
Manufactured Home Fair Practices Commission

City of Woodland

Meeting Agenda

City Hall

300 First Street

Woodland, CA 95695

Council Chambers6:30 PMWednesday, March 29, 2017

CITY COUNCIL CHAMBERS

Second Floor

March 29, 2017

6:30 PM

A CALL TO ORDER

B. ROLL CALL

C. PLEDGE OF ALLEGIANCE

D. COMMUNICATIONS - PUBLIC COMMENT

This is an opportunity for the public to speak to the Commission on any item 

other than those listed for public hearing on this agenda. Speakers are 

requested to use the microphone in front of the Board and to begin by stating 

their name, whether they reside in Woodland and the name of the organization 

they represent if any. The Chairperson may impose a time limit on any speaker 

depending on the number of people wanting to speak and time available for the 

rest of the agenda. In the event comments are related to an item scheduled on 

the agenda, speakers may be required to wait to make their comments until that 

item is considered.

E. CORRESPONDENCE

F. COMMISSIONER STATEMENTS AND REQUESTS

This is an opportunity for the Commission members and staff to make 

comments and anouncements, to express conserns, or to request the 

Commission's consideration of any items a Commission Member would like to 

have discussed at a future meeting.

G. REGULAR AGENDA

H. PUBLIC HEARING

17-0371 SUBJECT: Hold a Fair Return Hearing for Idle Wheel for Idle Wheel 

Page 1 City of Woodland Printed on 3/24/2017



March 29, 2017Manufactured Home Fair Practices 

Commission

Meeting Agenda

MHP LLC Special Adjustment Application

Staff Recommendation:  Staff recommends that the Manufactured 

Home Fair Practices Commission take the following actions:

1. Hold a Fair Return Hearing to receive information and testimony from 

the owner of Idle Wheel MHP LLC, residents, and members of the 

public on the Special Adjustment Application submitted by Idle Wheel 

MHC LLC for the Idle Wheel Estates Mobile Home Park (the specific 

procedures are discussed below); 

2. Review the expenses and revenues claimed by Idle Wheel MHC LLC 

and determine adjustments and amortizations where applicable;

3. Direct staff to draft a resolution and prepare findings and set a 

meeting date to consider the resolution and findings.

A - Staff Report FINAL 29Mar17

B - Proof Of Service By Mail 7Mar17-c2-c1-c2-c1

C - Correspondence from Residents+Public-c1-c2-c1

D - Idle Wheel-c2-c1-c2-c1

E - Chapter 16B

F - Resident Surveys-c1-c2-c1

Attachments:

I. ADJOURN

I declare under penalty of perjury that the foregoing Agenda for the 

Manufactured Home Fair Practices Commission of the City of Woodland was 

posted on March 23, 2017 in the outside display case at City Hall, 300 First 

Street, Woodland, CA, and was available to the public during normal business 

hours. 

_____________________________ 

Ana B. Gonzalez, City Clerk

Upon request, agendas and documents in the agenda packet will be made available in 

appropriate alternative formats to persons with a disability, as required by law. Any such 

request must be made in writing to the Office of the City Clerk of the City of Woodland. 

Requests will be valid for the calendar year in which the request is received, and must be 

renewed prior to January 1st. Persons needing disability-related modifications or 

accommodations in order to participate in public meetings, including persons requiring 

auxiliary aids or services, may request such modifications or accommodations by calling the 

Office of the City Clerk (530-661-5806) at least 48 hours prior to the meeting.
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File #:  Version: 117-0371 Name:

Status:Type: Public Hearing Item Agenda Ready

File created: In control:3/24/2017 Manufactured Home Fair Practices Commission

On agenda: Final action:3/29/2017

Title: SUBJECT: Hold a Fair Return Hearing for Idle Wheel for Idle Wheel MHP LLC Special
Adjustment Application

Staff Recommendation:  Staff recommends that the Manufactured Home Fair Practices Commission
take the following actions:

1. Hold a Fair Return Hearing to receive information and testimony from the owner of Idle Wheel MHP
LLC, residents, and members of the public on the Special Adjustment Application submitted by Idle
Wheel MHC LLC for the Idle Wheel Estates Mobile Home Park (the specific procedures are discussed
below);

2. Review the expenses and revenues claimed by Idle Wheel MHC LLC and determine adjustments
and amortizations where applicable;

3. Direct staff to draft a resolution and prepare findings and set a meeting date to consider the
resolution and findings.

Sponsors:

Indexes:

Code sections:

Attachments: A - Staff Report FINAL 29Mar17

B - Proof Of Service By Mail 7Mar17-c2-c1-c2-c1

C - Correspondence from Residents+Public-c1-c2-c1

D - Idle Wheel-c2-c1-c2-c1

E - Chapter 16B

F - Resident Surveys-c1-c2-c1

Action ByDate Action ResultVer.

Manufactured Home Fair Practices
Commission

3/29/2017 1

TO: MHFPC Chair and Commissioners

DATE: March 29, 2017

SUBJECT: Hold a Fair Return Hearing for Idle Wheel for Idle Wheel MHP LLC Special
Adjustment Application

Staff Recommendation: Staff recommends that the Manufactured Home Fair Practices Commission take the
following actions:

1. Hold a Fair Return Hearing to receive information and testimony from the owner of Idle Wheel MHP LLC,
residents, and members of the public on the Special Adjustment Application submitted by Idle Wheel MHC
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residents, and members of the public on the Special Adjustment Application submitted by Idle Wheel MHC
LLC for the Idle Wheel Estates Mobile Home Park (the specific procedures are discussed below);

2. Review the expenses and revenues claimed by Idle Wheel MHC LLC and determine adjustments and
amortizations where applicable;

3. Direct staff to draft a resolution and prepare findings and set a meeting date to consider the resolution and
findings.

SUMMARY: Idle Wheel MHP LLC (“Park Owner”), the owner of the Idle Wheel Estates Mobile Home Park
located at 907 Bourn Drive (Yolo County Assessor's Parcel Number 027-520-064), submitted a Special
Adjustment Application (“Application”) on July 22, 2016 with the City of Woodland for consideration by the
Manufactured Home Fair Practices Commission (“MHFPC” or “Commission”). Idle Wheel is requesting an
increase in the amount of $163.29 per space per month, which is a 45.09 percent increase from the current
space rent ceiling, as well as recovery of its costs for the Application. MHFPC staff reviewed the Application
and determined Idle Wheel’s application to be complete on January 11, 2017.

BACKGROUND OF IDLE WHEEL

Idle Wheel Mobile Estates, located at 907 Bourn Drive in Woodland, was constructed in approximately 1961 in
unincorporated Yolo County. The City subsequently annexed the park. The park contains approximately 153
manufactured home spaces and other features and amenities, including a community room, pool, green space,
play structure, and laundry room, on a 20.734-acre parcel. The site is bordered by single-family homes on all
sides in addition to a church on the north. The current owners purchased Idle Wheel on April 23, 2015 (property
transfer date) from Idle Wheel Partners LP in the amount of $6,700,000. The owners’ financing for the purchase
included a ten-year $5,000,000 loan through Capital One Multifamily Finance at the fixed interest rate of 4.15
percent. The loan has two years of interest-only payments, 9.5 years of yield maintenance, and a 30-year
amortization payable on an actual/360 basis. A summary of Idle Wheel’s past rent adjustments is detailed
below.

BACKGROUND LAW

The City’s voters adopted Measure T in November 2001, which added Chapter 16B to the Woodland Municipal
Code, entitled Manufactured Home Space Rent Control. Measure T provided for the establishment of the
Manufactured Home Fair Practices of the City of Woodland. Woodland Mun. Code § 16B-4(a). Its membership
consists of five regular members and two alternate members, none of whom are permitted to be either a
manufactured home owner or resident or otherwise have any interest in a manufactured home park. § 16B-4(b)
(1).

Section 16B-8 specifies the procedure to increase space rents. Section 16B-8(c)(1) allows a permissive
adjustment of the lesser of three percent or an increase equal to 75% of the Consumer Price Index (“CPI”)
during the twelve calendar months immediately preceding the date of the application. If the park owner
receives the maximum permissive adjustment but does not believe that the permissive adjustment provides for a
just and reasonable return on the property, a park owner may apply for an adjustment based on the park’s net
operating income (“NOI”). Net Operating Income for a manufactured home park is gross income less operating
expenses. § 16B-11. Sections 16B-12 and 16B-13 define gross income and operating expenses respectively.
The Ordinance also allows park owners to pass through to park residents government assessments that relate to
park operation, other than federal, state, or local taxes, governmental license or registration fees, or fees
required by Chapter 16B. §16B-8(d). These are referred to as “pass-through adjustments.” A copy of Chapter
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16B is Attachment F.

The Ordinance includes a presumption that the adjustments (permissive, NOI, and pass-through) provide all
adjustments necessary for the park owner to have a just and reasonable return on investment for any given year.
§ 16B-9(c). However, a park owner may apply for a “special adjustment” if the owner believes that these
adjustments do not provide a just and reasonable return. The park owner has the burden of presenting evidence
rebutting this presumption. Commission Regulations § 9.01(d). If the Commission, after holding a hearing and
considering all information and testimony presented, determines that the park owner is not receiving a just and
reasonable return, the Commission “must grant an additional ‘special’ adjustment to the space rent ceiling to the
extent necessary to ensure a fair return on investment.” Regulations § 1.07.

The City’s Ordinance places restrictions on rent, which is permitted under the law, but that permission is not
unfettered. A city’s rent restrictions may eliminate excessively high rents but must also provide the owner with
a “just and reasonable” return on its investment in the property. Birkenfeld v. City of Berkeley, 17 Cal. 3d 129,
165 (1976). The rate of return “must be high enough to encourage good management including adequate
maintenance of services, to furnish a reward for efficiency, to discourage the flight of capital from the rental
housing market and to enable operators to maintain and support their credit.” Oceanside Mobilehome Park
Owners’ Assn. v. City of Oceanside, 157 Cal. App. 3d 887, 907 (1984).

DISCUSSION

Idle Wheel’s Application

Idle Wheel submitted its Application on July 22, 2016. The City deemed Idle Wheel’s application complete on
January 11, 2017. However, prior to that, Idle Wheel sued the City for its failure to deem the application
complete and set a public hearing (Idle Wheel MHP LLC v. City of Woodland, Yolo County Superior Court
Case No. PT16-2017). The litigation is currently stayed as the City deemed the application complete and set a
public hearing. In its letter determining the completeness of Idle Wheel’s application, the City informed Idle
Wheel that its application is complete but that the City reserved its right to ask additional clarifying questions
regarding the Application. The Application complies with the City’s requirements and has been provided to the
Commissioners and Idle Wheel residents.

The Application includes the following items, among others:

(1) Net Operating Income Worksheet. The purpose of the worksheet is to calculate both the actual net
operating income for the park during the applicable 12-month period and the available percentage
increase to the space rent ceiling under the Annual NOI Adjustment process. The Worksheet asks the
Applicant for information on costs to determine the base year NOI (in this case April 2015 to April
2016), the Adjusted NOI, and the Available NOI Adjustment. The NOI Worksheet is a required form to
be completed and filed with the Special Adjustment Application.

(2) Fair Return Analysis, prepared by St. John & Associates and dated July 20, 2016, concluding that the
Special Adjustment Application outcome of 45.1 percent in space rent increases, averaging
approximately $164 per space, is necessary for Idle Wheel to receive a fair and reasonable return.

(3) Current Market Rent Estimate, prepared by Netzer & Associates concluding that the current “market
rent,” fee simple interest, as of July 15, 2016, is in the range of $635 to $645 per month per space.

(4) Analysis in Support of Idle Wheel MHP LLC Special Adjustment Application, prepared by the Hart
King Law Firm concluding that the City must grant an upward adjustment to the space rent ceiling of
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King Law Firm concluding that the City must grant an upward adjustment to the space rent ceiling of
$163.29 per month per space in order to assure that Idle Wheel will remain a viable, well maintained
source of moderately priced housing in Woodland.

(5) Additional documents (23 total) in Support of Idle Wheel MHP LLC Analysis in Support of Special
Adjustment Application, prepared by the Hart King Law Firm, many of which are Woodland City
Council staff reports and meeting minutes leading up to and after the City’s voters approved in
November 2001 the Manufactured Home Space Rent Control Ordinance (Measure T) and the November
2002 approval of revisions to the ordinance (Measure I), and a 1993 report authored by Michael St.
John, Ph.D., entitled “Fair Return and the California Court.”

This multi-part application issued by the Manufactured Home Fair Practices Commission is completed by a
park owner to rebut the presumption that none of the other adjustments (Net Operating Income, permissive,
pass-through, or other regular adjustments) would result in a just and reasonable return to the park owner for
the particular year. Idle Wheel did not file for a NOI adjustment but did submit a NOI Worksheet as a required
part of the Application.

Idle Wheel’s application requests a space rent increase of 45.1 percent, or $163.29 per space per month. The
application states that the average space rent is $362.06, the average increase will be $163.29, and that the
average space rent will be $525.35. The application further states that this average rent will be below the
market rent of $635 per space. The fair market rent determination was made by Netzer & Associates in July
2016 and was based on sales within Idle Wheel with a caveat that the author did not visit the park but assumed
the coaches are in average condition.

Idle Wheel’s counsel sets forth a lengthy analysis arguing why the rent increase is necessary. Idle Wheel argues
that the average rent of $362 per month is unduly low and does not allow the owner to provide reasonable
maintenance to the property. Moreover, Idle Wheel argues that the lower rent results in unreasonably inflated
sale prices of mobile homes within Idle Wheel and that the Ordinance’s provisions for annual permissive
adjustments does not fully account for the effects of inflation. Thus, Idle Wheel contends this Application and
requested rent increase are necessary.

