_ 12“ Whether and in what manner the $57 500 net prcf1t target figure should

be adjusted
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- 2, MWhether or not the 510,000 yearly income requirement for prospective

tenants should be adjusted.

3. whgthef and in what manner any rent increases should be "phased” to
" implement them ‘over a longer period af time than is normally
permissible pursuant to the Rent Stabilization Qrdinance.

PRESENT PARK OPERATING CONDITION:

A copy of the Net Operating Income Worksheet which the patk 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

ark generated gross 02,840 for the year 2 and total ex 5
of. .51, yielding a net operating income of §49,541.49. When §18,B§5
!depreciat1un) is subtracted per the Formula, the NOI will be veduced to
£30,666.49, thus indicating z shortfall net aperzting income {from the
$57,500 figure) of $26,833,51. This could have resulted in a rent increase
of 26%, subject to the 7% Jimitation of the Rent Stabiiization Qrdinance.
However, upom further examination of the figures and of the file for the
park development permit, staff became awars that because the utility

-expénses of $26,868.21 (Items 12, 13 and 14 of the NO1 Worksheet) were
~"re-metered” to the tenants, the park is completely reimbursed for those
expenses and actually realizes a "profit" of $3,000+. Therefare, when the

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

‘was slightly exceeding its net profit target of 557,500 per year.

" Notwithstanding that finding, the park managemedt wauld like to
increase rents to provide for maintenance reserves and to enable them to

‘plan.and undertake varijous capital improvement programs within the park.

This seems both reasonable and in 1ine with the common wisdom associated
with praviding landlords the means by which they can edequately maintain
their complexes. ‘ - :

AﬂJUSTING THE MET PROFIT TARGET FIGURE:
ALTERNATIVE 1:° ' _
. $ince the net profit target figure is 2 cash dollar figure which is

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

to adjust it or shelter ‘it fram the effects of inflation would be by the
use of a CPI driver. The staff, the Commission and the Coumcil have not
supported the use of a CPI mechanism for calculating automatic adjustments
which seek more to set rents than they do to sheiter the effects of
inflation, however, in this context the driver would be used 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
maintenznce expenses directly. ;

Applied to these circwistances, a CP1 driver applied to the 557,500

- figure for the years 1979 {10.8%), 1980 (11%), 1981 (9.7%), 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.

- If -this ajternative is adopted, staff would not support compounding the

fncreases.  Further, f this approach was adopted, the first yearly

. increase would be Timited to 7%, and In subsequent years the ncreases

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

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

inflation-has had on the $57,500 figure. 1In this regard, staff would
rEcomnend'fi the first yegr and no more than 4% per year over the next four

years.

-2-
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ALTERNATIVE 2:

Th1s ‘alternative would employ the CPI driver's pr05pect1ve1y only.
Rents within the park cowld be increased based upon-the increase in the
1982 CPI Index {as the figures for 10831 have not yet been published). By
way of exsmple, if the J9B2 change in CPI of 5.9% was applied to the
§57,500 figure, it would result in an increase in rents within the Ranch
MobiTe- ‘Home -Park of 3.3%. If this alternative was selected by the
Commission for recommendation to the Council, staff would alternatively
recommend that the park be avthorized to increase reats 7% in the first
year based upon thefr not increasing rents for the past six years and that
any subsequent increases would be governed by the net change fn the CPJ
being applied to the net profit target figure.: The Increase in the net
profit target ‘figure {not compounded) would be employed to compute -any rent
increase in that year. The attractiveness of this approach is that it
recognizes that the park 1s stil1 achieving a net profit target figure
which was originally forecast when the park was developed and that.by
looking enly prospectively, the temants are net put in the position of
trying to “catch up" on belated remt increases and face the 1ikelihood that

.2n éscalating CP1 in the future can compound that probiem by enabling the

park to demand further incresses above and beyand those which have not ‘been
prev1nu51y passed on to tenants (thus, avoiding the diiemma where temants

-are forced to “catch up® and "plow forward" simultanecusly).

It 15 useful to note that this approach, while using the full CPl as
an adjustment "driver”, does insulate the temants from the full effects of
the CP1 {n that the CP1 is applied to the net profit target figure which
will roughly remain one-half of the gross rents within the park and wiil
not. translate directiy from the percentage CPI to a rent adjustment. For

-example, if. the CP] for a given year was 10% and was applied ta the net

prafit target figure ($57,%00), it would yield an increase in the net
profit target figure of 55 750. However, that increase would only
translate fnto an increase‘of 5.6% to the tenants' rents ($5,750 2
102,840 = 5.59%). This is to be compared with using a full CPI driver of
10% onto the tenants' gross rents which would directly result in a 10%
increase to each tenant. ]
SUMMARY OF RECOMMENDATIONS AS TQ NET PROFIT FIGURE:
A1ternat1ve Y would provide the following:

{a} Full CPI sdjustment to net profit figure for 1979-1982.

{b} No compaunding,

{c} 7% rent adjustment for first year.

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

(e} Further CP1 adjustments to net profit target figure for 1983 and
subsequent years,

{f) A} and any rent increases must be reviewed and approved the City
- Council and subject %o the finding that they are needed by the
park and not contrary to the intents associated with the
deva1opment of the park.
A1ternat1ve 2 provides as follows:

{a} Net profit target figure of $57,500 would be increased by the
1982 increase in CP1 (5.9%).

(b} Further CP1 adjustments would be applied but not compounded in
future years.

" {e¢} First year adjustment will be 7%.

-3-
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{d) Future annual adjustments will be based on a full increase of the
CPI applied to the net profit target figure minus the difference
between the 7% first year adjustment and the 5.9% first year CPI

. adjustment (1.1%}. - ’

(e} A1 and any future increases will he approved by the Uity 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, ail prospective residents had ta be at
least 62 years of age or older and have aa annual 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 inecme qualtification and neither the
park.ndgr the City can ascertain when that increased figure was implemented
or_approved. Based upon that discrepancy, the Council requested the
Comission to address this issue and determine what figure the threshold
“income Tevel.shguld- be set and whether or pot it should be adjusted ¥n the
future. At-the time this memorandum was heing prepared, staff was stil)
collecting data in this regard. This material will be presented to the
Comnission by memorandum at, the meeting in a very short and straight

forward fashjon for their review.
ot [ 1 Hierked)
D, AL

MDM:15/1
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Rent Adjustment Application

Page 5

ﬂESa[uTIz‘w No. $4-031

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 Resolutions No.
RAC-2 and RAC-5

A GROSS TOTAL INCOME

R R

B OPERATING EXPENSES

.{7

8.

17.
18.
19.
20.
21,
22,
23.
24.
25.
26.
27.
28.
29.

1791 1999
Base | Current |Base |Current
Year | Year {Year |Year
Rental Unit Income 37405
Garage and Parking Income
Stores and Office Income
Adjusted Income from Below Market Rentals
Miscellaneous Income 19487,°° vo
Sub-total Gross Total Income i‘i{/z 7247 =
Management and Administration 2£394.° @'2 £394.%
Landlord Services Adjustment 2 oo
Operaling Expenses (add ¥ines 10 through 16) 3dbl —
Supplies 143,
Healing |
Eleclric Cowmmon nnea 335 %
Water/Sewer 3973
Gas comman  A7204 Al
Bldg. Services g5 52
Other (itemize) 994.%
MAINTENANCE EXPENSES (add lines 18-21)
Security
Ground Maintenance
Maintenance & Repairs
Paint/Décor
TAXES AND INSURANCE
(Itemize: Aftach additional sheets if necessary
Taxes 12195.%%
Insurance Zo22™
Miscellaneous 4o, ™~
SERVICE EXPENSE 2086, ;4} 9004.~=
OTHER PAYROLL EXPENSES »
SUB-TOTAL OPERATING EXPENSE Q1857 =

C. NET OPERATING INCOME

30.

Subtract tine 29 from line 6

#17390.% gravee




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 snbsequent to base year up

to cumrent year) ﬂ /39375,

CALCULATIONS

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

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

3. If Adjusted Base Year Net Operating Income is more than Current Year Net Operating
Income, then subtract former from the Jatter. 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.

RTA 107
CTO 01983



Rent Ad_‘[UStl'nBIlt 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 Cmmmsszon Resolutions No.

‘. RAC2and RACS  SEE ATTACHMENTS 1-10

CTO 01984

SUB-TOTAL OPERATING EXPENSE 21511

Base | Cument {Base | Current
' ) Year |Year [Year |Year
GROSS TOTAL INCOME
1. Rental Unit Income 102,840 | 113,662
2. Gearage and Parking Income )
3. Stores and Office Income _
4, Adjusted ITncome from Below Market Rentals 110,280
5. Miscellaneous Income . 4,258
a. Sub-total Gross Total Income  * 213,120 (117,920 | 213,320 | 117,920
. OPERATING EXPENSES
7.  Management and Administration 1 33,736
8. Landlord Services Adjustment 00.09
9. Operating Fxpenses (add lines 10 fhrough 16) 19,046
10.  Supplies 00,00
11.  Heating 00.00
12.  Electic (Common Area Only) 3,028
13,  Water/Sewer 10,019
14, Gag - (Common Area Only) 4o
15.  Bldg, Services 00.00
) 16. Other (ltEIIIJZB) Rubbish!Cab]c 5,488
‘17. MAINTENANCE EXPENSES (2dd lines 18-21) - 2,990
18,  Security 00.00
19.  Ground Maintenance :  included in | Item 20
20,  Maintenance & Repairs . 2,990
21. - Paint/Décor . ingluded in |Ttem 20 .
.23, TAXES AND NSMCE . ‘ ' Sce belaw
23, (lfemize: Attach additionnl sheets if necessary (Bus ) 2,016
24,  Taxes (Property) 14,792
25.  Ipsirance 2.775
26.  Miscellaneous {Payroll Taxes) 1,648
27, SERVICE EXPENSE (Equipment Rental) . 449
. OTHER PAYROLL EXPENSES 00.00
29, 97,452 27,511 | 97,452
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Rent Adjustment Application ‘ Aiaplication No.
- Page5s . '

. " NET OPERATING INCOME

30. Subiract line 29 from line 6 185,609 |$ 20,468

. 31, PRICE LEVEL ADJUSTMENT TO BASE YEAR NET OPERATING INCOME

(Net operating income adjusted by Index for each year subsequent to bese year up
to cunrent year) ' 542,120

CALGULATIONS

B

Compare Base Year Net Oparaimg Income tu Current Year Net Oparatmg Income.

If adjusted Base Year Net Operating Income is less thap Current Year Net Operating

Income, then ho increase is appropriate.

If Adjusted Base Year Net Operating Income is more than Cumrent Year Net Operating
Income, then subiract former from the. latter. Result is amount that all 1ents in the
complex can be raised in total :

To find increase per unit, divide resu]t in Calculation No. 3 above by mumber of units in’

 complex.,

1. & 3. Adjusted Base Year NOI more the Current Year NOI

1$542,120 - $ 20,468 = $521,652 :
Rents can be raised in total amount of of $521,652 .

" Increase per.unit calculated bjr 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. ) :

RTA 108
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CALCULATING PRICE LEVEL ADJUSTMENT FOR 1979 NET

1979
1980
1981
1982
1983
1984
1985
1986
1987
1988
1989
1990
1991
1992
1993
1994
19385
1996
1997
1998
1999
2000
2001
2002
2003
2004
2005
2006
2007
2008
2009

OPERATING INCOME

Price Level

Adjustment to 1979
NOI Per RAC-2
Sections 3-04 & 2.05

INDEX

75,329.00

8%| (increase applied to 1379} 81,355.32
8%l (increase applied to 1980) 87,863.75
8%| (increase applied to 1981) 94,892 .85
8%l (increase applied to 1982) 102,484.27
7%} (increase applied to 1983) 109,658.17
7%| (lincrease applied to 1983) 116,832.07
3%| (increase applied to 1983) 119,906.60
3.30%]| (increase applied to 1983) 123,288.58
3.50%| (increase applied to 1983) 126,875.53
5.00%) (increase applied to 1983} 131,999.74
3.00%} (increase applied to 1983) 135,074.27
3.20%] (increase applied to 1983) 138,353.77
3.00%| (increase applied to 1983} 141,428.30
3.00%| (increase applied to 1983} 144,502.82
3.00%] (increase applied to 1983} 147,577.35
1.30%] (increase applied to 1983} 148,909.65
1.20%] (increase applied to 1983} 150,139.46
0.80%] (increase applied to 1983) 150,959.33
1.70%| (increase applied to 1983) 152,701.57
2.60%| (increase applied to 1983) 155,366.16
2.40%| fincrease applied to 1983) 157,825.78
2.10%] (increase applied to 1983) 159,977.95
2.90%] (increase applied to 1983) 162,949.99
1.40%|} (fincrease applied to 1983) 164,384.77
3.00%|] (increase applied to 1983) 167,459.30
3.50%] (increase applied to 1983) 171,046.25
2.90%| (increase applied to 1983) 174,018.29
2.50%) (increase applied to 1983) 176,580.40
0.00%} (increase applied to 1983) 176,580.40
1.40%| (increase applied to 1983) 178,015.18
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CALCULATING ADJUSTED INCOME FOR BELOW MARKET
RENTALS FOR RENT INCREASES NOT TAKEN SINCE 1979
PER RENT STABILIZATION ORDINANCE

CTO 01994

1979
1980
1981
1982
1983
1984

1985
1986
1987
1988
1989
1980
1951
1992
1993
1994
1995
1996
1997
1998
1899
2000
2001

2002
2003
2004
2005
2006
2007
2008
2009

Adjusted Income
for Below Market
Rentals for rent
Rent increases not taken
increases Since 1979 Per RAC-
alfowed per 2 Section 2.05 &
RS0 Index 3.03
102,840.00
8% 111,067.20
8% 115,552.58
8% 129,548.78
8% 139,512.68
7% 149,706.57
-7% (7,198.80)
7% 152,301.66
3% 156,499.04
3.30% 161,116.16
3.50% 166,013.10
5.00% 173,008.74
3.00% 177,206.12
3.20% 181,683.32
3.00% 185,880.70
3.00% 150,078.09
3.00% 194,275.47
1.30% 196,094.33
1.20% 197,773.28
0.80% 158,892.58
1.70% 201,271.10
2.60% 204,908.83
2.40% 208,266.73
2.10% 211,204.90
-4.00% (4,113.60)
2.90% 211,148.77
1.40% 213,107.55
3.00% 217,304.93
3.50% 222,201.87
2.90% 226,259.34
2.50% 229,757.16
0.00% 229,757.16
1.40% 231,715.93

(increase applied to 1973 rent)
(increase applied to 1980 rent)
(increase applied to 1981 rent}
(increase applied to 1982 rent}
(increase applied to 1983 rent)

(increase actually taken by Owner per

Resolution 84-037)
{increase applied to 1983 rent}

{increase applied to 1983 rent)
(increase applied to 1983 rent)
{increase applied to 1983 rent)
{increase applied fo 1983 rent)
{increase applied to 1983 rent)
{increase applied fo 1983 rent)
{increase applied to 1983 rent)
{increase applied to 1983 rent)
fincrease applied to 1983 rent)
fincrease applied to 1983 rent)
{increase applied to 1983 rent)
{increase applied to 1983 rent)
fincrease applied to 1983 rent)
fincrease applied to 1983 rent)
(increase applied to 1983 rent)
(increase applied to 1983 rent)

