Planning and Environmental Services

PLANNING COMMISSION

STAFF REPORT
TO: Planning Commission
FROM: Christopher Williamson, AICP Senior Planner
DATE: November 2, 2006

SUBJECT:; Planning and Zoning Permit Nos, 06-400-2 (Coastal Development Permit},

06-300-15 (Tentative Subdivision Map for Tract No. 5706), and
06-410-2 (Local Coastal Plan Amendment)

Reecommendation: That the Planning Commission:

a) Adopt aresolution approving Coastal Development Permit (PZ 06-400-2).

b) Adopt a resolution approving Tentative Subdivision Map for Tract No. 5706
(PZ 06-300-15).

c) Adopt a resolution recommending that the City Council amend the Coastal Land Use
Plan (PZ 06-410-2).

Project Description and Applicant: The project proposes to convert an exisling 96-unit
seniors’ mobile home park located at 4501 West Channel Islands Blvd. (APN Nos. 206-0-
280-180/-430) to resident condominiwm ownership. No physical changes are proposed to the
park facilities and age restrictions will remain unchanged. Low and moderate income
residents who do not purchase their space may remain renters indefinitely with their space
rent increases determined by the consumer price index. Project approval requires that the
Coastal Land Use Plan be amended to delete Policy #88 which requires replacement of
converted mobile home spaces by comparable units. Filed by Hollywood Beach Acquisition,
4501 West Channel Islands Blvd., Oxnard, 93035,

Existing Land Use: The 10.9 acre triangular parcel is fully developed with five internal
private sireets, 96 occupied mobile/manufactured homes, clubhouse with pool, guest parking
lot, RV storage area, and a small park. The park is known as the Hollywood Beach Mobile
Home Park.

General Plan Policies and Land Use Designation Conformance: The Genceral Plan
designation is Factory Built (FP) and the zone designation is Manufactured Homc Park
Coastal (MH-PC). These designations are consistent with each other. With the approval of
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the proposed Coastal Land Use Plan amendiment, the conversion would not be subject to the
Policy #88 replacement requirement.

5. Environmental Determination: Public Resource Codc Section 21080.8 statutorily exempts
the mobile home conversion project from the California Environmental Quality Act. The
proposed Coastal Land Use Plan amendment is exempt under Section 15061(b)(3) of Title 14
of the California Code of Regulations per the “general rule” that there is no possibility of a
physical impact to the environment as a result of the action.

6. Surrounding Zoning and Land Uses:

LOCATION | ZONING GENERAL PLAN EXISTING LAND USE
Project Site | MH-PC Mobile Home Park | 96-unit seniors mobilc home park
North R-3-C Residential High The Colonies condominiums
South [county] School Hollywood Beach elementary school |
East HCI Visitor Serving Channel Islands harbor
West [county] Residential Low Single family homes

Medium

7. Analysis:

a) General Discussion: The conversion of mobile home parks to resident ownership is

prescribed by state law. The role of local government is largely to ensure the state-
mandated process is followed. The following is a description of the conversion
process and how the applicant has satisfied state requirements.

State Law
The mobile home park conversion process is outlined by California Government
Code Sections 66427.5 and 66428.1. Section 66427.5 requires that the subdivider
avoid economic displacement of nonpurchasing residents by taking the following
actions:

l.

Conduct a written survey of residents of support for the eonversion.
The survey was conducted by the tenants association in February, 2005 and
found that 82 residents supported the conversion. Since then, 16 units have
changed hands. If all new residents were opposed and replaced supportive
residents, the approval rate would be 68.7 percent. A minimum of two-thirds
support is required to waive the Tentative Subdivision Map, meaning it does
not need to go to City Council for final approval,

Complete, file, aud distribute a Tenant Impact Report (TIR)

A drafl TIR was filed with the project application in August and a final
TIR distributed to the residents on October 18, 2006. A copy is included
as Attachment D. The TIR is the state-required disclosure document that



PZ 1t 06-400-2

Planning Commission Date: November 2, 2006

Page 3

outlines how low and moderate income existing residents will be protected
from economic dislocation.

3. Offer each tenant an aption to purchase their space, or continue renting.
The TIR explains that if a lower- or moderate-income tenant chooses not to
purchase, their space rent would increase annually based on the consumer
price index (CPI}), and they may continue renting their space indefinitely.
Higher income residents would see their space rent rise to a market-rate level
over four years. All residents will have a three-month period of exclusive
first refusal to purchasc, commencing with the issuance of the Final Public
Rcport by the California Department of Real Estate which is anticipated early
next year.

The nel cffect of the Applicant’s compliance with thesc statutes is that no current
resident will be mvoluntarily displaced and that lower- and moderate-income
houscholds that choose not to buy their spaces will have a controlled increase in
monthly rent, and may remain indefinitely. For lower income purchasers, the state
Department of Housing and Community Development has extended a $1.9 million
award from the state’s Mobile Home Park Resident Ownership Program to assist
lower income residents to purchase their spaces. This award must be sccured by a
completed conversion process by May 2007,

Government Code Section 66428.1 requires that a mobile home subdivision map be
waived, meaning the map approval is final with the Planning Commission.

Government Code Section 65590 is a statute that requires replacement of the low and
moderate-income units in a mobile home park located in the coastal zone if converted
to condominium ownership. It reads, “The conversion...of existing dwelling units
occupied by person and fumilies of low or moderate income...shall not be authorized
unless provision has been made for the replacement of those dwelling units for
persons and families of low or moderate income.” The applicant believes the intent
of the statute was to avoid displacement of current residents who are low or moderate
income. The applicant argues that there will be no involuntary displacement of the
low or moderate income residents because rent increases will be limited to the
movement in the consumer price index.

City Code
City Code Section 17-45, Condonminium Conversions, is written for apartment

conversions and requires a conditional use permit (i.e. coastal development permit)
for a conversion. As a mobile home park resident rents their space from a landlord,
staff determined that this code section applies to the project, and coastal development
permit PZ 06-400-2 is one of the actions herein,
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b)

As the project is located in the Coastal Zone, LCPA Policy #88 applies and slates,
“Existing mobile home parks shall not be demolished or converted...including
purchase mobile home lots untess an equal or greater monber of comparably priced
units are built in the coastal zone to replace the demolished or converted units” (p.
III-60). The context and intent of Policy #88 was to prevent the involuntary
displacement of mobile home residents when their parks were purchased and
replaced by new housing and/or commercia! development. Subsequently, California
Government Code Sections 66427.5 and 66428.1 were enacted.  The applicant
believes these state laws preempt Policy #88.

Government Code Section 66428.1(d) states that a local agency shall not impose any
offsite improvement requirements, dedications, or in-hieu fces. Only improvements
necessary (o mitigate an existing health or safety condition are allowed. There are
four fire hydrants in the park, and street lights. Mitigations are proposed that requirc
Fire and Police Department review of existing water pressure and lighting, and
improvements if needed to mect City safety requirements.

Relevant Project and Property History, Related Permits: The Hollywood Beach
mobile home park was developed in 1968. Since then, individual mobile homes
have been replaced to where most units are now larger “double-wide" units.
Permits related to mobile home units are issued by the state governiment.

Development Advisory Committee (DAC) Consideration: The project was
reviewed by the DAC on Qclober 4, 2006, As no physical changes are proposed
or required, the DAC review was limiled to adequacy of fire hydrants and line
pressure,

Community Input: The project was presented at the monthly community workshop held
on October 16, 2006. Twelve members of the public asked questions related to
understanding the conversion process.