Idle Wheel states that its total investment in 2015 was $7,062,977 (purchase price and capital improvements)
with actual net operating income of $331,548.65, yielding a rate of return of .0469 and that applying what Idle
Wheel believes is a fair rate of return of .0893 would provide for a fair net operating income of $630,724.
Achieving that rate of return would require the $163.29 per space per month rent increase. Idle Wheel claims
that the new average rate of $525.35 would still be below market rent and that such conclusion is supported by
the report prepared and submitted by James Netzer.

ANALYSIS OF APPLICATION

Staff and the Commission chair reviewed and analyzed the application and had a number of questions. In an
attempt to gather additional documents and get further clarification on the contents of the Application, City staff
sent a letter detailing those questions via email to Idle Wheel’s counsel on March 1, 2017. (See Attachment D.)
As of the date of the writing of this report, the City had not received a response from Idle Wheel’s counsel. The
City’s questions in the March 1, 2017 letter are summarized as follows:

1. Whether Idle Wheel is claiming any lost revenue from fire-related damage from the February 22, 2016
fire, whether Idle Wheel received insurance payments as a result of the fire, and whether Idle Wheel has
taken any steps to improve the fire hydrants within the park. The letter also asked for written
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documentation, if any, in support of any such costs or payments.

2. A request to be prepared to provide written documentation beyond the general ledger information
submitted with the application for all items in excess of $250 included in management expenses, normal
repair and maintenance, and other administrative costs.

3. A request to explain the $5,687.04 R&M cost related to the gas system.

4. A request to explain expenses listed in Account 5710 for advertising and promotion.

5. A request to explain why the cost of LLC formation should be charged as a park operating expense.

6. A request to clarify whether the $10,745.10 of legal and expert witness costs are included in expenses
used to determine the NOI.

7. A request to clarify what the term “Watman-Waterhouse” in the NOI filing refers to.

8. What the travel expenses were for and a request for documentation in support of the expenses.

9. A request to have insurance policy pages documenting annual insurance costs provided.

10. A request for invoices or other documents supporting the street repair costs.

11. A request for documents regarding the fair market value of the property.

12. A request for documents supporting the amortization costs listed in the NOI.

13. A request for confirmation of Netzer & Associates’ determination of space rents that the cost of moving
the mobile home from the dealer’s lot to the park is not included and additional information related to
that issue.

14. Request for confirmation regarding the loan to value rate, interest rate, and equity.

15. Questions related to Dr. St. John’s recommendation and whether it is consistent with mobile home parks
with an average rate of amenities, and how that was determined.

Section 16B14-(d) states that it is the Applicant’s responsibility for a special adjustment application to provide
any evidence available to the applicant upon request by the Commission. Should the Commission need
additional information to complete its discussions and determination, it should ask the Applicant for that
information. Section 16B-14 (d)(7) of the Ordinance and Regulation 9.04 direct the Manufactured Home Fair
Practices Commission to consider all relevant, available evidence, including, a list of thirteen factors, which are
set forth below.

a. Changes to the Consumer Price Index.

Idle Wheel states in its Application that inflation (100% of CPI) from the base year 1995 through the present
has increased 61% while Idle Wheel’s cumulative rent increase through 2016 based on the City’s Permissive
Adjustment formula increased 43.65%, meaning that the rent ceiling has not kept up to inflation.
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b. Rents for comparable mobile home spaces in the city of Woodland.

The following table provides a summary of the number of units, base rent (which do not include charges for
utilities), and features and amenities provided at each of the five manufactured home parks located in Woodland
(listed in alphabetical order).

Woodland Manufactured Home Parks
Park Units Base Rent Community

Room
Office On
-Site

Pool Green
Space

Play
Structure

RV/Trailer
Parking,
Storage

Laundry
Room

Bell’s 40 $257.92 to
$323.39

No No No No No No Yes

Casa del Sol
(Note 1)

157 $61 to
$1025

Yes Yes No Yes Yes No Yes

Idle Wheel
(Note 2)

153 $332.79 to
$386.27

Yes Yes Yes Yes Yes Yes Yes

Leisureville
(Note 3)

150 $335 to
$362

Yes Yes Yes Yes No Yes ?

Royal Palm
(Note 4)

131 $355.82 to
$395.16

Yes Yes Yes Yes No No Yes

Note 1 - Despite the wide range in rents, the majority of residents pay base rents in the $300 range. The park provides units for very
low income, low income, and moderate income households as an affordable housing development with multiple affordability
covenants recorded on the property. A number of the households work in agriculture.

The Playground area includes two play structures (one for older children and one for young children) and a separate structure with
swings. Adjacent to this area is a large lawn area (green space). The office/community room/laundry room area also includes a small
room for children's activities. Casa del Sol underwent a comprehensive rehabilitation during the approximate period of 2008 - 2011.
New utilities were installed (water, sewer, storm drain, electric, and gas), roadways were reconstructed; a community building was
constructed; the East Street frontage of the development was reconstructed with new landscaping, fencing, and sidewalk/curb/gutter;
and an area was cleared and improved for installation of 32 new coaches in approximately 2011. The City of Woodland and former
City of Woodland Redevelopment Agency provided multiple loans for property acquisition and rehabilitation. In addition, the City
received a grant through Sacramento Area Council of Governments that funded the East Street frontage improvements.

Note 2 - The community building includes a partial kitchen. A shade structure is located within the swimming pool area. A moderate-
size lawn (green space) is adjacent to the swimming pool. Recently, a play structure was installed in the lawn area. As of March 5,
2017, the play structure was fenced off and not yet available for use. The recreational vehicle/trailer storage area includes two stalls
for washing vehicles.

Note 3 - It is unclear whether base rent at this property includes utility charges for water, sewer, and garbage. LCA's community
building includes a community room, game room, and kitchen.

In 1995, Leisureville residents purchased the park from the private owner and created a cooperative ownership (Leisureville
Community Association or LCA) for Leisureville, a development limited to senior citizen households. Residents paid a membership
fee of $5,000 per each manufactured home in order to join LCA. The City of Woodland provided a loan to assist LCA with the
purchase and establish a revolving loan fund to assist loan income residents purchase loan shares in the cooperative. Pursuant to the
LCA Regulatory Agreement, at least 51 percent of the units at Leisureville must be occupied by low income households.

Note 4 - Small lawn areas (green space) are located adjacent to the swimming pool. A building adjacent to the swimming pool
includes an office, community room, kitchen, and laundry room.

Idle Wheel argues that a fair market rent analysis is “circular” because all mobile home spaces within the City
are subject to rent control except for Leisureville as it is resident-owned and exempt from the rent control
ordinance.

City of Woodland Printed on 10/8/2018Page 6 of 12

powered by Legistar™



File #: 17-0371, Version: 1

c. The length of time since the last rent increase or rent adjustment.

Since the Manufactured Home Fair Practices Commission began meeting in 2002 to review applications for
permissive adjustments to the space rent ceiling, Idle Wheel has applied for and been approved by the
Commission for permissive adjustments each year with the exception of 2006. Most recently, the Commission
approved a 1.58% increase in 2016. The annual increases for Idle Wheel approved by the Commission are as
follows:

Idle Wheel Permissive Adjustments to the Space Rent Ceiling
Year 2002 2003 2004 2005 2006 2007 2008 2009

Increase 18.2% 1.73% 1.13% 2.02% N/A 2.32% 2.87% 0.06%

Year 2010 2011 2012 2013 2014 2015 2016 2017

Increase 1.41% 1.45% 1.96% 1.50% 0.97% 0.68% 1.58% Pending

Notes: The 2002 permissive adjustment was the initial permissive adjustment. For 2006, the park did not submit a permissive
adjustment application. Had an application been filed in 2006, the park may have been eligible for an adjustment of 2.24%. The
permissive adjustment in 2009 was depressed because of an extremely low inflation rate. The current owner submitted an application
for 2017 for a permissive adjustment, and the application will be acted on by the Manufactured Home Fair Practices Commission later
this year.

d. Capital improvements made to the park and the costs for such improvements.

Idle Wheel provided information related to improvements made to the park. Idle Wheel states that it acquired
the park in April 2015 knowing that it had deferred maintenance and since then performed street paving and
also expended funds for a slab repair ($6,800), pool resurfacing ($19,180), and a carwash roof ($6,750).

e. Changes in property taxes or other assessed taxes to the park.

Idle Wheel claims that its property taxes will increase over previous years due to its recent acquisition of the
property. It claims annual real property taxes in the amount of $70,485.15.

f. Rent paid by park owner/applicant for leased land.

As far as staff is aware, the park owner/applicant is not paying for leased land.

g. Changes in utility charges or rates.

The residents pay their own utility bills. However, Idle Wheel does show a gas repair and maintenance expense
in the documentation submitted.

h. Changes in reasonable operating and maintenance expenses.

Idle Wheel provided information regarding its operations and maintenance expenses. The City asked for
clarification and additional documentation for some of these expenses, but as of the time of this writing has not
received a response. The Commission may have additional questions about these expenses. One additional item
staff has noted since sending the letter is that it is unclear from the documentation submitted whether the
plumbing expense is an ongoing item or whether the issue has resolved. As part of staff’s review of the
expenses reported by the applicant, staff identified a number of items that may require further clarification from
the applicant and potential adjustments and amortizations where applicable by the Commission. These items are
addressed in the following table, most of which are the same as items staff previously requested clarification
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from the Applicant. The Commission may have questions about expenses other than these as well.

Review of Idle Wheel Expenses
Category/Account Description Amount Comments

1 Improvements -
Paving (1355)

Paving $362,977 Applicant characterized item as investment.
Amortize cost?

2 Wages, Managers
(5200)

X-mas bonus (Anahid
Lop)

$500 Exclude from operating expenses?

3 Repairs &
Maintenance - Park
Owned Homes/Bldgs

Roof Replacement (car
wash roof)

$6,750 Amortize expense?

4 X-mas bonus (Byran
Mull)

$200 Exclude from operating expenses?

5 Repairs &
Maintenance - Pool &
Spa (5510)

Swimming pool
replastering

$19,180 Was condition of swimming pool factored into
purchase price of Idle Wheel?  Amortize
expense?

6 Tools & Equipment
(5650)

Riding lawnmower $3,400.98 Amortize expense?

7 Accounting (5700) 2014 tax return $300 Exclude from operating expenses?

8 Advertising &
Promotion (5710)

Water for Reed $235.45 Clarification needed. Exclude from operating
expenses?

9 Gift for Reed $54.22 Clarification needed. Exclude from operating
expenses?

10 Employee X-mas gifts $67.71 Exclude from operating  expenses?

11 Dues, Subscription,
Fees (5750)

Final notice fee from City
of woodland

$11.00 Fee for late utility payment? Exclude from
operating expenses?

12 Late fee from Wave
Broadband

$4.75 Exclude from operating expenses?

13 LLC annual tax voucher
payment for CA Franchise
Tax Board

$800 Exclude from operating expenses?

14 Payment voucher for LLC
e-filed returns (CA FTB)

$900 Exclude from operating expenses?

15 LLC Pen, interest $70 Clarification needed. Exclude from operating
expenses?

16 Legal General (5800) LLC Formation $2,104 LLC established for tax convenience of
owner? Exclude from operating expenses.

17 Management Fees
(5820)

Management Services $24,522.63 Clarifications needed on how management
services differ from duties of managers.

18 Meals &
Entertainment (5830)

Meal for lender $82.66 Exclude from operating expenses?

19 Travel (5940) Travel by owner and
manager (Bryan Mull)

$22,261.76 Manager responsible for $21,333.36 of total.
Unclear on reasons for travel. Exclude a
portion from operating expenses?

i. The need for repairs caused by circumstances other than ordinary wear and tear.

Idle Wheel’s single largest improvement to the park for asphalt resurfacing was done in 2016, at a cost of
$362,977. It is unclear whether the lack of street maintenance was factored into the negotiations for the park's
purchase. Staff also views this cost as one addressing normal wear and tear of the streets and a cost that should
be amortized over time rather than being a one-time expense. The Commission may also wish to ask the
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be amortized over time rather than being a one-time expense. The Commission may also wish to ask the
applicant whether a civil engineer who specializes in pavement assessments or another professional with
similar skills was consulted on the pavement condition and recommended the resurfacing. Furthermore, the
Commission may inquire if the applicant considered any less expensive treatments, such as fog and crack
sealing, slurry seal, or cape seal to extend the life of the pavement.

j. The amount and quality of services and amenities provided by the park owner applicant to the residents of the
park.

The table above lists amenities provided at Idle Wheel. Park resident Bill Long noted in his letter to the
Commission that Idle Wheel recently constructed a playground without the residents’ approval. Either Idle
Wheel or residents or perhaps both may offer testimony or provide additional documentation regarding the
amount and quality of services and amenities provided at the park.

k. The park owner/applicant's investment, additional investments, appreciation, depreciation, and possible tax
benefits.

Idle Wheel has provided information concerning its investments in the property, including its purchase price.
The Commission may ask Idle Wheel’s representatives for additional information and/or documentation to
support its numbers.

l. Any particular hardship circumstances of the park owner/applicant or the residents.

Both the park owner and the park residents have made hardship claims. The Application sets forth arguments
and documents explaining why the owner believes it is not receiving a fair return on its investment. Numerous
park residents have sent letters to the City explaining that a rent increase in the amount proposed would be a
financial burden (see Attachment C).

m. Factors related to capture by incumbent residents of a premium upon sale

The Commission’s regulations also provide for the Commission to consider, if raised by the applicant, factors
related to the capture by incumbent residents of a premium upon the sale of their mobile homes attributable to
the net value of the benefits of space rent control, including, but not limited to: (1) whether a premium exists;
(2) whether other external factors exist that prevent the capture of a premium; and (3) whether a Special
Adjustment is needed to prevent the creation or capture of such a premium. Regulations §9.04(d).

