
 
 
1. ROLL CALL AND PLEDGE OF ALLEGIANCE 

Commissioners: Ron Graves, Ed Newman, Mick Routh, Linda Smith and 
Chairperson Gayle Ortiz 

Staff:   Interim Community Development Director Susan Westman 
   Senior Planner Ryan Bane 
   Minute Clerk Danielle Uharriet 
   

 
2. ORAL COMMUNICATIONS 

 
A. Additions and Deletions to Agenda 

 
B. Public Comments 

Short communications from the public concerning matters not on the Agenda.  
All speakers are requested to print their name on the sign-in sheet located at the podium 
so that their name may be accurately recorded in the Minutes. 

 

C. Commission Comments 
 
D. Staff Comments 

 

 
3. APPROVAL OF MINUTES 
 

A. November 3, 2011 Regular Planning Commission Meeting 
 
 
4. CONSENT CALENDAR 

All matters listed under “Consent Calendar” are considered by the Planning Commission to be routine 
and will be enacted by one motion in the form listed below.  There will be no separate discussion on 
these items prior to the time the Planning Commission votes on the action unless members of the public 
or the Planning Commission request specific items to be discussed for separate review.  Items pulled for 
separate discussion will be considered in the order listed on the Agenda. 
 

A. 904 SIR FRANCIS AVENUE #06-061 APN: 036-222-07 

One-year extension of a previously approved Coastal Permit and Architectural and Site 
Review Permit for the remodel of an existing single-family residence and construction of a 
second story in the R-1 (Single-Family Residence) Zoning District.  
Environmental Determination:  Categorical Exemption 

 Property Owner:  Justin & Lisa Maffia, filed:  11/7/11 
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5. PUBLIC HEARINGS  

Public Hearings are intended to provide an opportunity for public discussion of each item listed as a 
Public Hearing.  The following procedure is as follows:  1) Staff Presentation; 2) Public Discussion; 3) 
Planning Commission Comments; 4) Close public portion of the Hearing; 5) Planning Commission 
Discussion; and 6) Decision. 

 
A. 426 CAPITOLA AVENUE #11-114 APN: 035-141-33 

Consider an application regarding a Coastal Development Permit and Relocation Impact 
Report (RIR) for the closure of the Pacific Cove Mobile Home Park including the removal of all 
coaches, gas, electrical and cable utilities.  The proposed project retains the public restroom 
on-site.  No grading or earthwork is proposed.  This project requires a Coastal Permit which is 
not appealable to the California Coastal Commission.  
Environmental Determination:  Categorical Exemption 

 Property Owner:  City of Capitola, owner/filed:  10/27/11 
 
 
B. 403 LOMA AVENUE #11-105 APN: 036-092-17 

Conditional Certificate of Compliance to re-establish a previously existing lot line, including 
partial demolition of a single-family residence and construction of a new single-car garage and 
parking in the R-1 (Single-Family Residence) Zoning District. 
Environmental Determination:  Categorical Exemption 
Property Owner:  Gayle Clemson, filed 10/5/11 
Representative:  Richard Emigh 
 
 
C. 115 SAN JOSE AVENUE #11-100 APN: 035-221-27 

Reconsideration of a Planning Commission denial for Conditional Use Permit for a take-out 
restaurant with the sale and dispensing of alcohol in the CV (Central Village) Zoning District. 
Environmental Determination:  Categorical Exemption 

 Property Owner:  Peter Dwares, owner/filed:  9/15/11 
 Representative:  Dennis Norton Designs 

 
 
6. DIRECTOR'S REPORT 
 
7. COMMISSION COMMUNICATIONS 
 
8. ADJOURNMENT 
 
Adjourn to a Regular Meeting of the Planning Commission to be held on Thursday, January 19, 2012 
at 7:00 p.m., in the City Hall Council Chambers, 420 Capitola Avenue, Capitola, California. 
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APPEALS:  The following decisions of the Planning Commission can be appealed to the City Council within the 
(10) calendar days following the date of the Commission action:  Conditional Use Permit, Variance, and Coastal 
Permit.  The decision of the Planning Commission pertaining to an Architectural and Site Review can be 
appealed to the City Council within the (10) working days following the date of the Commission action.  If the 
tenth day falls on a weekend or holiday, the appeal period is extended to the next business day. 
 
All appeals must be in writing, setting forth the nature of the action and the basis upon which the action is 
considered to be in error, and addressed to the City Council in care of the City Clerk.  An appeal must be 
accompanied by a one hundred forty two dollar ($142.00) filing fee, unless the item involves a Coastal Permit 
that is appealable to the Coastal Commission, in which case there is no fee.  If you challenge a decision of the 
Planning Commission in court, you may be limited to raising only those issues you or someone else raised at 
the public hearing described in this agenda, or in written correspondence delivered to the City at, or prior to, the 
public hearing. 
 
Notice regarding Planning Commission meetings:  The Planning Commission meets regularly on the 1

st
 

Thursday of each month at 7:00 p.m. in the City Hall Council Chambers located at 420 Capitola Avenue, 
Capitola. 
 
Agenda and Agenda Packet Materials:  The Planning Commission Agenda and complete Agenda Packet are 
available on the Internet at the City's website:  www.ci.capitola.ca.us.  Agendas are also available at the 
Capitola Branch Library, 2005 Wharf Road, Capitola, on the Monday prior to the Thursday meeting.  Need more 
information?  Contact the Community Development Department at (831) 475-7300. 
 
Agenda Materials Distributed after Distribution of the Agenda Packet:  Materials that are a public record 
under Government Code § 54957.5(A) and that relate to an agenda item of a regular meeting of the Planning 
Commission that are distributed to a majority of all the members of the Planning Commission more than 72 
hours prior to that meeting shall be available for public inspection at City Hall located at 420 Capitola Avenue, 
Capitola, during normal business hours. 
 
Americans with Disabilities Act:  Disability-related aids or services are available to enable persons with a 
disability to participate in this meeting consistent with the Federal Americans with Disabilities Act of 1990.  
Assisted listening devices are available for individuals with hearing impairments at the meeting in the City 
Council Chambers.  Should you require special accommodations to participate in the meeting due to a disability, 
please contact the Community Development Department at least 24 hours in advance of the meeting at (831) 
475-7300.  In an effort to accommodate individuals with environmental sensitivities, attendees are requested to 
refrain from wearing perfumes and other scented products. 
 
Televised Meetings:  Planning Commission meetings are cablecast "Live" on Charter Communications Cable 
TV Channel 8 and are recorded to be replayed at 12:00 Noon on the Saturday following the meetings on 
Community Television of Santa Cruz County (Charter Channel 71 and Comcast Channel 25).  Meetings can 
also be viewed from the City's website:  www.ci.capitola.ca.us 
 



 

 

 
 
 
Chairperson Ortiz called the Regular Meeting of the Capitola Planning Commission to order at 7:05     
p.m. 
 
1. ROLL CALL AND PLEDGE OF ALLEGIANCE 

Commissioners: Ron Graves, Ed Newman, Linda Smith and 
Chairperson Gayle Ortiz 

 Absent:  Commissioner Mick Routh 
Staff:   Community Development Director Derek Johnson 
   Interim Community Development Director Susan Westman 
   Senior Planner Ryan Bane 

Minute Clerk Danielle Uharriet 
   

2. ORAL COMMUNICATIONS 
 
A. Additions and Deletions to Agenda - NONE 

 
B. Public Comments - NONE 

 

B. Commission Comments 
 
Commissioner Graves complimented the pay stations, but questioned the reasoning for the 
numbering on the handicapped parking spaces. 

 
D. Staff Comments - NONE 

 

3. APPROVAL OF MINUTES 
 

A. October 20, 2011 Regular Planning Commission Meeting 
 
A MOTION WAS MADE BY COMMISSIONER NEWMAN AND SECONDED BY COMMISSIONER 
SMITH TO APPROVE THE OCTOBER 20, 2011 MINUTES. 

 
THE MOTION CARRIED ON THE FOLLOWING VOTE:  AYES:  COMMISSIONERS GRAVES, 
NEWMAN, SMITH, AND CHAIRPERSON ORTIZ.  NOES:  NONE.  ABSENT:  ROUTH.  ABSTAIN:  
NONE. 
 
4. CONSENT CALENDAR - NONE 

 
5. PUBLIC HEARINGS  

 
A. 2205 & 2265 41st AVENUE #11-110 APN: 034-191-03 

Conditional Use Permit for a medical office use in the CC (Community Commercial) Zoning 
District. 
Environmental Determination:  Categorical Exemption 
Property Owner:   James Fenton Co. Inc, filed 10/17/11 

DRAFT MINUTES 
CAPITOLA PLANNING COMMISSION MEETING 

THURSDAY, NOVEMBER 3, 2011 
7:00 P.M. – CITY HALL COMMUNITY ROOM 
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Representative:     Dr. Victor Li 
 
Senior Planner Bane presented the staff report. 
 
Commissioner Smith asked if the applicant would be continuing his practice at the Jade Street office 
location. 
 
Commissioner Newman stated that the parking ratio for medical offices is antiquated and will be 
reviewed through the General Plan Update process. 
 
Commissioner Graves stated that the total number of employees is not mentioned in the application.  
 
The public hearing was opened. 
 
Dr. Victor Li, applicant, spoke in support of the application.  In response to Commissioner Smith’s 
question, he intends on maintaining the office Jade Street and will be establishing an out patient 
surgery center at 41st Avenue location. 
 
The public hearing was closed. 
 
Commissioner Newman stated that the project location has been difficult for a business to become 
established.  He supported the application as proposed. 
 
Commissioner Smith concurred with Commissioner Newman. 
 
Commissioner Graves was supportive of the application, but suggested to staff that the signage be 
part of the overall application package. 
 
Chairperson Ortiz supported the application as proposed.  
 
A MOTION WAS MADE BY COMMISSIONER GRAVES AND SECONDED BY COMMISSIONER 
SMITH TO APPROVE PROJECT APPLICATION #11-110. 
 
CONDITIONS  
 
1. The project approval consists of a Conditional Use Permit to operate a medical office/clinic within 

an existing vacant commercial space located at 2205 and 2265 41st Avenue. 
 

2. Any significant modifications to the size or exterior appearance of the structure must be approved 
by the Planning Commission. 

 
3. The application shall be reviewed by the Planning Commission upon evidence of non-compliance 

with conditions of approval or applicable municipal code provisions. 
 
4. Business hours will be limited to Monday through Friday, 8:00 a.m. – 8:00 p.m. 

 
5. The applicant shall obtain approval for a Sign Permit through the Community Development 

Department. 
  
6. The applicant shall obtain a business license prior to operating the business. 
 
7. Prior to granting of final occupancy, compliance with all conditions of approval shall be 

demonstrated to the satisfaction of the Zoning Administrator or Community Development Director. 
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FINDINGS 
 
A. The application, subject to the conditions imposed, will secure the purposes of the 

Zoning Ordinance and General Plan. 
 

Planning Staff and the Planning Commission have reviewed the application and determined 
that the proposed business is an allowable use in the CC Zoning District and, for reasons 
indicated in the Staff Report, will meet the requirements of Zoning District.  Conditions of 
approval have been included to ensure that the medical use is consistent with the Zoning 
Ordinance and General Plan. 
 