Attachments:

. Maps (Vicinity, General Plan, Zonming)
Reduced Tract Map/Plans

CEQA Notice of Exemptions

Tenant Impact Report

Coastal Development Permit Resolution
Tentative Subdivision Map Resolution
Local Coastal Plan Amendment Resolution

QTmUOw>

Prepared by: QJJ\ )
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Approved by: bﬂ/\
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Attachment A
Maps (Vicinity, General Plan,
Zoning, Aerial Photo)
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Attachment B
Reduced Tract Map/Plans
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NOTICE OF EXEMPTION

Project Description:

Coaslal Devclopiment Permit (PZ 06-400-2) and Tentative Subdivision Map for
Tract No. 5706 (PZ 06-300-15), a request to convert the 96-unit Hollywood
Beach Mobile Home Park located at 4501 W. Channel Islands Blvd. from
rental to resident condominiuim ownership; and Local Coastal Plan Amendment
(PZ 06-410-2) removing Policy #88 requiring replacement units. Project
located in the Oxnard Shores neighborhood. Filed by Hollywood Beach
Acquisition, representing the current park residents.

Finding:

The Planning Division of the Development Scrvices Department of the City of Oxnard has
reviewed the above proposed project and found it to be exempt from the provisions of the
California Environmental Quality Act (CEQA).

Ministerial Project

Catcgorical Exemption

Statutory Exemption (CDP and TSM)

Emergency Project

Quick Disapproval [CEQA Guidelines, 14 Cal. Code of Regs. 15270]

No Possibility of Significant Effect [CEQA Guidelines, 14 Cal. Code of Regs.
15061(b)(3)] (LCPA)

108

XOOX

Supporting Reasons: Public Resource Code Section 21080.8 statutorily exempts the
conversion of an existing mobile home park to condominium ownership. In accordance with
the CEQA Guidelines Section 15061(b)(3), the “general rule,” the Local Coastal Plan
Amendment is found to be exempt as staff has determined that there is no possibility of a
physical change to the environment as a result of the action,

(Date) Susan L. Martin, AICP
Planning Division Manager

et Planning Division =

305 West Third Street, Oxnard, CA 93030 ¢ (805) 385-7858 ¢ FAX (805) 385-7417
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TENANT IMPACT REPORT

Hollywood Beach Mobilehome Park

QOctober, 2006

Section 1. Purpose of Tenant Impact Report (“TIR™):

This Tenant Impact Report ("TIR") is being prepared pursuant to Californta Government
Code Scetion 66427.5 (“66427.5"), a copy of which is altached hereto as Exhibit “A”. The
purposc of this TIR is to explain the protections afforded to those “Resident(s),” ! that elect not
to purchase a “Condominium Interest” in Hollywood Beach Mobilehome Park (“Park®),
loeated at 4501 West Chamnel Islands Blvd, City of Oxnard, State of California, 93035, All
Resident Households will be afforded the opportunity to either i) buy the space on which their
manufacturcd home (“Manufactured Home"” or “Home”) is situated (“Space”), or 11) continue
to rent the Space on which their Manufactured Home is situated. Turther, if a Resident
Household clects 1o continue to rent the Space on which their Manufactured Home is siluated,
then the rent increases will be sct in accordance with the provisions of 66427.5.

1.1 Description_of Change of Use: Whenever a mobilehome park is converted to
another use, the Subdivision Map Act under 66427.5 requires the cntily, which is
converting the Park to file a report on the impact that the conversion to another use will
have on the “Residents” (as defined in Scction 1.2(c) below) and occupants of the Park.

(a) Change of Use Resulting in Resident Removal from the Property:
Historically, and in some instances today, the impact is that the conversion
1o another use means closure of the Park in connection with preparing the
property for a use other than for Manufactured Homes. This necessitates
the vacation of property by the Residents, This is NOT what is occurring
al thc Park. The Park will remain a manufactured housing community,
with the existing Residents having the right to ecithcr buy their
“Condominium Unit"? or to remain and rent their Condominium Unit.

I “Resident” or “Residents™ mean any person(s), entity, or group of person(s) who own a mebilchome in Hollywood
Beach Mobilchome Park on the date of the issnance and delivery of the Final Public Report issied by the California Department
of Real Esiate. Please nole that this defimtion doees not mean the same as “Resident Houschold” or Residemt Houscholds™ as
defined in Section 1.2 herein.

2 L. . . . . . N .
“Condominium Unit” means the airspace umit which is defined as I’ below grade and 40° above grade, with the

lateral and honizontal planes demarked by the exclusive ecasement lines established on the ground [in other words, the space the
Resident is currently accupying], plus 1/96th fee simple ownership of the common area and facilitics and one mcmbership in the
Homeowners' Association to be formied as pan of the entittement process. For those who select 10 remain renters, this meis that
those houscholds will continue to rent the sante Space they were renting prior to the conversion of the Park.

M:aHollywood MHPATIRATIR Hollywood (10-20-06) v2.doc
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(b) Change of Ownership Rather Than Traditional Change of Use; While
conversion of a rental mobilehome park to a Resident-owned mobilehome
park is identified as a change of use under California law, a more accurate
definition would be a change of method of ownership. The Park is not
being closed and the Residents arc not vacating the property, but rather,
the Residents have available to them additional options that were not
available to them before the conversion occurs.  After conversion, the
Residents will be able to either purchase their individual Spaces and a
share in the common area and facilities (“Commeon Area”) from the
Owner, and participate in the operation ol the Park throngh a
Homeowncrs’ Association, or continue to rent their individual Spaces. As
detailed below, the conversion of the Park will result in neither actual nor
economic displacement of its Residents.

{c) Applicable Code Section for 1.1(b), Government Code Section
66427.5. The State of California recognizes the substantial difference
between the change of use which results in the closure of a mobilehome
park from the change of use which results in the change of the method of
ownership by the implementation of dilferent State slatules applicable to
cach type of change of use. For all purposes hereunder, 66427.5 controls
for purposcs of determining what rights the non-purchasing Residents will
have after the conversion is completed.

1.2 Definition of Resident(s):

@) Catcgories of Resident Households within the Park: 66427.5 divides
the Residents of a Park into two (2) INCOME categorics tor the Resident
Houscholds: (1) non-low income and, (2) low income households. “Low
Income Households” are defined in California Ifealth & Safety Code
Section 50079.5 as “those persons and families whose income does not
exceed the qualifying limits for low income familics as cstablished and
amended from time to time pursuant to Section 8 of the United States
Housing Act of 1937.” The greatest protections are given to the Low
Income Households. The income limils are based on Ventura County’s
median incomc and the household size as prepared and distributed under
the United States Housing Act. To qualify as a Low Income Houschold,
the following income limits were established for calendar year 2006,

Ilousechold Size # of Persons 1 2 3 4

Income Must be at or Below: S$45,150 | $51,600 £58,050 $64,500

(b) Resident Survey {(Demographies): Pursuant to California Government
Code Section 66427.5(d)(1), the subdivider has obtained a survey of

M:\Hollywood MHPATIRATIR Hollywood (10-20-006) v2.doc
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support of the residents in the Park (“Survey”). A sample copy of the
Survey is attached hereto as Exhibit “B”. The Survey was first provided
to the Board of the Homeowners’ Association. The Survey was discussed
with the Board and a general meeting was held at the Park to discuss the
Survey with Residents at the January/February meeting.  The Survey was
mailed to all Park Residents at their address in the Park and at their second
address, if applicable, or hand delivered. Each occupied Manufactured
Home Space had one (1) vote. At the time of the vole, therc were nincty-
six (96) occupied Manufactured Home Spaces. The results of the Survey
were ¢alculated on February 22, 2005.

