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February 7, 2017 
 
 
Honorable Board of Supervisors 
Administration Building 
Oakland, California   94612 
 
Dear Board Members: 
 
SUBJECT:   ALAMEDA COUNTY MOBILE HOME SPACE RENT 

STABILIZATION ORDINANCE  
 
RECOMMENDATION:  
 
Adopt an ordinance amending Chapter 3.32 of Title 3 of the Alameda County 
Ordinance Code, to modify the maximum annual standard rent increase and the 
procedures applicable to rent increases for mobile home park spaces in the 
unincorporated areas of the County. 
 
DISCUSSION/SUMMARY: 
 
The current Mobile Home Space Rent Stabilization Ordinance (Ordinance) was 
adopted in 1990 and has not been updated since.  The Ordinance is short, without 
specificity or details about how to implement it and allows a 5% annual increase in 
rents each year.  It further allows park owners to apply for higher than a 5% increase, 
but does not specify the factors that will be taken into account when considering such a 
request.   The Ordinance does not require any reporting or data collection.   
 
The Ordinance also imposes strict vacancy control. This means that space rent remains 
the same and does not increase more than the standard amount allowed annually, 
except when a mobile home has been abandoned or the owner has been evicted.   
 
As stated in the current adopted Ordinance, the Board’s original intent was to “protect 
the owners and occupiers of mobile homes from unreasonable rent increases, while at 
the same time recognizing the need of the park owners to receive both a fair return on 
their property and rental income sufficient to cover increasing costs of repair, 
maintenance, insurance, employee service and utility government assessments.”    
 
In response to concerns raised by mobile home residents in the Unincorporated County 
about space rents becoming increasingly unaffordable at certain parks, the Community 
Development Agency’s (CDA) Housing and Community Development Department 
(HCD) was asked to review the County’s Ordinance.  Residents repeatedly expressed 
concerns that that 5% increases, when instituted annually and compounded year-over-
year, are unreasonable and do not appear related to increases in a park’s operating 
costs.   
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Staff reviewed provisions of other mobile home space rent ordinances locally and statewide, took 
public testimony in an initial series of public hearings, and held a series of informal stakeholder 
meetings: three with mobile home park owners and three with mobile home park residents.  
These meetings were held between February and July 2015.  In early 2015, staff also conducted 
surveys of park owners and residents to elicit data regarding current space rents, rates of rent 
increases, and other pertinent park information in the Unincorporated County. 

 
Finally, staff brought the proposed draft Ordinance to the Castro Valley Municipal Advisory 
Council (MAC) on February 4, 2016, the Planning Commission on March 7, 2016 and the 
Unincorporated Services Committee on December 7, 2016.  
 
PROPOSED ORDINANCE 
 
The proposed draft Ordinance is Exhibit A.   

 
The proposed draft Ordinance promotes rent stabilization and affordable housing through the 
combined impact of rent control and vacancy control.  As a result, the Ordinance serves to 
prevent displacement of current County mobile home residents, many of whom are low-income 
senior citizens.   
 
The key provisions are summarized below.   
 
1. Annual Standard Rent Increase - Proposed Ordinance: The maximum allowable annual 

space rent increase is a flat rate of 4% of the space rent with no banking allowed. 
 
This is a compromise between mobile home park owners’ and mobile home residents’ 
positions expressed during stakeholder meetings.  This compromise is supported by the 
Castro Valley Municipal Advisory Committee, the Planning Commission and the 
Unincorporated Services Committee.   

 
While the majority of California jurisdictions with mobile home space rent ordinances limit 
their space rent increases to the average annual increase of the Consumer Price Index, some 
mobile home residents expressed concerns that a complicated mechanism to calculate limits 
on space rents would be challenging to understand.  Additionally, mobile home park owners 
felt that the Consumer Price Index (“CPI”) annual average would constitute a rent increase 
too small to make the parks financially sustainable, even with a proposed “floor,” below 
which a maximum increase could not go no matter how low the CPI fell.   

 
The proposal is a compromise that allows for a lower maximum increase than the current 5%, 
but a high enough allowable annual increase so that the park owners feel they can sustain 
their parks financially.  “Banking” of any annual increases not imposed on a current tenant 
and then imposing the ‘banked’ increases at a later date is not allowed so as not to create the 
imposition of a potentially unwieldy financial burden above 4% on a current park resident in 
one calendar year.   

 
2. Vacancy Control - Proposed Ordinance: 

a. Full vacancy decontrol allowed in instances of eviction, abandonment or voluntary 
removal. 
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b. Modified vacancy decontrol allowed for in-place transfers, of not more than three 

times the annual standard rent increase each calendar year. 
 
Except in occurrences of eviction, abandonment or voluntary mobile home removal, modified 
vacancy decontrol allows an increase in space rent upon in-place transfer of up to three times the 
allowable annual rent increase, and no banking provision.  This is staff’s recommendation. It is 
presented in the proposed Ordinance attached to the Staff Report as Exhibit A and listed as 
Option 2-A below.   

 
Staff recommends this form of modified vacancy control because it allows a park owner to raise 
space rents closer to the current market rate and keeps any possible increase relevantly related to 
other rents in the same park.  An allowable space rent increase of three times the annual space 
rent also permits the rent to get closer to market rate without overly adverse impact on the 
mobile home sale price.    
 
This form of modified vacancy control allows park owners additional income while ensuring that 
the mobile home parks remain a consistent source of affordable housing in the County for 
successive residents.  This is especially true for low-income senior citizens who frequently have 
family and community ties in the County and whose source of income is frequently limited to 
Social Security.   
 