B. The application will maintain the character and integrity of the neighborhood.   
 

Planning Department Staff and the Planning Commission have reviewed the project and 
determined that the medical use and modifications to the building conform with the applicable 
provisions of the Zoning Ordinance and therefore maintain the character and integrity of this 
area of the City. Conditions of approval have been included to carry out these objectives. 
 

C. This project is categorically exempt under Section 15301 of the California 
Environmental Quality Act and is not subject to Section 753.5 of Title 14 of the 
California Code of Regulations. 

 
The proposed project involves a medical use occupying an existing commercial space formerly 
occupied by a retail business. No adverse environmental impacts were discovered during 
project review by either the Planning Department Staff or the Planning Commission. 

 
THE MOTION CARRIED ON THE FOLLOWING VOTE:  AYES:  COMMISSIONERS GRAVES, 
NEWMAN, SMITH, AND CHAIRPERSON ORTIZ.  NOES:  NONE.  ABSENT:  ROUTH.  ABSTAIN:  
NONE 

 
B. 809 BAY AVENUE #10-038 APN: 035-021-43 

Six month review of an approved amendment to a Master Use Permit (Nob Hill Center) to 
relocate the recycling facilities on the site located in the CC (Community Commercial) Zoning 
District.   
Property Owner:  Bay Creek Properties / Filed 5/18/10 
Representative:  Craig French 

 
This item has been forwarded to the City Council for review at the November 10, 2011 meeting.  
There is no action required by the Planning Commission. 

 
C. ZONING AMENDMENTS TO ALLOW SANDWICH BOARD SIGNS IN THE 

CENTRAL VILLAGE AND NEIGHBORHOOD COMMERCIAL ZONE DISTRICTS 

The Planning Commission shall consider an amendment of the Capitola Municipal Code to 
allow sandwich board signs in the Central Village and Neighborhood Commercial Zone 
Districts subject to a City permit and certain conditions and standards.  The proposed 
amendment will expire on November 30, 2012 unless extended by Resolution by the City 
Council. 

 
Community Development Director Johnson presented the staff report. 
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Commissioner Graves stated that the overall ordinance should be reviewed for typos prior to City 
Council review.  The effective date of the ordinance should be corrected to be one year from the date 
of final adoption.   He questioned if the ordinance intends to allow a business to advertise products to 
be sold.  He noted that the current sign ordinance prohibits product advertising.  
 
Community Development Director Johnson stated that the proposed ordinance was not designed to 
regulate sign content.  
 
Commissioner Newman reiterated the need for the ordinance to be reviewed for syntax and typos.  
He questioned why the ordinance is specific to the village and not the entire city. 
 
Commissioner Smith questioned how staff intends to measure the effectiveness of the ordinance, as 
specified.  She asked how the minimum and maximum sizes were determined and if there will be any 
regulation for the materials of the signs other than weather resistant. 
 
Community Development Director Johnson responded that staff would review the effectiveness of the 
sandwich board signs with the merchants as the measurement.  He stated that the sizes are standard 
sizes for sandwich board type signs.  Materials are not regulated. 
 
Commissioner Newman clarified that only staff will be involved in the review and approval process for 
the sandwich board signs, but all other signs will be reviewed by the Planning Commission per the 
existing sign ordinance. 
 
The public hearing was opened. 
 
Gary Wetsel, spoke in support of the proposed ordinance.  The current sign ordinance is a relic and 
enforcement is sporadic.  The proposed ordinance is a compromise between signs that encourage 
business and regulation. 
 
Linda Hanson, spoke in opposition to the proposed ordinance as it applies to the Village.  She spoke 
with concerns about the visual impact numerous sandwich board signs will have along the Esplanade 
and in the village area, and the limited design regulation in the proposed ordinance.  She also stated 
that she was a representative of the Capitola Village Residents Association (CVRA).  She stated the 
result of an informal membership poll of the CVRA was in opposition to the proposed ordinance. 
 
Linda Hanson read a letter submitted by Margaret Kinstler, who wrote in opposition to the proposed 
ordinance. 
 
Ed Bottorff, spoke in support of the proposed ordinance.  He asked several Village businesses about 
the proposed ordinance and received mixed supported and opposition.  Some businesses stated 
concern about the existing charm of the Village and the potential for 52 sandwich board signs would 
be a disaster. 
 
Carin Hanna, spoke in support of the proposed ordinance.  She stated that some Village businesses 
could benefit with a sandwich board sign.  She supported the one-year trial period and enforcement 
with an ordinance that has very tight guidelines and that specifies what is allowed. 
 
The sunglass merchant in the Mercantile, spoke in support of the proposed ordinance.  
 
The public hearing was closed. 
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Commissioner Graves stated that the CVRA sent out a survey to the membership with a response in 
opposition to the proposed ordinance.  He suggested that the Mercantile design a wall sign that 
incorporates all the tenants.  He stated that the Village businesses have the capability to design 
signage within the existing ordinance guidelines that would not degrade the visual aspect of the 
Village.  He was not supportive of the proposed ordinance. 
 
Commissioner Smith stated that the trial period has already happened with the current illegal signs.  
There is a proliferation of sandwich board signs existing in the Village.  If this ordinance were to be 
considered there needs to be tight design guidelines that are helpful and informative to applicants.  
The ordinance should regulate content, no products, no prices, no sporting event advertising.  The 
current sign ordinance permits window signs that are poorly designed.  Some existing sandwich board 
signs are higher that the proposed dimensions, but the existing signs are well designed and promote 
better design than what is proposed.  She stated that some illegal sandwich board signs have been 
displayed for a lengthy period of time that they have become part of the Village aesthetics.  Overall, 
once a sign decision is effective, even enforcement is key to the success.  
 
Commissioner Newman spoke with concerns about the one-year trial period, stating the potential 
difficulty in ending the program. He questioned the benefit for businesses if everyone was to put out a 
sandwich board sign.  He stated that the sandwich board signs should be considered with the overall 
sign ordinance overhaul within the General Plan Update process.  He was not supportive of allowing 
sandwich board signs in two specific zoning district and not allowing these signs in other commercial 
districts.  The enforcement of signs should be consistent throughout the city.  
 
Chairperson Ortiz stated that as a business owner she pays for advertising.  She was not supportive 
of the proposed ordinance.  She spoke with concerns about the potential for cluttering the visual 
aesthetics in the Village, ADA violations and the lack of staff ability to control what the sins look like 
and where the merchants put the signs since they are placed outside daily.  She noted that she was 
unable to find any city in California that allows sandwich board signs.  The City Santa Cruz does not 
have a sandwich board ordinance, but does have issues with enforcement. The current ordinance 
prohibits sandwich board signs, and they are everywhere without enforcement to control the signs.  
She questioned if the proposed ordinance required an encroachment permit from Public Works and 
what possible exposure does the City and businesses have to ADA compliance.  She spoke with 
concerns regarding the review process.  She stated that staff alone should not be granting the sign 
approval.  The Planning Commission should review all signs in the Village.  She also was concerned 
about the unequal application of the ordinance to just the Village and the Neighborhood Commercial 
zoning district, and continuing to prohibit signs in the most visual commercial corridor in the City, 41st 
Avenue.  She supported reviewing wall sign concepts to keep the sidewalks clear and to allow 
sandwich board signs on private property. 
 
A MOTION WAS MADE BY COMMISSIONER NEWMAN AND SECONDED BY COMMISSIONER 
GRAVES TO RECOMMEND THE CITY COUNCIL DEFER CONSIDERATION OF THE PROPOSED 
ORDINANCE UNTIL THE REVIEW OF THE SIGN ORDINANCE IS COMPLETED THROUGH THE 
GENERAL PLAN PROCESS. 
 
Under discussion, Commissioner Graves supported seeking alternatives to sandwich board signs, 
encouraged enforcement, and an overall review of the sign ordinance. 

 
THE MOTION CARRIED ON THE FOLLOWING VOTE:  AYES:  COMMISSIONERS GRAVES, 
NEWMAN, AND CHAIRPERSON ORTIZ.  NOES:  SMITH.  ABSENT:  ROUTH.  ABSTAIN:  NONE. 
 
Commissioner Smith opposed the motion stating that 2013 is a long time to wait for a solution. 
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Chairperson Ortiz requested that staff obtain a letter from the City Attorney regarding the requirement 
for an encroachment permit from Public Works. 
 

D. REVIEW OF THE 41ST AVENUE/CAPITOLA MALL RE-VISIONING PLAN 

The Planning Commission will review, comment, and make recommendations to the City 
Council on the 41st Avenue/Capitola Mall Re-Visioning Plan.  

 
Community Development Director presented the staff report. 
 
The public hearing was opened. 
 
Chuck Davis, representative from Macerich Corp., spoke with concerns about the report.  He stated 
the projections for this area do not indicate any additional retail growth.  Page 59 specifies language 
that creates a very challenging climate to make capital investment in the mall property.  He requested 
that the city consider less specific language. 
 
The public hearing was closed. 
 
Commissioner Smith stated page 53 of the packet numbering, specifies “Capitola residents.”  She 
suggested the language be revised to incorporate “and other county residents” as is used in other 
places in the document. She spoke with concerns about Phase 2, noting the parking calculations.  
She questioned whether other retail uses and medical uses would be changed to principally permitted 
uses and if the creation of a separate district for medical and professional offices was planned. 
 
Commissioner Graves supported additional retail at the street frontage.  He also supported moving 
the transit center, but noted that this would be the most difficult task.  He suggested the graphics be 
more clearly titled and clearly define the pedestrian plan from the parking areas.  He was concerned 
with the number of hotel and lodging accommodations suggested in the plan.  The city may need to 
consider a revised TOT. 
 
Commissioner Newman stated that there are several steps in the evolution in this plan.  He had no 
further comments since he has been a participant in the General Plan Update process. 
 
Chairperson Ortiz supported the policies and actions suggested in the report.  She preferred the 
alternative plan on page 56 of the report.  She suggested the plan consider open spaces and places 
for people to congregate and suggested the language be modified to encourage opening up areas not 
require or demand the public space. 
 
A MOTION WAS MADE BY COMMISSIONER GRAVES AND SECONDED BY COMMISSIONER 
SMITH TO RECOMMEND THE CITY COUNCIL REVIEW AND ACCEPT THE REPORT FOR 
INCLUSION INTO THE GENERAL PLAN. 

 
THE MOTION CARRIED ON THE FOLLOWING VOTE:  AYES:  COMMISSIONERS GRAVES, 
NEWMAN, SMITH, AND CHAIRPERSON ORTIZ.  NOES:  NONE.  ABSENT:  ROUTH.  ABSTAIN:  
NONE. 
 
 
6. INFORMATIONAL ITEM 

 
A. GREENHOUSE GAS EMISSIONS REDUCTION PLANNING 

Receive a briefing on SB 375 and greenhouse gas emissions reduction planning. 
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Chairperson Ortiz left the meeting at 9:15 p.m.  Vice-Chairperson Graves assumed chairing the 
meeting. 
 
Community Development Director Johnson presented the staff report. 
 
Vice-Chairperson Graves stated that the report is not realistically based. 
 
Commissioner Smith asked if the 41st Avenue Re-Visioning Plan previously reviewed, present policies 
and goals that are moving in the exact opposite direction as SB 375. 
 