# Responses Support Yes Support No Decline to
State Support
59 52 2 4

Note that the totals in the various categories do not add up to the same
munber because not everyone answered every guestion.

The Surveys contain namcs and addresses, along with very private
information regarding the Resident Households. For that reason, the
spreadsheet indicating how each household responded and the actual
Surveys will not be attached to this TIR, but rather a copy of the
spreadsheet and the actual response Surveys will be sent to the City
Attorney's Office, as confidential information, for verification ol the
abovc conclusions.

The actual survey was provided to the Cily of Oxnard as part of the
MPROP application, For ease of reference, the surveys with a summary
sheet are provided as a separate submittal herewith,

(¢) Resident or Resident(s): As used in this Tenant Impact Report, a
"Resident" or "Residents” is any person(s) who is a permanent resident of
the Park on the date the application for conversion (including, without
limitation, this Tenant Impact Report) is first heard by the City of Oxnard
Planning Commission. A Resident(s) of the Park is a person, or pcrsons,
who (i) has his or her name on the Title to the Manufactured Home; (ii)
lives in the home as his or her permanent residence; and (iii) has been
approved as a tenant under the Mobilehome Residency Law and all other
applicable City, County and State laws, ordinances, regulations, or
guidelines.

1.3 Description of the Property: The Park was constructed in approximately 1968
and is a ninety-six (96)-space park, situated on approximately ten (10) acres, The
fenced Park has wide asphalt streets with gutters, and all utilities are underground.
The Common Area contains RV storage area, a small park with picnic tables and

MiaHollywood MHPYTIRATIR Hollywood {10-20-06) v2.doe
Page 3 of 10



Section 2.

2.1

2.2

Section 3.

3.1

Section 4,

4.1

a clubhouse with a lounge, card room, laundry facilities, and swimming pool.

Residents’ Current Position/Rights:

Current Occupancy: Currently, a small number of the Residents reside in the
Park on leases ("Leases"). In excess of nincty-five percent (95%) of the Resident
occupants reside in the Park on a month-to-month writlen rental agrcement
("Rental Agreement").

For those Resident Households who are on a onc (1)-year or month-to-month
tenancy, the City of Oxnard Rent Control Ordinance currently regulates the rent
increases.

Residents' Rights: In addition to the terms of the Leases and Rental Agrecments,
the tenancy rights of Residents residing in the Park are governed by California
Civil Code Section 798 et seq. ("Mobilehome Residency Law"), other applicable
California statutory and case law, and the City of Oxnard Rent Control
ordinanccs.

Parlk Owner's Rights Upon Conversion:

Right to Change Use: The owner of Hollywood Beach Mobilehome Park (the
“Owner”), pursuant to the California Government Code and the Mobilehome
Residency Law, has the right to terminate all existing tenancies and require the
Residents to vacate the property and go out of business or change the use of the
property, providing all applicable laws are followed. The Park Owner, however,
through this TIR, agrees to waive the right to terminate any tenancies and existing
Leases or require that the Residents vacate the property. Under this scenario,
non-purchasing Residents will NOT be required to vacate their Space and, as
described in more detail in Section 4 below, will have occupancy rights
subject to any Lease or written Rental Agreement, the Mobilchome
Residency Law, and California law, as applicable. Therefore, there will be
no actual eviction or displacement due to the conversion and Resident-
purchase of the Park.

No Actual nor Economic Displacement:

Impact of Conversion: Under California Government Code and the
Mobilehome Residency Law, the converter is required, as a condition of
conversion, ta prepare a TIR to set forth the impact of the conversion on the
Resident Households who elect not to purchase the Space on which their
Manufactured Home is situated. Further, the rental increase amount, which may
be charged by the Owner of the Space subsequent to the conversion, is specified
and is mandatory in 66427.5. As a result of the conversion, there will be no

MaHollywood MHPTIRVTIR Hollyweod (10-20-06) v2.doc
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physical change of use. The property before and after conversion will be operated
as a mobilchome park. The difference is that instead of an investor/opcrator
owner, a Homeowners’ Association will operate the property.

4.2 Rental  Rate  Increases: No Economic Displacement: The economic
displacement of non-purchasing Resident Households shall be mitigated by
allowing the Resident Households who select not to purchase the Space on which
their Home is situated to continue their tenancy in the Park under the California
Subdivision Map Act rental increase restrictions (“Map Act Rents”). The Map
Act Rents are based upon two (2) formulas: 1} one fornwla for permanent non-
low income Resident Households, and ii) one formula for permanent Low [ncome
Resident Households, as defined in California Health & Safety Code Section
50079.5.

(2) Non-Low Income Resident Households: Tor the non-low income
Resident Households, the base rent may be incrcased over a four (4)-ycar
period to market rent. Base rent is defined as that rent which is in effect
prior 1o the “Conversion Date” (as defined in Section 4.3 below). Market
rent is established by an appraisal “conducted in accordance with
nationally recognized appraisal standards.” The reason the rents are raised
to market over a four (4)-year period 1s to allow the adjustment of rents,
which under rent control have remained artificially low, to occur
gradually.  This protection for the otherwisc financially advaniaged
Resident Households also provides time for those houscholds to plan for
the rental adjustment to market,

(b) Low Income Resident Households: The State has emphasized its goal of
protecting housing for the low income population of California in section
66427.5. The Low Income Resident Households, who are permancnt
residents of the Park, receive a guarantee of reduced rental increases
beyond that which any local jurisdiction can enact under the current rent
control cases and laws of California. Low income is defined in 66427.5 by
referencing California Health & Safety Code Section 50079.5, which in
turn defines Low Income Households as persons and familics whose
income does not exceed the qualifying limits for lower income familics as
cstablished and amended from time to time pursuant to Section 8 of the
United States Housing Act of 1937. The other qualifying requirements,
including, without limitation, asset limitalions, shall be as defined in the
United States Housing Act of 1937, as amendcd from time to time. Low
Income Households are protected for the entirc term of their tenancy.

a. Rent Increase Formula. The base rental increase is the
average increase for the previous four (4) years but shall not
exceed the Consumer Price Index (“CPI”) average monthly

MAHollywood MHPATIRATIR Hollywood (10-20-06) v2.doc
Page 5 of 10



percenlage increase for the most recently reported period. The
Rent Increase Formula Lxample is atlached hereto as Exhibit
“C", which calculated the formula based upon a conversion
date of October, 2005, The formula will be recalculated based
upon the date of the issuance of the Final Public Report from
the California Department of Real Lstate.

b. Application Process: The Resident must provide the same
information and confirmation of the Resident’s income and
permanent status at the Park as though that Resident were
applying for a State of California, Mobilehome Park
Ownership Program (“MPROP”) loan each year. In the event
that program is no longer in existence, the last application
documents will beccome the permanent documents, and the
qualifying income levels will be those established by either the
State of California Housing and Community Development
Department (“HCD™) or the United States Housing and
Community Development Department  (“HUD™), at the
clection of the Owner of the Space.