Idle Wheel asserts that the current rent levels do create a premium in the selling prices of mobile homes and
that the expectation of continuing to have below market rents is capitalized into the resale value of the mobile
home. Idle Wheel makes this argument on pages 7 through 9 of its counsel’s analysis. The United States
Supreme Court explained the issue by noting that the effect of a rent control ordinance may be to increase the
mobile home’s value, and this value typically only benefits the tenant in possession of the mobile home at the
time the rent control ordinance is imposed. Yee v. City of Escondido, 503 U.S. 519, 530 (1992). This, the Court
states, is a difference between a mobile home rent control ordinance and a more typical apartment rent control
ordinance as apartment dwellers typically do not sell anything to their successors. Id.

COMMUNICATION FROM PARK RESIDENTS

The City received numerous letters from park residents, which are included as Attachment C. Most of the
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The City received numerous letters from park residents, which are included as Attachment C. Most of the
residents explained the financial hardship a rent increase would have on their personal finances. One of the
residents, Bill Long, wrote to the Commission about a water shut-off on March 6, 2017. He stated that while he
thinks this type of shut-off will be reflected by Idle Wheel as a repair and maintenance item, he believes it is an
ineffective long-term fix and that the water delivery infrastructure is deteriorating.

ITEMS OUTSIDE THE SCOPE OF THIS PUBLIC HEARING

The Commission and Commission staff have heard from Idle Wheel residents about problems with the on-site
fire hydrant and asked whether the City has jurisdiction to fix the fire hydrant. The state has jurisdiction over
fire protection standards in mobile home parks. Health & Safety Code § 18691(a). The City may decide to
enforce its fire prevention code in mobile home parks provided that the City gives the state at least 30 days
written notice. If it does so, it may then enforce fire hydrant systems as well as a number of other things.
However, the City has never given that notice and, thus, does not enforce the fire hydrant system within Idle
Wheel. The only fire hydrant issue that may be relevant to the Commission’s fair return hearing is whether Idle
Wheel invested any money in repairing the fire hydrant system.

CONDUCT OF PUBLIC HEARING

The Commission held two meetings, on January 25 and February 8, 2017 to discuss the structure of the public
hearing. During the February 8, 2017 meeting, the Commission approved a general outline for the public
hearing. The City Attorney’s office sent the outline to Idle Wheel’s counsel on February 27, 2017 and to the
tenants’ counsel on March 3, 2017. Neither Idle Wheel nor the tenants have provided an estimate for how much
time they anticipate needing to make an initial presentation to the Commission. The City understands that the
tenants and/or Idle Wheel may wish to call witnesses, and attorneys for both Idle Wheel and the tenants have
been informed that they would have the right to cross-examine witnesses. As the City does not know how much
time either Idle Wheel or the tenants anticipate or how many (if any) witnesses each may present, the City
offers the general outline below for the Commission’s consideration.

It is also important to note that both Idle Wheel and the tenants have hired counsel to represent their interests in
this proceeding. The role of staff and the City Attorney are to assist the Commission in its conduct of the public
hearing, to facilitate the gathering and analysis of information, and to communicate with counsel for Idle Wheel
and the residents. Following the hearing and completion of the Commission’s deliberations, staff will draft
written findings and a resolution for adoption by the Commission.

Additionally, Idle Wheel’s counsel raises issues of an unbiased decision-maker and a fair hearing. The
Ordinance does not permit any person affiliated with a mobile home park to serve on the Commission, to avoid
any financial interest or conflict of interest. City staff is not aware of any financial interest of any individual
Commissioner in this matter and is also unaware of any specific non-financial bias that would prevent the
Commission from providing a fair hearing. While Idle Wheel has requested that any Commissioner who voted
for the mobile home rent control ordinance not participate in the fair return hearing, as Commissioners who
voted for the ordinance are alleged to be biased, no legal authority is cited for the proposition that voting on a
rent control ordinance over fifteen years ago creates a bias to have a hearing officer’s position so unalterably set
to a specific outcome. Additionally, City staff declines to ask Commissioners how they voted on an ordinance
(or anything else for that matter) as voting at the polling place is secret.

Staff recommends the Commission do the following:

1. Staff will summarize the written staff report and take any introductory questions from the Commission.
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2. Review the outline of proceedings for the public hearing.
3. Open the public hearing.
4. Applicant’s presentation, including questioning of witnesses, if any
5. Cross-examination of Applicant’s witnesses, if any, by residents’ representative and/or questions from

Commissioners to Idle Wheel’s counsel or witnesses
6. Residents’ presentation, including questioning of witnesses, if any
7. Cross-examination of residents’ witnesses, if any, by Idle Wheel’s representative and/or questions from

Commissioners to residents’ counsel or witnesses
8. Public Comment for any other person in attendance who wishes to comment on the matter
9. Idle Wheel’s Rebuttal and/or concluding remarks. If Idle Wheel has further questions for the residents,

those should be addressed to the Commission.
10. Residents’ Rebuttal and/or concluding remarks. If the residents have further questions for Idle Wheel,

those should be addressed to the Commission.
11. Close the public hearing.
12. Commission Discussion, Deliberation, and Direction to Staff. The Commission may request the

applicant, residents, or staff to answer questions. At the conclusion of its deliberations, the Commission
should direct staff to prepare written findings for adoption by the Commission by resolution. The
Commission should also set another date and time for consideration of those written findings and
adoption of the resolution.

COMMISSION’S DELIBERATIONS

The Commission is charged with granting a rent ceiling adjustment, as it determines, in its sole discretion,
based upon written findings. §16B-14(e)(2). The Commission may grant the application in full or in part or
may deny the application. The Commission should also determine whether the park owner should be allowed to
pass through the hearing fee ($16,000) to park residents.

Pursuant to the Ordinance, the Commission has 90 days from the date of the City’s completeness determination
(January 11, 2017) and fourteen calendar days from the date of the close of the public hearing to render its
written decision. The 90th day is April 11, 2017. Due to the rescheduling of the public hearing (see
below) from March 14 to March 29, 2017, counsel for both Idle Wheel and the residents have agreed that the
Commission may render its decision on or by April 28, 2017 instead.

The Commission’s decision will be supported by written findings. Those findings will be drafted by staff to
support a conclusion regarding the owners of Idle Wheel receiving a fair rate of return on its investment in Idle
Wheel.

The Commission’s decision is final, which means that there is no appeal to the City Council or any other person
or body within the City of Woodland. §16B-14(h)(3).

PUBLIC NOTIFICATION:

A public hearing notice was prepared by the Community Services Department and mailed out to residents of
Idle Wheel (one notice per manufactured home space) on February 25, 2017, for a public hearing originally
scheduled for March 14, 2017. The City’s Ordinance and Commission regulations contain contradictory
language, indicating in one place that notice must be mailed at least fifteen days prior to the scheduled hearing
date (§16B-14(c)(2)) and indicating in another that notice must be mailed at least twenty days prior to the
scheduled hearing date (§16B-9). Legal counsel for the tenants complained that the City had not met the
required 20 day mailing period and that the tenants would raise a complaint at the hearing of improper notice.
Idle Wheel’s representative requested that the hearing be continued with sufficient time for the City to give 20
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Idle Wheel’s representative requested that the hearing be continued with sufficient time for the City to give 20
days mailed notice. Thus, City staff on Tuesday, March 7, 2017, mailed notice of the March 29, 2017 hearing to
all Idle Wheel residents in self-addressed, envelopes with first class postage supplied by the Park Owner.

Consistent with Section 6.06(h) of the Commission’s Regulations, a copy of this staff report was provided by
electronic mail to counsel for Idle Wheel and the residents seven days before the date of the March 29, 2017
Commission hearing. Copies of the staff report for the proposed project have been on file at the Woodland
Community and Senior Center and City Hall since March 22, 2017.

ATTACHMENTS:

A. Idle Wheel Special Adjustment Application (provided under separate cover)
B. Public Hearing Notice Proof of Publication
C. Correspondence from Idle Wheel Residents and Community Members
D.  Resident Surveys submitted by Idle Wheel/Royal Palm Community Association
E. Correspondence from City of Woodland dated March 1, 2017 to Idle Wheel Counsel
F. Chapter 16B of the City of Woodland Municipal Code
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Manufactured Home Fair Practices Commission Staff Report – Wednesday, March 29, 2017 

PROJECT TITLE: Special Adjustment Application submitted by Idle Wheel 
MHP LLC for the Idle Wheel Estates Mobile Home Park   

 
APPLICANT:  Idle Wheel MHP LLC 
 Idle Wheel Estates 
 500 Giuseppe Court, Suite 2 
 Roseville, CA 95678 
 
STAFF: Dan Sokolow, Senior Planner 
 Community Services Department 

City of Woodland 
2001 East Street 
Woodland, CA 95776 
(530) 661-5927 
dan.sokolow@cityofwoodland.org 

 
REPORT FOR:  City of Woodland, Manufactured Home Fair Practices 

Commission – March 29, 2017 
 
ENVIRONMENTAL REVIEW:  The Special Adjustment Application has been reviewed by staff 

in accordance with the California Environmental Quality Act 
(CEQA). The project is exempt from CEQA under CEQA 
Guidelines section 15061(b)(3) because the action (Special 
Adjustment Application) would clearly have no adverse effect 
on the environment. 

 
STAFF RECOMMENDATION:  Staff recommends that the Manufactured Home Fair Practices 
Commission take the following actions: 
 
1.  Hold a Fair Return Hearing to receive information and testimony from the owner of Idle Wheel MHP 
LLC, residents, and members of the public on the Special Adjustment Application submitted by Idle 
Wheel MHC LLC for the Idle Wheel Estates Mobile Home Park (the specific procedures are discussed 
below);  
 
2. Review the expenses and revenues claimed by Idle Wheel MHC LLC and determine adjustments and 
amortizations where applicable; 
 
3. Direct staff to draft a resolution and prepare findings and set a meeting date to consider the resolution 
and findings.  
 
SUMMARY:  Idle Wheel MHP LLC (“Park Owner”), the owner of the Idle Wheel Estates Mobile Home 
Park located at 907 Bourn Drive (Yolo County Assessor's Parcel Number 027-520-064), submitted a 
Special Adjustment Application (“Application”) on July 22, 2016 with the City of Woodland for 
consideration by the Manufactured Home Fair Practices Commission (“MHFPC” or “Commission”). Idle 
Wheel is requesting an increase in the amount of $163.29 per space per month, which is a 45.09 percent 
increase from the current space rent ceiling, as well as recovery of its costs for the Application. MHFPC 
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staff reviewed the Application and determined Idle Wheel’s application to be complete on January 11, 
2017.  
 
BACKGROUND OF IDLE WHEEL  
 
Idle Wheel Mobile Estates, located at 907 Bourn Drive in Woodland, was constructed in approximately 
1961 in unincorporated Yolo County. The City subsequently annexed the park. The park contains 
approximately 153 manufactured home spaces and other features and amenities, including a community 
room, pool, green space, play structure, and laundry room, on a 20.734-acre parcel. The site is bordered 
by single-family homes on all sides in addition to a church on the north. The current owners purchased 
Idle Wheel on April 23, 2015 (property transfer date) from Idle Wheel Partners LP in the amount of 
$6,700,000. The owners’ financing for the purchase included a ten-year $5,000,000 loan through Capital 
One Multifamily Finance at the fixed interest rate of 4.15 percent.  The loan has two years of interest-only 
payments, 9.5 years of yield maintenance, and a 30-year amortization payable on an actual/360 basis.  A 
summary of Idle Wheel’s past rent adjustments is detailed below.   
 
BACKGROUND LAW 
 
The City’s voters adopted Measure T in November 2001, which added Chapter 16B to the Woodland 
Municipal Code, entitled Manufactured Home Space Rent Control. Measure T provided for the 
establishment of the Manufactured Home Fair Practices of the City of Woodland. Woodland Mun. Code § 
16B-4(a). Its membership consists of five regular members and two alternate members, none of whom are 
permitted to be either a manufactured home owner or resident or otherwise have any interest in a 
manufactured home park. § 16B-4(b)(1).   
 
Section 16B-8 specifies the procedure to increase space rents. Section 16B-8(c)(1) allows a permissive 
adjustment of the lesser of three percent or an increase equal to 75% of the Consumer Price Index (“CPI”) 
during the twelve calendar months immediately preceding the date of the application. If the park owner 
receives the maximum permissive adjustment but does not believe that the permissive adjustment 
provides for a just and reasonable return on the property, a park owner may apply for an adjustment based 
on the park’s net operating income (“NOI”). Net Operating Income for a manufactured home park is gross 
income less operating expenses. § 16B-11. Sections 16B-12 and 16B-13 define gross income and 
operating expenses respectively. The Ordinance also allows park owners to pass through to park residents 
government assessments that relate to park operation, other than federal, state, or local taxes, 
governmental license or registration fees, or fees required by Chapter 16B. §16B-8(d). These are referred 
to as “pass-through adjustments.” A copy of Chapter 16B is Attachment F.  
 
The Ordinance includes a presumption that the adjustments (permissive, NOI, and pass-through) provide 
all adjustments necessary for the park owner to have a just and reasonable return on investment for any 
given year. § 16B-9(c). However, a park owner may apply for a “special adjustment” if the owner 
believes that these adjustments do not provide a just and reasonable return. The park owner has the burden 
of presenting evidence rebutting this presumption. Commission Regulations § 9.01(d). If the Commission, 
after holding a hearing and considering all information and testimony presented, determines that the park 
owner is not receiving a just and reasonable return, the Commission “must grant an additional ‘special’ 
adjustment to the space rent ceiling to the extent necessary to ensure a fair return on investment.” 
Regulations § 1.07.  
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The City’s Ordinance places restrictions on rent, which is permitted under the law, but that permission is 
not unfettered. A city’s rent restrictions may eliminate excessively high rents but must also provide the 
owner with a “just and reasonable” return on its investment in the property. Birkenfeld v. City of Berkeley, 
17 Cal. 3d 129, 165 (1976). The rate of return “must be high enough to encourage good management 
including adequate maintenance of services, to furnish a reward for efficiency, to discourage the flight of 
capital from the rental housing market and to enable operators to maintain and support their credit.” 
Oceanside Mobilehome Park Owners’ Assn. v. City of Oceanside, 157 Cal. App. 3d 887, 907 (1984).  
 