Commissioner Newman concurred with Commissioner Smith, stating that SB 375 is in direct conflict 
with implementation of General Plan. 
 

NO ACTION REQUIRED. 
 
7. DIRECTOR'S REPORT 
 
Community Development Director Johnson provided a status report on the following:  November 12th 
and 13th the GPAC will be holding a Community Workshop regarding the Village Hotel design. 
 
8. COMMISSION COMMUNICATIONS 
 
The Planning Commission thanked Community Development Director Johnson for his work with the 
City and wished him well in his new position. 
 
9. ADJOURNMENT 
 
The Planning Commission adjourned the meeting at 9:43 p.m. to a Regular Meeting of the Planning 
Commission to be held on Thursday, December 1, 2011 at 6:00 p.m., in the City Hall Council 
Chambers, 420 Capitola Avenue, Capitola, California. 
 
 
Approved by the Planning Commission on December 1, 2011 
 
 
________________________________ 
       Danielle Uharriet, Minute Clerk 
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Item #:  4.A   

 
S T A F F  R E P O R T 

 
 
TO:  PLANNING COMMISSION 
 
FROM:  COMMUNITY DEVELOPMENT  DEPARTMENT 
 
DATE:  NOVEMBER 18, 2011 (AGENDA:  DECEMBER 1, 2011) 
 
SUBJECT: 904 SIR FRANCIS AVENUE  #06-061  APN: 036-222-07 

Request for a one-year extension to a previously approved Coastal Permit and 
Architectural and Site Review for the remodel of an existing single-family 
residence and construction of a new second story in the R-1 (Single-Family 
Residence) Zoning District. 

 Property Owner:  Justin and Lisa Maffia 
 
 
APPLICANT’S PROPOSAL 
 
The applicant is requesting a fourth, one-year extension of a previously approved Coastal 
Permit and Architectural and Site Review Permit for the remodel of an existing one-story single-
family residence and a second story addition at 904 Sir Francis Drive in the R-1 (Single Family 
Residence) zoning district.  The proposed use remains consistent with the General Plan, Zoning 
Ordinance and Local Coastal Plan. 
   
BACKGROUND 
 

On December 7, 2006, the Planning Commission approved the above-mentioned application 
#06-061 (Attachment B).  The Planning Commission granted a one-year permit extension on 
October 16, 2008, December 2, 2009, and then again on November 18, 2010. 

  
DISCUSSION 
 
Pursuant to Section 17.63.130 of the Zoning Ordinance, approvals of the Planning Commission 
are valid for two years. The permit has not yet been activated, therefore the applicant has 
submitted for an extension of the permit. The extension request letter is attached (Attachment 
A).  
 
Since the Planning Commission was the body that originally approved the permit, they have the 
power to grant, “one or more extensions, each of which shall be for one year.” Both Section 
17.81.160 and Coastal Zone Ordinance Section 17.46.120 state that a request for an extension 
may be granted upon a finding that no relevant substantial change of circumstances, regulations 
or planning policies has occurred and that such extension would not be detrimental to the 
purpose of the certified local coastal program and zoning ordinance.  Since neither the physical 
characteristics of the lot nor the zoning ordinance has changed since approval of the permit, 
staff supports the fourth request for a one-year extension. 
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It should be noted that while the Planning Commission has the power to approve or deny 
extensions, it has no power to exact conditions unless codes and circumstances have changed. 
Conditions can be added, but only if agreed upon by the applicant. 
 
RECOMMENDATION 
 
It is recommended that the Planning Commission approve the request for a one-year 
extension, subject to the following finding. If approved, this finding is in addition to the findings 
made for the original permit: 

 
A. A substantial change of circumstances has not occurred since Planning 

Commission approval of the permit on December 7, 2006. An additional one-year 
extension of the permit to December 7, 2012, would not be detrimental to the 
purpose of the certified local coastal program and zoning ordinance. 

 
The Planning Commission finds that neither the physical characteristics of the lot nor the zoning 
ordinance has changed since approval of the permit on December 7, 2006. Therefore, (a fourth) 
one-year extension (to December 7, 2012) of said permit is appropriate. 
 
   
 
Report Prepared By:  Ryan Bane                     
     Senior Planner 
 
 
 
Attachment A - Request for extension letter from Lisa & Justin Maffia, dated November 7, 2011  
Attachment B - December 7, 2006 Staff Report, Project Plans and Planning Commission 

Minutes 
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ATTACHMENT A

November 7, 2011 

Dear Capitola Planning Commission, 

My husband Justin & myself have been approved of a design permit to remodel our home 
(904 Sir Francis Ave. Capitola), of which the permit extension will expire this December, 
2011 (Application# 06-061). 

We are asking for an additional extension on the design permit for this project as the 
economy still has not turned to a point where we can confidentially afford this remodel. 
Our ultimate, long-term desire is to be able to move forward with the project as our 
family has grown and we will need more space, however, we will need to do this at a 
time when our fmances are strong and the economy has corrected itself. We do anticipate 
that this will be 3 - 4 years down the road. 

We do not wish to see what work & money that has gone into this project so far be lost 
due to an expired permit. We are asking for approval of an additional 2-year extension so 
we can be better prepared financially for this large project on our home. 

Thank you, 

Lisa & Justin Maffia 

831-227-3681 
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ATTACHMENT B

STAFF REPORT 

TO: PLANNING CO:I\tilviiSSION 

FROM: COMMUNITY DEVELOPMENT DEPARTMENT 

DATE: NOVEMBER 21, 2006 (AGENDA: DECEMBER 7, 2006) 

SUBJECT: 904 SIR FRANCIS DRIVE- PROJECT APPLICATION #06-061 
COASTAL PERMIT AND ARCHITECTURAL AND SITE REVIEW FOR THE 
REMODEL OF AN EXISTIN"G SINGLE FAMILY RESIDENCE AND 
CONSTRUCTION OF A NEW SECOND-STORY IN THE R-1 (SINGLE
FAMILY RESIDENCE) ZONING DISTRICT. (APN 036-222-07) 
CATEGORICALLY EXEivfPT. FILED 09/11/06 *1 
PROPERTY OWNER: JUSTIN & LISA MAFFIA 
REPRESENTATNE: CHUCK BURKET 

APPLICANT'S PROPOSAL 

The applicant is proposing to remodel an existing one-story single-family residence at 904 Sir 
Francis Drive in the R-1 (Single Family Residence) zoning district. The use is consistent with 
the General Plari, Zoning Ordinance and Local Coastal Plan . 

. STRUCTURAL DATA 
SETBACKS Required ·Existing_ Proposed 

Front Yard 
. Driveway 20' 20' 20' 

1 ststory 15' 20' 20' 
2nd Story ' 20' N/A 21' 

Rear Yard 
1st Story 21' 36' 36' 
2nd Story 21, ' N/A 38' 

Side Yard 
1st Story 5' -6" 6' (1) & 6' (1) & 

9' -6" (r) 9' -6" (r) 
2nct Story 8'-3" N/A 8' -3" (1) & 

9'-6" (r) 
HEIGHT 25' 25' 11



FLOOR AREA RATIO Lot Size MAX(48%) Existing_ (27%) Proposed (48%) 
6,120 sq. ft 2,938 sq. ft. 1,639 sq. ft. 2,937 s_g_. ft 

Habitable Space Garage Porch/Decks Total 
Proposed First Story 1,526 sq ft. 365 sq. ft. N/A 1,891 sq. ft. 
Proposed Second Story 1,046 sq. ft. - N/A · 1 '046 ~g. ft. 

Pro2osed TOTAL 2,572 sq. ft. 365 sq. ft. N/A 2,93 7 sq. ft. 

PARKING Required Proposed 
1 covered spaces 1 covered spaces 
3 uncovered spaces 3 uncovered spaces 

Total 4 spaces 4 sQ_aces 

ARCHITECTURAL AND SITE REVIEW COMMITTEE 

On October 11, 2006, the Architectural and Site Review Committee reviewed the application. 
Staff discussed changes that were required for the proposed Floor Area Ratio (FAR), as the 
proposed project was over the allowed FAR. Staff requested that the applicant confinn the square 
footages for both the first and second floors. Regarding parking for the site, staff asked the 
applicant to provide for the required uncovered parking, and to work. with the City's Public 
Works Director on the design guidelines for the driveway approach. 

City architect Frank Phanton, suggested modifications to the roof design and noted that the pitch 
for the first story should be different from the pitch of the second story, which the applicant· 
agreed to. 

City Landscape Architect Jennifer Clark-Colfer stated that the applicant should consider 
enhancing the proposed landscaping by adding more plantings, and that any new landscaping 
should be diverse and include drought tolerant plants. It was also requested that tP.e applicant 
provide a complete landscaping plan for the project, including adding a legend or landscaping 
key showing plant type (botanical and common name), quantity, size and location. Also, any 
existing trees or significant amount of landscaping to be removed shall be noted on the plans. 

City Public Works Director Steve Jesberg stated that anycurb, gutter or sidewalk that is 
deteriorated or is damaged during construction shall be replaced as per the city's standards. 

DISCUSSION 

The applicant is proposing to remodel an existing 1,639 square foot one-story single-family 
residence at 904 Sir Francis Drive in the R-1 (Single Family Residence) zoning district. 

The existing parcel size is 6,120 square feet, and the existing structure is 1,274 square feet with a 
365 square foot garage. The new improvements will consist of a remodeled first floor with a 252 
square foot addition for a total of 1,526 square feet, a second story addition of 1,046 square feet 

12



and a 3 65 square foot garage for a total square footage of 2,93 7. The proposed floor area ratio is 
48%, which meets the allowed FAR. A side yard set back of 6 feet is proposed for the left side 
and 9'-6" is proposed for the right side. A 20-foot front yard set back and a 36-foot rear yard set 
back is also provided. 

The exterior of the new home will be "mocha" stucco with "tan" trim, window trim will be 
"sand" and the concrete tile roof will be in an off-brown tone. The front porch entry columns will 
be finished with a stone ·veneer. 

The· existing landscape shall remain and be enhanced with additional landscaping that will be 
similar in the type and variety of plantings. 

- RECOMMENDATION 

Staff recommends that the Planning Cominission approve application #06-061 based on the 
following Conditions and Findings for Approval. 

CONDITIONS · 

1; The project approval consists of a remodeled first floor with a total of 1,526 square feet, a 
second story addition of 1,046 square feet and a 365 square foot garage for a total of 
2,93 7 square feet. 

2. The Planning Commission must approve any significant modifications to the size or 
exterior appearance of the structure. 

3. A note shall be placed on the final building plans indicating that the utilities shall be 
underground to the nearest utility pole in accordance with Public Works Department 
requirements. 

4. Curb and gutter that is currently deteriorated or is damaged during construction shall be 
repaired or replaced, as determined by and to the satisfaction of the Public Works 
Director. 

5. If any trees, large shrubs or significant landscaping are to be removed as a result of the 
project, the applicant shall provide a supplemental landscape plan to be submitted with 
the building permit application. The plan shall include the quantity, or specific number of 
plants for each plant type, their container size, special planting requirements and spacing 
between plants, subject to the approval ofthe Director of Planning. 