Comparison: Based on these State rent control provisions, the
Low Income Households cnjoy greater protection than under
the City of Oxnard Rent Control in that the annual rent increase
is seventy-five percent (75%) of the CPI and the Owner may,
upon proper showing and approval, institute a hardship rent
increase.  Attached hereto and hereby incorporated as though
fully set forth is a chart of the low-income rent increase
maximums, assuming the project was couverted as of Augusl
1, 2005.

e
.

(c) Moderate Income Resident Households: The State has further
emphasized its goal of protecting housing for the moderate income
population located in the Coastal Zone of California in section 65590,
The Moderate Income Resident Houscholds, who arc permancent residents
of the Park, will rcceive a guarantee of reduced rental increases beyond
that which any local jurisdiction can enact under the current rent control
cascs and laws of California. Moderale income is defined by California
Health & Safety Code Section 50093, as persons and tamilies whose
income does not exceed the qualifying limits for moderate income families
as established and amended from time to time pursuant to Section 8 of the
United States Housing Act of 1937, The other qualifying requircments,
including, without limitation, assct limitations, shall be as dcfined in the
United States Housing Act of 1937, as amended from time to time. Low
Income Households are protected for the entire term of their lenancy.

N:AHollywood MHPATIRATIR Hollywood (10-20-06) v2.doc
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a. Rent Increase Formula, The basc rental increase shall not
exceed the Consumer Price Index (“CPI”) average monthly
percentage increase for the most recently reported period plus
the percentage difference between the Low and the Moderate
income levels adjusted for household size as reported by the
Department of Housing and Community Development. The
Rent Increase Formula Example is attached hereto as Exhibit
“C”, which calculated the formula based upon a conversion
date of October, 2005. The formula will be recalculated based
upon the date of the issuance of the Final Public Report from
the California Department of Real Estate.

b. Application Process: The Resident must provide the same
information and confirmation of the Resident’s income and
permanent status at the Park as though that Resident were
applying for a State of California, Mobilehome Park
Ownership Program (“MPROP") loan each ycar. In the event
that program is no longer in existence, the last application
documents will become the permancnt documents, and the
qualifying income levels will be those established by either the
State of California Housing and Community Development
Dcpartment (“HCD”) or the United States Housing and
Community Development Department (“HUD”), at the
clection of the Owner of the Space.

c. Comparison: Based on State rent control provisions, the
Modcrate Income Households cnjoy no protection from an
increase in renl.  In order to satisfy the requirements of
Government Code section 65590 this provision has been added
to protect against any economic displacement of moderate
income Residents who choose not to buy. Attached hereto and
hereby incorporated as though fully set forth is a chart of the
low-income rent increase maximums, assuming the project was
converted as ol August 1, 2005.

(¢) Effective Date of Map_ Act Rents: The effective date of the Map Act
Rents shall be the first day following the close of the three (3) months (90-
days) “Right of First Refusal” period as defined in scction 6.2.

As part of the distribution of the Final Public Report, the Leases and
qualifying information shall be simultaneously distributed. The Residents
shall have six (6) months within which to make their election to purchase
or to cxecute the new Leases. If the Resident dogs not want to execute a

MaHollywood MEHMTIR\TIR Hellyweod (10-20-06) v2.doc
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4.4

Section 5.

Lcase but does want to continue renting his or her Space, then the
Resident may do so under a month-toe-month or onc (1)-year written
Rental Agrecement. Without regard to the type of rental document, if any,
exectited by a qualified household, the Map Act Rents shall be in place for
that household,

“Conversion Date”: Conversion Date is defined as the date of the first sale of a
unit.

No Actual Displacement: The Resident occupant will be given the choice to buy
the Space on which his or her Manufactured Home is situated or to continue their
tenancy in the Park under this T'enant Impact Report. To receive the protections
provided herein and under the California Subdivision Map Act, the Resident must
have been a Resident, as defined in Section 1.2(c). Further, the Owner has
specifically waived its right to terminate tenancies. (See Section 3.) Thercfore,
there will be no actual eviction of any Resident or relocation of their Home by
reason of the Park conversion to Resident ownership.

Conclusion: No Actual Nor Economic¢ Evictions: The legislative intent behind
relocation mitigation assistance as contained in California Govermment Code
Scction 66427.4 was to ensure that Residents who were being actually evicted duc
to the conversion of a park 1o another use were protected, and that a plan was
submitted and approved to cnsure that protection. The purpose for the more
typical impact report is to explain how and when the Residents have to vacate the
property; and, what financial assistance the Residents would be receiving to assist
in the costs of removing the Home and other personal effects. However that is not
occurring here. Under the present conversion, which will not result in another use
and vacation of the property, the purpose of this Tenant Impact Report is to
explain the options of the Residents regarding their choice to purchasc or to rent
their Space. The Park Owner has agreed, by this TIR, to waive its right 1o
terminale existing tenancies and Lcases upon the conversion (sce Section 3
above), and any Resident who chooscs not to purchase a "Condominium
Interest” (as defined in Scction 6.1 below) may reside in the Park as sct forth in
Section 3 and Section 4.2 above. Thus, there will be no economic displacement
based on the Map Act Rents nor actual eviction of any Resident because of
the conversion, and, therefore, no relocation mitigation is required.

Benefits of Conversion:

The purpose of the conversion of a park from a rental park to a Resident-owned
park is to provide the Residents with a choice. The Rcesidents may cither choose
to purchase an ownership interest in the Park, which would take the form of a
Condominium Intercst, or continue to rent a Space in the Park, thereby allowing
the Residents to control their economic future. The conversion provides the

MAHollywoodMIIPATIRATIR (lollywood (10-20-06) v2.doc .
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Section 6.

6.1

6.2

Section 7.

Resident occupants the opportunity to operate and control the Park. Since the
new owners of the Park will not be motivated to make a profit, but rather are
motivated to ensurc the best possible living conditions at the most affordable
rates, payable through the Homeowners® Association Dues, directly or through
rent, both buyers and renters benefit from the conversion.

Condomininm Interest: Six (6) Month Right of IFirst Refusal:

Condominium Interest: The conversion provides the Residents with the
opportunity to acquirc an ownership interest in the Park, which certainly would
not otherwise occur.  As stated above, the form of ownership will be a
Condominium Interest. The Condominium Intercst is treated as any other lype of
real property, with ownership transferred by a grant deed that will be insured by a
policy of title insurance. The front and back exclusive easement boundaries of
cach Condominium Interest will be properly marked by a certified Civil Engincer,
and specific legal descriptions shall be set forth on a "Condominium Plan” (as
defined in Califormia Civil Code Scction 1351(¢)), which will bc a malter of
public record when filed and recorded. Each Condominium Interest comprises
the airspacc directly over the current rental spaces, a one ninety-sixth (1/96"')
interest in the Park's Common Areas, and ohe nincty-sixth (l/96'h) interest in the
Common Area lot, as tenants in common. All Condominium Interests are held
pursuant to the description of general rights and associated factors as set forth in
the Articles, Bylaws of the Homeowners® Association, Conditions, Covenants,
and Restrictions, and California law pertaining to such ownership.