DISCUSSION 
 
Idle Wheel’s Application  
 
Idle Wheel submitted its Application on July 22, 2016. The City deemed Idle Wheel’s application 
complete on January 11, 2017. However, prior to that, Idle Wheel sued the City for its failure to deem the 
application complete and set a public hearing (Idle Wheel MHP LLC v. City of Woodland, Yolo County 
Superior Court Case No. PT16-2017). The litigation is currently stayed as the City deemed the application 
complete and set a public hearing. In its letter determining the completeness of Idle Wheel’s application, 
the City informed Idle Wheel that its application is complete but that the City reserved its right to ask 
additional clarifying questions regarding the Application. The Application complies with the City’s 
requirements and has been provided to the Commissioners and Idle Wheel residents.  
 
The Application includes the following items, among others:  
 

(1) Net Operating Income Worksheet. The purpose of the worksheet is to calculate both the actual net 
operating income for the park during the applicable 12-month period and the available percentage 
increase to the space rent ceiling under the Annual NOI Adjustment process. The Worksheet asks 
the Applicant for information on costs to determine the base year NOI (in this case April 2015 to 
April 2016), the Adjusted NOI, and the Available NOI Adjustment. The NOI Worksheet is a 
required form to be completed and filed with the Special Adjustment Application. 
 

(2)  Fair Return Analysis, prepared by St. John & Associates and dated July 20, 2016, concluding that 
the Special Adjustment Application outcome of 45.1 percent in space rent increases, averaging 
approximately $164 per space, is necessary for Idle Wheel to receive a fair and reasonable return. 
 

(3) Current Market Rent Estimate, prepared by Netzer & Associates concluding that the current 
“market rent,” fee simple interest, as of July 15, 2016, is in the range of $635 to $645 per month 
per space.  
 

(4) Analysis in Support of Idle Wheel MHP LLC Special Adjustment Application, prepared by the 
Hart King Law Firm concluding that the City must grant an upward adjustment to the space rent 
ceiling of $163.29 per month per space in order to assure that Idle Wheel will remain a viable, 
well maintained source of moderately priced housing in Woodland.  
 

(5) Additional documents (23 total) in Support of Idle Wheel MHP LLC Analysis in Support of 
Special Adjustment Application, prepared by the Hart King Law Firm, many of which are 
Woodland City Council staff reports and meeting minutes leading up to and after the City’s voters 
approved in November 2001 the Manufactured Home Space Rent Control Ordinance (Measure T) 
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and the November 2002 approval of revisions to the ordinance (Measure I), and a 1993 report 
authored by Michael St. John, Ph.D., entitled “Fair Return and the California Court.” 

 
This multi-part application issued by the Manufactured Home Fair Practices Commission is completed by 
a park owner to rebut the presumption that none of the other adjustments (Net Operating Income, 
permissive, pass-through, or other regular adjustments) would result in a just and reasonable return to the 
park owner for the particular year. Idle Wheel did not file for a NOI adjustment but did submit a NOI 
Worksheet as a required part of the Application.  
 
Idle Wheel’s application requests a space rent increase of 45.1 percent, or $163.29 per space per month. 
The application states that the average space rent is $362.06, the average increase will be $163.29, and 
that the average space rent will be $525.35. The application further states that this average rent will be 
below the market rent of $635 per space. The fair market rent determination was made by Netzer & 
Associates in July 2016 and was based on sales within Idle Wheel with a caveat that the author did not 
visit the park but assumed the coaches are in average condition.  
 
Idle Wheel’s counsel sets forth a lengthy analysis arguing why the rent increase is necessary. Idle Wheel 
argues that the average rent of $362 per month is unduly low and does not allow the owner to provide 
reasonable maintenance to the property. Moreover, Idle Wheel argues that the lower rent results in 
unreasonably inflated sale prices of mobile homes within Idle Wheel and that the Ordinance’s provisions 
for annual permissive adjustments does not fully account for the effects of inflation. Thus, Idle Wheel 
contends this Application and requested rent increase are necessary. 
 
Idle Wheel states that its total investment in 2015 was $7,062,977 (purchase price and capital 
improvements) with actual net operating income of $331,548.65, yielding a rate of return of .0469 and 
that applying what Idle Wheel believes is a fair rate of return of .0893 would provide for a fair net 
operating income of $630,724. Achieving that rate of return would require the $163.29 per space per 
month rent increase. Idle Wheel claims that the new average rate of $525.35 would still be below market 
rent and that such conclusion is supported by the report prepared and submitted by James Netzer.  
 
ANALYSIS OF APPLICATION 
 
Staff and the Commission chair reviewed and analyzed the application and had a number of questions. In 
an attempt to gather additional documents and get further clarification on the contents of the Application, 
City staff sent a letter detailing those questions via email to Idle Wheel’s counsel on March 1, 2017. (See 
Attachment D.) As of the date of the writing of this report, the City had not received a response from Idle 
Wheel’s counsel. The City’s questions in the March 1, 2017 letter are summarized as follows:  
 

1. Whether Idle Wheel is claiming any lost revenue from fire-related damage from the February 22, 
2016 fire, whether Idle Wheel received insurance payments as a result of the fire, and whether Idle 
Wheel has taken any steps to improve the fire hydrants within the park. The letter also asked for 
written documentation, if any, in support of any such costs or payments.  
 

2. A request to be prepared to provide written documentation beyond the general ledger information 
submitted with the application for all items in excess of $250 included in management expenses, 
normal repair and maintenance, and other administrative costs.  
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3. A request to explain the $5,687.04 R&M cost related to the gas system.  
 

4. A request to explain expenses listed in Account 5710 for advertising and promotion.  
 

5. A request to explain why the cost of LLC formation should be charged as a park operating 
expense. 
 

6. A request to clarify whether the $10,745.10 of legal and expert witness costs are included in 
expenses used to determine the NOI. 
 

7. A request to clarify what the term “Watman-Waterhouse” in the NOI filing refers to.  
 

8. What the travel expenses were for and a request for documentation in support of the expenses.  
 

9. A request to have insurance policy pages documenting annual insurance costs provided.  
 

10. A request for invoices or other documents supporting the street repair costs. 
 

11. A request for documents regarding the fair market value of the property.  
 

12. A request for documents supporting the amortization costs listed in the NOI.  
 

13. A request for confirmation of Netzer & Associates’ determination of space rents that the cost of 
moving the mobile home from the dealer’s lot to the park is not included and additional 
information related to that issue.  
 

14. Request for confirmation regarding the loan to value rate, interest rate, and equity. 
 

15. Questions related to Dr. St. John’s recommendation and whether it is consistent with mobile home 
parks with an average rate of amenities, and how that was determined.  

 
Section 16B14-(d) states that it is the Applicant’s responsibility for a special adjustment application to 
provide any evidence available to the applicant upon request by the Commission. Should the Commission 
need additional information to complete its discussions and determination, it should ask the Applicant for 
that information. Section 16B-14 (d)(7) of the Ordinance and Regulation 9.04 direct the Manufactured 
Home Fair Practices Commission to consider all relevant, available evidence, including, a list of thirteen 
factors, which are set forth below.  
 
a. Changes to the Consumer Price Index. 
 
Idle Wheel states in its Application that inflation (100% of CPI) from the base year 1995 through the 
present has increased 61% while Idle Wheel’s cumulative rent increase through 2016 based on the City’s 
Permissive Adjustment formula increased 43.65%, meaning that the rent ceiling has not kept up to 
inflation.  
 
b. Rents for comparable mobile home spaces in the city of Woodland. 
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The following table provides a summary of the number of units, base rent (which do not include charges 
for utilities), and features and amenities provided at each of the five manufactured home parks located in 
Woodland (listed in alphabetical order).  
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Woodland Manufactured Home Parks 
Park Units Base Rent Community 

Room 
Office 

On-Site 
Pool Green 

Space 
Play 

Structure 
RV/Trailer 

Parking, 
Storage 

Laundry 
Room 

Bell’s 
 

40 $257.92 to 
$323.39 

No No No No No No Yes 

Casa del Sol 
(Note 1) 

157 $61 to 
$1025 

Yes Yes No Yes Yes No Yes 

Idle Wheel 
(Note 2) 

153 $332.79 to 
$386.27 

Yes Yes Yes Yes Yes Yes Yes 

Leisureville 
(Note 3) 

150 $335 to 
$362 

Yes Yes Yes Yes No Yes ? 

Royal Palm 
(Note 4) 

131 $355.82 to 
$395.16 

Yes Yes Yes Yes No No Yes 

Note 1 - Despite the wide range in rents, the majority of residents pay base rents in the $300 range. The park provides units for 
very low income, low income, and moderate income households as an affordable housing development with multiple 
affordability covenants recorded on the property. A number of the households work in agriculture.  
 
The Playground area includes two play structures (one for older children and one for young children) and a separate structure 
with swings. Adjacent to this area is a large lawn area (green space). The office/community room/laundry room area also 
includes a small room for children's activities. Casa del Sol underwent a comprehensive rehabilitation during the approximate 
period of 2008 - 2011. New utilities were installed (water, sewer, storm drain, electric, and gas), roadways were reconstructed; 
a community building was constructed; the East Street frontage of the development was reconstructed with new landscaping, 
fencing, and sidewalk/curb/gutter; and an area was cleared and improved for installation of 32 new coaches in approximately 
2011. The City of Woodland and former City of Woodland Redevelopment Agency provided multiple loans for property 
acquisition and rehabilitation. In addition, the City received a grant through Sacramento Area Council of Governments that 
funded the East Street frontage improvements. 
  
Note 2 - The community building includes a partial kitchen. A shade structure is located within the swimming pool area. A 
moderate-size lawn (green space) is adjacent to the swimming pool. Recently, a play structure was installed in the lawn area. 
As of March 5, 2017, the play structure was fenced off and not yet available for use. The recreational vehicle/trailer storage 
area includes two stalls for washing vehicles. 
 
Note 3 – It is unclear whether base rent at this property includes utility charges for water, sewer, and garbage. LCA's 
community building includes a community room, game room, and kitchen. 
 
In 1995, Leisureville residents purchased the park from the private owner and created a cooperative ownership (Leisureville 
Community Association or LCA) for Leisureville, a development limited to senior citizen households. Residents paid a 
membership fee of $5,000 per each manufactured home in order to join LCA. The City of Woodland provided a loan to assist 
LCA with the purchase and establish a revolving loan fund to assist loan income residents purchase loan shares in the 
cooperative. Pursuant to the LCA Regulatory Agreement, at least 51 percent of the units at Leisureville must be occupied by 
low income households. 
 
Note 4 - Small lawn areas (green space) are located adjacent to the swimming pool. A building adjacent to the swimming pool 
includes an office, community room, kitchen, and laundry room. 
 
Idle Wheel argues that a fair market rent analysis is “circular” because all mobile home spaces within the 
City are subject to rent control except for Leisureville as it is resident-owned and exempt from the rent 
control ordinance.  
 
c. The length of time since the last rent increase or rent adjustment. 
 
Since the Manufactured Home Fair Practices Commission began meeting in 2002 to review applications 
for permissive adjustments to the space rent ceiling, Idle Wheel has applied for and been approved by the 
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Commission for permissive adjustments each year with the exception of 2006. Most recently, the 
Commission approved a 1.58% increase in 2016. The annual increases for Idle Wheel approved by the 
Commission are as follows:   
 

Idle Wheel Permissive Adjustments to the Space Rent Ceiling 
Year 2002 2003 2004 2005 2006 2007 2008 2009 
Increase 18.2% 1.73% 1.13% 2.02% N/A 2.32% 2.87% 0.06% 
Year 2010 2011 2012 2013 2014 2015 2016 2017 
Increase 1.41% 1.45% 1.96% 1.50% 0.97% 0.68% 1.58% Pending 
Notes:  The 2002 permissive adjustment was the initial permissive adjustment. For 2006, the park did not submit a permissive 
adjustment application. Had an application been filed in 2006, the park may have been eligible for an adjustment of 2.24%. The 
permissive adjustment in 2009 was depressed because of an extremely low inflation rate. The current owner submitted an 
application for 2017 for a permissive adjustment, and the application will be acted on by the Manufactured Home Fair 
Practices Commission later this year. 
 
d. Capital improvements made to the park and the costs for such improvements. 
 
Idle Wheel provided information related to improvements made to the park. Idle Wheel states that it 
acquired the park in April 2015 knowing that it had deferred maintenance and since then performed street 
paving and also expended funds for a slab repair ($6,800), pool resurfacing ($19,180), and a carwash roof 
($6,750).  
 
e. Changes in property taxes or other assessed taxes to the park. 
 
Idle Wheel claims that its property taxes will increase over previous years due to its recent acquisition of 
the property. It claims annual real property taxes in the amount of $70,485.15.  
 
f. Rent paid by park owner/applicant for leased land. 
 
As far as staff is aware, the park owner/applicant is not paying for leased land.  
 
g. Changes in utility charges or rates. 
 
The residents pay their own utility bills. However, Idle Wheel does show a gas repair and maintenance 
expense in the documentation submitted.  
 
h. Changes in reasonable operating and maintenance expenses. 
 