{increase actually taken by Owner per

Resolutian 84-037}
(increase applied to 1983 rent)

(increase applied to 1983 rent)
(increase applied to 1983 rent)
{increase applied to 1983 rent}
{increase applied to 1983 rent}
{increase applied to 1983 rent)
{increase applied to 1983 rent)
{increase applied to 1983 rent)
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CALCULATING ADJUSTED INCOME FOR BELOW MARKET
RENTALS FOR RENT INCREASES NOT TAKEN SINCE 1979

1978
1979
1980
1981
1982
1983
1984
1985
1986
1987
1988
1989
1990
1991
1992
1993
1994
1995
1996
1997
1998
1999
2000
2001
2002
2003
2004
2005
2006
2007
2008
2009

PER DEVELOPMENT PERMIT

Adjusted Income
Rent increases for Below Market
alfowed under TPD | Rentals for rent
78.6 & Resolution n:rcreases not taken
84037 since 19.79 Per RAC-
2 5ection 2.05 &
3.03
0 102,840.00
0 102,840.00
0 102,840.00
0 102,840.00
0 102,840.00
0 102,840.00
7% 110,038.80
4% 114,152.40
4% 118,266.00
4% 122,379.60
4% 126,493.20
4% 130,606.80
4% 134,720.40
4% 135,121.55
4% 143,688.05
4% 148,418.69
4% 153,313.87
4% 158,373.60
4% 163,597.87
4% 168,986.69
4% 174,551.57
4% 180,295.05
4% 186,235.84
4% 162,368.39
4% 158,703.33
4% 205,247.25
4% 212,006.72
4% 218,588.78
4% 226,200.74
4% 233,650.18
1% 241,344.51
4% 249,293.05

{increase applied to 1979 base rent)
{increase applied to 1979 base rent)
{increase applied to 1979 base rent)
{increase applied to 1979 base rent)
fincrease applied to 1979 base rent)
(increase applied to 1979 base rent)
{increase applied to 1979 base rent)
fincrease applied to 1979 base rent)
{increase applied to 1979 base rent)
(increase applied to 1979 base rent)
(increase applied ta 1979 base rent)}
(increase applied to 1979 base rent)
(increase applied to 1979 base rent)
{increase applied to 1979 base rent)
{increase applied to 1979 base rent)
(increase opplied to 1979 base rent)
{increase applied to 1979 base rent)
{increase applied to 1979 base rent)
{increase applied to 1979 base rent)
{increase applied to 1979 base rent)
{increase applied to 1979 base rent)
{increase applied to 1979 base rent)
(increase applied to 1979 base rent)
{increase applied to 1979 base rent)
(increase applied to 1978 base rent)
{increase applied to 1979 base rent)
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CALCULATING PRICE LEVEL ADJUSTMENT FOR 1982 NET
OPERATING INCOME

CTO 02000

1982
1983
1984
1985
1986
1987
1988
1989
1990
1991
1992
1993
1994
1995
1996
1997
1998
1999
2000
2001
2002
2003
2004
2005
2006
2007
2008
2009

Price Leve!
Adjustment to 1982
NOI Per RAC-2

INDEX Sections 3-04 & 2.0%
49,541.89

8% {increase applied to 1982) 53,505.24
7% {increose applied to 1983) 57,250.61
7% {increase applied to 1983) 60,995.97
3% {increase applied to 1983) 62,601.13
3.30% {increase applied to 1983) 64,366.81
3.50% {increase opplied to 1983) 66,239.49
5.00% (increase applied ta 1983) 68,914.75
3.00% {increase applied to 1983) 70,515.91
3.20% {increase applied to 1983) 72,232.08
3.00% {increase applied ta 1983) 73,837.23
3.00% {increase applied to 1983) 75,442.39
3.00% {increase applied to 1983) 77,047.55
1.30% (increase applied to 1983) 77,743.12
1.20% (increase applied to 1983) 78,385.18
0.80% {increase applied to 1983) 78,813.22
1.70% (increase applied to 1983) 79,722.81
2.60% {increase applied to 1983) 81,113.95
2.40% {increase appiied to 1983) 82,398.07
2.10% {increase applied to 1983) 83,521.68
2.90% {increase applied to 1983) 85,073.33
1.40% {increase applied to 1983) 85,822.41
3.00% fincrease applied to 1983) 87,427.56
3.50% {increase applied to 1983) 89,300.25
2.90% {increase applied to 1983) 90,851.90
2.50% {increase opplied to 1983) 92,189.53
0.00% {increase applied to 1983) 92,189.53
1.40% {increase applied to 1983) 92,938.60
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CALCULATING ADJUSTED INCOME FOR BELOW MARKET
RENTALS FOR RENT INCREASES NOT TAKEN SINCE 1982

1982
1983
1984

1985
1986
1987
1988
1989
1990
1991
1992
1993
1994
1995
1996
1997
1998
1999
2000
2001

2002
2003
2004
2005
2006
2007
2008
2009

PER RENT STABILIZATION ORDINANCE

Adjusted Income for Below Market
Rentals for Rent Increases not
taken since 1982 Per RAC-2 Section

INDEX 2.05 & 3.03

ol 102,840.00

8% 111,067.20
7% 118,266.00
7% (7,198.80)
7% 118,841.90
3% 122,173.92
3.30% 125,839.14
3.50% 129,726.49
5.00% 135,279.85
3.00% 138,611.87
3.20% 142,166.02
3.00% 145,498.03
3.00% 148,830.05
3.00% 152,162.06
1.30% 153,605.94
1.20% 154,938.74
0.80% 155,827.28
1.70% 157,715.42
2.60% 160,603.17
2.40% 163,268.78
2.10% 165,601.20
-4.00% (4,113.60)
2.90% 164,708.54
1.40% 166,263.48
3.00% 169,595.50
3.50% 173,482.85
2.90% 176,703.80
2.50% 179,480.48
0.00% 179,480.48
1.40% 181,035.42

(increase applied to 1982 rent)
(increase applied to 1983 rent}

{increase actually taken by Owner per

Resolution 84-037)
(increase applied to 1983 rent)

(increase applied to 1983 rent)
(increase applied to 1983 rent)
(increase applied to 1983 rent)
(increase applied to 1983 rent)
(increase applied to 1983 rent)
{increase applied to 1983 rent)
(increase applied to 1983 rent)
(increase applied to 1983 rent)
(increase applied to 1983 rent)
{increase applied to 1983 rent}
{increase applied to 1983 rent}
{increase applied to 1983 rent)
{increase applied to 1983 rent)
{increase applied to 1983 rent]
{increase applied to 1983 rent}
{increase applied to 1983 rent}

(increase actually taken by Owner per

Resolution 84-037)
{increase applied to 1983 rent}

{increase applied to 1983 rent)
fincrease applied to 1983 rent)
{increase applied to 1983 rent]
{increase applied to 1983 rent)
(increase applied to 1983 rent)
{increase applied to 1983 rent)
{increase applied to 1983 rent]
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CALCULATING ADJUSTED INCOME FOR BELOW MARKET
RENTALS FOR RENT INCREASES NOT TAKEN SINCE 1982
PER DEVELOPMENT PERMIT

CTO 02002

1982
1983
1984
1985
1986
1987
1988
1939
1990
1991
1992
1993
1994
1595
1996
1997
1998
1999
2000
2001
2002
2003
2004
2005
2006
2007
2008
2009

Adjusted income
. for Below Market
Rent increases Rentals for rent
allowed under TPD

increases not taken
74-6 & Resolution

s " s e e
3.03

0 102,840.00
0 102,840.00
7% 110,038.80
4% 114,152.40
4% 118,266.00
4% 122,379.60
4% 126,493.20
4% 130,606.80
4% 134,720.40
4% 138,834.00
4% 142,947.60
4% 147,061.20
4% 151,174.80
4% 155,288.40
4% 159,402.00
4% 163,515.60
4% 167,629.20
4% 171,742.80
4% 175,856.40
4% 179,370.00
4% 184,083.60
4% 188,197.20
4% 192,310.80
4% 196,424.40
4% 200,538.00
4% 204,651.60
4% 208,765.20
4% 212,878.80

{increase applied to 1979 bose rent}
(increase applied to 1979 base rent)
{(increase applied to 1979 bose rent}
(increase opplied to 1979 bose rent)
(increase applied ta 1979 base rent)
(increase applied to 1979 base rent)
(increase opplied ta 1979 base rent)
(increase applied ta 1979 base rent)
{increase applied ta 1979 base rent)
{increase applied ta 1979 bose rent)
{increase applied to 1979 base rent)
{increase applied to 1979 base rent)
{increase applied to 1979 base rent)
{increase applied to 1979 base rent)
fincrease applied to 1979 base rent)
fincreose applied to 1979 bose rent)
{increose applied to 1979 base rent)
(increase applied to 1979 base rent)
(increase applied ta 1979 base rent)
(increase applied ta 1979 bose rent)
(increase applied to 1979 base rent)
(increase applied ta 1979 base rent)
{increase applied to 1972 base rent)
{increose applied to 1979 bose rent)
{increase applied to 1979 base rent)
{increase applied ta 1979 base rent)
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CALCULATING PRICE LEVEL ADJUSTMENT FOR 1999 NET

1999
2000
2001
2002
2003
2004
2005
2006
2007
2008
2009

OPERATING INCOME

Price Level Adjustment
to 1999 NOI Per RAC-2
Sections 3-04 & 2.05

INDEX

47,390.00
2.40%| (increase applied to 1999) 48,527.36
2.10%] (increose applied to 1998) 49,522.55
2.90%| (increase applied to 1999) 50,896.86
1.40%] (increase applied to 1999) 51,560.32
3.00%} (increase applied to 1995) 52,982.02
3.50%] (increase applied to 19599) 54,640.67
2.90%) (increase applied to 1999) 56,014.98
2.50%] (increase applied to 1999) 57,199.73
0.00%] (increase applied to 1339} 57,199.73
1.40%}  (increase applied to 1995) 57,863.19

RTA 131
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CALCULATING ADJUSTED INCOME FOR BELOW MARKET
RENTALS FOR RENT INCREASES NOT TAKEN SINCE 1999
PER RENT STABILIZATION ORDINANCE

CTO 02008

1999
2000
2001

2002
2003
2004
2005
2006
2007
2008
2009

Adjusted Income for Below Market
Rentals for Rent Increases not
taken since 1399 Per RAC-Z Section

INDEX 205&3.03

2.40%
2.10%

-4.00%
2.90%
1.40%
3.00%
3.50%
2.90%
2.50%
0.00%
1.40%

109,760.00
112,394.24
114,699.20

(4,113.60)
113,768.64
115,305.28
118,598.08
122,439.68
125,622.72
128,366.72
128,366.72
129,903.36

{increase applied to 1999 rent)
{increase applied to 1999 rent)
{increase applied to 1999 rent)

{increase actually taken by Owner per
Resolution 84-037)
{increase applied to 1993 rent)

(increase applied to 1999 rent)
(increase applied to 1999 rent)
(increase applied to 1999 rent)
(increase applied to 1999 rent)
{increase applied to 1999 rent)
fincrease applied to 1999 rent)
{increase applied to 1999 rent)
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CALCULATING ADJUSTED INCOME FOR BELOW MARKET
RENTALS FOR RENT INCREASES NOT TAKEN SINCE 1999

PER DEVELOPMENT PERMIT

Adjusted Income
Rent increases for Below Market
alfowed under TPD Rentals for rent
74-6 & Resolution - oores Mot taken
84-037 since 1999 Per RAC-
2 Section 2.05 &
3.03
1999 4% 109,760.00
2000 4% 113,873.60
2002 4% 117,987.20
2003 4% 122,100.80
2004 4% 126,214.40
2005 4% 130,328.00
2006 4% 134,441.60
2007 4% 138,555.20
2008 4% 142,668.80
2009 4% 146,782.40

{increase applied ta 1973 base rent)
{increase opplied to 1979 base rent)
{increase applied to 1979 base rent)
(increase applied to 1879 base rent)
{increase applied to 1979 base rent)
(increase applied to 1979 base rent)
(increase applied to 1979 base rent)
fincrease applied to 1979 base rent)
{increase applied to 1979 base rent)

RTA 133
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RANDI SORENSON
Randi@sorensoncpa.com
305-750-318C

CURRICULUM VITAE
PROFESSIONAL SERVICE
2007 — Current
President

Sorenson Business Consulting, Inc.
Certified Public Accountant
e Tax Return Preparation
Certified Fraud Examiner
e Setup of Internal Controls to Prevent Fraud
e Fraud Detection and Discovery
Advanced Certified QuickBooks Pro Advisor
e Advanced certification designation from QuickBooks in
QuickBooks financial products
e Setup and Maintenance of Accounting Systems
e Training in QuickBooks utilizaticn
e General Ledger Review
QuickBooks Point of Sale, Retail Service Provider and Pro

Advisor
» Setup Point of Sale systems
e Training

e Software Integration

2005 — Current
Member
Intuit Writer and Trainers Network
¢ Web based seminars for accounting professionals
# Personal speaking engagements for accounting
professionals and smal! business owners
e Classroom instruction for accounting students and small
business owners

CTO 02011
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EDUCATION

2009 - Current

Adjunct Instructor

California Lutheran University
s [nstruct Senior Seminar in Accounting
e Instruct Practicum in Accounting

1995 - 2007
Consultant/Accountant/Owner
Sorenson Business Consulting
e Set up detailed accounting systems, procedures and
processes.
¢ Train bookkeepers/users in accounting systems
¢ Difficult bank reconciliations
» Cost accounting for small businesses
e Prepare clients for internal and external audits
e Prepare client records for outsourced tax return
preparation
e Set up payroll systems
e Verify preparation of corporate records
e Fraud investigation of bookkeeping and accounting

records
¢ Consult on Compatible software systems to QuickBooks
Financial
1993 — 1998
Staff Accountant

Wayne Tzall, CPA
e Set up of new accounting systems for clients
e Corporate and personal tax return preparation
e Consolidated financial statements
e Tax court filings

Bachelor of Science
California Lutheran University
Accounting
Summa Cum Laude
e Received Departmental Distinction in Accounting —~ 2
years
e Received Outstanding Student Award in Business Law
and Corporate Tax

Masters in Taxation Candidate
Golden Gate University

RTA 136



Education
Graduated 1988
Graduated 1989

Graduated 1995

Employment
1989-1993

1993-1996

1996-2001

2002-Present

Jake Lang, CPA

Brigham Young University - B.S. majoring in accounting.
Pepperdine University - M.B.A with an emphasis in Finance.

University of Southern California - M.B.T. (Masters of Business Taxation)

Price Waterhouse (now PricewaterhouseCoopers)
Tax Senior with Media and Entertainment Department

MCA Inc. (now NBC Universal)
Tax Senior Manager

Emst & Young
Tax Senior Manager in Technology and Entertainment Group

Yuda, Lang and Associates LLP
Partner in Westlake Village accounting and tax practice.