6. Affordable housing in-lieu fees shall be paid as required to assure compliance with the 
City of Capitola Affordable (Inclusionary) Housing Ordinance. Any appropriate fees 
shall be paid prior to building permit issuance. · 

7. Prior to granting of final occupancy, compliance with all conditions of approval shall be 
demonstrated to the satisfaction of the Community Development Director. 13



n 

8. Construction hours shall be limited to Monday through Friday 7:30am to 9pm., Saturday 
9":00am to 4:00pm, and prohibited on Sundays. 

FINDINGS 

A. The application, subject to the conditions imposed, will secure the purposes of the 
-Zoning Ordinance, General Plan, and Lo~al Coastal Pbi.n. 

Planning Department Staff, the Architec~ral and Site Review Committee, and the 
Planning Commission have all reviewed the project. The project conforms to the 
development standards of the R-1 (Single Family Residence) Zoning District, as well as 
the Guidelines for Single Family Residential Projects. Gonditions of approval have been ..... 
included to carry out the objeCtives of the Zoning Ordinance; General Plan and Local. 
Coastal Plan. 

B. The application will maintain the character and integrity of the neighborhood. 

Planning Department Staff, the Architectural and Site Review Committee, and the 
Planning Commission have all reviewed the project. The project conforms to the 
development standards of the R-1 (Single Family Residence) Zoning District, as well as 
the Guidelines for Single Family Residential Projects. Conditions of approval have been 
included to ensure that the project maintains the character and integrity of the 
neighborhood. 

C. ~ T.b.is project is categorically e:x:empt under Section 1.5301( e)(2) of the Californi~ _ 
Environmental Quality Act and is not subject to Sectiou753.5 of Title 14 ofthi,-~·,.,<·~ ·' -
California Code of Regulations. 

Section 1530l(e)(2) of the CEQA Guidelines exempts additions to structures that are less 
than 10,000 square feet if the project is in an area where all public facilities are available 
to allow for the development and the· project is not located in an environmentally 
sensitive area. This project involves an addition to a one-story single-family residence 
that is considered in:fill development. No adverse environmental impacts were discovered 
during review of the proposed project 

Report Prepared By: J ohri Alceman 
AssoCiate Plmmer 

Approved by: ______________ _ 
Juliana Rebagliati, Community Development Director 

Attaclnnent "A"- Project Plans 
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Capitola Planning Commission Minutes -December 7, 2006 

Planning Department Staff, the Architectural and Site Review Committee, and the 
Planning Commission have all reviewed the project. The project conforms to the 
development standards ofthe R-1 (Single Family Residence) Zoning District, as well as 
the Guidelines for Single Family Residential Projects. Conditions of approval have been 
included to carry out the objectives of the Zoning Ordinance, General Plan and Local 
Coastal Plan. 

B. The application will maintain the character and integrity of the neighborhood. 

Planning Department Staff, the Architectural and Site Review Committee, and the 
Planning Commission have all reviewed the project. The project conforms to the 
development standards of the R-1 (Single Family Residenc~) Zoning District, as well as 
the Guidelines for Single Family Residential Projects. Conditions of approval have been 
included to ensure that the project maintains the character and integrity of the 
neighborhood. · · · 

C. This project is categorically exempt under Section 15301(e)(2) of the California 
Environmental Quality Act and is not subject to Section 753.5 of Title 14 of the 
California Code of Regulations. 

Section 15301(e)(2) of the CEQA Guidelines exempts additions to structures that are less 
than 10,000 square feet if the project is in an area where all public facilities are avaiiable 
to allow for the development and the project is not located in an environmentally 
sensitive area. This project involves an addition to a one-story single-family residence 
that is considered infill development. No adverse environmental impacts were 
discovered during review of the proposed project. 

MOTION PASSED 

PUBLIC HEARINGS 

1. 904 SIR FRANCIS DRIVE- PROJECT APPLICATION #06-061 
COASTAL PERMIT AND ARCHITECTURAL AND SITE REVIEW FOR THE 
REMODEL OF AN EXISTING SINGLE FAMILY RESIDENCE AND 
CONSTRUCTION OF A NEW SECOND-STORY IN THE R-1 (SINGLE-FAMILY 
RESIDENCE) ZONING DISTRICT. (APN 036-222-07) CATEGORICALLY 
EXEMPT. FILED 09/11/06 * 1 
PROPERTY OWNER: WSTIN & LISA MAFFIA 
REPRESENTATIVE: CHUCK BURiffiT 

A MOTION WAS MADE BY COMMISSIONER NEWMAN AND SECONDED BY 
COlVIlVIISSIONER HALE TO APPROVE APPLICATION #06-061, SUBJECT TO THE 
FOLLOWING CONDITIONS AND FINDINGS: 

CONDITIONS 

21
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Capitola Planning Commission Minutes -December 7, 2006 

1. The project approval consists of a remodeled first floor with a total of 1,526 square feet, a 
second story addition of 1,046 square feet and a 365 square foot garage for a total of 
2,937 square feet. 

2. The Planning Commission must approve any significant modifications to the size or 
exterior appearance of the structure. 

3. A note shall be placed on the final building plans indicating that the utilities shall be 
underground to the nearest utility pole in accordance with Public Works Department 
requirements. 

4. Curb and gutter that is currently deteriorated or is damaged during construction shall be 
repaired or replaced, as detennined by and to the satisfaction of the Public Works 
Director. 

5. ·If any trees, large shrubs or significant landscaping are to be removed as a result of the 
project, the applicant shall provide a supplemental landscape plan to be submitted with 
the building perinit application. The plan- shall include the quantity, or specific number 
of plants for each plant type, their container size, special planting requirements and 
spacing between plants, -subject to the approval of the Director of Planning. 

6. Affordable housing in-lieu fees shall be paid as required to assure compliance with the 
City of Capitola Affordable (Inclusl.onary) Housing Ordinance. Any appropriate fees 
shall be paid prior to building permit issuance. 

7. Prior to granting of final occupancy, compliance with all conditions of approval shall be 
demonstrated to the satisfaction of the Community Development Director. 

8. Construction hours shall be limited to Monday through Saturday Friday 8:00 AM- to 
6:00PM 7:30am to 9pm., Saturday 9:00am to 4:00pm, and prohibited on Sundays. · 

FINDINGS 

A. The application, subject to the conditions imposed, will secure the purposes of the 
Zoning Ordinance, General Plan, and Local Coastal Plan. 

Planning Department Staff, the Architectural and Site Review Committee, and the 
Planning Commission have all reviewed the project. The project conforms to the 
development standards of the R-1 (Single Family Residence) Zoiring District, as well as 
the Guidelines for Single Family Residential Projects. Conditions of approval have been 
included to carry out the objectives of the Zoning Ordinance, General Plan and Local 
Coastal Plan. 

B. The application will maintain the character and integrity of the neighborhood. 

Planning Department Staff, the Architectural and Site Review Committee, and the 
Planning Commission have all reviewed the project. The project conforms to the 
develo ment standards ofthe R-1 (Single Family Residence) Zoning District, as well as 

._ ______________ _ 22



Capitola Planning Commission Minutes -December 7, 2006 

the Guidelines for Single Family Residential Projects. Conditions of approval have been 
included to ensure that the project maintains the character and integrity of the 
neighborhood. 

C. This project is categorically exempt under Section 15301(e)(2) of the California 
Environmental Quality Act and is not subject to Section 753.5 of Title 14 of the 
California Code of Regulations. 

Section 15301(e)(2) ofthe·CEQA Guidelines exempts additions to structures that are less 
than 10,000 square feet if the project is in an area where all public facilities are available 
to allow for the development and the project is not located in an ~nvironmentally 
sensitive area. This proj~ct involves an addition to a one-story single-family residence 
that is considered in:fill development. No adyerse environmental impacts were 
discovered during review of the proposed project 

MOTION PASSED 

2. 422 MCCORMICK A VENUE- PROJECT APPLICATION #06-062 
COASTAL PERMIT AND ARCHITECTURAL AND SITE REVIEW FOR 
CONSTRUCTION OF A NEW TWO-STORY SINGLE FAMILY RESIDENCE IN 
THE PD (PLANNED DEVELOPMENT) ZONING DISTRICT. (APN 036-094-41) 
CATEGORICALLY EXEMPT. FILED 9/20/06 *1 
PROPERTY OWNER/APPLICANT: STEPHEN P. GRAVES 

A MOTION WAS MADE BY COMMISSIONER HALE AND SECONDED BY 
COMMISSIONER NEWMAN TO CONTINUE APPLICATION #06-062 TO THE 218

T 

OF DECEMBER 

MOTION PAS SED 3-0 

3. 701 G~ROY DRIVE- PROJECT APPLICATION #06-068 
COASTAL PERMIT AND ARCHITECTURAL AND SITE REVIEW TO DEMOLISH 
A SINGLE-FAMILY HOUSE AND CONSTRUCT A NEW TWO-STORY SINGLE
FAMILY HOUSE IN THE R-1 (SINGLE-FAMILY RESIDENCE) ZONING 
DISTRICT. (APN 035-062-05). FILED 10/24/06 *1 
PROPERTY OWNERS: SKIP & WENDY ARSENAULT 
APPLICANT: ROBIN BROWNFIELD 

A lVIOTION WAS MADE BY COMMISSIONER HALE AND . SECONDED BY 
COMMISSIONER NEWMAN TO APPROVE APPLICATION #06-068, SUBJECT TO 
THE FOLLOWING CONDITIONS AND FINDINGS: 

CONDITIONS 

1. The project approval consists of a new 1,497 square foot two-story single-family 
residence, with a 243 square foot carport at 701 Gilroy Drive in the R-1 (Single Family 
Residence) zoning district. 

23
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Item #:  5.A 

 

S T A F F  R E P O R T 
 
 

TO:  PLANNING COMMISSION 
 
FROM:  COMMUNITY DEVELOPMENT DEPARTMENT 
 
DATE:  NOVEMBER 15, 2011 (AGENDA:  DECEMBER 1, 2011) 
 
SUBJECT: 426 CAPITOLA AVENUE  #11-114  APN: 035-141-33 

Consider an application regarding a Coastal Development Permit and a Relocation 
Impact Report (RIR) for the closure of the Pacific Cove Mobile Home Park including the 
removal of all coaches, gas, electrical and cable utilities. The proposed project retains 
the public restroom onsite.  No grading or earthwork is proposed.  This project requires 
a Coastal Permit which is not appealable to the California Coastal Commission.  
Environmental Determination:  Categorical Exemption 

 Property Owner:  City of Capitola, filed 10/27/11 
 
 
SUMMARY 
The City is considering whether to close the Pacific Cove Mobile Home Park (“Park”).  Closure of the 
Park would eliminate 44 mobile home park spaces and remove all 41 mobile home coaches and all 
related structures, with the exception of the bathroom building which is not proposed for removal.  All 
underground utility lines are to be abandoned in place and overhead utilities removed and 
disconnected at the property boundary.  The existing roadways, pads and landscaping are proposed 
to remain.  No future use is proposed at this time.  The City is considering future uses as part of a 
focused planning effort for the property.  When the City identifies a future use, appropriate 
environmental review and permits will be completed and submitted. 

Prior to the closure of the Park, a Coastal Development Permit and a determination by City Council 
that the Relocation Impact Report (RIR) is sufficient pursuant to Capitola Municipal Code Section 
17.90 and Government Code Section 65863 et seq is required.  In addition, implementation of the 
Mello Act will impose relocation benefits for low or moderate income residents of the Park.  The 
Planning Commission is required to make recommendations to the City Council regarding both the 
issuance of a Coastal Development Permit, and the adequacy of the RIR.   