Idle Wheel provided information regarding its operations and maintenance expenses. The City asked for 
clarification and additional documentation for some of these expenses, but as of the time of this writing 
has not received a response. The Commission may have additional questions about these expenses. One 
additional item staff has noted since sending the letter is that it is unclear from the documentation 
submitted whether the plumbing expense is an ongoing item or whether the issue has resolved. As part of 
staff’s review of the expenses reported by the applicant, staff identified a number of items that may 
require further clarification from the applicant and potential adjustments and amortizations where 
applicable by the Commission. These items are addressed in the following table, most of which are the 
same as items staff previously requested clarification from the Applicant. The Commission may have 
questions about expenses other than these as well.  
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Review of Idle Wheel Expenses 

 Category/Account Description Amount Comments 
1 Improvements – 

Paving (1355) 
Paving $362,977 Applicant characterized item as investment.  

Amortize cost? 
2 Wages, Managers 

(5200) 
X-mas bonus (Anahid 
Lop) 

$500 Exclude from operating expenses? 

3 Repairs & 
Maintenance – Park 
Owned Homes/Bldgs 

Roof Replacement (car 
wash roof) 

$6,750 Amortize expense? 

4  X-mas bonus (Byran Mull) $200 Exclude from operating expenses? 
5 Repairs & 

Maintenance – Pool 
& Spa (5510) 

Swimming pool 
replastering 

$19,180 Was condition of swimming pool factored into 
purchase price of Idle Wheel?  Amortize expense? 

6 Tools & Equipment 
(5650) 

Riding lawnmower $3,400.98 Amortize expense? 

7 Accounting (5700) 2014 tax return $300 Exclude from operating expenses? 
8 Advertising & 

Promotion (5710) 
Water for Reed $235.45 Clarification needed. Exclude from operating 

expenses? 
9  Gift for Reed $54.22 Clarification needed. Exclude from operating 

expenses? 
10  Employee X-mas gifts $67.71 Exclude from operating  expenses? 
11 Dues, Subscription, 

Fees (5750) 
Final notice fee from City 
of woodland 

$11.00 Fee for late utility payment? Exclude from 
operating expenses? 

12  Late fee from Wave 
Broadband 

$4.75 Exclude from operating expenses? 

13  LLC annual tax voucher 
payment for CA Franchise 
Tax Board 

$800 Exclude from operating expenses? 

14  Payment voucher for LLC 
e-filed returns (CA FTB) 

$900 Exclude from operating expenses? 

15  LLC Pen, interest $70 Clarification needed. Exclude from operating 
expenses? 

16 Legal General (5800) LLC Formation $2,104 LLC established for tax convenience of owner? 
Exclude from operating expenses. 

17 Management Fees 
(5820) 

Management Services $24,522.63 Clarifications needed on how management 
services differ from duties of managers.   

18 Meals & 
Entertainment (5830) 

Meal for lender $82.66 Exclude from operating expenses? 

19 Travel (5940) Travel by owner and 
manager (Bryan Mull) 

$22,261.76 Manager responsible for $21,333.36 of total. 
Unclear on reasons for travel. Exclude a portion 
from operating expenses? 

 
i. The need for repairs caused by circumstances other than ordinary wear and tear. 
 
Idle Wheel’s single largest improvement to the park for asphalt resurfacing was done in 2016, at a cost of 
$362,977. It is unclear whether the lack of street maintenance was factored into the negotiations for the 
park's purchase. Staff also views this cost as one addressing normal wear and tear of the streets and a cost 
that should be amortized over time rather than being a one-time expense. The Commission may also wish 
to ask the applicant whether a civil engineer who specializes in pavement assessments or another 
professional with similar skills was consulted on the pavement condition and recommended the 
resurfacing.  Furthermore, the Commission may inquire if the applicant considered any less expensive 
treatments, such as fog and crack sealing, slurry seal, or cape seal to extend the life of the pavement.   
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j. The amount and quality of services and amenities provided by the park owner applicant to the residents 
of the park. 
 
The table above lists amenities provided at Idle Wheel. Park resident Bill Long noted in his letter to the 
Commission that Idle Wheel recently constructed a playground without the residents’ approval. Either 
Idle Wheel or residents or perhaps both may offer testimony or provide additional documentation 
regarding the amount and quality of services and amenities provided at the park.  
 
k. The park owner/applicant's investment, additional investments, appreciation, depreciation, and possible 
tax benefits. 
 
Idle Wheel has provided information concerning its investments in the property, including its purchase 
price. The Commission may ask Idle Wheel’s representatives for additional information and/or 
documentation to support its numbers.  
 
l. Any particular hardship circumstances of the park owner/applicant or the residents. 
 
Both the park owner and the park residents have made hardship claims. The Application sets forth 
arguments and documents explaining why the owner believes it is not receiving a fair return on its 
investment. Numerous park residents have sent letters to the City explaining that a rent increase in the 
amount proposed would be a financial burden (see Attachment C). 
 
m. Factors related to capture by incumbent residents of a premium upon sale 
 
The Commission’s regulations also provide for the Commission to consider, if raised by the applicant, 
factors related to the capture by incumbent residents of a premium upon the sale of their mobile homes 
attributable to the net value of the benefits of space rent control, including, but not limited to: (1) whether 
a premium exists; (2) whether other external factors exist that prevent the capture of a premium; and (3) 
whether a Special Adjustment is needed to prevent the creation or capture of such a premium. Regulations 
§9.04(d). 
 
Idle Wheel asserts that the current rent levels do create a premium in the selling prices of mobile homes 
and that the expectation of continuing to have below market rents is capitalized into the resale value of the 
mobile home. Idle Wheel makes this argument on pages 7 through 9 of its counsel’s analysis. The United 
States Supreme Court explained the issue by noting that the effect of a rent control ordinance may be to 
increase the mobile home’s value, and this value typically only benefits the tenant in possession of the 
mobile home at the time the rent control ordinance is imposed. Yee v. City of Escondido, 503 U.S. 519, 
530 (1992). This, the Court states, is a difference between a mobile home rent control ordinance and a 
more typical apartment rent control ordinance as apartment dwellers typically do not sell anything to their 
successors. Id. 
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COMMUNICATION FROM PARK RESIDENTS 
 
The City received numerous letters from park residents, which are included as Attachment C. Most of the 
residents explained the financial hardship a rent increase would have on their personal finances. One of 
the residents, Bill Long, wrote to the Commission about a water shut-off on March 6, 2017. He stated that 
while he thinks this type of shut-off will be reflected by Idle Wheel as a repair and maintenance item, he 
believes it is an ineffective long-term fix and that the water delivery infrastructure is deteriorating.  
 
ITEMS OUTSIDE THE SCOPE OF THIS PUBLIC HEARING  
 
The Commission and Commission staff have heard from Idle Wheel residents about problems with the 
on-site fire hydrant and asked whether the City has jurisdiction to fix the fire hydrant. The state has 
jurisdiction over fire protection standards in mobile home parks. Health & Safety Code § 18691(a). The 
City may decide to enforce its fire prevention code in mobile home parks provided that the City gives the 
state at least 30 days written notice. If it does so, it may then enforce fire hydrant systems as well as a 
number of other things. However, the City has never given that notice and, thus, does not enforce the fire 
hydrant system within Idle Wheel. The only fire hydrant issue that may be relevant to the Commission’s 
fair return hearing is whether Idle Wheel invested any money in repairing the fire hydrant system.  
 
CONDUCT OF PUBLIC HEARING 
 
The Commission held two meetings, on January 25 and February 8, 2017 to discuss the structure of the 
public hearing. During the February 8, 2017 meeting, the Commission approved a general outline for the 
public hearing. The City Attorney’s office sent the outline to Idle Wheel’s counsel on February 27, 2017 
and to the tenants’ counsel on March 3, 2017. Neither Idle Wheel nor the tenants have provided an 
estimate for how much time they anticipate needing to make an initial presentation to the Commission. 
The City understands that the tenants and/or Idle Wheel may wish to call witnesses, and attorneys for both 
Idle Wheel and the tenants have been informed that they would have the right to cross-examine witnesses. 
As the City does not know how much time either Idle Wheel or the tenants anticipate or how many (if 
any) witnesses each may present, the City offers the general outline below for the Commission’s 
consideration.  
 
It is also important to note that both Idle Wheel and the tenants have hired counsel to represent their 
interests in this proceeding. The role of staff and the City Attorney are to assist the Commission in its 
conduct of the public hearing, to facilitate the gathering and analysis of information, and to communicate 
with counsel for Idle Wheel and the residents. Following the hearing and completion of the Commission’s 
deliberations, staff will draft written findings and a resolution for adoption by the Commission.  
 
Additionally, Idle Wheel’s counsel raises issues of an unbiased decision-maker and a fair hearing. The 
Ordinance does not permit any person affiliated with a mobile home park to serve on the Commission, to 
avoid any financial interest or conflict of interest. City staff is not aware of any financial interest of any 
individual Commissioner in this matter and is also unaware of any specific non-financial bias that would 
prevent the Commission from providing a fair hearing. While Idle Wheel has requested that any 
Commissioner who voted for the mobile home rent control ordinance not participate in the fair return 
hearing, as Commissioners who voted for the ordinance are alleged to be biased, no legal authority is 
cited for the proposition that voting on a rent control ordinance over fifteen years ago creates a bias to 
have a hearing officer’s position so unalterably set to a specific outcome. Additionally, City staff declines 
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to ask Commissioners how they voted on an ordinance (or anything else for that matter) as voting at the 
polling place is secret.   
 
Staff recommends the Commission do the following: 
 

1. Staff will summarize the written staff report and take any introductory questions from the 
Commission.   

2. Review the outline of proceedings for the public hearing.  
3. Open the public hearing.  
4. Applicant’s presentation, including questioning of witnesses, if any 
5. Cross-examination of Applicant’s witnesses, if any, by residents’ representative and/or questions 

from Commissioners to Idle Wheel’s counsel or witnesses 
6. Residents’ presentation, including questioning of witnesses, if any 
7. Cross-examination of residents’ witnesses, if any, by Idle Wheel’s representative and/or questions 

from Commissioners to residents’ counsel or witnesses 
8. Public Comment for any other person in attendance who wishes to comment on the matter 
9. Idle Wheel’s Rebuttal and/or concluding remarks. If Idle Wheel has further questions for the 

residents, those should be addressed to the Commission. 
10. Residents’ Rebuttal and/or concluding remarks. If the residents have further questions for Idle 

Wheel, those should be addressed to the Commission.  
11. Close the public hearing.  
12. Commission Discussion, Deliberation, and Direction to Staff. The Commission may request the 

applicant, residents, or staff to answer questions. At the conclusion of its deliberations, the 
Commission should direct staff to prepare written findings for adoption by the Commission by 
resolution. The Commission should also set another date and time for consideration of those 
written findings and adoption of the resolution.  

 
COMMISSION’S DELIBERATIONS 
 
The Commission is charged with granting a rent ceiling adjustment, as it determines, in its sole discretion, 
based upon written findings. §16B-14(e)(2). The Commission may grant the application in full or in part 
or may deny the application. The Commission should also determine whether the park owner should be 
allowed to pass through the hearing fee ($16,000) to park residents.  
 
Pursuant to the Ordinance, the Commission has 90 days from the date of the City’s completeness 
determination (January 11, 2017) and fourteen calendar days from the date of the close of the public 
hearing to render its written decision. The 90th day is April  11, 2017. Due to the rescheduling of the 
public hearing (see below) from March 14 to March 29, 2017, counsel for both Idle Wheel and the 
residents have agreed that the Commission may render its decision on or by April 28, 2017 instead.  
 
The Commission’s decision will be supported by written findings. Those findings will be drafted by staff 
to support a conclusion regarding the owners of Idle Wheel receiving a fair rate of return on its investment 
in Idle Wheel.  
 
The Commission’s decision is final, which means that there is no appeal to the City Council or any other 
person or body within the City of Woodland. §16B-14(h)(3).  
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PUBLIC NOTIFICATION:  
 
A public hearing notice was prepared by the Community Services Department and mailed out to residents 
of Idle Wheel (one notice per manufactured home space) on February 25, 2017, for a public hearing 
originally scheduled for March 14, 2017. The City’s Ordinance and Commission regulations contain 
contradictory language, indicating in one place that notice must be mailed at least fifteen days prior to the 
scheduled hearing date (§16B-14(c)(2)) and indicating in another that notice must be mailed at least 
twenty days prior to the scheduled hearing date (§16B-9). Legal counsel for the tenants complained that 
the City had not met the required 20 day mailing period and that the tenants would raise a complaint at the 
hearing of improper notice. Idle Wheel’s representative requested that the hearing be continued with 
sufficient time for the City to give 20 days mailed notice. Thus, City staff on Tuesday, March 7, 2017, 
mailed notice of the March 29, 2017 hearing to all Idle Wheel residents in self-addressed, envelopes with 
first class postage supplied by the Park Owner.    

 
Consistent with Section 6.06(h) of the Commission’s Regulations, a copy of this staff report was provided 
by electronic mail to counsel for Idle Wheel and the residents seven days before the date of the March 29, 
2017 Commission hearing. Copies of the staff report for the proposed project have been on file at the 
Woodland Community and Senior Center and City Hall since March 22, 2017. 
 
ATTACHMENTS: 

A.  Idle Wheel Special Adjustment Application (provided under separate cover) 
B.  Public Hearing Notice Proof of Publication 
C.  Correspondence from Idle Wheel Residents and Community Members 
D.  Resident Surveys submitted by Idle Wheel/Royal Palm Community Association 
E.  Correspondence from City of Woodland dated March 1, 2017 to Idle Wheel Counsel 
F. Chapter 16B of the City of Woodland Municipal Code 
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Attachment A 
Idle Wheel Special Adjustment Application (provided under separate cover) 
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Attachment B 
Public Hearing Notice Proof of Publication 
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Attachment C 
Correspondence from Idle Wheel Residents and Community Members 
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Attachment D 
Correspondence from City of Woodland dated March 1, 2017 to Idle Wheel Counsel 
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Attachment E 
Chapter 16B 
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Attachment F 
Resident Surveys submitted by Idle Wheel/Royal Palm Community Association 
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CHAPTER 16B OF THE WOODLAND CITY CODE  

AS AMENDED BY MEASURE I (2002) 
 

 
Sec. 16B.l Preamble. 
 