RTA 137
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10300 FOURTH ST, SUTTE 100 - RANCHO CUCAMONGA -~ CA 91730

PHONE 909 945 45835 » FAX 909 989 8087 « E-MAIL JANTYT@DELMARTI.COM

JAN TAYLOR

Born 1953, Killeen Texas

Education: BA, MA, MFA University of California at Irvine

Work Experience

2009-Present

2003-2009

1999-2003

1991-1999

Delmar Property Management Receivership Liaison

Duties include working with wvarious Law firms to determine scopes of work,
budgets, planning and code considerations, construction, job management and sales
and matketing of Receivership propertics. Has worked with Court appointed
Receivers in Ontario Califotnia, Visalia Califotnia, San Betnardino California and
Riverside California. In addition, he functions as the field manager for many of the
Fees and Profits Receiverships from Adrian Young, managing the assets, oversecing
the monthly reports and dealing with several lending institutions and special
servicers. In addition, I serve as the President of Inland Heritage Group, a 501 ¢3
non-profit specializing in the rehabilitation of distressed properties. [HG is also in
partnership with Pitzer College developing and managing students from the
Sustainable design school.

The Nunez Team, R.E. Inc Investment Manager

Duties included the acquisition, renovation, marketing and sales of SFR in the
Inland Empire and Los Angeles, responsible for 30+ projects annually with an
advertising budget in excess of $1,000,000 and producing an annual income of
$9,500,000.00. Dudes included oversecing of all rental properties in the Nunez
portfolio in Southetrn California and San Antonio Texas. Responsible for the
drafting of the NSP program with the City of San Bernardino and Rialto.

Capital Investment Network Multi Family Mgr
Responsible for takeovers in and out of State for several 200+unit manufactured
Home communities. In addition takeovers on Retail and Retail/ Office complexes
Multi-family acquisition and management,

Capital Investment Network Owmner Muld Family
In partnership acquiring, renovating, leasing, managing 250 multi-family units in
Southern California, most specifically in the Inland Empire. Duties included
Identification, analysis, negotiation, acquisiion of mult family units from eight
to 62 units. The rchabilitation of these units to add value as well as operate them
Professionally and make them ready for cither long-term hold or sale. Additional
Duties included micro-managing and managing several property management firms
and analysis of budgets, operating expenses, maintenance procedures, leasing and
Capital improvements.
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1982-1991 Visiting Lecturer UCI Visiting Lecturers
Classroom and in-studio instruction of undergradeate as well as graduate students.

References

Mr. WA (Andy) Wingert, Senior Code Supervisor, City of Onratio CA. 909 395 2334

Ms.
Mr.
M,
M.
Mt.
Mr.
Mr.
Ms.
M.
Mr,
Mr.
Mr.

Ms.
Mr.
Ms.
M.
Mr.
Mr.
Ms.

Mr

Karen De Vricze, Code enforcement director, City of Ontario CA
Kevin Randolph, Esq., Shareholder Gresham, Savage APC

Michael Myers, Esq., Owner Myers and Siege!

Eric Beatty, Esq.

Nicholas Firetag, Esq., Gresham Savage APC

Marvin Maltzman, Esq.

Robert Houts, Supervising Code Officer, City of San Bernardine CA
Shannon Johnson, Housing Agency, City of San Bernardino CA
Carcy Jenkins, Housing Director, City of San Bernardine CA
Donald Gee, Asst. Director of Economic development, San Bemardino CA
Brent Schultz, Director of Housing, City of Ontario CA

Greg Lantz, Asst. Director of Redevelopment, City of Rialto CA

. Alan Jones, Dean of Faculty, Pitzer College

Susan Phiilips, Assoc. Professor, Pitzer College (Ontario-Pitzer program)
Notberto Nardi, ATA, Owner Nardi and Associates

Bevetly Reichik, City National Bank

Mike Rizkowsky, City National Bank

Charles (Chuck) Dunn, Multi Family VP, Charles Dunn Company
Mike Nunez, Owner: The Nunez Team., RE Inc.

Kimberly Ward, Citizens Business Bank

. Bruce Rajace, VP Investments, Marcus and Millichap

909 395 2007
909 723 1703
909 641 3392
909 937 9891
951 684 2171
626 516 1598
909 387 9891
909 723 5129
909 723 5129
909 663 1044
909 395 2006
909 879 1140
909 621 8217
909 621 8217
626 599 1776
213673 8922
213 673 8922
213 481 1800
909 989 8931
909 888 6363
909 605 1800
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Randi@scrensoncpa.com
£05-750-3180

CURRICULUM VITAE

PROFESSICNAL SERVICE

2007 -- Current
President
Sorenson Business Consulting, Inc.
Certified Public Accountant
e Tax Return Preparation
Certified Fraud Examiner
e Setup of Internal Controls to Prevent Fraud
e Fraud Detection and Discovery
Advanced Certified QuickBooks Pro Advisor
e Advanced certification designation from QuickBooks in
QuickBooks financial products
s  Setup and Maintenance of Accounting Systems
# Training in QuickBooks utilization
e General Ledger Review
QuickBooks Point of Sale, Retail Service Provider and Pro

Advisor
e Setup Point of Sale systems
o Training

e Software Integration

2605 - Current
Member
Intuit Writer and Trainers Network
e Web based seminars for accounting professionals
e Personal speaking engagements {or accounting
professionals and small business owners
e (lassreom instruction for accounting students and small
business owners

CTO 02016



EDUCATION

2009 - Current

Adjunct Instructor

Califorma Lutheran University
* Instruct Senior Seminar in Accounting
¢ Instruct Practicum in Accounting

1995 — 2007
Consultant/Accountant/Owner
Sorenson Business Consulting

¢ Set up detailed accounting systems, procedures and
processes.
Train bookkeepers/users in accounting systems
Difficult bank reconciliations
Cost accounting for small businesses
Prepare clients for internal and external audits
Prepare client records for outsourced tax return
preparation
Set up payroll systems
e Verify preparation of corporate records
¢ Fraud investigation of bookkeeping and accounting

records
¢ Consult on Compatible software systems to QuickBooks
Financial
1993 ~ 1998
Staff Accountant
Wayne Tzall, CPA

e Set up of new accounting systems for clients
e Corporate and personal tax return preparation
» Consolidated financial statements

e Tax court filings

Bachelor of Science
California Lutheran University
Accounting
Summa Cum Laude
e Received Departmental Distinction in Accounting — 2
years
¢ Received Outstanding Student Award in Business Law
and Corporate Tax

Masters in Taxation Candidate
Golden Gate University
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Public Speaker Cards and
Written Statement Cards
Meeting January 24, 2011
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City of Thousand Oaks Agenda Ttem No.:

Rent Adjustment Commission
Written Comment Card

i City of Residence: 7;.0'»’ J"m?rj Oatcr
Address: 797 JAN JovAl 2. 7_7& <A 9/3n

(Optional) Street city State . Zip

E-Mail Address (Optional) _ , Telephone (Optional)
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| Cﬁ'y of Thousand Qaks - Agenda I*rem No.: ZZ& |
Rent Adjustment Commission
Written Comment Card

[ o C”‘Y gf Qes%dence;
| Address:_0/§ 2 Sﬁﬁﬁf%& Qi 70

{Cptionatl) Street City

E-Mail Address (Optional) ’;

. , ~
Pursuant to 6.C. § 54953.3, use of this card is voluntary and not a requirement for attendance or participation in this meeting.
Please note this card is considered a public record. For further assistance, please see Community Development Staff. Rev. 11/09

City Gf Theusand OQkS Agenda I*rem No.:_/A
Rent Adjustment Commission Date:_O1-2ut-1
Written Comment Card

‘ . _ - : _ ':z:)
| Name: /4 Jper? _Feldpion City of Residence: Wéwé oy [

Address:

(Optional) City ' State  Zip

E-Maiil Address (Optional) Telephone (Cptional} ﬁ@& e wﬁ?

InFavor' of Opposed To

| Comments:

Pursucnt to 6.C. § 54953.3, use of this cerd is voiuntary and not a requirement for attendance or participation in this meeting.
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Minutes (adopted)
Meeting January 24, 2011
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MINUTES OF THE

RENT ADJUSTMENT COMMISSION
CITY OF THOUSAND OAKS

MEETING OF JANUARY 24, 2011

Call to Order;

The meeting of the Rent Adjustment Commission was called to order by Chair
Wertheimer at 4:15 p.m. in the Council Chambers, 2100 Thousand Oaks Boulevard,
Thousand Oaks, California.

Roll Call:
Commissicners Present: Chairman Wertheimer; Vice Chair Sheldon; Commissioner

Feldman; Commissioner Ferruzza, and Commissioner Silacci present. Alternate
Commissioners Schutz and Klussman were not present.

Also present were the following staff members and City Consultants:

Community Development Director Prescott Senior Planner Hatcher

Assistant City Attorney Hehir Assistant Analyst Oshita
Assistant City Attorney Norman Administrative Clerk 1I Diegel
Assistant Finance Director Witson Sr. Recording Secretary Vaudreuil
Housing Manager Watson Dr. Ken Baar, Consultant

Mr. James Brabant, Appraiser

Written Comments /| Announcements / Continuances:

Supplemental Packet material — Received.

Assistant City Attorney Norman summarized the documents provided in the
Supplemental Packet which included information on 1) Ventura County rental limits for
extremely low income, very low income, lower income, and moderate income, 2)
Declarations of tenants, 3) a Brief of the Tenants’ Asscciation, and 4) correspondence
from Patrick Geoghegan. Mr. Norman alsc noted he prepared a draft resolution for
consideration by Commission should Commission conclude its deliberation on this
matter this evening.

Minutes:

Mction by Commissioner Silacci passed (5-0) to approve Minutes of January 18, 2011
Special Meeting.

Department Reports: None

cdd:430-40/rw/l/cdd/rac/rac minutes 2011/1-24 1
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Public Hearing: {(Continued from December 6, 2010)

Chairman Wertheimer made remarks concerning hearing procedures.

Senior Recording Secretary Vaudreuil announced the Public Hearing for:

Case: Ranch Mobile Home Park Rent Adjustment Application (RAA-2010-02)

Speakers:

Boyd Hill, irvine, applicant’s attorney, gave a PowerPoint preSentation and submitted a
revised Attachment 1 to the rent adjustment application for Ranch Mobile Home Park
amending the requested rent increase to $466.12 per month per space.

John Neet, Fallbrook, applicant's Appraiser (expert witness), gave overview of appraisal
and submitted a correction to the appraisal (Attachment No. 5 replaced) for Ranch
Mobile Home Park.

Michael McCarthy, Mission Viejo, applicant’s Account {expert witness), gave overview
of financial analysis of application and provided a correction to Attachment No. 8.

Gretchen Carter, Hercules, applicant’s park manager company representative (expert
witness).

Bruce Hohn, Corona, appiicant, park owner representative {(expert witness).

Chandra Spencer, Oak Park, Attorney for Association of Ranch Tenants. Cross
examined Applicant Attorney and Applicant’s expert withesses. Ms. Spencer then
provided testimony on behalf of the Park tenants, including a PowerPoint Presentation.

James Wolf, Thousand Oaks, resident of Ranch Mobile Home park.

Valerie Hopkins, Thousand Oaks, resident of Ranch Mobile Home Park.

Georgia Nordblam, Thousand QOaks, resident of Ranch Mobile Home Park.

Jake Lang, Thousand Oaks, accountant for Park tenants (expert witness).

Randi Sorenson, Thousand Oaks, accountant for Park tenants (expert witness).

Public Testimony:

Don Henricks, Thousand Oaks
Audrey Favloga, Thousand Oaks
Henry J. Heeber, Thousand Oaks
Judy Hirai, Thousand Oaks

cdd:430-40/rw/l/cddfracirac minutes 2011/1-24 2
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Alex Scotta, Thousand QOaks

Francis "Frank” Morton, Thousand Oaks
Vic Abrunzo, Thousand Oaks

Margaret Riggs, Thousand Qaks

Motion by Commissioner Feldman passed (5-0) to continue public hearing to February
7,2011.

Commissioner Feldman commented to audience expressing request for those
remaining in audience to assure Ranch residents that had to leave early that
Commissioners have received all correspondence submitted by residents.

Public Comments on items other than the public hearing: None

Commission Comments: None

Adjournment: at 11:22 p. o February 7, 2011 at 6 p.m.

Rent Adjustment Commission

7 %’if/;/%/ 74

Date Approved

cdd:430-40/rwil/cddiracirac minutes 2011/1-24 3
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Public Hearing to
February 7, 2011
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City of Thousand Oaks

Community Development Department

Rent Adjustment Commission
NOTICE OF CONTINUANCE:

Rent Adjustment Application for Ranch Mobile Home Park (RAA 2010-02); Location:
2193 Los Feliz Drive: Applicant: AV.M.G.H. Five Limited.

Notice is hereby given that the Rent Adjustment Commission of the City of Thousand
Oaks, at their Special Meeting of January 24, 2011, continued said Public Hearing to
February 7, 2011. Said continuance was passed by the following vote:

Ayes: Chairman Wertheimer, Commissioners Ferruzza, Mohr Feldman, Sheldon,
and Silacci
Noes: None

Absent:.  None 0 -
il Uy dhoeed?

Lilia Vaudreuil, Recording Secretary

January 25, 2011

[, Lilia Vaudreuil, declare as foliows:

That | am the Recording Secretary for the Rent Adjustment Commission of the
City of Thousand Oaks. The public hearing scheduled at the Special Meeting of the
Rent Adjustment Commission of the City of Thousand Oaks was heild, but not
completed on January 24, 2011. Since said public hearing was not completed, it was
continued to February 7, 2011. | further declare that on January 25, 2011 at the hour of
11:30 a.m. a copy of said notice was posted at a conspicuous place near the door at
which said meeting was held.

[ declare under penalty of perjury that the foregoing is true and correct.
Executed on January 25, 2011, at Thousand Oaks, California.

&t Uandoal

Lilia Vaudreuil, Recording Secretary

Post: Council Chambers Door, CAP Entry
File: Packet File

CDD:430-45/rw/h:/Common/Housing & Redevelopment/Rent Contral/RAC/RAC 2011 Meetings/Continued RAC PH Ranch
MHP 1-24-11

2100 Thousand Oaks Boulevard » Thousand Qaks, California 91362-2903 « (805) 449-2151 » FAX (805) 449-2150

(4
‘-‘ Printed on Recycled Paper
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AGENDA

RENT ADJUSTMENT COMMISSION
CITY OF THOUSAND OAKS, CALIFORNIA

Council Chambers

2100 Thousand Oaks Boulevard, Thousand Qaks, California 91362
(805) 449-2323
hitp:/fwww toaks.org

SPECIAL MEETING

| January24,2011 |  4:00P.M.
COMMISSIONERS: ALTERNATE COMMISSIONERS:
Lloyd Wertheimer, Chair Alyce Klussman

Maxwell Sheldon, Vice-Chair Cathy Schutz

Brenda Mohr Feldman
Beatrice Ferruzza
Mike Silacci

John C. Prescott, AICP, Community Development Director
Patrick Hehir, Assistant City Attorney
Russ Watson, Housing and Redevelopment Manager

RENT ADJUSTMENT COMMISSION MEETINGS ARE SCHEDULED AS NEEDED TO
CONSIDER A SPECIFIC MATTER RELATED TO RENT ADJUSTMENT APPLICATION
PURSUANT TO TOMC (TITLE 5, CHAPTER 25 MOBILE HOME RENT STABILIZATION)

Americans with Disabilities Act (ADA): In compliance with the ADA, if you need special
assistance to participate in this meeting or other services in conjunction with this meeting,
please contact the Building Division, (805) 449-2500. Assisted listening devices are available
at this meeting. Ask the Recording Secretary if you desire to use this device. Upon request,
the agenda and documents in this agenda packet can be made available in appropriate
alternative formats to persons with a disability. Notification at least 48 hours prior to the
meeting or time when services are needed will assist City staff in assuring that reasonable
arrangements can be made to provide accessibility to the meeting or service.