In rendering its advisory decision, the Commission may recommend reasonable measures not 
exceeding the reasonable costs, or estimates thereof, of relocation to mitigate the adverse impacts on 
eligible residents displaced by the closure of the Park1.  

 

COASTAL DEVELOPMENT PERMIT 
A Coastal Development Permit (CDP) is required for development projects in the coastal zone.  The 
Capitola Municipal Code, as well as the Coastal Act, define “Development” as a “change in the 

                                                           
1
 C.M.C 17.90.070 D. 
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density or intensity of the use of land” and applies to “construction, reconstruction, demolition or 
alteration in the size of any structure.”2 The Park is located within the coastal zone; therefore, the 
closure of the Park and removal of the coaches requires a CDP.   
 
MELLO ACT 
The Mello Act, Government Code Section 65590 et seq, was adopted in 1981 to preserve residential 
housing units occupied by low or moderate income persons or families in the coastal zone.3  The 
Mello Act applies to condominium conversions, demolitions, new construction, conversions from 
residential to non-residential uses and new residential developments in the coastal zone.  The Mello 
Act imposes a mandatory duty on local governments to require replacement housing, assuming 
replacement housing is feasible, as a condition of granting a permit to demolish or convert housing 
units or mobile homes4 which are located within the coastal zone and occupied by low or moderate 
income persons.   
 
Based on preliminary interviews with current Park occupants, 10 of the coaches are known to be 
occupied by ‘Very Low’ to ‘Moderate’ income households and, per state law, these units would need 
to be replaced by the City, if feasible.  An additional nine coaches are suspected to be occupied by 
persons of at the most, Moderate income.  The remaining coaches are occupied by households of 
‘Above Moderate’ income and need not be replaced by the City. 
 
The City has one primary option available to provide all of the needed replacement housing to 
mitigate the impact of the project. Castle Mobile Estates, which is located within Capitola’s coastal 
zone has been going through a repositioning and rehabilitation planning process with the City to 
ensure that it is maintained as a stable source of affordable housing in Capitola.  
 
The sale of Castle was recently approved to Millennium Housing. Millennium is contractually obligated 
to rehabilitate the park and reserve 86 of the 108 units in the park for very-low to moderate income 
households. The City of Capitola will invest $2 million dollars in the project and over 40 of the units 
have been reserved as replacement housing for a potential closure of Pacific Cove. 
 
Castle is located at 1099 38th Avenue in Capitola. This park is approximately 1.5 miles from Pacific 
Cove. This resource alone would allow the City of Capitola to meet its obligation under the Mello Act 
to provide as many as 19 units of housing to persons ranging from Extremely Low (0-30% AMI) to 
Moderate (80-120% AMI).  

 

RELOCATION IMPACT REPORT 

Capitola Municipal Code (CMC) Chapter 17.90 “Mobile Home Parks” requires the submittal of a 
Relocation Impact Report (RIR) when a change of use or closure of a mobilehome park is proposed. 
In addition, Government Code Section 65863.7 and California Mobilehome Residency Law (Civil 
Code Division 2, Part 2, Chapter 2.5) state: 

“Prior to closure of a mobilehome park or cessation of use of the land as a mobilehome park, 
the person or entity proposing the change in use shall file a report on the impact of the 
conversion, closure, or cessation of use upon the displaced residents of the mobilehome park 
residents. The report shall address the availability of adequate replacement housing in 
mobilehome parks and relocation costs.” 

                                                           
2 City Code § 17.46.030 I 4 and 6; Pub. Res. Code § 30106. 
3 
The Mello Act specifies that all local governments having coastal zones must comply with the Mello Act. Govt. 

Code § 65590(a), Venice Town Council, Inc. v. City of Los Angeles 47 Cal.App.4
th
 1547, 1553 (1996). 

4 
For purposes of the Mello Act, conversion and demolition requirements apply to mobilehomes as defined in the 

Health and Safety Code. Govt. Code §§ 65590(g)(1) and (g)(2), Health and Safety Code section 18008. 
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The RIR describes the existing state of the Mobilehome Park and provides a detailed relocation plan. 
CMC Section 17.90.030 has specific requirements for the contents of the RIR.  Those requirements 
and a summary of the Pacific Cove RIR’s response to those requirements can be found in Attachment 
C. 

When considering the RIR, the Capitola Municipal Code allows the Planning Commission to 
recommend reasonable measures not exceeding the reasonable costs of relocation to mitigate the 
adverse impacts of the change of use on eligible mobile home residents.  However, as a public 
agency, the City must also comply with state relocation law, which strictly defines the amount and 
type of relocation payments the City may provide.  The proposed RIR includes a relocation plan, 
consistent with state law, to mitigate the impacts to Park residents who own coaches or are renters. 

 

DISCUSSION 

With the closure of the mobilehome park, the applicant is proposing to eliminate 44 mobile home park 
spaces and remove all 41 mobile home coaches.  Of these 41 spaces, almost half of the residents 
self-identified as owner occupied full time residents, 8 are part-time owners, and the remaining are 
occupied by residents who sublet the mobile home from the mobile home owner.  Coaches on three 
of the 41 spaces are owned by the City, and the City directly rents the mobile home and space to the 
tenants.  A summary of the space occupancy classification and the number of coaches within each 
class that will likely qualify for assistance is shown in Table 1 of the RIR as noted below. 
      
 Table 1 

Space Occupancy Classification 
# 

Coaches 
# Relocation cases 

Privately Owned    

Occupied Full-time by Owner 14 14 

Occupied Part-time by Owner 8 8 

Un-Occupied Coach: Absentee Owners 4 4 

Tenant Occupied 3 6 (tenant & owner) 

Occupancy Un-known 1 1 

Total Impacted Privately Owned  30 33 

     

City Owned    

Tenant Occupied 3 3 

Empty Coach
5
 8  

Empty Space
6
 3  

Total Impacted City Owned Spaces & Coaches 14  

     

Total Spaces Considered in Park Closure  44  

     

Potential Relocation Cases
6
   36 

   

In addition to the other code-required information, the Pacific Cove RIR outlines proposed relocation 
assistance for mobile home owners and tenants which are detailed in Table 9 on Page 60 of the RIR, 
and summarized in Table 2. 

                                                           
5
 Excludes empty spaces and empty City owned coaches 

6
 To be verified via eligibility interviews for relocation benefits 
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There are four basic payments that are proposed in the RIR, and required under state law.  The 
following is a short description of those four payments.  A more complete description of the payments 
can be found in the attached RIR. 

1. FMV – Fair Market Value which is based on an appraisal of the coach only, excluding the land.  

2. PPD and Last Resort Housing Payments - Purchase Price Differential and Last Resort 
Housing Payments are the difference between the value of the coach and the amount paid for 
a comparable replacement home.   

3. RAP – Rental Assistance Payments are payments based on the difference between the 
current rent residents pay and the replacement housing rent, which they will receive for 42 
months.  RAP payments are made both to coach owners, based on their space rent, and 
coach renters, based on their rent payments. 

4. Moving Expenses – are estimated in the RIR based on a quote from two moving companies.  
The amount can change depending upon actual costs. 

Relocation Benefits Eligibility will be broken into categories based on the following: A) Owner 
Occupied- Full Time, B) Owner Occupied Part-Time, and C) Renter.  Further categorization will be 
based on pre or post 2000 occupant.  In 2000 the City began issuing a “Notice of Non-Entitlement to 
Relocation Benefits” (Attachment G) to new occupants which notified them that the park would be 
closed in the future and they would not be eligible to receive relocation benefits.  
 
Table 2 

Relocation Benefits and Amounts Pre-2000 Occupant Post-2000 Occupant 

Benefit Type Amount 

Full-
time 

Owner 

Part-
time 

Owner Tenant  

Full-
time 

Owner 

Part-
time 

Owner Tenant  

Actual and reasonable 
cost of moving home to 
replacement site.  

Fixed Payment or 
Actual & Reasonable 
Expenses Yes Yes 

Not 
Applicable No No No 

Fair Market Value of 
Mobile Home Only 

Based on Appraised 
Value Yes Yes 

Not 
Applicable Yes Yes 

Not 
Applicable 

Purchase Price 
Differential (PPD) -  Up to $22,500 Unless 

Last Resort Housing 
Payments Are Required Yes No 

Not 
Applicable No No 

Not 
Applicable 

Rental Assistance 
Payment - (RAP) – 
Space Rent 

Up to $5,250 unless 
Last Resort Housing 
Payments Are Required Yes No 

Not 
Applicable No No No 

Rental Assistance 
Payment - (RAP) - 
Dwelling Rent 

Up to $5,250 unless 
Last Resort Housing 
Payments Are Required Yes  No Yes No No No 

Last Resort Housing 
Payments 

Amount Required Over 
PPD or RAP for 
Displacee to Replace 
Housing  Yes No Yes No No No 
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Example of Benefit Calculation. 

HOME  

FAIR 
MARKET 
VALUE OF 
THE COACH  

PURCHASE PRICE 
DIFFERENTIAL (Last 
Resort Payment)– 
FULL TIME 
RESIDENT  

RENTAL 
DIFFERENTIAL 
- FULL TIME 
RENTER  

SPACE RENT 
DIFFERENTIAL   

MOVING 
EXPENSE  

EST. 
TOTAL  

      

Example 
Replacement Coach 

Cost $107,000     
$100 rent increase 
& req. 42 months        

EXAMPLE A - Full Time, 
Pre-2000 Home Owner   $5,000  $102,000   N/A  $4,200  $1,425  $112,625  

EXAMPLE B - Full Time, 
Post 2000 Home Owner  $5,000   N/A    N/A   N/A  $1,425  $6,425  

EXAMPLE C - Non 
Primary Resident  $5,000   N/A   N/A  N/A  $1,425  $6,425  

         
Example $500 Displacement Rent; 
Replacement Rent $1,375; 42 months        

EXAMPLE D - Full Time, 
Pre-2000 Renter*  N/A  N/A  $36,750  N/A  $1,425  $38,175  

EXAMPLE E - Full Time, 
Post-2000 Renter*  N/A  N/A  N/A  N/A  $1,425  $1,425  

 

Ultimately, the City Council will be asked to make a determination if the proposed measures to 
mitigate the adverse impacts of the conversion upon the mobile home park residents are sufficient.  
The mitigation imposed by the City cannot exceed the reasonable costs of relocation.  The Planning 
Commission may choose to make a recommendation regarding the proposed mitigation measures, or 
recommend the application of new mitigation measures.   

While the CMC does not make a distinction between the relocation benefits for low income residents 
and residences earning more than 80% of the Area Median Income, pursuant to state law, the RIR 
outlines how lower income full-time long term residents will be eligible for “last resort” housing 
payments.  As outlined previously, these payments are triggered by statute if affordable “comparable 
replacement housing” cannot be found for the displaced tenant households.  Based on the resident 
survey, it appears there is the need to provide last resort housing payments. 