At the December 7, 2016 Unincorporated Services Committee meeting, Supervisor Miley 
supported full vacancy decontrol in all circumstances.  Supervisor Chan requested that the 
vacancy control provision be addressed by the full Board of Supervisors.  There are many 
possible variations of vacancy control provisions.  These are outlined in Exhibit C.  Below are 
the three primary options in summary.   
 

Option 1 – Full Vacancy Decontrol.  Rents may be increased up to market rate 
whenever a vacancy occurs.  This option is recommended by the Castro Valley MAC and 
the Planning Commission.  Exhibits F and G contain the minutes from these minutes.  
(Castro Valley MAC Councilmember Sadoff opposed full vacancy control, stating that 
there was no indication that mobile home park owners would not raise rents to the 
maximum extent in all circumstances, and that he preferred a modified form of vacancy 
control to full decontrol.) 
 
Option 2 – Modified Vacancy Decontrol.  Rents may be increased above the maximum 
allowable annual standard increase in space rent but with a cap on the percent or amount.  
There are many options for what the cap could be and how it can be determined.  The 
proposed ordinance includes this option, is discussed above.   

 
Option 3 – Strict Vacancy Control.  Rent may not be increased more than the 
maximum allowable annual space rent increase due to in-place transfer unless a request 
for a Non-Standard Rent Increase is approved.  This option maintains the parks as an 
affordable option for low income residents.  Owners have indicated it does not allow for 
sufficient increases to cover costs.  Park residents have indicated that unless there is 
strong oversight it is difficult to enforce this option.   
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3. Board of Supervisors Review After Three Years- Proposed Ordinance: the Housing Director 

will provide a report regarding the administration of this ordinance to the Board at least 
once in a three year period. 

 
In order to ascertain how much staff time is required to administer an updated Ordinance, as 
well as the effectiveness of the Ordinance, a three-year review allows time for sufficient data 
to accumulate.  This review period is recommended by both the Unincorporated Services 
Committee as well as the Planning Commission and HCD staff. The Castro Valley MAC 
preferred a one-year review, and, although not included in the motion, Chairman Ratto and 
Commissioner Goff indicated support of a three-year period of review.  Since the proposed 
ordinance language is “at least one in a three year period” more frequent reviews can be 
conducted should the Board direct that to occur. 
  

4. Non-Standard Rent Increases- Proposed Ordinance: A non-standard rent increase above the 
annual standard rent increase may be allowed, if approved, through a park owner’s petition 
and demonstration of need at a hearing.  Capital improvement pass-throughs may be 
considered as part of this. 

 
The current Ordinance allows park owners the ability to petition for a rent increase above 
that of the standard annual rent increase by submitting a request to the County, but does not 
provide guidance on factors to consider in granting a request.  The proposed Ordinance 
maintains that ability to petition for a non-standard rent increase upon review of extenuating 
financial circumstances and outlines some aspects of the process for such a petition.  The 
process and factors for a non-standard rent increase are recommended by the Planning 
Commission, the Castro Valley MAC and the Unincorporated Services Committee as well as 
by HCD staff. 
 

5. Administration Fee- Proposed Ordinance: The County may charge an administrative fee at 
the Board of Supervisors’ discretion, but charging a fee is not mandated.   This fee must be 
paid by the park owners, but the cost may be split 50/50 between park owners and residents.   
 
The Proposed Ordinance includes an administrative fee at the Board of Supervisors’ 
discretion, as it is anticipated that staff time to administer the ordinance will increase under 
the proposed Ordinance to review the annual rent rolls for compliance with the ordinance, as 
well as  reviewing and responding to possible complaints.  An additional fee to the park 
owner would be charged to process any potential non-standard rent increase requests; no 
other funding stream exists within HCD currently to cover these costs.  The standard fee cost 
would be split equally among residents and owners.  The Castro Valley MAC, Planning 
Commission and Unincorporated Services Committee are in agreement that this 
administration fee should not be imposed immediately, but should be included in the 
Ordinance as a possible fee to be imposed in the future by the Board.   Additionally, the 
Castro Valley MAC recommends recording and tracking of all complaints to HCD, 
specifically including the type of complaint.  Staff is supportive of this recommendation. 
Tracking this additional data will increase staffing costs and will be evaluated as part of the 
staffing cost analysis.   
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Exhibit B is information on some of these key issues from other jurisdictions’ mobile home rent 
stabilization ordinances. 
 
FINANCING : 
 
Any fees to be charged under this ordinance will be brought back before the Board and include a 
public review.  There is no increase in Net County Cost as a result of this action. 
 
ATTACHMENTS: 

• Exhibit A (proposed Ordinance with a summary of changes from the current ordinance) 
• Exhibit B (Common Key Issues) 
• Exhibit C (Vacancy Control Options) 
• Exhibit D (Background and Research Report)  
• Exhibit E (Unincorporated Services Committee December 7, 2016 meeting minutes) 
• Exhibit F (Planning Commission March 7, 2016 meeting minutes) 
• Exhibit G (Castro Valley MAC February 4, 2016 meeting minutes) 

 
Very truly yours, 

 
 
 

Chris Bazar, Director 
Community Development Agency  
 

cc: Susan S. Muranishi, County Administrator 
Donna R. Ziegler, County Counsel 
Steve Manning, Auditor-Controller 
Melanie Atendido, County Administrator’s Office 
Heather M. Littlejohn, Office of the County Counsel 
U.B. Singh, CDA Finance Director 
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