Agenda Availability: The Rent Adjustment Commission Agenda is posted at the entry to the
Civic Arts Plaza/City Hall, 2100 E. Thousand Oaks Boulevard, Thousand Oaks [main posting
location pursuant to the Brown Act, G.C. 54954.2(a)]. Rent Adjustment Commission Agenda
Packets are available for review at the City Clerk Department (2™ level), and Community
Development Department, public counter (1% level), 2100 E. Thousand Oaks Boulevard,
Thousand Qaks and available on City Web Page.



CITY OF THOUSAND OAKS
RENT ADJUSTMENT COMMISSION AGENDA
JANUARY 24, 2011

Supplemental Information: Any agenda related information received and distributed to the
Rent Adjustment Commission after the Agenda Packet is printed is included in Supplementai
Packets. Supplemental Packets are produced as needed, and typically would be distributed
on the Friday preceding the Rent Adjustment Commission meeting and/or on Monday at the
meeting. The Friday Supplemental Packet is available for public review in the City Clerk
Department, and Community Development Department, 2100 E. Thousand Oaks Boulevard,
during normal business hours (main posting location pursuant to the Brown Act, G.C.
54957.5(2). Both the Friday and Monday Supplemental Packets (if required) are available for
public review at the City Rent Adjustment Commission Meeting and will be posted on the City
Web Page.

Public Input: Any person who wishes to speak regarding an item on the reguiar agenda or
on a subject within the Rent Adjustment Commission’s jurisdiction during “Public Comments”
is requested to file a “Public Speaker” card with RAC staff secretary before that portion of the
Agenda is called. Any person who wishes to speak on a specific agenda item is requested to
file a “Public Speaker” card before the specific item is called. Any person who wishes to
speak on a Public Hearing is requested to file a “Public Speaker” card before the Hearing is
called. Persons addressing the Rent Adjustment Commission are requested to state their
name and city of residence for the record. Any supporting materials should be submitted to
the Recording Secretary before addressing the Commission. The time each person will be
allowed to speak on a public hearing item will depend on the number of speaker cards
received. The time allotted to each person will be announced by the Chairperson before
comments are received by the Commission.

Special Meeting Public Input: Only issues listed on a special meeting agenda may be
addressed pursuant to the Brown Act.

Judicial Review: Any legal action by an applicant seeking to obtain a judicial review of the
Rent Adjustment Commission decision on a Hearing or issue listed on this Agenda may be
subject to the 90-day filing period, of and governed by, Code of Civil Procedure Section
1094.6. Also refer to TOMC Section 1-4.05.

Page 2
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CITY OF THOUSAND OAKS

RENT ADJUSTMENT COMMISSION AGENDA

JANUARY 24, 2011

1. CALL TO ORDER: 4:00 P.M.

2. PLEDGE OF ALLEGIANCE:

3. ROLL CALL: Commissioners Feldman, Ferruzza, Silacci, Vice-Chair Sheldon,
and Chair Wertheimer. Alternate Commissioners Klussman, Schutz.

4. WRITTEN COMMENTS / ANNOUNCEMENTS / CONTINUANCES:

5. APPROVAL OF MINUTES: January 18, 2011 — Special Meeting - Thunderbird
Oaks Mobile Home Park Rent Adjustment Application Hearing (RAA-2010-01)

6. DEPARTMENT REPORTS: NONE

7. PUBLIC HEARING (Continued from December 6, 2010):

A. (Continued Public Hearing)

CASE:

LOCATION:
APPLICANT:
REQUEST:

RECOMMENDATIONS:

8. PUBLIC COMMENTS:
9. COMMISSION COMMENTS:

10. ADJOURNMENT:

Ranch Mobile Home Park Rent Adjustment
Application (RAA-2010-02)

2193 Los Feliz Drive
A V.M.G_H. Five, Limited

Rent Increase in amount of $587.45 per month,
per space, to achieve a Just and Reasonable
Return.

That the Commission adopt a resolution granting
a general rent increase for Ranch Mobile Home
Park in an amount not to exceed $191.95 per
space per month, and that the increase be
phased over a five-year period in an amount not
to exceed $38.39 per month, per space, each
year, with the date of the initial increase to be 90
days from the date formal notice of such
increase is provided to the tenants, and the date
of each subsequent increase shall be not sooner
than 365 days from the date of the prior
increase.

CDD:430-45/rw/h:\commonthousing & redevelopmentirent controliras - rear adjustment commissionrac 2011 meetings'rac 01 24 11'racagenda ranch-mbp(1 24 11} v1.13.11.docx

Page 3
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AGENDA

RENT ADJUSTMENT COMMISSION
CITY OF THOUSAND OAKS, CALIFORNIA

Council Chambers

2100 Thousand Oaks Bouievard, Thousand Oaks, California 91362
(805) 449-2323
http://www.toaks.org

SPECIAL MEETING

February 7, 2011 6:00 P.M.
COMMISSIONERS: ALTERNATE COMMISSIONERS:
Lloyd Wertheimer, Chair Alyce Klussman
Maxwell Sheldon, Vice-Chair : Cathy Schutz

Brenda Mohr Feldman
Beatrice Ferruzza
Mike Silacci

John C. Prescott, AICP, Community Development Director
Patrick Hehir, Assistant City Attorney
Russ Watson, Housing and Redevelopment Manager

RENT ADJUSTMENT COMMISSION MEETINGS ARE SCHEDULED AS NEEDED TO
CONSIDER A SPECIFIC MATTER RELATED TO RENT ADJUSTMENT APPLICATION
PURSUANT TC TOMC (TITLE 5, CHAPTER 25 MOBILE HOME RENT STABILIZATION)

Americans with Disabilities Act (ADA}): In compliance with the ADA, if you need special
assistance to participate in this meeting or other services in conjunction with this meeting,
please contact the Building Division, {(805) 449-2500. Assisted listening devices are available
at this meeting. Ask the Recording Secretary if you desire to use this device. Upon request,
the agenda and documents in this agenda packet can be made available in appropriate
alternative formats to persons with a disability. Notification at least 48 hours prior to the
meeting or time when services are needed will assist City staff in assuring that reasonable
arrangements can be made to provide accessibility to the meeting or service.

Agenda Availability: The Rent Adjustment Commission Agenda is posted at the entry to the
Civic Arts Plaza/City Hall, 2100 E. Thousand Oaks Boulevard, Thousand Oaks [main posting
location pursuant to the Brown Act, G.C. 54854 .2(a)]. Rent Adjustment Commission Agenda
Packets are available for review at the City Clerk Department (2™ level), and Community
Development Department, public counter (1! level), 2100 E. Thousand Oaks Boulevard,
Thousand Oaks and available on City Web Page.

CTO 02031
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CITY OF THOUSAND OAKS
RENT ADJUSTMENT COMMISSION AGENDA
FEBRUARY 7, 2011

Supplemental Information: Any agenda related information received and distributed to the
Rent Adjustment Commission after the Agenda Packet is printed is included in Supplemental
Packets. Supplemental Packets are produced as needed, and typically would be distributed
on the Friday preceding the Rent Adjustment Commission meeting and/or on Monday at the
meeting. The Friday Supplemental Packet is available for public review in the City Clerk
Department, and Community Development Department, 2100 E. Thousand Oaks Boulevard,
during normal business hours (main posting location pursuant to the Brown Act, G.C.
54957.5(2). Both the Friday and Monday Supplemental Packets (if required) are available for
public review at the City Rent Adjustment Commission Meeting and will be posted on the City

Web Page.

Public Input: Any person who wishes to speak regarding an item on the regular agenda or
on a subject within the Rent Adjustment Commission’s jurisdiction during “Public Comments”
is requested to file a “Public Speaker” card with RAC staff secretary before that portion of the
Agenda is called. Any person who wishes to speak on a specific agenda item is requested to
file a “Public Speaker” card before the specific item is called. Any person who wishes to
speak on a Public Hearing is requested to file a “Public Speaker” card before the Hearing is
called. Persons addressing the Rent Adjustment Commission are requested to state their
name and city of residence for the record. Any supporting materials should be submitted to
the Recording Secretary before addressing the Commission. The time each person will be
allowed to speak on a public hearing item will depend on the number of speaker cards
received. The time allotted to each person will be announced by the Chairperson before
comments are received by the Commission.

Special Meeting Public Input: Only issues listed on a special meeting agenda may be
addressed pursuant to the Brown Act.

Judicial Review: Any legal action by an applicant seeking to obtain a judicial review of the
Rent Adjustment Commission decision on a Hearing or issue listed on this Agenda may be
subject to the 90-day filing period, of and governed by, Code of Civil Procedure Section
1094.6. Also refer to TOMC Section 1-4.05.

Page 2



CITY OF THOUSAND OAKS
RENT ADJUSTMENT COMMISSION AGENDA

FEBRUARY 7, 2011

1. CALL TO ORDER: 6:00 P.M.

2. PLEDGE OF ALLEGIANCE:

3. ROLL CALL: Commissioners Feldman, Ferruzza, Silacci, Vice-Chair Sheldon,
and Chair Wertheimer. Aiternate Commissioners Klussman, Schutz.

4. WRITTEN COMMENTS / ANNOUNCEMENTS / CONTINUANCES:

5. APPROVAL OF MINUTES: January 24, 2011 — Special Meeting - Ranch Mobile
Home Park Rent Adjustment Application Hearing {(RAA-2010-02)

6. DEPARTMENT REPORTS: NONE

7. PUBLIC HEARING (Continued from January 24, 2011):

A (Continued Public Hearing)
CASE: Ranch Mobile Home Park Rent Adjustment
Application (RAA-2010-02)

LOCATION: 2193 Los Feliz Drive
APPLICANT: AV.M.G.H. Five, Limited
REQUEST: Rent Increase in the amended amount of

$466.12 per month, per space, to achieve a Just
and Reasonable Return.

RECOMMENDATION: That the Commission adopt a resolution granting
a general rent increase for Ranch Mobile Home
Park in an amount not to exceed $191.95 per
space per month, and that the increase be
phased over a five-year period.

8. PUBLIC COMMENTS:

9. COMMISSION COMMENTS:

10. ADJOURNMENT:

CDD:430-45/rw/i{CDD/RAC Agenda/Ranch MHP (2-7-11)

Page 3
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Supplemental Comments by
Dr. Baar dated
February 2, 2011
&

Tenant letter dated
January 25, 2011
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Dr. Kenneth K. Baar
Feb 2, 2011

This author's report and this supplement comment were prépared at the request of the City of
Thousand Ozks. The opinions expressed herein are those of the au’tho; and do not necessanh/ represent
the views of the City Council or the City staff. :

CTO 02035
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1. Authority for Indexing Net Operating Income at Less than 100% of the Percentage Increase in the CPI

In response to this author’s citations to cases upholding indexing of net operating income (NOI) at
less than 100% of the percentage increase in the CP!, the Park Owner contends that these cases can be
distinguished. The claimed basis for this distinction is that the cited cases involved situations in which
the ordinance prescribed an indexing ratio while Thousand Oaks does not prescribe a particular indexing
ratio.

This author believes that this characterization is factually incorrect and, furthermore, it would not
be significant from a fair return perspective even if it were correct.

In response to this authior’s conclusion that Berger v. City of Escondido’ was in a case in which 50%

indexing was upheld even though not a ratio under 100% was not prescribed by the ordinance, the Park
Owner’s attorney contended that this ordinance did prescribe an indexing ratio under 100% He referred
to the applicability of 60% and 70% ceilings under the ordinance. However, those were ceilings on
automatic increases rather than on increases and/or indexing ratios pursuant to an MNOI standard. The
Appellate Court opinion recounts how the Board was presented with the options of using 40%, 75%, and
100% indexing in applying the MNOI standard.” These options could not have been presented if the
ordinance limited the indexing ratio to a level below 100%.

In any'case, this author does not believe that such a distinction would be significant from a fair
return perspective. From a fair return perspective, it would not matter if 50% indexing was mandated by
an ordinance or the outcome of a decision applying an MNOI standard which did not specify an indexing
ratio. The economic impact on the regulated park owner would be precisely the same. '

II. The Contention that Net Operating income will Decline to Zero if Less than 100% Indexing is
Permitted

The Park Owner’s fair return expert has submitted a chart which concludes that net operating
income {NOI) will eventually be reduced to zero if less than 100% indexing is permitted under an MNOI
standard.

In fact, the chart illustrates what would happen if overall rent increases were always inadequate to
cover increases in operating expenses. This result could occur if the annual rent increases are not
adequate.

' 127 Cal.App.4th 1{2005)

?, The opinion noted: “Dr. Baar's report includes alternate MNOI standards that adjust 1998 NOI of $373,993 by
various percentages of the inflation rate, or increase of 14.66 percent in the CPl between the end of 1998 (the date
of Berger's last application for a rent increase) and the end of 2001. Dr. Baar calculated that indexing of 40 percent,
70 percent and 100 percent would require additional rent increases of $11.94, $20.90, $29.86, respectively.” Id.
127 Cal. App. 4th at 10.



However, the MNOI! standard by definition could not result in a situation in which the NOI would be
reduced to zero. Instead, the MNOI standard provides for a right to maintain base period NOI levels and,
therefore, guarantees that permitted rent increases must be adequate to cover operating expenses.
Furthermore, the standard provides for a right to growth in net operating income, although that growth
may not be at the same rate as 100% of the percentage increase in the CPI.

i4. Response to the Residents Contention that the Park Owner’s Foregone Rent Increases Should be
Imputed in an MNOI Analysis.

The Park Residents contend that the increases which the Park Owner was permitted but has not
implemented should be added to the actual rental income for the purposes of calculating current
income in an MNOI fair return analysis. The basis for their claim are the regulations which state that:

Gross total income is determined by adding ... Adjusted Income for Below Market
Rentals. (Sec. 2.01),

Adjusted Income for Below Market Rentals is an amount representing the
difference between the actual rent collected and what the landlord could have
collected if the units had been rented at their full market value. (Section 2.05)

However, these sections are a part of provisions designed to permit park owners to obtain
adjustments of unusually low base rents that do not reflect market conditions. See Stardust Mobile
Estates, LLC v. City of San Buenaventura, interpreting identical provisions in the Ventura mobiiehome

rent ordinance.?

The Residents’ proposed interpretation would turn this provision on its head by adding to the
current rental income of the Park Owner amounts that could not be charged, rather than atlowing the
Park Owner to obtain an adjustment to base rents that did not reflect market conditions.