  (a) There is presently, within the city of Woodland and surrounding 
communities, a shortage of rental spaces for the location of manufactured homes 
commensurate with the demand therefor. This inequitable market situation has 
resulted in low vacancy rates and contributed or threatens to contribute to rapidly 
escalating rents. This situation has resulted or threatens to result in serious 
concern, anguish and stress among a significant portion of Woodland residents 
living in manufactured home parks. 
  (b) Alternative sites for the relocation of manufactured homes are difficult to 
find due to the shortage of vacant space, the restrictions on the age, size or style of 
manufactured homes permitted in many parks, and requirements related to the 
installation of manufactured homes, including permits, landscaping and site 
preparation. Additionally, the cost for moving a manufactured home is 
substantial, and the risk of damage in moving is significant. The results of these 
conditions are the creation of a captive market of manufactured home owners. 
This immobility, in turn, contributes to the creation of a great imbalance in the 
bargaining position of the park owners and manufactured home owners in favor of 
the park owners. 
  (c) Manufactured home owners are property owners with sizable investments in 
their manufactured homes and appurtenances. Collectively, the manufactured 
home owners have a greater investment than does the manufactured home park 
owner. The residents of manufactured home parks consider their relationship with 
the park owners as a joint housing venture. The continuing possibility of 
unreasonable space rental increases in manufactured home parks threatens to 
diminish the value of the investment of the manufactured home owners. Further, 
existing state law permits manufactured home park owners to require 
manufactured home owners to make modifications to their homes for reasons of 
aesthetics or conformity to park standards that amount to capital improvements 
which would accrue to the benefit of the park owner by potentially increasing the 
market value of the park itself. 
  (d) It is necessary to facilitate and encourage fair bargaining between 
manufactured home owners and park owners in order to achieve mutually 
satisfactory agreements with regard to space rental rates in manufactured home 
parks. Absent such agreements this council further finds and declares it necessary 
to protect the owners and residents of manufactured homes from unreasonable 
space rental increases while simultaneously recognizing and providing for the 
need of park owners to receive a just and reasonable return on their property. 
 
 
  



 

 2 722006. 1 

Sec. 16B.2. Definitions. 
 
  (a) Commission. The manufactured home fair practices Commission established 
by this chapter. 
  (b) Manufactured home.  For purposes of this chapter, the term “manufactured 
home” shall be synonymous with the term “mobile home.” 
  (c) Manufactured home park. An area of land where two (2) or more 
manufactured home sites are rented, or held out for rent to accommodate 
manufactured homes used for human habitation. Also referred to herein as a 
“park.” 
  (d) Manufactured home park owner.  The owner, lessor, operator or designated 
agent thereof of a manufactured home park also referred to herein as a “park 
owner.” 
  (e) Manufactured home resident.  Any person entitled to occupy a manufactured 
home as the owner thereof or pursuant to a rental or lease agreement with the 
owner of a manufactured home. Also referred to herein as a “resident.” 
  (f) Rental agreement. An agreement between the manufactured home park owner 
and a resident establishing the terms and conditions of a tenancy. A lease is a 
rental agreement. 
  (g) Space rent. The consideration, including any bonus, benefits or gratuities, 
demanded or received for and in connection with the use or occupancy of a 
manufactured home within a manufactured home park or the transfer of a rental 
agreement of such a manufactured home. The use and occupancy of a rental unit 
shall induce the exercise of all rights and privileges and use of all facilities, 
services and amenities accruing to the residents thereof for which a separate fee 
authorized by the Mobile Home Residency Law (California Civil Code Section 
798 et seq.) not charged. Nothing herein shall be construed to prevent a park 
opener from establishing such fees as may be authorized by the Mobile Home 
Residency Law. 
  (h) Vacancy control. The occurrence of a vacancy in either a space within a park 
or a mobile home unit on a space within a park shall not result in a space rental 
increase in excess of the percentage increase allowed once during any twelve (12) 
month period. 
  
Sec. 16B.3. Applicability. 
 
  (a) The provisions of this chapter shall apply to all manufactured home parks as 
defined in Section 16B.2(c), and to all tenancies in such parks unless otherwise 
exempted by this section or any other provision of this chapter. 
  (b) The space rent ceiling provision of this chapter shall not apply to any tenancy 
in a manufactured home park that is covered by a rental agreement meeting all of 
the requirements of Section 798.17 of the California Civil Code for the duration 
of such agreement. All other provisions, including but not limited to the 
registration provisions of Section l6B.5, shall be applicable to such tenancies 
unless specifically exempted by a provision of this chapter or state law. 
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  (c)  The provisions of this chapter shall not apply to any space occupied by a 
resident who, throughout the duration of his or her tenancy, owns both the 
manufactured home in which he or she resides and an ownership interest in the 
subdivision, cooperative, condominium for mobilehomes, or other resident-owned 
manufactured home park in which the space is located.   
  (d) The provisions of this chapter shall not apply to spaces in manufactured 
home parks that are subject to recorded affordable housing covenants which 
restrict tenancies to low- and very low-income households and require rents 
affordable to residents at those income levels. 
 
Sec. 16B.4. Manufactured Home Fair Practices Commission. 
 
  (a) Establishment. The Manufactured Home Fair Practices Commission of the 
city of Woodland is hereby established. 
  (b) Membership 
  (1) The commission shall consist of a total of five (5) regular members and two 
(2) alternate members. All regular and alternate members shall be resident 
electors of the city of Woodland. No member shall be a manufactured home 
owner or resident; an owner, operator or manager of a manufactured home park; 
own or possess any interest in; or operate or manage, any other rental property 
totaling four (4) or more dwelling units, whether such four (4) units are located on 
one parcel or lot, or are spread among several parcels or lots. As used in this 
section, “dwelling unit” shall mean an apartment unit, a condominium unit, or a 
single-family residence. 
  (2) All members of the commission, regulars and alternates, shall be required to 
attend all commission meetings and hearings unless such member has been 
disqualified from participation. 
  (3) When a regular member is absent from a meeting, an alternate member shall 
participate in the commission proceedings in place of the absent regular member. 
An alternate member shall have voting privileges only when acting in the stead of 
an absent regular member. 
  (c) Nomination and appointment. Each member of the city council shall 
nominate one (1) regular member and the mayor shall nominate one (1) regular 
member and two (2) alternate members for appointment to the commission. Each 
such nomination shall be subject to actual appointment by the mayor with the 
approval of the city council. 
  (d) Term 
  (1) Each regular member of the board shall serve for a term of three (3) years 
except as otherwise provided herein. For the first Commission, the mayor shall 
appoint three (3) regular members for three-year terms and two (2) regular 
members for two-year terms. Thereafter, the successors of these members shall be 
appointed for terms of three (3) years. Each regular member shall hold office until 
a new member has been duly appointed. 
  (2) Each alternate member of the board shall serve for a term of two (2) years 
except as otherwise provided herein. Each alternate member shall hold office until 
a new alternate member has been duly appointed. 
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  (3) If a vacancy shall occur otherwise than by expiration of the term, it shall be 
filled by appointment for the unexpired portion of such member’s term. 
  (4) The provisions herein above notwithstanding, a member may be removed, at 
any time, with or without cause, by majority vote of the city council. 
  (5) Any member who is absent, without sufficient cause, from three (3) 
successive meetings of the commission which such member was required to 
attend, shall be deemed to have vacated his office. 
  (e) Meetings. Except as expressly provided herein, the commission shall 
establish the time and place of its meetings. All meetings of the commission shall 
be conducted in accordance with the provisions of the Ralph M. Brown Act (Gov. 
Code section 54950 et seq.). 
  (f) City council guidelines; commission rules and regulations. 
  (1) The city council may from time to time, adopt by resolution, such guidelines, 
as it deems necessary to assist and direct the commission in the accomplishment 
of its duties. 
  (2) The commission may make and adopt its own rules and regulations for 
conducting its business consistent with the laws of the state, this chapter, and any 
guidelines adopted by the city council. Any such rules and regulations shall be 
reduced to writing and be on file with the secretary of the commission at all times. 
  (g) Officers. The commission may appoint such officers, as it may deem 
necessary to carry out its duties hereunder. 
  (h) Records. The commission shall keep a record of its proceedings, which shall 
be open for inspection by any member of the public. 
  (i) Appointment of committees and hearing officers. The commission may 
appoint committees or hearing officers to hear matters on which testimony must 
be taken, which committees and officers shall report to the commission the 
findings and results of any such hearing on a matter referred to such committee or 
person. 
  (j) Compensation. Each member of the commission shall be entitled to such 
compensation as may be set by the city council. Such members shall be entitled to 
reimbursement for expenses incurred in the performance of their official duties. 
The commission shall not have any authority to expend or authorize the 
expenditure of any public funds, except with the prior express approval of the city 
council. 
  (k) Staff. The city manager shall provide all administrative staff necessary to 
serve the commission. The city clerk shall serve as the secretary of the 
commission and shall be responsible for the maintenance of all records of the 
commission. The city attorney or his/her designee shall act as legal counsel to the 
commission. 
  (l) Quorum. Three (3) commissioners shall constitute a quorum. A majority vote 
of all commissioners, i.e., three (3) votes is required for the adoption of any 
findings and/or order pertaining to an application filed hereunder and for the 
adoption, amendment or repeal of any rules and regulations of the commission. A 
majority vote of the quorum of the commission is required for the commission to 
take action on any other matter. 
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  (m) Duties. The commission shall undertake and have the following duties, 
responsibilities and functions, together with all powers reasonably incidental 
thereto: 
  (1) To meet from time to time as may be specified by the rules and regulations of 
the commission in order to carry out its duties; 
  (2) To require such registration of manufactured home parks as the commission 
may deem necessary to enable it to carry out its duties; 
  (3) To make adjustments in space rent ceilings as provided for in this chapter; 
  (4) To make such studies, surveys and investigations, conduct such hearings, and 
obtain such information as is necessary to carry out its powers and duties; 
  (5) To adopt, promulgate, amend and rescind such administrative rules as may 
be necessary to effectuate the purposes and policies of this chapter and to enable 
the commission to carry out its powers and duties thereunder; 
  (6) To render at least semiannually a comprehensive written report to the city 
council concerning the commissions activities, holdings, action, results of 
hearings, and all other matters pertinent to this chapter; and 
  (7) To undertake such other related duties as may be assigned by the city 
council.  
  
Sec. 16B.5. Registration. 
 
  (a) Within sixty (60) calendar days after the date any manufactured home park, 
or manufactured home space, initially becomes subject to the provisions of this 
chapter, and annually thereafter, the owner of such park shall register the park, 
inducing all manufactured home spaces within the park that are subject to this 
chapter. 
  (b) The initial registration shall include the name(s), business addresses, business 
telephone number(s) of each person or legal entity possessing an ownership 
interest in the park and the nature of such interest; the number of manufactured 
home rental spaces within the park; a rent schedule reflecting space rents within 
the park on the effective date of this chapter; a listing of all other charges, 
including utilities not included in space rent, paid by manufactured home 
residents within the park and the approximate amount of each such charge; and 
the name and address to which all required notices and correspondence may be 
sent. 
  (c) The commission is hereby empowered to require such re-registration as it 
deems necessary. 
  (d) No park owner shall be eligible to receive any rent ceiling adjustment as 
provided for under the provisions of this chapter unless such current registration 
as may then be required for the manufactured home park is on file with the 
commission at the time the petition for the rent ceiling adjustment is filed. 
  (e) The registration requirements provided for in this section or which may be 
established by the commission shall apply to all manufactured home parks, and 
park spaces, including those exempt from the space rent ceiling limitation by 
reason of an exemption based upon Civil Code Section 798.17. 
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Sec. 16B.6. Registration fee. 
 
  (a) At the time of initial registration or any subsequent re-registration, 
manufactured home park owners shall pay to the city of Woodland a registration 
fee for each manufactured home rental space within the park, as established by 
resolution of the city council, except such spaces that are exempt from such fee 
because of a space rental agreement that meets the requirements of Section 798.17 
of the California Civil Code. 
  (b) If a park owner does not pay the fee provided for in subsection (a) above 
within the time period established therein, a late charge shall be assessed in an 
amount equal to one dollar ($1.00) for each manufactured home rental space 
within the park for each month or fraction thereof that such payment is 
delinquent. 
  (c) No petition will be accepted from any park owner for a space rent ceiling 
adjustment of any kind, no hearing or other proceeding shall be scheduled or take 
place, and no space rent ceiling adjustment shall be granted or take effect for any 
manufactured home park for which there is an unpaid registration fee. 
  (d) The registration fee provided by this section is intended to defray costs 
associated with the administration of this chapter except those costs associated 
with Net Operating Income and special adjustment hearings, which costs are 
provided for under Section 16B.14(f) of this chapter. 
  (e) The city manager is hereby directed to maintain an accurate accounting of all 
direct and indirect costs of administering the regulations contained in this chapter. 
The city manager shall submit a report to the commission and city council of such 
costs and any recommendation for a change in the registration fee at least 
annually from and after the effective date of this chapter. 
 
Sec. 16B.7. Space rent ceiling. 
 