Right of First Refusal: With reference to California Government Code Section
66459, each Resident shall be informed that they have a three (3) month right of
first refusal period, commencing on the issuance by the California Department of
Real Estate and delivery of the "Final Public Report" {the Conversion Dale,
excepl as provided in Section 4.3). During the three (3) month period each
Resident shall have the exclusive right to decide whether or not to purchase a
Condominium Interest or continue to rent his or her Space.

I.egal Notices:

The Residents have reccived the Notice of Intent to File a Map with the City of
Oxnard and will receive the following notices: Notice of Intent to Convert;
Notice of Change of Use; 3-month Right of First Refusal; Intention to File
Application for Public Report; and will also receive all additional required legal
notices in the manncr and within the time frame required by the state and local
laws and ordinances. All prospeclive tenants have and will receive the Notice to
Prospective Tenant(s).
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Section 8.

8.1

8.2

8.3

8.4

8.5

Counclusion:

The above purchase rights and rental protections are being offercd only to
persons who are defined in Section 1.2(c) herein as Residents in the Park as
of the Conversion Date.

The above described purchase rights, Lease programs, and protections will be
offercd only if the Park is converted to a Resident-owned mobilehome park. Such
programs become effective on the Map Act Rent Date or the Offering Date, which
is the date of issuance and delivery of the Final Public Report from the California
Departiment of Real Estale, whichever is the later occurrence.

Upon conversion of the Park to Resident ownership, the cument owner of the
Park, as well as subsequent owners of Condominium Interests in the Park, shall
abide by all tcrms and conditions set forth in this TIR, This TIR is a covenant that
encumbers each individual Unit.

The conversion of the Park from a rental park 1o a Resident-owned park provides
the Residents with an opportunity of choice. Park Residents may choose to
purchase a Condominium Interest or continue to rent. The conversion also
provides the potential for Residents to enjoy the sccurity of living in a Resident-
owned, controlled, and managed Park, whose motivation is not profit, but rather,
aclhieving the best living environment at the most affordable rate.

All Residents choosing 1o continuce to rent will have occupancy rights exacily as
thcy have now, and all existing Leases and/or Rental Agrecments will be honored,
subject to Government Code Section 66427.5, Mobilchome Residency Law, and
other California law, as applicable. Thc protections and programs offered to the
Residents are greater than those required by law and are better than the Residents
currently have as rent-paying tenants in the Park,

MitHollywood MHPATIRATIR Hollywaood (10-20-06) v2.doc
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Exhibit A

California Government Code Section 66427.5

Subdivision Created by Conversion of Reutal Mobilelome Park to Resident
Ownership; Non-Purchasing Residents; Avoidance of Economic Displacement

At the time of filing a tentative or parcel map for a subdivision to be created from the
conversion ot a rental mobilchome park to resident ownership, the subdivider shall avoid
the economic displacement of all non-purchasing residents in the following manner:

(a) The subdivider shall offer each existing tenant an option to either purchase his or
her condominium or subdivided unit, which is to bc crcated by the conversion of the
park to resident ownership, or to continue residency as a tenant.

(b) The subdivider shall file a report on the impact of the conversion upon residents of
the mobilehome park to be converted to resident owned subdivided interest.

(c} The subdivider shall makc a copy of the report available to cach resident of the
mobilchome park at least 15 days prior to the hearing on the map by the advisory
ageney or, if there is no advisory agency, by the legislative body.

(d) (1) The subdivider shall obtain a survey of support of residents of the
mobilehome park for the proposed conversion,

(2) The survey of support shall be conducted in accordance with an agreement
betwcen the subdivider and a resident homeowners' association, if any, that is
independent of the subdivider or mobilehome park owner.

(3) Thc survey shall be obtained pursuant to a written batlot.

(4} The survey shall be conducted so that each occupied mobilehome space has
one vole,

(5} The results of the survey shall be submitted to the local agency upon the filing
of the tentative or parcel map, to be considercd as part of the subdivision map
hearing prescribed by subdivision (e).

(e) The subdivider shall be subject to a hearing by a legislative body or advisory
agency, which is authorized by local ordinance to approve, conditionally approve,
or disapprove the map. The scope of the hearing shall be limited to the issuc of
compliance with this section.

(f)  The subdivider shall be required to avoid the cconomic displaccment of atl non-
purchasing restdents in accordance with the tollowing:
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(1) As to non-purchasing residents who are not lower income houscholds, as
detined in Scction 50079.5 of the Health and Safety Code, the monthly rent,
including any applicable fecs or charges for use of any preconversion
amenities, may increase from the preconversion rent to market Icvels, as
defined in an appraisal conducted in accordance with nationally recognized
professional appraisal standards, in equal annual increascs over a four-ycar
period.

(2)  As to non-purchasing residents who are lower income houscholds, as defined
in Scction 50079.5 of the Health and Safety Code, the monthly rent, including
any applicable fces or charges for use of any preconversion amenities, may
increase from the preconversion rent by an amount equal to the average
monthly increasc in rent in the four ycars immediately preceding the
conversion, cxeept that in no event shall the monthly rent be increased by an
amount greater than the average monthly percentage incrcase in the Consumer
Price Index for the most recently reported period.

M:aHollywood MHPATIRAExhibit A 04-19-06.doc Pape 2 of 2



Exhibit B

Hollywood Beach Resident’'s Support Survey

February 22, 2005

Resident's Petition and
Support Disclosure Do Not
Certification  Statement  Support Support Decline
_yes yes X .
| yes  no . I o _
__yes  _ yes X -
| yes  yes X R
_yes  yes X e
| yes  yes X =
____yes _yes X
| yes  yes X - _
__yes _ yes X
| yes  yes X__ L
_yes __ yes X -
| yes __yes X o g
| yes yes X === =
yes _  yes =T X
BB S cYes oo X e
_yes  yes X -
yes ~ yes X
__yes . Yyes X o
yes _yes X P
__yes yes =S
| yes yes X e
yes o YO8 X_ -
_yes yes X _ . _
yes yes X o
__yes  yes X
__yes __yes X__ = =
. yes _ yes X s
| yes  yes D (T _—
__yes yes X -
| _yes __ho X
. yes  yes A _ .
yes _yes X e
yes yes X =0 ==
| yes __yes ST . e
__yes B8, L X - —
| yes _yes __X _ . .
. yes _yes X L
| yes no - X
__yes yes e e
yes  yes K =, -
_yes __yes X g _
_yes _yes. X N _
_yes __yes X_ .
__yes yes X -
.yes yes X e
| yes  yes e = ]
__yes . yes o . o -
- ybs - ves . .. . A
_yes yes X
| yes yes X .
_yes  yes X =
| yes _yes X == = |
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Exhibit B

Hollywood Beach Resident's Support Survey
February 22, 2005

Resident's Petition and
Support Disclosure Do Not
_Certification  Statement  Support _Support Decline
yag: — yes X =l
_..yes 2 IRy (T N e
_yes _yes LN - e
yes yes X I
yes _ yes _ any
yes  yes X e
yes _yes X =
. yes yes o, —
__yes _ no QSR | . _—
yes yes X = _
__yes __no X —
yes yes X -
yes_ . yes i S -
_yes _yes X4 ST
yes YOS s A s
yes yes S
__Yes_ __yes R
_yes _yes X _
__yes yes X ="
yes yes o DR g
yes yes _X = e
yes . Yes X SR
yes ___Yyes X o N
yes yes X
yes __yes P S A
yes T R
yes _.nho : S -
____yes yes s ¥ e
= YfOS. _yes ) S -
yes yes X _
_yes .. Yes .9 _
____¥8s yes X — ==
yes yes X = ~ e
| yes yes _X rm e o
yes _yes X .
| _Yes . Yes S
yes yes X
89 81 82 2 4
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Attachment E
Coastal Development Permit
Resolution |



RESOLUTION NO. 2006-

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
OXNARD APPROVING COASTAL DEVELOPMENT PERMIT NO. 06-400-2 TO
ALLOW CONVERSION OF A SENIORS’ MOBILE HOME PARK TO
CONDOMINIUM OWNERSHIP, LOCATED AT 4501 WEST CHANNEL
ISLANDS BOULEVARD (APNs 206-0-280-180/-430), SUBJECT TO CERTAIN
CONDITIONS. FILED BY HOLLYWOOD BEACH ACQUISITION C/O THE
LOFTIN FIRM, 5760 FLEET STREET, SUITE 110, CARLSBAD, CA 92008.