Also, the regulations provide for the treatment of foregone rent increases in a different manner. The
regulations provide for a “Price Level Adjustment” to the Base Rents in cases where rent increases were
authorized subsequent to the adoptidn of the ordinance but were not implemented. {See RAC. No. 2,
Sec. 3.04 & 3.05) The concept is to provide a park owner with a second chance to implement foregone
rent increases. In contrast, imputing the foregone rent increases into current income for the purposes of
a fair return analysis, would turn the Price Level Adjustment mechanism on its head if the Park Owner is
not actually permitted to implement the foregone increases. Such an approach would result in a fair

return determination based on the inclusion of a rent level which had no connection with the rental

income that a park owner could actually realize.

3 147 Cal.App.4th 1170, 1183 (2007)
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IV. The 8% Ceiling on Allowable Management Expenses

The regulations provide for an 8% ceiling on allowable management and administration expenses.
(Resolution No. RAC 2, Sec. 2.11). However, they also provide that “The methods authorized herein are
not exclusive. Alternate approaches may be employed by the Commission.” (Resolution No. RAC 2, Sec.
1.04). )

In this exceptional case, in which the rents remained virtually frozen for 30 years, the application of
this 8% ceiling would not be reasonable since it would-result in a situation in which the management
and administration expenses allowable under the MNOI fair return analysis would also remain virtually

frozen between two periods thirty years apart. However, it could not be expected that the Park Owner

would not incur a substantial increase in management and administration expenses due to inflation over
a 30 year period. Also, an 8% cost ceiling would not be reasonable in a case in which the rents are far
below the rents that reflect market conditions.

v. Qualification of Fair Return Analysis - No opinion about applicability of rent stahilization ordinance

in this case

The fact that | have prepared an analysis of fair return pursuant to the Rent Stabilization Ordinance does
not represent a conclusion on my part as to whether or not the ordinance is applicable to the Ranch
Mobile Home Park. instead, the analysis was undertaken with the assumption that the Ordinance is
applicable to Ranch.
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M E M O R A ND UM
City of Thousand Oaks e Thousand QOaks, California

Community Development Department

TO: Rent Adjustment Commission
FROM: Community Development Department
DATE: February 7, 2011

SUBJECT: Supplemental Packet # 2 / Rent Adjustment Application for Ranch
Mobile Home Park.

Supplemental Packet #2 includes two documents received today for your consideration
regarding the Rent Adjustment Application for Ranch Mobile Home Park. These
documents are identified as:

1) SUPPLEMENTAL BRIEF OF TENANT'S ASSOCIATION IN SUPPORT OF
JURISDICTIONAL OBJECTIONS TO DETERMINATION OF RENT INCREASE
APPLICATION BY RENT ADJUSTMENT COMMISSION and cover letter dated
February 7, 2011 received from Mr. John A. Taylor Jr. (Horvitz & Levy LLP); and,

2} DECLARATION OF MICHAEL E. MCCARTHY IN REBUTTAL OF TENANTS
EXTERT PRESENTATION dated February 7, 2011 received from Mr. Boyd L.
Hill (Hart, King & Coldren).

CTO 02042
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* HORYITZ & LEWY LLF
. 70 VENTURA BOULEVARD
VIA MESSENGER {8THFLOOR
ENDIHNG, SALIFORMIE 5Y438-3000
. T 89 L0
City Clerk’s Office F 818595 3157

Ci‘cy of Thousand Oaks W HORYITELEVY.COM

2100 Thousand Oaks Boulevard
Thousand Oaks, CA 91362

He: KA 2016-02- Reni Adjustment Application for Ranch Mobile Home
Park submiited by A.V.M.G.H. Five, Lid.

Dear City Clerk:

In connection with the continued hearing scheduled at 6 p.m. today in this
matter, enclosed are an original and 10 copies of a “Supplemental Brief Of Tenants’
Association In Support Of Jurisdictional Objections To Determination Of Rent Increase
Application By Rent Adjustment Commission.” As noted on the proof of service, the
brief has aiready becn served by e-mail on the City Attorney’s office and counse! for

AV.M.G.H. Five, Ltc.

Finally, Christopher Norman, the Assistant City Attorney, has requested that
the briefs be forwarded by your office to Russ Watson.

Very truly yours,

John A, Tayior, dJr.

JAT:mmg
Enclosures
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CHANDRA GEHRI SPENCER,
A PROFESSIONAL LAW CORPORATION

CHANDRA GEHRI SPENCER (Bar No. 184010) UNFEB~7 AM 9: 43

445 South Figueroa St., Suite 2700

Los Angeles, California 90071-1601 CITY CLERK DEPARTMENT

(213) 489-6826 « FAX: (818) 597-3288 CITY GF THOUSAND CAKS

HORVITZ & LEVY LLP

DAVID S. ETTINGER (Bar No. 93800)
JOHN A. TAYLOR, JR. (Bar No. 129333}
15760 Ventura Boulevard, 18th Floor
Encino, California 91436-3000

(818) 995-0800 » FAX: (818) 995-3157

CALIFORNIA RURAL LEGAL ASSISTANCE, INC.
EILEEN MCCARTHY (Bar No. 99937)

338 South A Street

Oxnard, California 93030-5805

(805) 483-8083 « FAX: (805) 483-0535

ILENE J. JACOBS (Bar No. 126812)
511 D Street, P.O. Box 2600
Marysville, California 95901-5525
(530) 742-7235 « FAX: (530) 741-0854

Attorneys for
ASSOCIATION OF RANCH TENANTS

CITY OF THOUSAND OAKS
RENT ADJUSTMENT COMMISSION

IN RE: RANCH MOBILE HOME PARK,

COMMISSION

Date:  February 7, 2011
Time: 6:00 p.m.

SUPPLEMENTAL BRIEF OF TENANTS’
ASSOCIATION IN  SUPPORT
JURISDICTIONAL OBJECTIONS TO
DETERMINATION OF RENT INCREASE
APPLICATION BY RENT ADJUSTMENT

OF

SUPPLEMENTAIL BRIEF OF TENANTS’ ASSOCIATION IN SUPPORT OF JURISDICTIONAL OBJECTIONS
TO DETERMINATION OF RENT INCREASE APPLICATION BY RENT ADJUSTMENT COMMISSION
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Government Code, § 65915 ... i i 2
Miscellaneous

9 Miller & Starr, Cal. Real Estate

B ed. 2007) § 2537 e evereeeeeereeseeeseeeeeeeeeeeeseee e s seeess e seeeseeeseeeseeese s eeneeee 2
Thousand Oaks Municipal Code, § 5-25.03, subd. (€) .ccccvvvrveeeeeeiieieeeee, 1
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INTRODUCTION

In its brief previously filed in connection with the January 24, 2011 hearing in this matter, the
Association of Ranch Tenants (the Tenants) explained that the Rent Adjustment Commission’s
jurisdiction is limited to carrying out the provisions of the Mobile Home Rent Stabilization Ordinance
or of any ordinance regulating rents in apartment complexes. (Thousand Oaks Mun. Code, § 5-25.03,
subd. (¢).) The Tenants further explained that the Board’s jurisdiction does not extend to Ranch
Mobile Home Park, because rent increases at the park are not governed by the Ordinance, but rather
by a resolution the City Council enacted specially for Ranch Mobile Home Park (Resolution 84-037)
that limits the maximum annual rent increase for tenants to four percent.

At the January 24 hearing, counsel for Ranch Mobile Home Park A.V.M.G.H., Ltd. (Ranch)
responded to the Tenants’ jurisdictional objections by arguing that Government Code section 65915
(section 65913) contains a 30-year “sunset” provision applicable to the low income residence
conditions and rent restrictions that Ranch agreed to in 1977, when it received zoning changes and
developmental fee waivers from the City that permitted Ranch (or its predecessor) to build the park.
As explained below, section 65915 does not contain any such “sunset” provision, nor would the
statute have any application to Ranch Mobile Home Park even if it did.

Ranch has also argued (in a legal memorandum attached to its original rent adjustment
application) that Resolution 84-037 is unenforceable because it qualifies as a zoning change, and
because zoning provisions regulating the use of land must be adopted by ordinance rather than
resolution. That argument rests on a false premise—that Resolution 84-037 changed the zoning for
the property. As explained below, Ranch agreed to the rent increase restrictions in connection with
obtaining a conditional use permit to develop the park, and City of Sausalito v. County of Marin
(1970) 12 Cal.App.3d 550, 564 (City of Sausalito), the only case cited by Ranch, explains that a

conditional use permit is administrative in character and does nof require legislative action.

1
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LEGAL ARGUMENT
L THE GOVERNMENT CODE DOES NOT IMPOSE ANY 30-YEAR LIMITATION ON

RESOLUTION 84-037.

During the January 24, 2011 hearing, and in response to the Tenants’ jurisdictional objections
to the Rent Adjustment Commission proceedings in this matter, Ranch’s counsel reiterated an
argument previously asserted in a memorandum attached to its application for a rent increase—that
“Government 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,” and “[t}herefore
the City’s low income residence and rent restriction conditions expired by operation of law in 2007,
30 years after they were adopted in 1977.” (Ranch RAC Application, attachment 10, p. 5.) Ranch’s
argument has no merit for three independent reasons.

First, the statutory 30-year period for “continued affordability” applies only when the city has
awarded a “density bonus” in return for constructing low-income housing' and that did not happen
with Ranch Mobile Home Park. * ‘[D]ensity bonus’ means a density increase over the otherwise
maximum allowable residential density as of the date of application by the applicant to the city,
county, or city and county.” (Gov. Code, § 65915, subd. (f), emphasis added; accord, 9 Miller &
Starr, Cal. Real Estate (3d ed. 2007) § 25:37, p. 25-158.) Here, the City’s development permit did not
grant any density bonus, but did exactly the opposite—it decreased the applicable density
requircments to allow the construction of a trailer park that was /ess dense than the zoning
classification for the property. (6/24/74 Planning Dept. Staff Report, pp. 2 [“The proposed zoning
would be of a consistent (or even lower) density with the Land Use Element, which recommends ‘high

density residential’ ” (emphasis added}], 3 [“the zone change, if approved, would reduce the traffic

Y The sole reference to any 30-year period in section 65915 is found in subdivision (c)(1), which
provides in pertinent part:

An applicant shall agree to, and the city, county, or city and county shail ensure,
continued affordability of all low- and very low income units that qualified the
applicant for the award of the density bonus for 30 years or a longer period of time if
required by the construction or mortgage financing assistance program, mortgage
insurance program, or rental subsidy program.

2
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generation potential of the subject property”] (see attachment A hereto).) Therefore, even if section
65915 did impose a 30-year time limit on rent increase restrictions where a “density bonus’ has been
granted, it would have no application here.

Second, Resolution 84-037 was adopted in 1984. Ewven if section 65915 did contain an
applicable 30-year “sunset” provision (it does not), the resolution would remain valid through 2014,

Third, section 65915 actually does nor contain any 30-year cut-off on all “affordability
conditions,” as Ranch contends. The statutory language (see ante, fn. 1) merely sets a floor, not a
ceiling, on the duration of certain affordability conditions. It ensures a minimum 30-year period for
such conditions where the statute applies, but does not mandate any expiration of such conditions after
30 years as Ranch contends. Had the Legislature intended what Ranch wishes, the Legislature would
have said so, such as by providing that “after the expiration of 30 years, an applicant shall no longer
be required to ensure the affordability of all low- and very low income units that qualified for the
award of the density bonus.” Indeed, Ranch does not cite a single authority interpreting section
65915, subdivision (c)(1), as providing a sword for landlords to wield against tenants of low income
housing. If the Legislature sad provided landlords with such a powertul weapon, allowing them to
recapture low-income units after 30 years in order to begin charging market rents, one would
reasonably expect to see extensive use of that provision, and extensive discussion by commentators
and in reported decisions regarding its intended reach. But as far as we can determine, no case or
treatise has ever interpreted section 65915, subdivision {c)(1), in the manner proposed by Ranch.
IL. RESOLUTION 84-037ISNOT INVALID FOR FAILURE TO PROCEED BY WAY OF

ORDINANCE.

In its memorandum analysis, Ranch also argues that Resolution 84-037 cannot be enforced
because state law requires “legislative zoning provisions regulating the use of land be adopted by
ordinance rather than resolution,” and that, “[b]ecause the practical effect of Resolution 84-037 was to
rezone the Ranch, it was invalid for failure to proceed by way of ordinance as required by State law.”

(Ranch RAC application, attachment 10, p. 5, citing City of Sausalito, supra, 12 Cal.App.3d at p.

566.)

But as noted in City of Sausalifo—the very case Ranch cites as support for this argument—*‘a

3
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conditional use permit . . . ordinarily does not require legislative action amending an underlying
zoning ordinance because the act of granting such permit is administrative in character and does not
involve a change in the ordinance.” (City of Sausalito, supra, 12 Cal.app.3d at p. 564, emphasis
added; see also Hawkins v. County of Marin (1976) 54 Cal.App.3d 586, 591 [“it is a widely accepted
rule that the issuance of a conditional use permit does not amount to a zoning change, and hence need
not be effected in compliance with rezoning procedures™|; Essick v. City of Los Angeles (1950) 34
Cal.2d 614, 622-623 [rejecting contention that issuance of a conditional use permit authorizing the
location of a cemetery in an R-1 zone constituted a zoning change]; Case v. City of Los Angeles
(1963) 218 Cal.App.2d 36, 40 [validating permit that allowed the construction of an apartment
complex in an R-1 zone].) That is precisely the situation here. The original rent increase restrictions
at the park were implemented in 1974 when the City approved a TPD permit for the property (TPD
74-6) and thereby allowed construction of the mobile home park.” (See Ranch RAC Application,
attachment 3, appen. E, exh. A [condition 27]; 12/6/10 Staff Report, p. 5.) Resolution 84-037,
subsequently adopted by the City Council in 1984, did not change the zoning for the property, but
merely implemented a new formula that was more favorable to the owners than the original use
permit.

Nor does the City of Sausalito decision provide any support for Ranch’s contention that “the
practical effect of Resolution 84-037 was to rezone the Ranch,” requiring an ordinance rather than a
resolution. In that case, the County board of supervisors adopted by resolution a master plan that
“amounted to a full-scale rezoning” of a piece of land exceeding 2,000 acres in size. (City of
Sausalito, supra, 12 Cal.App.3d at p. 562.) The master plan “excluded agricultural uses from the tract

where the interim classification had permitted them™; “provided for 800 acres of apartments . . . where

2 Ranchrightly does not challenge the validity of the TPD permit that made development of Ranch
Mobile Home Park possible in the first instance. (See Scrutton v. County of Sacramento (1969) 275
Cal.App.2d 412, 419 [approval of landowner’s application to rezone property from agricultural to
multiple family residential “represented ‘spot zoning” of an individual parcel” that “is valid when
long-term changes in the neighborhood have created conditions compatible with the proposed new

use”].)
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the interim classification had permitted single-family residential structures only”; “supplanted the
limited commercial uses permitted by the interim classification with intensive and varied commercial
uses of 529.8 acres”; and “permitted industrial use of 175 acres . . . where the interim classification
had not permitted industrial use at all.”” (/4. at p. 563.) The court concluded an ordinance rather than
a resolution was required because “[t]he board’s adoption of these proposals in the master plan
brought the situation within the rule . .. that such ‘change or alteration in the actual physical
characteristics of the district and its configuration amount to a rezoning of the district and may only be
accomplished pursuant to the provisions of the state statutes and the local ordinances consistent
therewith providing for zoning and rezoning.” ” (Ibid.)