  (a) Beginning the first month which commences following this election when 
this ordinance is enacted, no owner of a manufactured home park shall charge 
space rent for any manufactured home space in an amount greater than the space 
rent in effect on January 1, 1996. This date shall be known as the “space rent 
ceiling date.” The space rent in effect on that date, and as thereafter adjusted in 
accordance with this chapter, shall be known as the space rent ceiling. 
  (b) When no space rent in effect. If there was no space rent in effect on the space 
rent ceiling date, the space rent ceiling shall be the space rent that was charged for 
that space on the last date that space rent was charged for the space prior to the 
space rent ceiling date. 
  (c) Exemptions.  If a manufactured home space is exempted from the space 
rental ceiling provisions of this chapter by reason of the existence of a space rent 
agreement that meets the requirements of Civil Code Section 798.17, and the 
agreement expires, the space rent ceiling for the space shall be the space rent in 
effect for that space before the agreement expired. 
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Sec. 16B.8. Space rent ceiling adjustments. 
 
  (a) Increase prohibited. No increase in space rent ceiling shall be permitted 
except as provided for herein. 
  (b) Initial adjustment. 
  (1) Permissive adjustment. A park owner shall be entitled to an initial permissive 
adjustment of gross space rental income equal to the lesser of the three (3)  
percent increase per annum since the base year or an increase equal to the 
percentage increase in the Consumer Price index (CPI) from the end of the base 
year to the date of application for the adjustment. 
  (2) NOI adjustment. In the event a park owner does not receive a just and 
reasonable return on the park property after receiving the maximum permissive 
adjustment provided for above, a park owner may file an application with the 
commission for an initial adjustment of the space rent ceiling. 
  A park owner shall be entitled to an adjustment of the space rent ceiling so as to 
enable the park owner’s base year net operating income (NOI) to be increased by 
a rate equal to the lesser of: (a) the percentage increase in the CPI since the end of 
the base year multiplied by that percentage of the CPI which composes the 
expenditure category of housing or the equivalent thereof, or (b) forty (40) 
percent of the percentage increase in the CPI since the end of the base year. The 
percentage increase in the CPI shall be calculated by using the procedure set forth 
in section 16B.8(b)(l). 
  No further space rent ceiling adjustment shall be permitted in calendar year 
2002, with the exception of any applicable pass-through adjustment provided for 
herein. 
  (3) Filing of application. An application for either an initial permissive or NOI 
adjustment may be filed with the secretary to the commission no sooner than sixty 
(60) days following enactment of this ordinance. The application shall be 
submitted on such form as may be provided by the commission.  
  The commission shall review any such application in accordance with the 
provisions of this chapter. 
  (c) Annual adjustment. Commencing on April 1 in the year following the date 
any manufactured home park initially becomes subject to the provisions of this 
chapter, and every subsequent year thereafter, any park owner subject to this 
chapter shall be entitled to the following annual adjustments: 
  (1) Permissive adjustment. A park owner shall be entitled to an annual 
permissive adjustment of gross space rental income equal to the lesser of a three 
(3) percent increase or an increase equal to seventy-five (75) percent of the 
percentage increase in the CPI during the full twelve (12) calendar months 
immediately preceding the date of the application as reported by the Bureau of 
Labor Statistics.  The percentage increase in the CPI during the 12-month period 
shall be calculated by comparing the CPI reported for the last month of the 12-
month period with the CPI reported for the month immediately preceding the 12-
month period. 
  (2) NOI adjustment. In the event a park owner believes he would not receive a 
just and reasonable return on his investment in the park after receiving the 
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maximum permissive adjustment provided for above, a park owner may file an 
application with the commission for an alternative adjustment of the space rent 
ceiling based upon the park’s net operating income (NOI). 
  A park owner shall be entitled to an adjustment of the space rent ceiling so as to 
enable the park owner’s net operating income (NOI) during the full twelve (12) 
calendar months immediately preceding the date of the application to be increased 
by a rate equal to the lesser of: (a) the percentage increase in the CPI during the 
full twelve (12) calendar months immediately preceding the date of the 
application multiplied by that percentage of the CPI which composes the 
expenditure category for housing, or (b) forty (40) percent of the percentage 
increase in the CPI during the full twelve (12) calendar months immediately 
preceding the date of the application.  The percentage increase in the CPI during 
the 12-month period shall be calculated in the same manner described in Section 
16B.8(c)(1). 
  (3) Effect of previous annual adjustment. No annual adjustment shall become 
effective if a previous annual adjustment became effective within the previous 
twelve (12) months. An annual adjustment may, however, be approved by the 
commission within such twelve-month period provided that such an adjustment 
shall not become effective within such twelve-month period. 
  (d) Pass-through of government assessments. 
  (1) A manufactured home park owner may file an application with the 
commission to pass through to the residents of the park governmental assessments 
related to the operation of the park. The application shall be submitted in such 
form, and at such time, as may be provided by the commission. 
  (2) For governmental assessment increases of a continuing nature, the 
commission shall permit the park owner to adjust the space rent ceiling by an 
amount deemed necessary to cover the increase in such assessments. The space 
rent ceiling for each manufactured home rental space shall be adjusted equally in 
an amount necessary to cover increases in such costs. 
  (3) Government assessments representing a single one-time payment, or a single 
assessment payable over a fixed period of time, shall not affect the space rent 
ceiling for the park. Park owners may pass through such assessments to the 
residents of the park upon terms and conditions as approved by the commission. 
  (4) For the purposes of this chapter, government assessments shall not include 
federal, state or local taxes, governmental license or registration fees, or fees paid 
and costs incurred pursuant to the requirements of this chapter. 
  (f) Distribution of space rent ceiling adjustments. In the event the commission 
grants any adjustment or pass-through pursuant to any provision of this chapter, 
the amount of the gross adjustment or pass-through shall be distributed to each 
individual space in the park based upon the percentage increase in the gross space 
rents of all manufactured home spaces in the park subject to this chapter. The 
individual space rent shall thus increase by the same percentage increase as the 
increase allowed to the gross space rents in the park.  
  The park owner shall adjust the space rent ceiling for each such manufactured 
home rental space within the park accordingly and impose this adjustment 
simultaneously to all manufactured home rental spaces in the park. 
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  (g) Consumer Price Index (CPI). The Consumer Price Index utilized herein shall 
be the Consumer Price Index for all urban consumers in the West Urban Area, 
including all items and not seasonally adjusted, as reported by the U.S. 
Department of Labor, Bureau of Labor Statistics, with an index measure of 100 
for the base period of 1982-84 or such other prevailing base period as may be 
adopted from time to time by the Bureau of Labor statistics.  In the event that the 
Consumer Price Index as defined in this section is discontinued, the commission 
shall use in its place the substantially similar index thereafter employed by the 
Bureau of Labor Statistics in lieu of the Consumer Price Index to report the 
increase in the cost of living of urban consumers in the western United States.  As 
used in this section, “Bureau of Labor Statistics” shall mean that agency or its 
successor agency of the United States Government. 
 
Sec. 16B.9. Presumption of just and reasonable return on property; fair 
return review hearing. 
 
  (a) Except as provided herein below, it shall be presumed that the net operating 
income produced by a manufactured home park during the base year provided the 
park owner with a just and reasonable return. Park owners shall be entitled to 
maintain and increase their net operating income from year to year in accordance 
with the adjustment procedures contained in this chapter. 
  (b) It shall be presumed that where the NOI is less than fifty (50) percent of 
gross income in the base year, the park owner was receiving less than a just and 
reasonable return on the manufactured home park. In such a case, for purposes of 
determining the base year NOI, gross income shall be adjusted upward to twice 
the amount of the base year operating expenses. 
  (c) It shall be further presumed that the adjustments provided for in this chapter, 
including any adjustments to base year NOI and any annual adjustments provides 
all adjustments necessary to allow the park owner a just and reasonable return on 
investment for any given year. 
  (d) However, in the event a park owner contends that the application of these 
adjustments does not result in a just and reasonable return to the park owner for 
the particular year, the park owner may apply for an additional “special 
adjustment.” The application for a special adjustment shall be in writing in such 
form as provided by the commission and shall be heard by the commission at a 
public hearing to be known as a “fair return hearing.” Notice of the fair return 
hearing shall be given to the park owner/applicant and to the residents of the park 
by first class mail sent not less than twenty (20) days before the date set for the 
hearing. 
  (e) At the fair return hearing, the park owner shall bear the burden of presenting 
evidence rebutting the presumption stated in subsection 16B.9(c) herein, and the 
commission shall hear such evidence, and consider such evidence as provided in 
Section l6B.14(d)(6), and determine, based upon the evidence presented, whether 
the adjustments as provided in this chapter are adequate to allow the park owner a 
just and reasonable return, and whether and to what extent a special adjustment is 
necessary to allow such just and reasonable return. The commission shall grant a 
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special adjustment to the extent it finds such necessary to effectuate such just and 
reasonable return to that park owner/applicant. 
  
Sec. 16B.10. Base year. 
 
  Except as otherwise provided herein, the base year for all manufactured home 
parks shall be the twelve-month period immediately preceding the space rent 
ceiling date applicable to that park. 
  
Sec. 16B.11. Net operating income (NOI). 
 
  For purposes of this chapter, the net operating income (NOI) of a manufactured 
home park shall equal gross income (GI) less operating expenses (OE). 
  
Sec. 16B.12. Gross income (GI). 
 
  For purposes of this chapter, the gross income (GI) of a manufactured home park 
shall equal the following: 
  (a) Gross space rents, computed as gross space rental income at one hundred 
(100) percent occupancy; plus 
  (b) Other income generated as a result of the operation of the park, including but 
not limited to laundry and recreational vehicle storage; plus 
  (c) Revenue received by the park owner from the sale of gas and electricity to 
park residents where such utilities are billed individually to the park residents by 
the park owner, which revenue shall equal the total cost of the utilities to the 
residents minus the amount paid by the park owner for such utilities to the utility 
provider; minus 
  (d) Uncollected space rents due to vacancy and bad debts to the extent that the 
same is beyond the park owner’s control. Uncollected space rents in excess of 
three (3) percent of gross space rents shall be presumed to be unreasonable unless 
established otherwise and shall not be included in computing gross income. 
Where uncollected space rents must be estimated, the average of the preceding 
three (3) year’s experience shall be used, or some other comparable method. 
 
Sec 16B.13. Operating expenses (OE). 
 
  (a) For purposes of this chapter, the operating expenses (OE) of a manufactured 
home park shall include the following: 
  (1) Real property taxes and assessments. 
  (2) Management expenses, including the compensation of administrative 
personnel (may include the value of any manufactured home space offered as part 
of compensation for such services), reasonable and necessary advertising to 
ensure occupancy only, legal and accounting services as permitted herein, and 
other managerial expenses. Management expenses are presumed to be not more 
than five (5) percent of gross income, unless established otherwise. 
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  (3) Normal repair and maintenance expenses for the grounds and common 
facilities, including but not limited to landscaping, cleaning, repair of equipment 
and facilities. 
  (4) Owner-performed labor in operating and/or maintaining the park. In addition 
to the management expenses listed above where the owner performs managerial 
or maintenance services which are uncompensated, the owner may include the 
reasonable value of such services. There shall be a maximum allowance of five 
(5) percent of gross income unless such a limitation would be substantially unfair 
in a given case. It shall be presumed that a park owner must devote substantially 
all of his or her time, i.e., at least forty (40) hours per week, to performing such 
managerial or maintenance services in order to warrant the maximum five (5) 
percent allowance. No allowance for such services shall be authorized unless a 
park owner documents the hours utilized in performing such services and the 
nature of the services provided. 
  (5) Operating supplies such as janitorial supplies, gardening supplies, stationery 
and so forth. 
  (6) Insurance premiums prorated over the life of the policy. 
  (7) Other taxes, fees and permits. 
  (8) Reserve for replacement of necessary capital improvements. This amount 
shall not exceed five (5) percent of gross income. The reserve shall be 
documented. The reserve may be included as an operating expense in a particular 
annual adjustment only to the extent that additional money is added to any 
previously approved reserve, up to a maximum of five (5) percent of current gross 
income. 
  (9) Necessary capital improvement costs exceeding reserves for replacement. A 
park owner may include the cost of necessary capital improvement expenditures 
which exceeded reserves for replacement for which the park owner has been 
given credit under subsection (8) of this Section 16B.13(a) in the current 
adjustment or in any previously approved adjustment. A necessary capital 
improvement shall be an improvement required to maintain the common facilities 
and areas of the park in a decent, safe and sanitary condition or to maintain the 
existing level of park amenities and services. 
  Expenditures for capital improvements to upgrade existing facilities or increase 
amenities or services shall be an allowable operating expense only if documented 
and only if the park owner has: 
  a. Consulted with the park residents prior to initiating construction of the 
improvements regarding the nature and purpose of the improvements and the 
estimated cost of the improvements. 
  b. Obtained the prior written consent of at least one adult resident from a 
majority of the manufactured home rental spaces to include the cost of the 
improvement as an operating expense. Evidence of such consent must be 
presented at the time of filing the application seeking to include such capital 
improvement expenditure as an operating expense.  
  Any capital improvement expense shall be amortized over the reasonable life of 
the improvement or such other period as may be deemed reasonable by the 
commission under the circumstances. 
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  In the event that the capital improvement expenditure is necessitated as a result 
of an accident, disaster or other event for which the park owner receives insurance 
benefits, only those capital improvement costs otherwise allowable exceeding the 
insurance benefits may be calculated as operating expenses. 
  (10) Involuntary refinancing of mortgage or debt principal. A park owner may, 
under the provisions of this subsection, be able to include certain debt service 
costs as an operating expense. Such costs are limited to increases in interest 
payments from those interest payments made during the base year which result 
from one of the following situations or the equivalent thereof: (1) Refinancing of 
the outstanding principal owed for the acquisition of a park where such 
refinancing is mandated by the terms of a financing transaction entered into on or 
before the space rent ceiling, e.g., termination of a loan with a balloon payment; 
or (2) increased interest costs incurred as a result of a variable interest rate loan 
used to finance the acquisition of the park and entered into on or before the space 
rent ceiling. 
  In refinancing, increased interest shall be permitted to be considered as an 
operating expense only where the park owner can show that the terms of the 
refinancing were reasonable and consistent with prudent business practices under 
the circumstances. 
  (11) Increases in rental payments made on leases of land entered into on or 
before the space rent ceiling. A park owner may, on such terms and conditions as 
the commission deems reasonable, include as expenses that portion of the increase 
in rental payments made by the park owner on a lease of the land occupied by all 
or a portion of park where such lease was entered into on or before the space rent 
ceiling, as follows: The park owner may include as expenses an amount not to 
exceed the increase in such land; lease rental payments occurring since the 
previous commission-approved rental adjustment for the park when said increase 
in land lease rental payments is the result of inflation or the increase in the space 
rental income. 
  Such increased land lease rental obligations shall be permitted to be considered 
as an operating expense only where the park owner can show that the terms of the 
lease are reasonable and consistent with prudent business practices under the 
circumstances. 
  (B) Operating expenses shall not include the following: 
  (1) All debt service expenses and rental payments made on leases of land, except 
as provided above; 
  (2) Depreciation; 
  (3) Any expense for which the park owner is reimbursed; 
  (4) Attorney’s fees and costs incurred in proceedings before the commission, or 
in connection with legal proceedings against the commission or challenging this 
chapter; and 
  (5) Any late charges incurred by the park owner for failure to pay any 
registration fee to the city authorized by this chapter. 
  (C) All operating expenses must be reasonable. 
  Whenever a particular expense exceeds the normal industry or other comparable 
standard, the park owner shall bear the burden of proving the reasonableness of 
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the expense. To the extent that the commission finds any such expense to be 
unreasonable, the commission shall adjust the expense to reflect the normal 
industry or other comparable standard. 
  