The mitigation measures proposed by the applicant will provide full-time long term residents 
compensation to off-set the costs of moving to the new home.  The mitigation measures are not 
required or proposed to fully mitigate the relocation and replacement costs for part time residents 

29



 

CALIFORNIA ENVIRONMENTAL QUALITY ACT 

CEQA Guidelines Section 15301: Existing Facilities, exemption consists of the operation, repair, 
maintenance, permitting, leasing, licensing, or minor alteration of existing public or private structures, 
facilities, mechanical equipment, or topographical features, involving negligible or no expansion of use 
beyond that existing at the time of the lead agency’s determination.   

The key consideration is whether the project involves negligible or no expansion of an existing use.  
The proposed closure of the existing Pacific Cove mobile home park involves minor alterations of an 
existing private mobilehome park use and includes activities such as the capping of utilities, fencing 
and other activities to secure the site.  As proposed, the closure does not involve any expansion of 
use, grading or demolition of facilities.  Coaches will be removed from the site prior to being 
demolished. 
 
RECOMMENDATION 
 
For project application #11-114 staff recommends that the Planning Commission by motion and role 
call vote: 
 

1. Find the project is exempt from CEQA as it does not involve an increase in the intensity of use 
or new development (CEQA Guidelines 15301 Existing Facilities). 
 

2. Adopt the proposed resolution recommending approval of the Coastal Development Permit for 
the closure of Pacific Cove Mobile Home Park, subject to specific findings and conditions 
(Attachment A). 
 

3. Adopt the proposed resolution with conditions recommending that City Council finds the RIR is 
sufficient pending the application of measures not exceeding the reasonable costs of 
relocation to mitigate the adverse impacts of the change of use on eligible mobile home 
residents (Attachment B). 
 

Report Prepared By:  Ryan Bane, Senior Planner 
 
 
 
Attachment A – Resolution recommending approval of the CDP to City Council  
Attachment B – Resolution recommending sufficiency/insufficiency of the RIR to City Council  
Attachment C – CMC Section 17.90.030 RIR Contents 
Attachment D – Relocation Impact Report & Relocation Plan 
Attachment E – Replacement Housing Plan 
Attachment F – Summary Appraisal Report 
Attachment G – Notice of Non-Entitlement to Relocation Benefits 
 
 
 
 
 
 
 
 
 
 
P:\Planning Commission\2011 Meeting Packets\12-01-11\Word Docs\PCMHP Closure Staff Report 12-1-11 PC jg.docx  
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RESOLUTION NO.   

 
 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF CAPITOLA 
RECOMMENDING THAT THE CITY COUNCIL APPROVE A COASTAL DEVELOPMENT 

PERMIT FOR THE CLOSURE OF THE PACIFIC COVE MOBILEHOME PARK  
 
 
 WHEREAS, the City of Capitola's Local Coastal Program (LCP) was certified by the 
California Coastal Commission in December of 1981 and has since been amended from time to 
time; and 
 
 WHEREAS, the City of Capitola's General Plan was adopted on September 29, 1989, and 
has since been amended from time to time; and 

  
 WHEREAS, the City of Capitola reviews land use designations and zoning in order to 
regulate appropriate use of land and to protect the public health, safety and welfare; and 
 
 WHEREAS, the Planning Commission has reviewed the Coastal Development Permit 
Findings attached and made part hereof as Exhibit 1; and  
  
 NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 
Capitola recommends that the City Council take the following actions: 

 
1. Issue a Coastal Development Permit for the project to close Pacific Cove Mobile 

Home Park subject to the Coastal Permit Conditions of Approval attached and made 
part hereof as Exhibit 2. 

 
I HEREBY CERTIFY that the above and foregoing resolution was passed and adopted 

by the Planning Commission of the City of Capitola at a Regular Meeting held on the 1st day of 
December, 2011, by the following vote: 

 
 
AYES:  Commission Members   
 
NOES:  Commission Members 
 
ABSENT: Commission Members   
 
ABSTAIN: Commission Members  
 
 
                                                                   
               Gail Ortiz, Chairperson 
 
 
ATTEST: 
 
 
  ____________________________________________  
   Susan Westman, Interim Community Development Director

ATTACHMENT A
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EXHIBIT 1 

 
COASTAL DEVELOPMENT PERMIT FINDINGS 

 
 

D. Findings Required. A coastal permit shall be granted only upon adoption of specific 

written factual findings supporting the conclusion that the proposed development 

conforms to the certified Local Coastal Program, including, but not limited to: 

 
• The proposed development conforms to the City’s certified Local Coastal Plan (LCP). 

The specific, factual findings, as per CMC Section 17.46.090 (D) are as follows:  
 
(D) (2) Require Project-Specific Findings. In determining any requirement for public 

access, including the type of access and character of use, the city shall evaluate and 

document in written findings the factors identified in subsections (D) (2) (a) through (e), 

to the extent applicable. The findings shall explain the basis for the conclusions and 

decisions of the city and shall be supported by substantial evidence in the record. If an 

access dedication is required as a condition of approval, the findings shall explain how 

the adverse effects which have been identified will be alleviated or mitigated by the 

dedication. As used in this section, “cumulative effect” means the effect of the 

individual project in combination with the effects of past projects, other current 

projects, and probable future projects, including development allowed under applicable 

planning and zoning. 

 
(D) (2) (a) Project Effects on Demand for Access and Recreation. Identification of 

existing and open public access and coastal recreation areas and facilities in the 

regional and local vicinity of the development. Analysis of the project’s effects upon 

existing public access and recreation opportunities. Analysis of the project’s 

cumulative effects upon the use and capacity of the identified access and recreation 

opportunities, including public tidelands and beach resources, and upon the capacity 

of major coastal roads from subdivision, intensification or cumulative build-out. 

Projection for the anticipated demand and need for increased coastal access and 

recreation opportunities for the public. Analysis of the contribution of the project’s 

cumulative effects to any such projected increase. Description of the physical 

characteristics of the site and its proximity to the sea, tideland viewing points, upland 

recreation areas, and trail linkages to tidelands or recreation areas. Analysis of the 

importance and potential of the site, because of its location or other characteristics, for 

creating, preserving or enhancing public access to tidelands or public recreation 

opportunities;  

 

• The project is located between at 426 Capitola Avenue, a short distance from Capitola 
Village and Capitola’s main beach.  The project is closure of an existing privately 
owned mobile home park and will not affect existing public access and recreational 
opportunities as the park is not used for public access to recreational opportunities, 
public tidelands and beach resources.  Closure of the mobile home park will eliminate 
44 mobile home park spaces and remove all 41 mobile home coaches and all related 
structures, with the exception of the bathroom building which is to remain. The demand 
and need for coastal access and recreational opportunities for the public will not 
diminish.  The mostly flat site is located approximately 1200’ from the nearest coastal 
bluff.  The existing mobile home park does not currently provide public access and 
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therefore the closing of the park will not affect coastal access to tidelands or public 
recreation opportunities. 
 

(D) (2) (b) Shoreline Processes. Description of the existing shoreline conditions, 

including beach profile, accessibility and usability of the beach, history of erosion or 

accretion, character and sources of sand, wave and sand movement, presence of 

shoreline protective structures, location of the line of mean high tide during the season 

when the beach is at its narrowest (generally during the late winter) and the proximity of 

that line to existing structures, and any other factors which substantially characterize 

or affect the shoreline processes at the site. Identification of anticipated changes to 

shoreline processes at the site. Identification of anticipated changes to shoreline 

processes and beach profile unrelated to the proposed development. Description and 

analysis of any reasonably likely changes, attributable to the primary and cumulative 

effects of the project, to: wave and sand movement affecting beaches in the vicinity of 

the project; the profile of the beach; the character, extent, accessibility and usability of 

the beach; and any other factors which characterize or affect beaches in the vicinity. 

Analysis of the effect of any identified changes of the project, alone or in combination 

with other anticipated changes, will have upon the ability of the public to use public 

tidelands and shoreline recreation areas; 

 

• No portion of the project is located along the shoreline or beach.  The purpose of the 
project is to close an existing 44 space mobile home park. 

 
(D) (2) (c) Historic Public Use. Evidence of use of the site by members of the general 

public for a continuous five-year period (such use may be seasonal). Evidence of the 

type and character of use made by the public (vertical, lateral, blufftop, etc., and for 

passive and/or active recreational use, etc.). Identification of any agency (or person) 

who has maintained and/or improved the area subject to historic public use and the 

nature of the maintenance performed and improvements made. Identification of the 

record owner of the area historically used by the public and any attempts by the owner 

to prohibit public use of the area, including the success or failure of those attempts. 

Description of the potential for adverse impact on public use of the area from the 

proposed development (including but not limited to, creation of physical or 

psychological impediments to public use);  
 

• The mobile home park has not historically been used by members of the general public 
for access or coastal use.  Therefore there will not be any adverse impacts on public 
use of the area by the closing of the mobile home park. 

(D)  (2) (d) Physical Obstructions. Description of any physical aspects of the 

development which block or impede the ability of the public to get to or along the 

tidelands, public recreation areas, or other public coastal resources or to see the 

shoreline; 

• The relatively flat site currently contains 41 one-story mobile home coaches.  The 
closure of the mobile home park proposes removal of all the structures on the site, with 
the exception of the public bathroom which is to remain.  The public does not use the 
property for coastal access, therefore the park closure will not block or impede the 
ability of the public to get to or along the tidelands, public recreation areas, or other 
public coastal resources.  Removal of the existing structure will only increase views of 
the shoreline for the general public. 
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 (D) (2) (e) Other Adverse Impacts on Access and Recreation. Description of the 

development’s physical proximity and relationship to the shoreline and any public 

recreation area. Analysis of the extent of which buildings, walls, signs, streets or other 

aspects of the development, individually or cumulatively, are likely to diminish the 

public’s use of tidelands or lands committed to public recreation. Description of any 

alteration of the aesthetic, visual or recreational value of public use areas, and of any 

diminution of the quality or amount of recreational use of public lands which may be 

attributable to the individual or cumulative effects of the development.    
 

• The relatively flat site is located approximately 1,200’ from the shoreline, with majority 
of Capitola Village way separating the property from the nearest coastal bluff.  The 
nearest coastal recreation area is Capitola Beach which is approximately 1,200’ to the 
south.  The project will not diminish the public’s use of tidelands or lands committed to 
public recreation as it currently is not used, proposed to be used, nor is needed by the 
public to access tidelands or the shoreline.  The project is privately owned land and will 
therefore not alter the aesthetic, visual or recreational value of public use areas.  In 
addition, the closing of the privately owned mobile home park will not diminish the 
quality or amount of recreational use of public lands as it does not border public lands 
nor is used for access to public lands used for recreation.   

 

(D) (3) (a – c) Required Findings for Public Access Exceptions. Any determination that 

one of the exceptions of subsection (F) (2) applies to a development shall be supported 

by written findings of fact, analysis and conclusions which address all of the following: 

a. The type of access potentially applicable to the site involved (vertical, lateral, 

bluff top, etc.) and its location in relation to the fragile coastal resource to be protected, 

the agricultural use, the public safety concern, or the military facility which is the basis 

for the exception, as applicable; 

b. Unavailability of any mitigating measures to manage the type, character, 

intensity, hours, season or location of such use so that agricultural resources, fragile 

coastal resources, public safety, or military security, as applicable, are protected; 

c. Ability of the public, through another reasonable means, to reach the same area 

of public tidelands as would be made accessible by an access way on the subject land. 