Here, by contrast, Resolution 84-037 merely implemented a rent increase formula more
favorable to Ranch than the formula it had originally agreed upon, and did not change the underlying
zoning for the property, or alter its physical characteristics or its configuration. No legislative action
was therefore required.

Finally, even if Ranch were correct that Resolution 84-037 is invalid because it was not
enacted as an ordinance, that would merely mean that any rent increase would be limited to the 11
percent “return on investment” formula in condition 27 of TPD 74-6 which, as noted, is far less
favorable to the landlord than the annual four percent maximum increase subsequently permitted by
Resolution 84-037. 1f Ranch’s owners wish to stipulate that condition 27 governs rent increases at the
park rather than the more favorable (to Ranch) resolution, the Tenants obviously would not object to
that approach. However, even such a stipulation would not give the Rent Adjustment Commission

any jurisdiction in this matter, since TPD 74-6, and not the Rent Stabilization Ordinance, would

govern rent increases at the park.
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1 CONCLUSION

2 For all the foregoing reasons, Ranch’s arguments regarding why Resolution 84-037 no longer
governs Ranch Mobile Home Park are without merit. Because the park is governed by that resolution,
and not by the Rent Stabilization Ordinance, the Rent Adjustment Commission has no jurisdiction in

this matter, and should either reject the pending rent adjustment application altogether, or refer it to

&S R W

the City Council for consideration.

February 7, 2011 HORVITZ & LEVY LLP
DAVID S. ETTINGER
JOHN A. TAYLOR, JR.
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MENO
: . City Council
FROM: Planning Department
SUBJECT: '7-74-339 (Chet Wyckoff) -
DATE: August: 23, 1978

Tﬁelattééhed.Sfaff Reporf was_ﬁresentedréo_éhe,Pfanning Cpmﬁiésionl.

on this subject zane change application to reb]assify aﬁﬁroximate1y w:‘f
: 15 acres of Iand located on the north s1de of Los Feliz Drave |

appr0x1mate1y 330 feet west of Coneso Schoo] Road from RPD 15U to

T-p-9, | o -

‘Based on this Staff Report and on the statements received at the L
Public Hear1ng of July 22, 1974, the Plann1ng Comm1ss1on (by a -
4 to D vute) recommended that the subJect property he TEC]&SS1fled

from-the RPD-15U zone to the T-P-D zone. ..

PhiTip &/ Gatch
Planning Director

PEG:pb

Attachments
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PLANNING DEPARTMENT
STAFF REPORT

Meeting of July 22, 1974

T0: Planning Commission

FROM: Planning Department

REPORT: Z-74-339

APPLICANT: Chet Wyckoff

FILED: June 24, 1974

ggggggi: A request. for a change of zone from RPD-15U to TPD {Trailer

Park Development} has been filed for-a 5-acre site located
on Los Peliz Drive, approximately 325 feet west of Conejo
School Road.

USE: The subject property is mostly vacant, except for approxl—
mately two single-family homes and an area used for' equip-
ment storage.

PARCEL SPECIFICATIONS: The subject property consists of 5 acres and is
generally rectangular in shape, measurang 305 feet by
675 feet.

STREET: SPECIFICATIONS: Los.Feliz Drive has a 40-foot right-of-way;.with
approximately 26 feet of paving adjacent to the sybject
property.

ADJACENT: ZONING: Adjacent zoning is R-3 to the east, RPD-15U to the south and
: west, and R-1-10 and R-E:.to the north.

ADJACENT_LAND. USES: Adjacent land uses include vacant Tand and single-family
homes to the east,=south and north and apartments to the.
west.

PREVIOUS CASES: Relevant previous cases include Z-72-220, which approved a
change of zone on the subject property from R-E-1Ac to
RPD-15U, RPD-72-100 and Tract 2293, which authorized construc-
tion of approximately 73 condominiums and apartments on the
subject property. This RPD and tract have since expired.

GENERAL - PLAN- RECOMMENDATION: The Land lse Element of the General Plan desig-
nates this area as "high density residential."”

EVALUATION: A request for a change of zone from RPI-15U to TPD has been
filed to facilitate development of a mobile home park on a
5-acre site located immediately easterly of the Casa de Los
Feliz apartments,; on the north side of Los Feliz Drive about
350 feet west of Conejo School Road. The subject property is
nearly Tevel and has numerous mature trees, including three
pak trees.

Trailer Park Development Policies

+ The Thousahd Oaks General Plan states that "mobile. home parks
should be Tocated in the appropriate topographic setting."”
This policy has been generally construed in the past:- to mean
that the parks should be Tocated in visually isolated areas,
particularly with respect to freeways and detached-home
subdivisions. * The: sibject property has-only sorie of thesé
attributes. It is partially. visible to: the Ventura Freeway
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and -abuts.a:single-family subdivision on.a 75-foot stretch of
its_northerly boundary and a single home near its easterly
boundary. Therefore, it is questionable.whether or not
this site can be determined to compTy with this General

Ptan policy.

Land Use E1ement_of.the-Genera1 Plan

The: proposed:2oning would be of -a consistent {or even lower)
density with' the Land Use- Element; which: recommends "high
dénsity residential."”:~ While 'mobile home’parks usually
deyelop: at about'7- 10-units per acre, the applicant plans
to submit an:application for a TPD permit to facilitate a
Tower-income: park at-about:17 uynits per acre. This would
require deviation from the requ1rements of the TPO zone,
which would ‘have 'to be considered in conjunction with the
TPD permit application. In general, though, any mobile
home .density would be consistent with the Land Use Element
of ‘the General Plan.

Site Size

The TPD Zone specifies ‘that- "a trailer park: shall have a
-minimum- gross -site area of ten (10} acres™ (Section’ 9-4.2004
of the Municipal Code) In that -the subjéct property contains
only 5 acres, thereis a conflict with this code provisgion.
Under Section 9-4.2004, however, the P1anning Commission is
aythorized to waive that requ1rement in granting a TPD. If
the-Planning Commission, in its evaluation of this case,
.does'.not feel a waiver-of the site:size would be worth
considering, then Z-74-339 should be denied. -

The Planning Department .would recommend; however, that if
mobile home parks can be considered for this portion of town,
that sites: smaller than ten acres be utilized to provide a
better integration with other developments and because of the
geheral lack of suitably zoned sites over ten acres in size.

Need .for TPD Zdhing

The General Plan recommends that. 3-4% of the Valley's antici-
pated 1985 housing’ stock of 33,000 units would be an.appropriate
proportion of .mobile homes: This would be about 1,000-1,200
units. Presently, there are approximately 830 existing or
approved mobile home spaces within the Pianning Area.

Most existing mobile home parks in the Valley are full or nearly
full, with the exception of Vallecito, on 01d Conejo Road, which
presently has only 50% of its 302 spaces occupfed. This park
has been in existence for abaiit 2 years.

While no specific development permit application is before the
Planning Commission at this time, the applicant has indicated
that he wishes to construct a trailer park which would provide
housing for lower-income groups, particularly senior citizens
Presently, this: kind of housing is not available in any signi-
ficant quantity; in fact, a recent commercial development
required a loss of 20 °spaces in a smaller fnexpensive park.

““Enyironmental Impact

The-Ptanning Oepartment ‘has made a Negative Declaration for
Z-74-339 on the basis that the change of zone from RPD-15U

to TPD would not result in any increased demands on service
systems, fncluding circulation. Furthermore, the existing
topography of the site {s generally without significant aesthetic
character; and:existing major trees could be preserved in a
trajler park deyelopment.

- _2 -
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Although. the zone change, if approved, would reduce the
traffic generatlon potential of the subject property as .
outlined in Table 1, below, future-traffic volumes on Los
Feliz Drive have been a matter of concern for many. years.
The method generally agreed upon to reduce future traffic
problems, particularly at the intersection of Los Feliz
Drive and. Erbes Road, is-to construct a new access road from
Los Feliz Drive to either Thousand Oaks Boulevard or Erbes
Road: To this-end,. a condition was placed on the previous
tract ‘on the subject property that it would become a part
of an aSSessment district to provide an-additional access
route.

Table 1 ‘
Comparative Traffic Generation
; _ Daily Daily
c;tegorg Acres -Units/Acre Units Tr1ps/Un1t Trips
RPD-15U 5 15 75 6~ 91 450-625
TPD 5 - 810 45-50 5, 42 240-270

1Sources: California Department of Transportation and
' Weber Associates.

250urce: California Department of Transportation.

Since the app11cant has indicated that-he will apply for a
reduction in the requirements for lot area per mobile home

to facilitate approximately 17 trailers per.acre {or B5 total),
we have evaluated potential traffic fmpact at that density as
well. BS mobile homes” would produce approfimately 460 daily
trips-.at 5.4 trips per unit. - However, if such a density
occurred, the park would probah]y*be inhabited mainly by

older people and pedple with: Tower- incomes, both of -which
groups have lower levels of vehicular traffic. Thus, traffic
generation potential would probably be considerably lower than
460 daily trips, probably more in 1ine with the 240-270 projected
in Table 1 for a more typical TPD density.

COncTusion:

The subject property only comp11es with some of the: C1ty s criteria
for. traileripark: Tocation; howevergcsince the proposedizgning and
the corresponding permit are submitted to pravide for lower-

income housing for Senior Citizens, these deviations might be
appropriate based upen the specific set of circumstances and
providing the property owner guarantees, in an appropriate

manner, to the City that this park will be used for this stated
purpose.

In addition, since the TPD Ordi{nance requires a six-foot high
block wall around the project, the Planning Department is further
of the opinion that a-trailer park at-this-location could be

made compat1b1e'with the surrounding neighborhood, particularly

if existing major trees on the site are preserved and new trees are
planted withfn and around the park.

A waiver of the site size requirement of ten acres also is
appropriate at this location, not only because. a 5-acre site
would have fewer total units then a 10-acre site, but-because
the scale of other developments in the area {such as nearby
apartments and trailer parks) 1is more .on the order of 5-acre.
sites than 10-acre sites. Parcel sizes in this part of town
usually are substantially less than 10 acres.

-3-
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It should.be pointed out that at the -zone change stage, there
is no authority to grant waivers or variances of Municipal
.Code conditions, ‘This can only be done'within the Planning
Commission's review authority of a TPD:permit application,
which wi1l follow if .the zone change is. approved.

RECOMMENDATION:- The Pianning Department recommends-that 2-74-339 be recommended
: to the City Council for a change of zone from RPD-15U to TPD.

Prepared by:

n-C. Prescott
ssocidte Planner

Submitted by:

~ Philip . Gatc
Planning Director

PEG:JCP:gem
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PROOF OF SERVICE

STATE OF CALIFORNIA, COUNTY OF LOS ANGELES

At the time of service, I was over 18 years of age and not a party to this action. I
am employed in the County of Los Angeles, State of California. My business addressis
15760 Ventura Boulevard, 18th Floor, Encino, California 91436-3000.

On February 7, 2011, I served true copies of the following document(s) described
as SUPPLEMENTAL BRIEF ON TENANTS’ ASSOCIATION IN SUPPORT OF
JURISDICTIONAL OBJECTIONS TO DETERMINATION OF RENT
INCREASE APPLICATION BY RENT ADJUSTMENT COMMISSION on the

interested parties in this action as follows:

SEE ATTACHED SERVICE LIST

BY E-MAIL OR ELECTRONIC TRANSMISSION: I caused a copy of the
document(s) to be sent from e-mail address mgandola@horvitzlevy.com to the persons
at the e-mail addresses listed in the Service List. I did not receive, within a reasonable
time after the transmission, any electronic message or other indication that the
transmission was unsuccessful.

BY MAIL: 1 enclosed the document(s) in a sealed envelope or package
addressed to the persons at the addresses listed in the Service List and placed the
envelope for collection and mailing, following our ordinary business practices. I am
readily familiar with Horvitz & Levy LLP’s practice for collecting and processing
correspondence for mailing. On the same day that the correspondence is placed for
collection and mailing, it is deposited in the ordinary course of business with the
United States Postal Service, in a sealed envelope with postage fully prepaid.

I declare under penalty of perjury under the laws of the State of Califorma that
the foregoing is true and correct.

Executed on February 7, 2011, at Encino, California.
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Milli Gandola




SERVICE LIST

Patrick J. Hehir

Christopher G. Norman

City Attorney’s Office for Thousand Oaks
2100 Thousand Oaks Blvd.

Thousand Oaks, CA 91362

(805) 449-2172 *FAX (805) 449-2175
phehir@toaks.org

cnorman@toaks.org

Boyd L. Hill

Hart King & Coldren

200 Sandpoint, 4th Floor

Santa Ana, CA 92707

(714) 432-8700 - FAX (714) 546-7457
bhill@hkelaw.com

Attorneys for Rent Adjustment
Commussion; City of Thousand Qaks

Attorneys for Ranch Mobile Home Park
AV.M.G.H., Ltd, and Andrew Hohn
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DECLARATION OF MICHAEL E. MCCARTHY
IN REBUTTAL OF TENANT EXPERT PRESENTATION

I, Michael E. McCarthy, declare as follows:
L. I am a partner of Anderson & Knuf, LLP (hereafier “Anderson & Knuf”

and/or the “Firm™), and am a Certified Public Accountant licensed by the State of
California, The factual matters set forth herein are personally known to me to be true,
except those matters set forth on information and belief; and as to those matters, [ am
informed and believe them to be true. If called upon to do so, I could and would
competently testify as to the truth of the factual matters set forth herein. The opinjons set
forth herein are based on my professional experience as an accountant and in reviewing
and analyzing mobilehome park income and expense information to establish
maintenance of net operating income rent increases in rent controlled jurisdictions. I
have performed fair return analysis for approximately two dozen parks and testified at
approximately eighteen rent control hearings over the last twelve years as a forensic
accounting expert on the interpretation and application of rerit control ordinances based
on mobilehome park income and expense data,

2. The Rent Adjustment Commission (RAC) for the City of Thousand Oaks
held a continued hearing for the Ranch Mobile Home Park January 24, 2011 in the City
Council Chambers. At that hearing, the residents presented their case opposing the both
the staff recommendation and the owner’s application for a discretionary rent increase.
As part of the residents’ presentation, testimony and Analysis of Income Expenses for
2009, (the “Analysis™} among other exhibits were provided by the Certified Public
- .Accountant employed by the residents, Randi Sorensen, (the “expert™) in support of the
residents’ position. |

3. The Analysis as presented by the expert is flawed in many general and
specific aspects which are enumerated below. |

4, The structure of the Analysis is to list revenue and expenses as submitted

McCarthy Rebutial Declaration
February 7, 2011 Ranch Rent Adjustiment Hearing
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by the owner, and then “filter” many of the expenses through four general adjustments: 1)
Removal of expenses purportedly not “allowed” under the guidelines, 2) Adjustment #1
less corrections to the three year averages used by the owner, 3) Adjustments #1 and #2
less corrections for “Industry Standards™ and 4) Adjustments #1, #2 and #3 less

limitations for administrative expenses at 8%. These adjustments are inappropriate for

the following reasons:

a. “Unallowed” expenses under the guidelines: The expert attempts

to use expenses enumerated in RAC-2 and RAC-5 as exclusive, and seeks to disallow any
expenses not specifically listed. I believe this approach is inconsistent with the
guidelines, which do not exclude any of the expenses the owner is claiming. I cite RAC-
2 §2.08(c)(7) which allows “Other Operating Expenses” and RAC-2 §2.08(g) allows
“QOther Payroll Expenses™ as examples of the tone of the guidelines. In general, the
guidelines allow reasonable and ordinary expenses, and only speciﬁcaliy exclude those
enumerated expenses which are inconsistent with the Maintenance of Net Operating
Income method, such as debt service interest, depreciation, and reimbursed expenses.

b. Corrections of three year averages: In general, these adjustments

do not take into account factual evidence regarding the nature and history of these

expenses which will be summarized below.

c, Adjusting for industry standards: The expert provided her

recollection of mobile home park industry standards provideci by Jan Taylor and Taylor’s
resume, Jan Taylor did not attend the hearing and therefore could not testify. The expert
did not provide a written statement by Taylor, a citation to published standards, a table of
standards, or any other evidence to back up her assertion of industry standards. Such
evidence cannot be presented because such standards do not exist.