WHEREAS, the Planning Commission of the City of Oxnard has considered an application for a
coastal development permit filed by Hollywood Beach Aquisition in accordance with Section
37-5.3.0 et. seq. of the Oxnard City Code; and

WHEREAS, Section 21080.8 of the California Public Resource Code exempts the project from
the requirement for the preparation of environmental documents imposed by the
California Environmental Quality Act; and

WHEREAS, Government Code Scctions 66427.5 and 66428.1 prescribe the conversion process
and prohibit the City Of Oxnard from requiring impact fees, off-site improvements, or
any othcr conditions other than those directly related to public safety, and

WHEREAS, the Planning Commission finds afler due study, deliberation and public hearing, that
the following circumstances exist:

1, The proposed use is conditionally permitted within the subject sub-zone and complies with
all of the applicable provisions of Chapter 37 of the Oxnard City Code,

2. The proposed use would not impair the integrity and character of the sub-zone in which the
proposed use is to be localed.

3. The subject site, in terms of location and intensity of usc, would be physically suitable and
would protect and maintain adjacent coastal resources for the land use being proposed.

4, The proposcd use would be compatible with the land uses presently on the subject property.

5. The proposed use would be compatible with existing and future land uses within the
sub-zone and the general area in which the proposed use would be located.

6. There are adequate public services for the proposed usc, including, but not Limited to, fire
and police protection, water, sanitation and public utilitics and services to ensure that the
proposed use would not be detrimental to public health and safety.

7. The proposed use will provide a type and level of public access consistent with the access
policies and standards of the certified Oxnard Coastal Land Usc Plan.
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The proposed use would be appropriate in light of an established need, based upon the
underlying goals and objectives of specific Oxnard Coastal Land Use Plan policies,
applicable to the proposed location.

The proposed use would be consistent with all of the applicable policies of the certified
Oxnard Coastal Land Use Plan.

The provisions of Government Code Sections 66427.5 and 66428.1 have been executed by
the Developer related to tenant survey and notification of conversion, and offer to purchase
or renl.

WHEREAS, the Planning Commission {inds that the applicant agrees with the necessity of and

NOW,

Note:

accepts all elements, requirements, and conditions of this resolution as being a reasonable
manner of preserving, protecting, providing for, and fostering the health, safety, and welfare
of the citizenry in general and the persons who work, visit or live in this development in
particular.

THEREFORE, BE IT RESOLVED that the Planning Commission of the City of Oxnard
hereby approves said coastal development permit. The decision of the Planning Commission
18 final unless appealed in accordance with the provisions of Section 37-5.4.10 of the Oxnard
City Code,

CONDITIONS OFF APPROVAL

The abbreviations below identify the City departmient or division responsible for determining compliance
with these standard conditions. The first department or division listed has responsibility for compliance at
plan cheek, the sccond during inspection and the third at final inspection, prior to issuance of a certificate of
occupancy, or at a later date, as specified in the condition, If more than one department or division is listed,
the tirst will check the plans or inspect the project before the second confirms compliance with the
condition. The italicized code at the end of each condition provides miernal information on the source of
each condition: Seme are standard permit conditions (c.g. G-/} while some are taken from environmental
documents.

DEPARTMENTS AND DIVISIONS

CA | City Altoiney PL | Plaming

DS Dev Services/Ling Dev/ lnspeclors TR | Traffic

D Police 8] Building Plan Checker
SC Source Control FD | Fire

PK Parks CE | Code Enforcement
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GENERAL CONDITIONS

9.

This approval is granted for the property described in the application on file with the
Planning Division, and may not be transferred from one property to another (PL, G-/).

The term ‘Devcloper’ shall refer to Hollywood Beach Acquisition, its agents, and any
successor entity such as a Homeowners Association.

This permit is granted for the plans depicted on Tentative Subdivision Map for Tract No.
5706 on file with the Planning Division. The project shall conform to the plans, except as
otherwise allowed by applicable rules and regulations related to the individual
mobile/manufactured units on individual spaces, or unless a minor modification to the plans
is approved by the Planning Division Manager or a major modification to the plans is
approved by the Planning Commission. (PL, (G-2)

This permit shall automatically become null and void 24 months from the date of its
issuance, wnless Developer has diligently taken and/or completed steps to develop the
proposed projcct to the satisfaction of the Development Services Manager. (PL, G-3)

By commencing any activity related to the project or using any structure authorized by this
permit, Developer accepts all of the conditions and obligations imposed by this permit and
waives any challenge to the validity of the conditions and obligations stated therein. (CA, G-
5)

Developer shall record with the Ventura County Recorder a “Notice of Land Usc Restrictions
and Conditions” in a form aceeptable to the City Attorncy and submit a copy of the recorded
document to the Planning Manager within 60 days. (PL, (;-8)

Developer shall obtain a building permit for any new construction or modifications to
structures that fall under City jurisdiction. (B, G-11)

Developer shall not permit any combustible refuse or other flammable materials to be burned
on the project property cxcept in approved facilities such as BBQ’s and outdoor heating
devices. (FD, G-12)

Developer shall not permit any materials classified as flammable, combustible, radioactive,
carcinogenic or otherwise potentially hazardous to human health to be handled, stored or
used on the project property, except as provided in a permit issued by the Fire Chief. (FD, G-
13)
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10. If Developer, owner or tenant fails to comply with any of the conditions of this permit, the
Developer, owner or tenant shall be subject to a civil fine pursuant to the City Code. (CA,
G-14)

11. Developer shall execute an agreement, in a form approved by the City Attorney, to hold
harmless, indemnify and defend the City, its City Council, and each mcmber thereof, and
every officer, employce, representalive or agent of City, from any and all liability, claims,
demands, actions, damages (whether in contract or tort, including personal injury, death at
any time, or property damage), costs and financial loss, including all costs and expenses and
fees of litigation or arbitration, that arise directly or indirectly from the City's approval of this
permit or other permits; from construction of the project or any part thereof approved herein;
and from land failure, erosion, inundation, or wave attacks on the subject property or on any
property near or adjacent thereto, arising out of or resulting from or caused by work
performed or authorized by Developer. (PL/CA, G-16)

PARKS CONDITION

12. Developer shall maintain existing landscape planting and all irrigation systems as required by
the City Code and as specified by this permit. Failurc of Developer to do so will result in the
revocation of this permit and initiation of legal procecdings against Developer. (PK, PK-4)