• The project is not requesting a Public Access Exception, therefore these findings do 
not apply. 

(D) (4) (a – f) Findings for Management Plan Conditions. Written findings in support of a 

condition requiring a management plan for regulating the time and manner or character 

of public access use must address the following factors, as applicable: 

a. Identification and protection of specific habitat values including the reasons 

supporting the conclusions that such values must be protected by limiting the hours, 

seasons, or character of public use; 

 b. Topographic constraints of the development site; 

 c. Recreational needs of the public; 
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 d. Rights of privacy of the landowner which could not be mitigated by setting the 

project back from the access way or otherwise conditioning the development; 

e. The requirements of the possible accepting agency, if an offer of dedication is 

the mechanism for securing public access; 

f. Feasibility of adequate setbacks, fencing, landscaping, and other methods as 

part of a management plan to regulate public use. 

• No Management Plan is required; therefore these findings do not apply. 
 

(D) (5)  Project complies with public access requirements, including submittal of 

appropriate legal documents to ensure the right of public access whenever, and as, 

required by the certified land use plan and Section 17.46.010 (coastal access 

requirements); 

 
• No legal documents to ensure public access rights are required for the proposed 

project. 
  

(D) (6) Project complies with visitor-serving and recreational use policies;  

  
• This finding does not apply as the subject property is located in the MHE (Mobile Home 

Exclusive) Zoning District and not within a zoning that has applicable visitor-serving or 
recreational policies. 
 

(D) (7)  Project complies with applicable standards and requirements for provision of 

public and private parking, pedestrian access, alternate means of transportation and/or 

traffic improvements; 

 
• The project is closure of an existing mobile home park with no new proposed use.  The 

site is proposed to remain vacant and therefore does not require any public or private 
parking nor alternate means of transportation and/or traffic improvements.  

 
(D) (8)  Review of project design, site plan, signing, lighting, landscaping, etc., by the 

city’s architectural and site review committee, and compliance with adopted design 

guidelines and standards, and review committee recommendations; 

 
• The project was not reviewed by the architectural and site review committee, as the project 

is closure of a mobile home park with no new development proposed. 
  
(D) (9) Project complies with LCP policies regarding protection of public landmarks, 

protection or provision of public views; and shall not block or detract from public views 

to and along Capitola’s shoreline; 

 
• No public landmarks are affected by the project.  No public view will be impacted to and 

along Capitola’s shoreline. 
 
(D) (10) Demonstrated availability and adequacy of water and sewer services; 

 
• This finding does not apply as the closure of the mobile home park eliminates the need of 

water and sewer services. 
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(D) (11) Provisions of minimum water flow rates and fire response times;  

 
• This finding does not apply as the closure of the mobile home park eliminates the existing 

structures and therefore the need for fire response. 
 
(D) (12) Project complies with water and energy conservation standards; 

 
• This finding does not apply as the closure of the mobile home park eliminates the existing 

structures and therefore the need for water and energy. 
 
(D) (13) Provision of park dedication, school impact, and other fees as may be required;  

 
• The project is closure of an existing mobile home park, therefore this finding does not 

apply.  
 
(D) (14) Project complies with coastal housing policies, and applicable ordinances 

including condominium conversion and mobile home ordinances; 

 
• The closure of the existing mobile home park complies with the requirements and 

procedures set by Municipal Code Section 17.90 to close a mobile home park.  
 
(D) (15) Project complies with natural resource, habitat, and archaeological protection 

policies;  

 
• The majority of the site is paved over and the project involves the removal of the existing 

mobile home coaches.  No natural resources or habitat exist on site, and no excavation will 
take place that may affect any potential archaeological resources. 

 
(D) (16) Project complies with Monarch butterfly habitat protection policies; 

 
• The project is outside of any identified sensitive habitats, specifically areas where Monarch 

Butterflies have been encountered, identified and documented. 
 

(D) (17) Project provides drainage and erosion and control measures to protect marine, 

stream, and wetland water quality from urban runoff and erosion; 

 

All existing drainage and erosion control measures will remain on site and not be altered as part of the 
project. 

 
(D) (18) Geologic/engineering reports have been prepared by qualified professional for 

projects in seismic areas, geologically unstable areas, or coastal bluffs, and project 

complies with hazard protection policies including provision of appropriate setbacks 

and mitigation measures; 

 
• The project is not located within a geologically unstable area nor is there any construction 

involved as part of the project, therefore this finding does not apply. 
 
(D) (19) All other geological, flood and fire hazards are accounted for and mitigated in 

the project design; 
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• The project is not located within a geologically unstable area nor within the flood plain.  
Removal of the mobile home coaches will eliminate all potential fire hazards. 

   
(D) (20) Project complies with shoreline structure policies; 

  
• The proposed development is not located on the shoreline and therefore does not require 

compliance with shoreline structure policies. 
 
(D) (21) The uses proposed are consistent with the permitted or conditional uses of the 

zoning district in which the project is located; 

 
• The project is to eliminate the mobile home park use.  No new use is proposed, therefore 

this finding does not apply.  
 
(D) (22) Conformance to requirements of all other city ordinances, zoning requirements, 

and project review procedures; 

 
• The project conforms to the requirements of all city ordinances, zoning requirements and 

project development review and development procedures. 
 
(D) (23) Project complies with the Capitola parking permit program as follows:  

 
• The project is closure of an existing mobile home park, therefore this finding does not 

apply. 
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EXHIBIT 2 

 
Coastal Development Permit Conditions of Approval 

 
 

1. The project approval consists of a Coastal Development Permit for closure of the Pacific Cove 
Mobile home Park.  The closure will eliminate 44 mobile home park spaces and remove all 41 
mobile home coaches and all related structures, with the exception of the bathroom building 
which is to remain.  All underground utility lines are to be abandoned in place and overhead 
utilities removed and disconnected at the property boundary.  The existing roadways, pad and 
landscaping are proposed to remain.  No coaches are to be demolished onsite. 
 

2. Upon removal of the coaches and related structures, the applicant shall implement the 
approved Erosion Control Plan. 
 

3. All utilities shall be abandoned safely and in accordance with State Housing and Community 
Development and utility provider standards. 
 

4. The public restrooms shall be secured to prevent any potential nuisances. 

38



   

RESOLUTION NO.   
 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF CAPITOLA 
RECOMMENDING THAT THE CITY COUNCIL  

FIND THE RELOCATION IMPACT REPORT IS SUFFICIENT/INSUFFICIENT SUBJECT TO 
REASONALBE MEASURES TO MITIGATE THE ADVERSE IMPACTS OF THE CHANGE OF 

USE ON ELIGIBLE MOBILE HOME RESIDENTS 

 WHEREAS, the State Mobile Home Residency Law, Civil Code Section 798, et seq., and 

Government Code Sections 65863.7, limit the grounds on which mobile home owners may be 

evicted from a mobile home park, protect their right to sell their mobile homes in a place in a mobile 

home park and authorize local jurisdictions to impose reasonable measures to mitigate the adverse 

impacts on displaced mobile home owners when a mobile home park closes or converts to another 

use; and 

 WHEREAS, the City of Capitola on December 13, 1984  adopted Ordinance number 576 

adding Municipal Code Chapter 17.90 MOBILE HOME PARKS; and  

 WHEREAS, the City of Capitola on October 28, 1993 adopted Ordinance number 759 

amended Municipal Code Chapter 17.90 MOBILE HOME PARKS; and  

 NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 

Capitola recommends that the City Council take the following actions: 

1. Find the Relocation Impact Report is sufficient/insufficient subject to the 
measures identified in Exhibit 1. 

 
I HEREBY CERTIFY that the above and foregoing resolution was passed and adopted 

by the Planning Commission of the City of Capitola at a special meeting held on the 1st day of 

December, 2011, by the following vote: 

AYES:    

NOES:   

ABSENT:   

ABSTAIN:  

                                                                   

               Gail Ortiz, Chairperson 

 

 

ATTEST: 

  ____________________________________________  

  Susan Westman, Interim Community Development Director

ATTACHMENT B
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EXHIBIT 1 

Recommended measures not exceeding the reasonable costs of relocation to mitigate the 

adverse impacts of the change of use on eligible mobile home residents 

Relocation Benefits and Amounts Pre-2000 Occupant Post-2000 Occupant 

Benefit Type Amount 

Full-

time 

Owner 

Part-

time 

Owner Tenant  

Full-

time 

Owner 

Part-

time 

Owner Tenant  

Actual and 

reasonable cost of 

moving home to 

replacement site.  

Fixed Payment or 

Actual & 

Reasonable 

Expenses Yes Yes 

Not 

Applicable No No No 

Fair Market Value of 

Mobile Home Only 

Based on Appraised 

Value Yes Yes 

Not 

Applicable Yes Yes 

Not 

Applicable 

Purchase Price 

Differential (PPD) - 

Difference Between 

the Acquisition Cost 

& Replacement Cost 

of New Mobile Home  

Up to $22,500 

Unless Last Resort 

Housing Payments 

Are Required Yes No 

Not 

Applicable No No 

Not 

Applicable 

Rental Assistance 

Payment - (RAP) - 

(Space Rent) - 

Difference Between 

the Displacement 

and Replacement 

Space Rent  

Up to $5,250 unless 

Last Resort Housing 

Payments Are 

Required Yes No 

Not 

Applicable No No No 

Rental Assistance 

Payment - (RAP) - 

(Dwelling Rent) - 

Difference Between 

the Displacement 

and Replacement 

Dwelling Rent  

Up to $5,250 unless 

Last Resort Housing 

Payments Are 

Required 

Yes - 

owners 

can 

convert 

PPD to 

RAP No Yes No No No 

Last Resort Housing 

Payments 

Amount Required 

Over PPD or RAP 

for Displacee to 

Replace Housing  Yes No Yes No No No 
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Capitola Municipal Code 
(17.90.030 Contents of relocation 
impact report.) 

Summary of Pacific Cove 
Relocation Impact Report 

Staff Response 

A.    A detailed description of any 
proposed or change of use, or 
change without new use; 

The City is not proposing a 
new use at this time.  There 
will be no physical changes to 
the real property.  Existing 
personal property of residents 
will be removed from the 
property.  Existing utility 
connections will be capped. 

None 

B.     A timetable for conversion of 
the park; 

Owners of the mobilhomes 
will be given 6 months notice 
of closure of Pacific Cove 
Mobile Home Park in January 
2012.  The expected closure 
and final day of operation will 
in July 2012. 

Civil Code Section 
798.56(g)( 2) and City 
Code Sections 
17.90.025 and 17.90.090 
requires park 
management to give the 
homeowners six months, 
or more, written notice of 
termination of tenancy 
after approval of both the 
project and the 
determination of RIR 
sufficiency by the City. 
 

C.     A legal description of the park;  See RIR page 24  Both a legal and physical 
description of the 
property is included in 
the RIR 

D.    The number of spaces in the 
park, length of occupancy by the 
current occupant of each space and 
current rental rate for each space; 

See RIR page 37  The applicant has 
provided the length of 
occupancy and the rental 
rate for each space.   
 