Over approximately the last twelve years, encompassing analysis and/or
testimony in nearly two dozen rent adjustment applications, I have not found in my

research, in staff reports, in appraisal reports, or in reports of other fair return experts, of

McCarthy Rebutial Declaration
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revenue and expense standards of any kind regarding the operation of mobile home parks.
I submit that such standards would be impossible to determine and apply (even with a
perfectly accurate database) because of the diverse nature of the thousands of parks
operated across the United States, governed by statutes and case law unique to each of the
fifty states, and the housing and rent control ordinances of thoﬁsands of subdivisions of
the states such as counties and municipalities.

d. Limitation of management and administrative expenses to 8% of
revenue: First, this standard is applied too broadly by the expert, basically seeking to
exclude all but $9,434 of $53,736 in M&A expenses. RAC-2 §2,11 specifies the 8%
limitation in cases where the “landlord performs management or administrative functions
or self-labor”. This niot the case here, where a professional management company and its
employees, oversee daily operations. Second, considering there has only been two rent
increases in approximately 30 years, the 8% standard, as applied by the expert, yields an
unrcasonable result. Rents on which the calculation is based are artificially low and

result in an unreasonably low and unrealistic expense.

e. Specific expenses; Citing RAC-2 and RAC-5, the expert disallows

auto expense ($307), meetings and seminars ($679), travel ($868) and water and sewer
($10,039) and Gas ($491). The auto, meetings, and travel expenses are reasonable and
therefore allowable under the guidelines, which also do not specifically exclude these
expenses. The water and sewer expense is the net of the water and sewer revenue,
$21,990, and the actual bills paid by the owner, $32,029. 2009 was the first year water
and sewer were sub-metered to the residents. The gross water and sewer expense is
consistent with the two previous years. The net expense represents water and sewer costs
incurred by the owner for the common area, and is therefore allowable. The gas expense
is the net of cubic fect used by the park less cubic feet charged to the residents under sub-
metering. Therefore the excess, times the cubic foot cost, is the common area expense —

used mainly in the laundry for gas. On a monthly basis, gas expense is reasonable — less

MeCarthy Rebuttal Declaration
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than $41 per month.

Citing corrections to the three year averages, which are used by the owner to
normalize operating expenses for normal annual fluctuations of expenses, the expert
reduces billing, office, rent and legal and accounting expenses to a fraction of those
submitted by the owner. In the cases of the billing service and office expenses, the
owner used three-year averages that are based on actual expenses paid to third parties for
goods and services,

The legal and rent expenses claimed by the owner are not purely three-year
averages. Legal expenses are also based on actual expenses, with an allocation of $4,617
per month for accounting expenses performed by a CPA firm. On a monthly basis this
allocation is reasonable - less than $385 per month for accounting services, including tax
preparation.

The owner rents a unit for the on-site manager from a third party for $350 per
month ($4,200 per year as claimed) — hardly an excessive rent expense amount for

housing the manager.

Citing industry standards, the expert reduces salaries and wages and property

management fees, and eliminates rent expense. As discussed above, industry standards

have no application here because they do not exist. The expert reduces salaries to $800
per month — hardly a reasonable wage — and bases property management on a fixed
percentage that is less that the residents claim is the guideline of 8%. As explained
above, the rent expense is a hard dollar cost paid to a third party and is minimal.

In my opinion, the expenses claimed be the owner on the rent cc;ntrol application
are consistent with the guidelines, and consistent with the correct calculation of the
Maintenance of Net Operating methodology for computed adjustments to the rent. Those
expenses should not be adjusted because they are reasonable and provide a true analysis

of expenses the park incurs.
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I declare under penalty of perjury under the laws of the State of California that the
foregoing is true and correct to the best of my knowledge. Executed this 7th day of
February, 2011, at Santa Ana, California.

Michael E. McCarthy
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Supplemental Material

submitted at meeting

City Staff's PowerPoint
February 7, 2011
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air Return

¢ Range of indexing Pre
— Indexing at 50% of CPI';

ALTERMATIVE MNOI SPACE RENT CALCULATIONS
OVER AND ABOVE EXISTING SPACE RENTS
MNO! Calculations
Base Year Using City Appraiser's VYalues

Percent of CPi Increase
Basa Year

50% 75% 100%
1979 $206.30 $282.48 $318.66
1982 $207.10 $252.89 $297.47
wiexpense adjusiment $151.95 5234.18 $276.37
1999 $283.94 $304.76 $325.58
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3
CTO 02069



CTO 02070

Appropriate B
Base Year Adjus Expenses

Rate of Indexing

(intentionally left blank)




CALCULATIONS PRESENTED FOR
COMPARATIVE PURPOSES ONLY

Amount of Increases

Comparable Current Controlled Rent — 2009
$267.00

Total of Allowable Annual Increases Over Current Rents

Rent Stabilization $162.00
Resaolution 84-037 $147.67

5
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Minutes (Unadopted)
Meeting February 7, 2011
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MINUTES OF THE

ClTY OF THOUSAND OA_KS
MEETING OF FEBRUARY 7, 2011

~ Call to Order:

The rheétihg of the Rent Adjustment Commissio
Wertheimer at 6:00 p.m. in the Board Room,
Thousand Oaks, California.

 Roli Cali:

- Commissioners Present: Chair

“Senior Pianner Hatcher.
"ASSlstant Analyst Oshita -

Community Developmer
Assnstant City Attorney', hir.

' ts,l Co’ntjﬁUances:‘

. material ~ Recei\_/_ed. .

Minutes:

Sr. Recordlng Secretary Vaudreuﬂ :

Motzon bv Commissioner Fe!dman passed (5- 0) to approve Mmutes of Januarv 24 201 1

R Specnal Meetinq

Department Reports: None

" cdd:430-40/wll/cdd/raci2011/02-7-11MN
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Public Hearing: (Continued from January 24, 2011).

- Case: Ranch Mobrle Home Park Rent Adjustment Appl:catron iRAA 201&«03}

Public Testimony

- Barbara Browh, Thousand Oaks, resident of Ranch Mobile Home Park; _

- Katy Parson , Woodland Hilis, realtor .

- Sgeakers:

. the Ranch Mobile Home Park tenants; and

' Chandra Spencer, Oak Park, attorney fo
~received authorlzatson by Commlssmners to al%' A
- Taylor. o

-rent adjustment appfic

Tom Packman, Thousand Oaks, resident of Ranch Mobile Home Park. |
Beryl Baidwin, Thousand Oaks, resident of Ranch Mobile Home Park.

Sorenson, accountant for
ert witness for Tenants.

Boyd Hill, Irvine, applicant's attorney, cross e

hn Taylor e

soc:atrcn of Ranch T nts asked and'
direct:!

docu_rhents provided in Supplemental Packet and
osition regarding purpose of applicants in submitting

Chandra Spencer addressed documents submitted in’ Supplemental Packet concerning
Dr. Baar's Supplemental Comments provides legal opinion or application of Guidelines

and Mr. McCarthy’s Deciaratron as prowdes addltlonal testimony concernlng current
: value of homes in park. : -

S Chris Norman, Assistant City- Attorney provided comments concernlng Dr Baars
" Supplemental Comments, responded to testimony provided since staffs presentation, -

- and provided overview of staﬁ recommendation and proposed resolution. Mr. Norman’s

-presentation included brief power point presentation of recommendation, including

: .cdd:4'30-40/_r\pv/l/cdd/ra0120.1'1I02-7'-1TM_N :
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B Maintenance of Net Operating Income form

e approvmg staff recommendation.

proposed 7% rate of return on unpaid rent increase during 5-year phase-in period. He
also responded to Commissioners’ questions.

Boyd Hill, provided rebuttai and ctos;ng remarks Mr. Hill responded to Commissioners’
?questsons _ o o -

 Chair Wertheimer Closed Public Hearing

Patrick Hehir, Assistant City Attorney, provided procedural direction to Commissioners,' ’

-summarizing jurisdictional authority and recommended Cemmission proceed in
discussion of the appllcat!on consnder ali testimony ar
on appllcatlon

nsus of a.pptying :
t application.

Commissicner Deiiberatibne, Quest_ions, Com
Patrick Hehir, Assistant City Attorney pro

) to adopt a

_- Motlon by CommlsswnerSllaCCi' :
obile Home Park in an amount

~ resolution granting a general rent i
- not to exceed $191.95 per space pel
- phase-in penod '

e Lloyd ‘Wertheimer, Chair
Rent Adjustment Commission

- Date Approved

cdd:430-40/wilicdd/raci2011/02-7-1TMN -

ppropnate render a demsmn
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Adopted
RAC Resolution 09-2011
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RESOLUTION NO. RAC 09-2011

A RESOLUTION OF THE RENT ADJUSTMENT
COMMISSION OF THE CITY OF THOUSAND OAKS
APPROVING A JUST AND REASONABLE RETURN
RENT INCREASE FOR THE RANCH MOBILE HOME
PARK.

WHEREAS, on June 16, 2010, an application was filed on behalf of the
Ranch Mobile Home Park (“Park") by the owner AVMGH Five, Limited ("Park
Owner"} under §5-25.06(b) of the Mobile Home Rent Stabilization Ordinance
("Ordinance”) requesting a rent increase of $587.45 per space, per month; and

WHEREAS, on September 30, 2010, City staff deemed fhe application
complete; and

WHEREAS, on October 8, 2010, .City staff mailed notice to each mobile
home owner or current resident of the Park that (1) a Just and Reasonable
application had been filed, (2) the amount of the requested rent adjustment, (3)
the date (December 8, 2010), time and place of the public hearing, and (4) where
information regarding the application could be obtained; and

WHEREAS, on December 6, 2010, a public hearing was held before the
Thousand Oaks Rent Adjustment Commission to consider the application.
Evidence and testimony was submitted by City staff. The hearing was continued
to January 24, 2011, where the applicant, legal representatives of the tenants of
the Park, and the public provided additional evidence and testimony. The
hearing was again continued to February 7, 2011 where additional public
testimony, evidence and testimony was received. The public hearing was closed
on February 7, 2011.

» NOW, THEREFORE, BE IT RESOLVED by the Thousand Oaks Rent
Adjustment Commission (“Commission”) as follows:

SECTION 1. Findings.

Based upon substantial evidence taken from téstimony received at the
hearing, both oral and written, the Commission makes the foilowing findings:

A. Background regarding Ranch Mobile Home Park

1. The current average monthly space rent in the Park is
approximately $133. In addition to paying space rents, the tenants pay for gas,
electricity, and sewer, but not water and trash expenses. The average total utility
cost for the residents of the Park is $69.25 per month per space.

CDD:430-45/H:/COMMON/Housing & RedevelopmentiRent ControiResos Ords and Staff Reports/Resos/RAC 09-2011
Page 1
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2. . In 1974, the Park was entitled to allow the construction of a 74-unit
mobile home park. Conditions of that approval required that the tenants be
lower-income seniors and that rental rates be established by the City.

3. in 1976, the Council approved a formula for calculating rents based
on an 11.5% rate of return on investment. in 1977 the current Park Owner
purchased the Park. Average initial rental rates were set at $119 per space per
month based on an initial investment of $500,000 with a rate of return of 11.5%.
At the time initial rental rates were set, the City did not have a Rent Stabilization
Ordinance.

4. In 1984, Council passed Resolution 84-037 authorizing a general
rent increase of 7% for the Park, but capping future increases to 4% based on a
revised formula. In 2001, Council approved a 4% increase under the formula
established in Resolution 84-037. These rent increases were not processed
under the Ordinance or the Ordinance as it existed in 1984. Prior to this
application, the Park Owner has not sought any other rent increases.

5. Based on the unique history of the Park, and as confirmed by the
appraisal of James Brabant dated November 19, 2010, (Staff Report, Attachment
#6), the Commission finds that the rental rates at the Park have never been
established at market rate at any time prior or during the Park’s history, including
prior to the initial adoption of the Ordinance in 1980.

B. Expert Analysis of Ranch Mobile Home Park Rent Increase
Application.

The City retained an expert on fair return issues, Dr. Kenneth Baar, to
prepare a fair return analysis (Staff Report, Attachment #5 at pages 96-154).
Based on Dr. Baar's resume (Staff Report, pages 146-154), the Commission
finds that Dr. Baar has the requisite expertise to render opinions regarding what
rents in this case provide a fair return to the Park Owner.

C. Provisions in the Ordinance and Requlations Governing Rent
Increases )
1. The Commission only has jurisdiction to consider “Just and

Reasonable Return” rent adjustment requests under the Ordinance and not
under Resolution 84-037, or any condition of entitlement of the Park.

2. The Commission has the iégal authority to consider the Park
Owner’s application for a rent adjustment based on the “Just and Reasonable
Return” standard under the Ordinance. The principal purpose of this provision is

CDD:430-45/H:/COMMON/Housing & RedevelopmentiRent Control\Resos Ords and Staff Reporls/Resos/RAC 08-2011
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to provide rent adjustments which meet constitutional fair return standards when
automatic rental increases fail to provide a fair return.

3. The Commission has promuigated and adopted detailed guidelines
(“Guidelines™) pursuant to the Ordinance implementing the “Just and Reasonable
Return” standard. These Guidelines are contained in resolutions RAC-2 and

RAC-5.

4. The Guidelines recommend the use of a maintenance of net
operating income standard (“MNOI standard”) to evaluate applications seeking
“just and reasonable return.” However, the Guidelines allow the Commission to

consider other approaches and methodologies.

5. The Park Owner has requested a rent adjustment based on the
MNOI standard.

6. Despite the fact that prior rent increases for the Park have been
based on a Rate of Return standard outside of the parameters of the Ordinance,
the Commission finds that the use of that standard under the Ordinance and
Guidelines in this case would be precedent setting. The Commission further
finds that the Rate of Return standard is circular in that park owners could set the
amount of investment, and therefore determine the rent levels. This method
would also unjustly favor recent purchasers of mobile home parks, while long-
term owners, who typically have a substantially lower initial investment by current
standards, would have lower returns. For these reasons, and those listed in Dr.
Baar's report dated November 30, 2010 (Staff Report, Attachment #5 at
pages135-138), the Commission rejects the use of the Rate of Return standard

for this application.