FIRE DEPARTMENT CONDITIONS

13. Devcloper shall provide information as requested by the Fire Chief in order to ensure
availability of water for fire combat operations to all areas of the project property. The Fire
Chief shall determine whether the existing hydrants provide adequate fire protection, and the
Fire Chief may require provision by the Developer of improvements, at the Developer’s
expense, needed 1o bring fire combat capability to an acceptable level. (FD/DS)

14. Developer agrees that should security devices and measures, including walkway and vehicle
control gates, entrance telephones, intercoms and similar features, be installed at some future
time, such features would be subject to approval of the Police Chief and the Fire Chief.
Vehicle control gates shall be operable by City approved radio equipment. (FD/PD, F-9)

PLANNING CONDITIONS
15. Any application for a minor modification to the project shall be accompanied by four copies
of plans reflecting the requested modification, together with applicable processing fees. (PL,

PL-2)

16. Project on-site lighting shall meet requirements listed in City Code Scetion 16-320 of one
footcandle on all internal streets and public walkways. Developer shall submit a lighting
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plan to the Planning Manager for approval that depicts existing light fixtures and proposed
fictures, if any, that meet the requirement. New fixtures, if any, shall be at Developer’s
expense and in a location that does not constitute a hazard to vehicular traffic, either on
private property or on adjoining streets. To prevent damage from vehicles, new standards in
parking arcas shall be mounted on reinforced concrete pedestals or otherwise protected.
(PL/B, PL-8)

17. In order to minimize light and glarc on the project property, all new parking lot and exterior
structure light fixtures shall be high cut-off type that divert lighting downward onto the

property and shall not cast light on any adjacent property or roadway. (PL, PL-9)

18. Developer shall provide and/or repair and maintain masonry walls on street side yards and
along project perimeter property lines. (PL/B, PL-31)

19. Developer shall establish a homeowners association and the association shall be responsible
for the maintenance of parking, landscape, recreation and other interior areas held in

common by the association and for the enforcement of Conditions Covenants & Reslrictions
related to property maintenance. (PL/DS, PL-33)

SPECIAL PLANNING CONDITION
20. The Tentative Subdivision Map for Tract No. 5706 shall not become cffective until the City

Council and the California Coastal Commission adopt and ratify, respectfully, Local Coastal
Plan Amendment No. PZ 06-410-2. (PL)

PASSED AND ADOPTED by the Planning Commission of the City of Oxnard on this 2™ day of
November, 2006, by the following votc:

AYES:

NOES:

Absent:

Ronald F, Fischer, Chairperson

ATTEST:

Susan L. Martin, Secretary
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RESOLUTION NO. 2006-

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
OXNARD RECOMMENDING APPROVAL OF WAIVED TENTATIVE
SUBDIVISION MAP FOR TRACT NO. 5706 (PLANNING AND ZONING
PERMIT NO. PZ 06-300-15), FOR PROPERTY LOCATED AT 4501 WEST
CHANNEL [SLANDS BOULEVARD (APNs 206-0-280-180/-430), SUBJECT
TO CERTAIN CONDITIONS. FILED BY HOLLYWOOD BEACH
ACQUISITION C/0O THE LOFTIN FIRM, 5760 FLEET STREET, SUITE 110,
CARLSBAD, CA 92008.

WHEREAS, the Planning Commission of the City of Oxnard has considered Tentative
Subdivision Map for Tract No. 5706 (Planning and Zoning Permit No. 06-300-15), filed
by Hollywood Beach Acquisition, in accordance with Chapter 27 of the Oxnard City
Code; and

WHEREAS, said tcntative map was referred to various public utility companics, City
departments and the Development Advisory Commitlec for recommendations; and

WHEREAS, the Planning Conumission finds the tentative subdivision map conforms to the City's
General Plan and elements thereof, and the City’s Local Coastal Plan; and

WHEREAS, Section 21080.8 of the California Public Resource Code exempts the project from
the requirement for the preparation of environmental documents imposed by the
California Environmental Quality Act; and

WHEREAS, Government Code Sections 66427.5 and 66428.1 prescribe the conversion process
and prohibit the City Of Oxnard from requiring impact fecs, off-site improvements, or
any other conditions other than those directly related to public safety, and

WHEREAS, the Planning Comnnission finds that the applicant agrecs with the necessity of and
accepts all elements, requirements, and conditions of this resolution as being a reasonable
manmner of preserving, protecting, providing for, and fostering the health, safety, and
wellare of the citizenry in general and the persons who work, visit or live in this
subdivision in particular,

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the Cily of Oxnard
hercby recommends to the City Council the approval of the tentative subdivision map,
subject to the following conditions:

CONDITIONS OF APPROVAL

Note:  The abbrevialions below identify the City deparhiment or division responsible for determining compliance
with these standard conditions. The first department or division listed has responsibility Tor compliance at
plan check, the second during inspection and the third a1 final inspection, prior 1o issuance of a certificate
of occupancy, or at a later date, as specified in the condition. I more than one departiment or division is
listed, the first will cheek the plans or inspect the preject before the second confirms compliance with the
condition. The italicized code at the end of cach condition provides internal information on the source of
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DEPARTNMENTS AND DIVISIONS
CA | City Attorney PL | Planning
DS Dev Services/Eng Dev/ Inspectors TR [ Traffic
PD Police B Building Plan Checker
SC Source Control I'D | Fire
PK Parks CE | Code Enforcement
GENERAL CONDITIONS

. This approval is granted for the property described in the application on file with the
Planning Division, and may not be transferred {from one property to another (PL, G-/).

2. The term ‘Developer’ shall refer to Hollywood Beaclr Acquisition, its agents, and any
successor entity such as a Homeowners Assoclation.

3. This permit is granted for the plans depicted on Tentative Subdivision Map for Tract No.
5706 on file with the Planning Division. The project shall conform to the plans, except as
otherwise allowed by applicable rules and regulations related lo the individual
mobile/manufactured units on individual spaces, or unless a minor modification to the
plans is approved by the Planning Division Manager or a major modification to the plans
is approved by the Planning Commission. (PL, G-2)

4. This permit shall automatically become null and void 24 months from the date of its
issuance, unless Developer has diligently taken and/or completed steps to develop the
proposed project to the satisfaction of the Development Services Manager. (PL, (4-3)

5. By commencing any aclivity related to the project or using any structure authorized by
this permit, Developer accepts all of the conditions and obligations imposed by this
permit and waives any challenge to the validity of the conditions and obligations stated
therein. {CA, G-5)

6. Developer shall record with the Ventura County Recorder a “Notice of Land Use
Restrictions and Conditions™ in a form acceptable to the City Altorney and submit a copy
of the recorded document to the Planning Manager within 60 days. (PL, G-8)

7. Developer shall obtain a building permit for any new construction or medifications to
structures that fall under City jurisdiction. (B, G-11)

8. Developer shall not permit any combustible refuse ot other flammable materials to be
burncd on the project property except in approved facilities such as BBQ’s and outdoor
heating devices. (FD, G-12)

9. Developer shall not permit any materials classified as flammable, combustible,

cach condition; Somce are standard permit conditions (e.g. G-) while some are taken from environmental
documents,

radioactive, carcinogenic or otherwise potentially hazardous to human health (o be
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handled, stored or uscd on the project property, except as provided in a permit issued by
the Fire Chief. (FD, G-13)