Sec 16B.14. Space rent ceiling adjustment procedures. 
 
  (a) Initiation. 
  (1) In order to initiate an annual permissive or NOI space rent ceiling 
adjustment, as provided in Section 16B.8(c), a pass-through adjustment, as 
provided in Section 16B.8(d), or a special adjustment, as provided in Section 
16B.9(d), a manufactured home park owner must submit an application for such 
an adjustment to the secretary of the commission. The application shall be 
submitted at such time and in such form and with such supporting data as may be 
required by the commission. Permissive and NOI applications shall not be 
considered complete until the CPI figures required to calculate the adjustment are 
available from the Bureau of Labor Statistics. 
  (2) NOI and special adjustment applications shall be accompanied by an 
affidavit from the park owner or his designee declaring that copies of the 
application have either been personally served on each manufactured home 
resident (service on one adult member of a manufactured home household shall 
constitute service on each adult member thereof) or mailed first class postage 
prepaid to each manufactured home residence within the park. 
  (3) The NOI or special adjustment application shall be accompanied with two (2) 
sets of four-by-ten envelopes with first class postage affixed and pre-addressed to 
each manufactured home residence in the park. 
  (4) The secretary to the commission shall not accept an NOI or special 
adjustment application for filing unless it is accompanied by both the affidavit of 
service or mailing and the required envelopes. 
  (b) Park inspections and hearings on applications for adjustment. 
  (1) Upon receipt of a complete application for a permissive, NOI, pass-through, 
or special adjustment, the commission or staff shall order an inspection of the 
park by the City of Woodland Community Development Department to determine 
the park’s compliance with health and safety standards within the enforcement 
jurisdiction of the city of Woodland, zoning ordinances, and land use permits. 
  (2) If, after inspection of the park it is determined that the park complies with all 
applicable health and safety requirements, zoning provisions, and land use 
permits, and the park owner is otherwise entitled to a permissive or pass-through 
adjustment, as provided in this chapter, the commission shall authorize a 
permissive or pass-through adjustment as requested in the application or as 
determined appropriate by the commission. The commission shall notify the park 
owner by first class mail of such determination. 
  (3) If after the investigation it is determined that the park owner is not in 
compliance with health and safety standards within the enforcement jurisdiction 
of the city of Woodland, zoning ordinances, and land use permits, the commission 
shall notify the park owner of any and all conditions found at the park that are not 
in compliance with such requirements. If the commission determines that the park 
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owner is otherwise entitled to a permissive or pass-through adjustment as 
provided in this chapter, the commission shall grant the adjustment to be effective 
only upon the parks providing satisfactory evidence as required by the 
commission, that all unsatisfactory conditions in the park have been remedied. 
  (c) Hearings on application for NOI or special adjustment. 
  (1) Upon receipt of a complete application, including the health and safety 
inspection, for an NOI adjustment, or a special adjustment under Section 
16B.9(d), the commission shall conduct a hearing to act upon the application in 
accordance with the provisions of this chapter. 
  (2) The secretary shall notify the park owner, or other person designated on the 
park’s registration, and the park residents of the time, date and place of the 
hearing. Such notice shall be mailed at least fifteen (15) days prior to the 
scheduled hearing date. 
  (d) Conduct of hearings. 
  (1) All hearings before the commission shall be open to the public. 
  (2) A scheduled hearing may be continued for a reasonable period of time as 
determined by the commission upon stipulation of the parties thereto or upon a 
finding of good cause for such continuance made by the commission. 
  (3) The time allotted for any hearing may be reasonably limited by the 
commission. The commission may also reasonably restrict the time allotted to any 
party or other witness to present evidence or testimony. 
  (4) At the hearing the commission shall hear all offered testimony and receive all 
offered documentary evidence relevant to the application. 
  (5) Any party to a hearing may have assistance in presenting evidence and 
testimony and developing their position from attorneys, experts or such other 
persons as may be designated by such party. 
  (6) In addition to any testimony and evidence offered at the hearing by any of 
the parties, the commission may consider any other relevant evidence, as 
determined by the commission. 
  (7) At the fair return review hearing, the commission shall consider all relevant, 
available evidence, including, but not limited to: 
  a. Changes in the Consumer Price Index; 
  b. Rent for comparable mobilehome spaces in the city of Woodland; 
  c. The length of time since the last rent increase or rent adjustment; 
  d. Capital improvements made to the park and the costs for such improvements; 
  e. Changes in property taxes or other assessed taxes to the park; 
  f. Rent paid by park owner/applicant for leased land; 
  g. Changes in utility charges or rates; 
  h. Changes in reasonable operating and maintenance expenses; 
  i. The need for repairs caused by circumstances other than ordinary wear and 
tear; 
  j. The amount and quality of services and amenities provided by the park owner 
applicant to the residents of the park; 
  k. The park owner/applicant’s investment, additional investments, appreciation, 
depreciation, and possible tax benefits; and 
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  l. Any particular hardship circumstances of the park owner/applicant or the 
residents. 
  It shall be the responsibility of the applicant for a special adjustment to provide 
any such evidence available to him or her upon request by the commission. 
  (e) Determination of allowable adjustment by the commission. 
  (1) The commission shall render its written findings and decision on the 
application within such time period as provided by this chapter. 
  (2) The commission shall grant such space rent ceiling adjustment as it 
determines, in its sole discretion, is appropriate based upon its findings. 
  (3) Any space rent ceiling adjustment granted by the commission shall become 
effective in accordance with the provisions of this chapter. 
  (4) No NOI or spectral adjustment shall become effective until the park has 
passed the health and safety inspection provided in subsection 16B.14(b)(l). 
  (f) Hearing fees. 
  (1) The city council shall set appropriate hearings fees by resolution. 
  (2) There shall be no required fee for an annual permissive adjustment or pass-
through application. 
  (3) A park owner submitting an application for an NOI adjustment or a special 
adjustment shall submit with the application a hearing fee as determined by 
resolution of the city council. The application shall not be complete unless and 
until such fee is received by the commission secretary.  
  In the event the park owner is granted the NOI adjustment requested in the 
application, or in the event the park owner is granted any special adjustment at the 
fair return hearings, the park owner shall be entitled to pass through the hearing 
fee to the residents of the park along with the adjustment granted, only to the 
extent, if any, such pass-through is included in the decision of the commission. 
  (g) Uniform application procedure. 
  (1) Beginning January 1, 2003, all applications for annual permissive or NOI 
adjustments shall be received by the commission secretary on or before March 1st 
of each year. 
  (2) Applications that are complete on or before March 15th shall be set for 
hearing and heard by the commission no later than April 30th in the year the 
application is submitted. The decision of the commission with respect to any such 
application shall be issued no later than April 30th of that year, and the effective 
date of any allowable increase shall be no earlier than July 1st of the year. 
  (3) An application shall be deemed complete when (a) the park is current in all 
registration and registration fee requirements, (b) the completed application has 
been submitted to the commission, (c) all supporting material, as required by the 
commission, has been received by the commission, and (d) the commission has 
received the required hearing fee, if applicable. 
  (4) If the application is not complete on March 15th, the hearing may be delayed 
until thirty (30) 
 days after the application is complete. In such instances any rent increase shall be 
effective sixty (60) days after any adjustment is granted by the commission. 
  (5) Applications for a special adjustment pursuant to Section 16B.9(d) may be 
submitted at any time. A hearing on the application for special adjustment shall be 
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held within sixty (60) from the date the completed application is received by the 
commission, and the decision of the commission issued no later than ninety (90) 
days from such date. The effective date of any allowable adjustment shall be no 
earlier than sixty (60) days from the date the special adjustment is granted. 
  (h) Miscellaneous additional provisions. 
  (1) No NOI or special adjustment shall be granted unless supported by the 
preponderance of the evidence submitted at the hearing. 
  (2) The commission shall render its written findings and decision on the 
application within fourteen (14) calendar days from the date of the close of the 
hearing or as otherwise provided in this chapter. The secretary shall send a copy 
of the commission’s findings and decision to the park owner or other person 
designated on the park’s registration and to such residents as may request such 
findings and decision. 
  (3) Pursuant to its findings, the commission shall grant such space rent ceiling 
adjustment as is justified thereby. The decision of the commission shall be final. 
  (4) Any space rent adjustment granted by the commission shall become effective 
immediately unless otherwise specified by the commission or provision of this 
chapter. 
  
Sec. 16B.15. Miscellaneous provisions. 
 
  (a) Refusal of manufactured home resident to pay space rent. A manufactured 
home resident may refuse to pay any space rent which is in violation of this 
chapter. Such a violation shall be a defense in any action brought to recover 
possession of manufactured home space or to collect the illegally charged space 
rent. 
  (b) Restraining or enjoining violations. The city of Woodland, manufactured 
home residents thereof, or manufactured home park owners therefor, may seek 
relief from the appropriate court to restrain or enjoin any violation of this chapter 
or the rules and regulations or decisions of the commission. 
  (c) Suspension of provisions. 
  (1) The provisions of this chapter shall remain in full force and effect unless and 
until the space vacancy rate of all manufactured home parks regulated hereunder, 
except as provided below, exceeds five (5) percent. The space vacancy rate shall 
be calculated by dividing the total number of rental spaces in the applicable parks 
into the total number of such spaces, which are not occupied by manufactured 
homes. Parks which have not been in operation for more than two (2) years from 
the date of occupancy of the first manufactured home, not including manufactured 
homes occupied by park owners or employees thereof, shall not be included in the 
vacancy calculation. 
  (2) Upon recognition by the city council by resolution that the vacancy rate 
exceeds five (5) percent, the provisions of this chapter shall be suspended. The 
provisions shall be automatically re-instituted upon the adoption of a resolution 
by the city council declaring the vacancy rate to be five (5) percent or less. 
  (d) Civil Code Section 798.17 exemption. 
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  (1) Rental agreements between a park owner and resident, which meet the 
criteria of Civil Code Section 798.17, are exempt from the rental rate restrictions 
of this chapter. 
  (2) For all such rental agreements which expire, the last monthly rental rate 
charged under the rental agreement shall be the space rent ceiling used to 
calculate the annual adjustment for that space. 
  (3) Any other provision or agreement, whether oral or written, in or pertaining to 
a rental agreement whereby any provision of this chapter or decision or regulation 
of the commission for the benefit of a resident is waived shall be deemed to be 
against public policy and shall be void. 
  (e) Severability. If any provision or clause of this chapter or the application 
thereof to any person or circumstance is held to be unconstitutional or to be 
otherwise invalid by any court of competent jurisdiction, such invalidity shall not 
affect other chapter provisions or clauses or applications thereof, which can be 
implemented without the invalid provision or clause or application; and to this 
end the provision and clauses of this chapter are declared to be severable. 
  (f)  Subpoenas. The city council may issue subpoenas requiring the attendance of 
witnesses and/or the production of books or other documents necessary for 
evidence of testimony in any action or proceeding before the commission upon 
request by the commission. Said subpoenas shall be signed by the mayor or his or 
her designated substitute and attested by the city clerk. Failure to comply with 
such a subpoena shall result in contempt proceedings under Government Code 
Sections 37106 through 37109. 
  (g) Violation of chapter prohibited. No person, as defined in Chapter 1 of the 
City Code, shall own, operate or manage any manufactured home park, as defined 
in Section 16B.2, in violation of any provision of this Chapter 16B. Violation of 
any provision of this Chapter 16B shall constitute a misdemeanor punishable as 
provided in the City Code. 
  (h)  Anti-discrimination clause. It is unlawful for a mobilehome park owner, or 
any agent or representative of the owner, to discriminate against any tenant 
because of the tenants exercise of any rights under this chapter. It is also unlawful 
for any mobile home park owner, or any agent or representative of the owner, to 
discriminate against any purchaser or prospective purchaser of a mobile home 
because of the purchasers or prospective purchasers choice to enter into a rental 
agreement subject to the provisions of this chapter. 
  (i)  Remedies. All remedies set forth in this chapter shall be cumulative and 
nonexclusive. 
  (j)   Repeal.  Notwithstanding the provisions of subsection (c) of this section, the 
City Council may, without voter approval, repeal this entire chapter by a majority 
vote of its members upon a finding that less than fifty (50) manufactured home 
park spaces within the City of Woodland are subject to the space rent ceiling. 

  
  

-end- 
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