7. - The Commission finds that the MNOI standard is the most
appropriate methodology for considering the Park Owner's application because it
meets the constitutional fair return standard and is the preferred method in the
Guidelines. ‘

D. Analysis under the MNO! standard,

In order to perform a MNOI analysis a number of determinations must be
made, inciuding:

+ The applicable base year

» The amount of the base year rent

« The amount of the base year operating expenses

« The inflation adjustment factor applied to the base year net
operating income in order to determine what net operating
income is a fair net operating income in the current year

1. Designation of the Base Year.

CDD:430-45/H/COMMON/Housing & RedevelopmentiRent Control\Resos Ords and Staff Reports/Resos/RAC 092011
Page 3
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a. The Guidelines state that the base year shall be 1979 when
the financial information for that year is available, and when 1979 information is
not available the first year for which a park owner has financial records may be
used as a base year. (RAC-2, Secs. 3 and 4.)

b.. The Guidelines also vest in the Commission the discretion to
consider a base year other than 1979 for good cause. (RAC-5, Sec. 3.07)

C. The Park Owner was unable to provide data on actual
operating expenses and net operating income for the base year (1979). The
owner did provide aggregate expense data from 1982 (from a prior application in
1984) and complete segregated expense data from 1999 (from a prior application’
in 2000).

d. The Commission is persuaded that as a policy the
Guidelines should be adhered to the extent such adherence provides results that
are in keeping with the intent of the Ordinance and Guidelines. Therefore,
because of the lack of expense data, 1979 should not be the base year.

e, Although 1999 is the first year With complete segregated
expense data, because of the necessity of a “Vega” adjustment, it would be
difficult to determine what market rent, as opposed to comparable rent, would be
in 1999,

f. The Commission concludes that there is good cause to use
1982 as the base year since the Guidelines stipulate that base year should have
actual income and expense data for purposes of comparison. Despite the lack of
segregated expense data for this year, large expense items, excluding
management and administrative expenses which were not recorded expenses in
1982, appear to have increased at the rate of inflation as compared to 2009
(Staff Report, Attachment #5 at pages 118). Therefore, the Commission finds
that aggregate expense data from 1982 is sufficient for comparison with the
current year (2009).

2. Base Year Re_ntal Income

a. The Commission recognizes the case of Vega v. City of
West Hollywood 223 Cal.App.3d 1342 (1990} which stipulates that adjustments
to base year rents are constitutionally required for special circumstances in which
the base rent cannot reasonably be deemed to reflect general market conditions.

b. The Commission finds that the actual average rent in the
Park in 1982 was $119. The Commission further finds that the initial rents
established for the Park in 1977-($119) were not set by general market
conditions, but by conditions of approval which limited rents based on a rate of

-

CDD:430-45/H:/COMMON/Housing & Redevelopment\iRent Control\Resos Ords and Staff Reporls/Resos/RAC 09-2011
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return of the initial investment of 11.5%. The initial average rent remained
unchanged untii 1984. Based on the appraisal prepared by James Brabant,
dated November 19, 2010, the average market rent for the Park in 1979 was
$1560, and in 1982 projected comparable rent, as calculated by Dr. Baar, would
have been $178.50 (Staff Report, Attachment #5 at page 122)

C. The Commission concludes that the 1982 base rent should
be adjusted upward under the theory in “Vega” from the actual average rent of
$119 per space per month to $178.50 per space per month.

3. Base Year Operating Expenses

a. The Guidelines provide that management and administrative
expenses “must be calculated for both the base year and the current year at the
same percentage of actual income” and may not exceed 8% of the actual rental
income. (RAC-2, Sec. 2.11) :

b. Because the rents in this Park barely increased between
1982 and 2009, and an increase of management and administrative expenses
during this period would have been inevitable, it is not reasonable to project
management and administrative expenses as the same percentage of income in
the base year (1982) and current year (2009). It would be reasonable to project
that administrative and management expenses increased by the CPI.

b. In this case, the Park Owner reported that 1982 total
expenses were $34,424, and in 2009 total expenses were $97,452. Therefore,
operating expenses increased by 183% between 1982 and 2009 compared to
the 129.4% increase in the CPL. (Staff Report, Attachment #5 at page 118.).

_ C. The Park Owner admits that management tasks were
performed by the Park Owner until 2006, when off-site management was
employed. (Staff Report, Attachment #5 at pg 118, fn. 53.)

d. Consequentiy, the transfer from owner management to
management compensated by the owner is a change in how the cost is covered
from an accounting perspective, and not a cost increase equal to the current

cost.

e. Management and administrative expenses should be
imputed to the base year in order to avoid exceptionally low expenses in the
base year, which would result in an unjustified overstatement of the NOI for the

base year.

f. Because of the gap in available information, 1982 operating
expenses should be increased to a level which limits the rate of operating
expense increases from 198% to 2009 at the rate of increase of the CPI. Under

CDD:430-45/H:/COMMON/Housing & RedevelopmentiRent Control\Resos Ords and Staff Reports/Resos/RAC 03-2011
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this approach, the Commission finds that operating expenses should be adjusted
from $34,424 to $42,555 in 1982. The basis for this computation is set forth in
Dr. Baar's report (Staff Report, Attachment #5 at pg. 118), which is adopted and
incorporated into this resolution by reference.

4. An Inflation Adjustment of Base Period Net Operating Income

a.  Under the Section 5-25.06(b)(1) of the Ordinance, the
Commission has the authority to grant individual park rent adjustments if the rent
“otherwise permitted” does not provide for a just and reasonable rent.

b. California courts have upheld maintenance of net operating
income standards which provide for indexing net operating income at 40% and
50% of the percentage increase in the CPI since the base year.

C. The Guidelines do not provide a rate of indexing for the
MNOI standard. ‘ '

d: The Commission adopts the findings in Dr. Baar’s report
(Staff Report, Attachment #5 at pages 123-131) that the returns from a park
investment may be attractive when net operating income increases at less than
the full rate of increase in the CPI. Growth in net operating income provides the
Park Owner with appreciation in valuation as well growth in income in an
investment that typically is low-risk with a steady and consistent income stream.

e. The Commission concludes that indexing the net operating
income by 50% of the percentage increase in the CPI provides a “just and
reasonable return” to the Park Owner.

SECTION 2. Authorized Rent Increase.

A. The Park Owner is entitled to a rent increase of $191.95 per space
per month in order to obtain a just and reasonable return based on the findings in
SECTION 1 above. The basis for this calculation is set forth in 1982 Base Year
Table of Dr. Baar's report (Staff Report, Attachment #5 at page 133) and in the
table below.

CDD:430-45/H:/COMMON/Housing & RedevelopmentiRent Control\Resos Ords and Staff Reports/Resos/RAC 09-2011
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MNOI Fair Return Calculation

Base Year | Current Year
(1982) (2009)

Rental Income (excluding reimbursed utilities)
With Base Year Rent Adjustment pursuantto | $158,508 $117,920
MNQCI analysis

Operating Expenses adjusted pursuant to

MNOI analysis $42,555 $97,452
Net Operating Income $115,953 $20,468
Fair Net Operating Income (50% CPI Index) $190,917

(64.7% Increase over Base Year NOI)

Rent Increase Required
1 49
(Fair NOI — Actual Current Year NOI) $170,4

Rent Increase Required Per Space Per Month

(Park wide Rent Increase/(74 spaces x 12 $191.95
months)
B. The Commission finds that the authorized increase of $191.95 per

space per month is equivalent to a 144% increase over the current rents of $133
per space per month. Because of the magnitude of this rent increase, it would
place an unreasonable burden on the tenants of the Park if it were implemented
at one time. Therefare, this increase in rents shall be phased over a 7-year
period ($27.42 per year per manth). This phase-in requirement shall only apply to
spaces that are occupied at the time the initial rent increase becomes effective

under subparagraph D.

C. tn addition, to compensate the Park Owner for the delay in
implementing the full rent increase over a seven-year period, the Park Owner
shall also be entitled to a 4% annual return on the delayed rent increases which
shall be amortized over the 7-year phase-in period, and in addition to the $27.42
per space per month annual increase. The Commission finds that a 4% annual
return represents an appropriate rate of return comparable to other investments
of similar term and risk in the current interest rate environment. In addition to
the amount in Section B above, Park Owner is entitled {o add the following
interest on Deferred Rent to the rent per space per month:

Year Interest on Deferred Rent | Total Rent Increase
Initial increase $6.58 - ($164.53x4%) $34.00
Second increase | $5.48 - ($137.11x4%) $32.90
Third increase $4.39- ($109.69x4%) $31.81
Fourth increase $3.29- ($82.27x4%) $30.71
Fifth increase $2.19 - ($54.85x4%) $29.61

C00:430-45/H:/COMMON/Housing & RedevelopmentiRent Control\Resos Ords and Staff Reports/iResos/RAC 09-2011
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Sixth increase $1.10- ($27.43x4%) $28.52
Seventh increase | $0.00 $27.42

D. The date of initial increase shall be 90 days from the date of formal
notice of such increase is provided to the tenants, and the date of each
subsequent increase shall not be sooner than 365 days from the date of prior
increase.

* ok ok k k%

PASSED AND ADOPTED this 7" day of February, 2011.

'THOUSAND OAKS RENT

ATTEST:

Recording Secretary

APPROVED AS TO FORM:

78

if, Assistant City Attorney
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City Notification of Decision
dated February 9, 2011
(without enclosures)
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Tenant Notification
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City of Thousand Oaks

COMMUNITY DEVELOPMENT DEPARTMENT  BUILDING DIVISION {805) 449-2500
JOHN C. PRESCOTT, DIRECTOR PLANNING DIVISION (805) 449.2323
HOUSING/REDEVELOPMENT DIV, (805) 449-2393

February 9, 2011

Tenant
Ranch Mobile Home Park

Dear Ranch Mobile Home Park Tenant:

Pursuant to Sec. 5-25.06(cX5) of the Thousand Oaks Municipal Code, | am providing a

~ copy of the decision of the Thousand Oaks Rent Adjustment Commission (RAC)
approving a rent increase as set forth in the attached resolution for the Ranch Mobile
Home Park.

As set forth in Section 2 of the Resolution, commencing on page 6, the RAC has
determined that the Park Owner is entitled to a rent increase of $191.95 per month per
space in order to receive a just and reasonable return. The Commission further
specified that the increase be phased over 7 years, with the first increase no sooner
than 90 days after the Owner provides a formal notice of the increase to the tenants.
The second and subsequent increases shall be no sooner than 365 days after the date
of each prior increase. The chart in Section 2C shows the specific amount of each
allowable annual increase.

The RAC decision may be appealed to City Council within 19 days from the date of this
transmittal letter. This includes the 14-day appeal period and a five-day period from
date of mailing, so the appeal period will end at close of business, 5:00 p.m., on
Monday February 28, 2011. A copy of the Appeal form has been provided to Ms.
Spencer, the attorney who represented the tenants in the RAC hearing. Appeal forms
are also available at the Community Development Department public counter,

Sincerely,

2y =
n C. Présc

ommunity Development Director

CDD:430-45/jp/h:/common/housing & redevelopment/rent controlfrent adjustment applications/ 2010 Ranch
MHP/correspondence/applicant corespondence/letter to tenants.doc

2100 Thousand Oaks Boulevard « Thousand QOaks, California 91362-2203
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Applicant Notification
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City of Thousand Oaks

COMMUNITY DEVELOPMENT DEFARTMENT  BUILDING DIVISION (805) 449-2500
JOHN C. PRESCOTT, DIRECTOR PLANNING DIVISION {805} 449-2323
HOUSING/REDEVELOPMENT DIY.  (805) 449-2393

February 9, 2011

AV.M.G.H. Five Ltd.

c/o Andrew V. Hohn

2501 Thunderbird Drive
Thousand Oaks CA 91362

Dear Mr. Hohn:

Pursuant to Sec. 5-25.06(c)5) of the Thousand Oaks Municipal Code, | am providing a
copy of the decision of the Thousand Oaks Rent Adjustment Commission {RAC)
approving a rent increase as set forth in the attached resolution for the Ranch Mobile

Home Park.

The RAC decision may be appealed to City Council within 19 days from the date of this
transmittal letter. This includes the 14-day appeal period and a five-day period from
date of mailing, so the appeal period will end at close of business, 5:00 p.m., on

Monday February 28, 2011,

This resolution and information about the appeal period has been provided separately fo
your attorney who represented you at the RAC hearing.

Sincerely, W‘—

n C. Prescott
ommunity Development Director

CDD:430-45/]p/h:/common/housing & redevelopment/rent controVrent adjustment applications/ 2010 Ranch
MHP/correspondence/applicant correspondence/fietter to Hohn.doc
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City of Thousand Oaks

COMMUNITY DEVELOPMENT DEPARTMENT ~ BUILDING DIVISION {805} 449-2500
JOHN C. PRESCOTT, DIRECTOR PLANNING DIVISION {805} 449-2323
HOUSING/REDEVELOPMENT DIV.  (805) 449-2393

February 9, 2011

Mr. Boyd Hill

Hart, King and Coldren
200 Sandpointe, 4" floor
Santa Ana CA 92707

Dear Mr. Hill:

| am attaching the Resolution of the Thousand Oaks Rent Adjustment Commission
approving a rent increase as set forth in the resolution for your client, A V.M.G.H Five,
Ltd., relating to the Ranch Mobile Home Park.

| am also enclosing the City’s appeal form, in the event you wish to appeal this just and
reasonable decision to City Council. Please note the applicable fee, the fact that no
new information or documents should be filed, and that the appeal filing period ends 1¢
days from the date of this transmittal letter. This includes the 14-day appeal period and
a five-day period from date of mailing, so the appeal period will end at close of
business, 5:00 p.m., on Monday February 28, 2011.

Sincerely,

e A

n C. Prescott
ommunity Development Director

CDD:430-45/jp/hicommon/housing & redevelopment/rent controlirent adjustment applications/ 2010 Ranch
MHP/correspondence/applicant correspondencefietter to Hill.doc

2100 Thousand Qaks Boulevard « Thousand Qaks, California 91362-2903
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Ms Chandra Gehri Spencer
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City of Thousand Oaks

COMMUNITY DEVELOPMENT DEPARTMENT  BUILDING DIVISION (805) 449-2500

JOHN C. PRESCOTT, DIRECTOR PLANNING DIVISION (B05) 449-2323
HOUSING/REDEVELOPMENT DIV,  (805) 449-2393

February 9, 2011

Ms. Chandra Gehri Spencer

A Professional Law Corporation
445 S. Figueroa Street Suite 2700
Los Angeles CA 90071

Dear Ms. Spencer:

I am attaching the Resolution of the Thousand Oaks Rent Adjustment Commission
approving a rent increase as set forth in the resolution for the Ranch Mobile Home Park.

| am also enciosing the City's appeal form, in the event your clients wish to appeal this
decision to City Council. Please note the applicable fee (we have discussed and you
are aware of the procedure for requesting waiver of the fee), the fact that no new
information or documents should be filed, and that the appeal filing period ends 19 days
from the date of this transmittal letter. This includes the 14-day appeal period and a
five-day period from date of mailing, so the appeal period will end at close of business,
5:00 p.m., on Monday February 28, 2011.

Sincerely,

@fcﬂ#—

n C. Prescott
Community Development Director

CDD:430-45/fph/common/housing & redevelopment/rent control/rent adjustment applications/ 2010 Ranch
MHP/correspondencefapplicant correspondencefletter to Spencer.doc
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