10. If Developer, owner or tenant fails to comply with any of the conditions of this permit,
the Developer, owner or tenant shall be subject to a civil fine pursuant to the City Code.
(CA, G-14)

11. Devcloper shall execute an agreement, in a form approved by the City Attorney, to hold
harmless, indenmify and defend the City, its City Council, and each member thereof, and
every officer, employee, representative or agent of City, from any and all liability, claims,
demands, actions, damages (whcther in contract or tort, including personal injury, death
at any time, or property damage), costs and fnancial loss, including all costs and
expenses and fees of litigation or arbitration, that arise directly or indirectly from the
City's approval of this permit or other permits; from constiuction of the project or any
part thereof approved herein; and from land failure, erosion, inundation, or wave attacks
on the subject property or on any property near or adjacent thereto, arising out of or
resulting from or caused by work performed or authorized by Developer. (PL/CA, G-16)

PARKS CONDITION

12. Developer shall maintain cxisting landscape planting and all imigation systems as
required by the City Code and as specified by this permit. Failure of Developer to do so
will result in the revocation of this permit and initiation of legal proceedings against
Developer. (PK, PK-9)

FIRE DEPARTMENT CONDITIONS

13. Developer shall provide information as requested by the Fire Chief in order to ensure
availability of water for fire combat operations to all areas of the project propeity. The
Fire Chief shall determine whether the existing hydrants provide adequate fire protection,
and the Fire Chiefl may rcquire provision by the Developer of improvements, at the
Developer’s expense, needed to bring firc combat capability to an acceptable level.
(FD/DS)

14. Developer agrees that should security devices and measures, including walkway and
vehicle control gates, entrance tclephones, intercoms and similar features, be installed at
some future time, such features would be subject to approval of the Police Chief and the
Fire Chief. Vechicle control gates shall be operable by City approved radio equipment.
(FD/PD, F-9)

PLANNING CONDITIONS
15. Any application for a minor modification to the project shall be accompanied by four

copies of plans reflecting the requested modification, together with applicable processing
fees. (PL, PL-2)
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16.

17.

18.

19,

Project on-site lighting shall meet requirements listed in City Code Section 16-320 of one
footcandle on all internal streets and public walkways. Developer shall submit a lighting
plan to the Planning Manager for approval that depicts existing light fixtures and
proposed fictures, if any, that meet the requirement. New fixtures, if any, shall be at
Developer’s expense and in a location that does not constitute a hazard to vehicular
traffic, either on private property or on adjoining sireets. To prevent damage from
vchicles, new standards in parking arcas shall be mounted on reinforced concrete
pedestals or otherwise protected. (PL/B, PL-8)

In order to minimize light and glare on the project property, all new parking lot and
exterior structure light fixtures shall be high cut-off type that divert lighting downward
onto the property and shall not cast light on any adjacent property or roadway. (PL, PL-
9)

Developer shall provide and/or repair and maintain masonry walls on street side yards
and along project perimeter property lines. (PL/B, PL-31)

Developer shall establish a homeowners association and the association shall be
responsible for the maintenance of parking, landscape, recreation and other interior areas
held in common by the association and for the enforcement of Conditions Covenants &
Restrictions related to property maintenance. (PL/DS, PL-33)

SPECIAL PLANNING CONDITION

20.

The Tentative Subdivision Map for Tract No. 5706 shall not become effective until the
City Council and the California Coastal Commission adopt and ratify, respcctfully, Local
Coastal Plan Amendment No. PZ 06-410-2. (PL)

PASSED AND ADOPTED by the Planning Commission of the City of Oxnard on this 2" day of
November, 2006, by the following vote:

AYES:

NOES:

ABSENT:

Ronald F. Fischer, Chairperson

ATTEST:

Susan L. Martin, Secretary
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RESOLUTION NO. 20006-

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF OXNARD
RECOMMENDING TO THE CITY COUNCIL AN AMENDMENT TO THE
COASTAL LAND USE PLAN (PZ 00-410-2) TO DELETE POLICY NO. 88, THE
REQUIREMENT TO REPLACE MOBILE HOME UNITS IN THE COASTAL ZONE
WITH COMPARABLE UNITS WHEN A MOBILE HOME PARK IS CONVERTED
TO CONDOMINIUM OWNERSHIP. FILED BY CITY OF OXNARD, PLANNING &
ENVIRONMENTAL SERVICES DIVISION, 305 WEST THIRD STREET, OXNARD,
CA 93030.

WHEREAS, the Planning Commission of the City of Oxnard has considered an application for
Coastal Land Usc Plan Amendment PZ 06-410-2 1o amend the Coastal Land Use Plan to
delete Policy #88, applied for by the City of Oxnard, Planning and Environmental
Services Division; and

WHEREAS, the Planning Commission has held a public hearing and received and reviewed
written and oral comments related to Coastal Land Use Plan Amendment PZ 06-410-2;
and

WHEREAS, the Planning Commission finds, after due study and deliberation, that it is in the
public interest and general welfare to adopt said amendment to the Coastal Land Use
Plan; and

WHEREAS, California Code of Regulations Section 15061 (b)(3) exempts the project from the
requirement for the preparation of environmental documents imposed by the California
Environmental Quality Act.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of Oxnard
hereby recommends that the City Council adopt an ordinance approving Coastal Land
Use Plan Amendiment PZ 006-410-2, as shown in Exhibit “A” attached hereto and
incorporated herein by reference.

PASSED AND ADOPTED by the Planning Commission of the City of Oxnard on this 2™ day of
November, 2006 by the following vote:

AYES: Comimissioner:;
NOES; Comunissioner:

ABSENT: Commissioner:

Ronald Fischer, Chairperson

ATTEST:
Susan Martin, Secretary




Exhibit A

86. The City of Oxnard has traditionally provided housing lor a subslantial number of’ low and
moderate income families, This has led 1o the Cily receiving a "Negative Fair Share”
designation in the Southern California Association of Govemments' (SCAG) Regional 1lousing
Allocution Plan, As u result, the City is now striving to achicve a better overall balance of
housing rypes by encouraging the construction of new, high-quality units in certain nreas. Thus,
the City's overall policy will be 1o protect existing affordable housing in the coastal zone, and
to provide fur impraved aceess from other parls of the Cily 1o the coast.

87. Existing housing within the luw (0 moderate income price range, cither rental or owner-
occupied, sholl not be demolished unless it is a health and safely hazard and cannot be
rehahilitated, or unless an equal or preater humber of housing unils for people of low to
maderate income are buill within the coustal zone to replace the demolished units.

88. Existing mabile hoine parks shall not he decmolished or converted to another nse, including
purchase mobile home lots unless an equal or grealer number of compurably priced housing Deleted

unils are built in the coastal zone to replace the demolished or converted units.

89. The lollowing standards shall be wsed to evaluate all upplications for the conversion of rentul
nits in the constal zone to condominiums, communily apartments, stock cooperatjves or other
purchase plans.

1. The availebility of rental units of similar sizec and price in the coastal zone shall be
considered. The conslruclion of un eyuai or grealer number of new rental units in the coastal
zone shall be required to allow any conversion of existing rental units. The new units shall
be available at the tiine of conversion,

2. Tenas of the building being proposed lor conversion shall be given at least 120 duys nolice

of the proposed conversion. The right of [irst refusal to purchase a unit in the conversion
shall be offered to all cxisting tenanis, and shall run for a least 60 duys.

111-60