 

E.     The date of manufacture and 
size of each mobile home; 

See RIR: Page 70, 
Attachment 3 

None 

F.     Appraisals addressing relevant 
issues identified by the director.   A 
qualified appraiser shall be selected 
by the city and the cost of the 
appraisals shall be borne by the 
applicant. The appraisals shall 
identify those mobile homes which 
cannot be moved due to type, age 
or other considerations. Appraisal 
information shall be provided on the 
effect upon the homeowner’s 
investment in the mobile home, 

See Appraisal Report of 
Pacific Cove Mobile Home 
Park 

None 

ATTACHMENT C
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such as the change in value of 
effected mobile homes that would 
result from the proposed change in 
use; 
G.    The results of questionnaires 
to all homeowners/occupants 
regarding the following: whether the 
occupant owns or rents, whether 
this is the only residence, 
occupants’ ages, whether the 
occupants have disabilities that 
would be aggravated by the moving 
process, the purchase date and 
price paid by the mobile home 
owner, the costs incurred by the 
mobile home owner in improving 
the home, and the amount and 
relevant terms of any remaining 
mortgage. Answering such 
questionnaire shall be voluntary; 

Results of such 
questionnaires are provided 
Attachment 1 of the RIR.  
Tables 1-11 generally provide 
this information. 

Copies of the actual 
survey responses have 
been redacted by the 
City as it includes 
personal information 
about tenants of the 
Pacific Cove 
Mobilehome Park. 

H.    The name and mailing address 
of each eligible resident, mobile 
home tenant, mobile home resident, 
resident mobile home owner and 
legal owner of a mobile home in the 
park; 

 Omitted to protect the 
privacy of owners and 
tenants. 

I.      The purchase price of 
condominiums similar in size to the 
mobile homes within a reasonable 
distance, and the rental rates and 
moving costs involved in moving to 
an apartment or other rental unit 
within a reasonable distance 
including, but not limited to, fees 
charged by moving companies and 
any requirement for payment of the 
first and last month’s rent and 
security deposits; 

See RIR page 39 None 

J.      A list of comparable mobile 
home parks within a twenty-mile 
radius and a list of comparable 
mobile home parks within a radius 
of twenty-five to fifty miles of the 
applicant’s mobile home park. For 
each comparable park, the list 
should, if possible, state the criteria 
of that park for accepting relocated 
mobile homes, rental rates and the 
name, address and telephone 
number of the park representative 

See RIR Page 41, Table 8 
and Attachment 4.  

None 
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having authority to accept relocated 
homes, including any written 
commitments from mobile home 
park owners willing to accept 
displaced mobile homes. The 
purpose of the requirements in this 
subsection are to provide 
information necessary to create 
appropriate relocation 
compensation. It is not meant to 
suggest that the city, in any sense, 
favors tenants having to move out 
of any mobile home park in 
Capitola. 
K.    Estimates from two moving 
companies as to the minimum and 
per mile cost of moving each mobile 
home, including tear-down and set-
up of mobile homes and moving of 
improvements such as porches, 
carports, patios and other moveable 
amenities installed by the residents. 
Said moving companies shall be 
approved by the director prior to 
inclusion in the final RIR. 

See RIR Page 67 
, Table 11 and Attachment 7, 
Page 101 

None 

L.     Proposed measures to 
mitigate the adverse impacts of the 
conversion upon the mobile home 
park residents. 

See RIR Pages 53-64 None 

M.    Identification of a relocation 
specialist to assist residents in 
finding relocation spaces and 
alternate housing. The specialist 
shall be selected by the applicant, 
subject to the city’s approval, and 
shall be paid for by the applicant. 
(Ord. 759 (part), 1993) 

The RIR identifies Overland 
Pacific Cutler as the 
relocation specialist to assist 
residents in finding alternate 
housing. 

None 
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PACIFIC COVE MOBILE HOME PARK 
426 CAPITOLA AVENUE 
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',,- ';:~~~.L;A·>: 

'~%)~<-; -~ 
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OAKLAND, CA 94621-2015 

510.638.3081 
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EXECUTIVE SUMMARY 

The City of Capitola (City) is considering closure of the Pacific Cove Mobile 

home Park (Park). The Park is owned by the City and is situated in the Coastal 

Zone within the City's jurisdictional limits. Park closure is being considered in light of 

the March 24, 2011 flood event that resulted in substantial damage to the Park's 

infrastructure and to many of the mobile homes in the Park. 

Council that given the Park's physical location, the 

2011 flood event, and the hazards posed by the Pa 

Should the City Council vote- to close the 
A1i'"'"-'-''"''':{'-: 

•a'v-~;;,,,,a- planned 

new use for the site. It is anticipated that, the Park, 

future uses for the site will be co 

update. 

As explained below, because the Park a project undertaken 

implicated which require the 

residents who will be dislocated as a 

form of relocation benefits which are 

located Park residents can be,. expected 

another lobation. 

by the City, certain 

City, under certa:·+~ ~ .. ~,·,~,,eo:,,: 

result of the Park 

to i 

because the Park is located in the City's Coastal Zone 

rrently hosts a number of low and moderate income 

statutorily required to ascertain whether it is feasible to 

housing units dedicated to low and moderate income 

households at other locations within the Coastal Zone and in a number sufficient to 

households, 

replace corresponding low and moderate housing units which are demolished as a 

result of the Park closure project. 

Accordingly, the requir~d relocation plan is intended to address the reiocation 

assistance needs of current Park residents while the replacement housing plan is 
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not necessarily intended to benefit current Park residents, but rather to assure, to 

the extent feasible, that housing units affordable to low and moderate income 

households are not eliminated in the Coastal Zone as a result of the City's 

implementation of its Park closure project. 

The Park hosts 44 mobile home spaces. In turn, these 44 mobile home spaces 
"~~~?~ 

currently host 41 mobile homes, most of which are currentlyJi'o'ceupied by residents 

who either own the mobile home and rent the space u "hich the mobile home is· 
'":-, 

located or alternatively sublet the mobile home from ~. ~ moBW orne owner. Since 
. /i;;~:;;;,,, -'(.'~~~-

the City owns the Park, space rents are paid .~"~fne'mo'bile hom ~r to the City. 

In three instances, the City owns the mobi(~.home 'qnd directly r nf$.t~e mobile 
&fJ%·~~~J;f;:;/ -~i~lh0__ --,~~t~~ii~~~iY 

home to that mobile home's tenant. '':;.:?(., r\c,, .;.;-· 

'i;~1i~~··· 
'%"'"'· •.. 

The relocation benefits which the Ctj} u.st confer u·~bhJ~urrent Park residents are 

delineated and defined in the Califov':, . ··<&fllton As;~~~(ce and Real Property 

Acquisition Guidelines (the "Guidelinesp. sgFfo · .... t."fitle 25, California Code of 
A.!:~; .. ~f .··;_1::;:t:>.:. y::_--:~_--:~-=,;-''-- \'_-:,::,~-"-' 

Regulations, Chapt~r.6, Sec!i9ns 6000 et::· eq. p 

: ... i5:.: ...•. ·.{.~ .. ~.{_;~ ..... ~· .. ·).:-, '.\" ··' ·,~ 
/D • ~ -~ t~.::.·:.}. 

"'<¥~;~~~::>_.,_ ;:< '<;/<'>·" 

Under California law, ih.~(jrd~f:t(?f(?: puglif.,; private owner of a Mobile Home Park 
·~~~,:;'f~~'W·_:'"~~--"---->-_ ·:·,·~:- ~'<~. ..,;<_: .:~· ·:r:·:~~-)i~;y-;._;-

(MHP) t AR~ffg.~fi~¢ us~~0~g~spend {~;p!f~~ssation) its use or close a MHP, it must 

preRa· .. a Relocati~· '~J>r cld~q·t~);Yimpact Report (RIR). In addition, parties are 

dis~ace ···~ project ~f~ing p~f;Jic funds or by a public entity; a relocation plan is 

required by G · rnia Relfication Assistance Law (CRAL) and Guidelines. 
j:oo--.; 

This plan was dev~j.ofled to satisfy the requirements for a RIR and relocation plan 
o/ 

per Government Code Section 65863.7(a), the City of Capitola Municipal Code 

(17.90.30), and California Government Code Sections 7260-7277 (California 

Relocation Assistance Law or CRAL). 

The subject of this RIR and relocation plan is the Pacific Cove Mobile Park (the 

Park) located at 426 Capitola Avenue in Capitola. The City acquired the Park in 

Pacific Cover RIR/Relocation Plan 5 
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1984. Substantial damages caused by a ruptured sub-surface storm drain pipe 

during a heavy storm on March 24, 2011, raised concerns of long-term viability of 

continued use of the property as a residential mobile home park. On April 29, 2011, 

the City Council unanimously voted to consider the closure of the Park. 

Presently, the Park contains 44 spaces for mobile home use. Should the Park be 
,£{;~;,, 

closed, there will be 36 potential displacements, which incly<3etn~ 30 coach owners 
,6L 

and six (6) tenant occupants. Of these 36 potential displcfc~m~nts, 24 are deemed to 
j?Jr ",';' 

be potentially eligible to receive relocation benefits. Hl,bal eligibility will be subject to <,, ';··~· 

residents completing an eligibility interview. · ·;;.lf+~~~ 

The City hired the firm Overland, Pacific and ' )t:.· .•. Pe~. to prepare" 
p 

relocation plan. The firm Desmood Marcello ster (DM&A) was hired to 
~~~.. ~ 

prepare an appraisal of the coache~ Witqin the Park. .~e.c qfld DM&A carried out 
~<. ">z:i(Jj.{~~~:~-;~~;-- '. ~3i~::i:r -_}~~-

relocation impact survey and apprai . nspectio betwe$n July 26 and August 17, 
. . . . ;j/ 

2011. 

Based on the 

(4) 

Because the Park 

(or interviews), income information 

mobile homes are occupied by low 

less of the Area Median Income) and four 

(those earning 80% - 120% and greater than 

ian Income). Income data for the remaining 

calculate their maximum relocation benefits. 

in a Coastal Zone and the closure would impact low 

income households provisions for replacement housing must be made under 

California Government Code Section 65590 (aka the Mello Act). OPC has prepared 

a replacement housing plan to address this requirement, as well. 

The closure of the Park will require the payment of certain relocation benefits under 

CRAL and mobile home park closure law. Should the Park be closed, owners will 
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have the option to move their home to another location or the City may purchase the 

home from them if it cannot be moved. 

If the home can be moved, the owner may be eligible for actual and reasonable cost 

to move the home to a replacement park. In addition, the owner may be eligible for a 

rental assistance payment for the differential in space rent between the replacement 
_;f?c: .. 

park and the displacement park (Pacific Cove), and ~qving~~xpenses for their 

personal property (household goods). -r;r:,., 
li?. '·r~I~]J;> 

Monetary benefits for replacement housing co 
;)1'{, <.;:·:·.: > .. 
ses whereAhe coach cannot 

'·<<i~~;~;}'t: 
be moved and must be replaced, are limite. · . primary. residents of tq~ p9rk (those 

~~\-_ 'if'$ ~:~\: </' 

who occupy the park as their primary residenc 'L" d '0't%§ a second }1bme or own 

the property as a rental property). . 
. '*t~f*;<. 

Beginning in May 2000, new resid~Ht~;t~f'{;:fn~\,Park, a 
• 1:; "' '),t>i.l£i:>., .... 

rt of their lease, were 

·(hey would not be eligible to provided notification thatthe Park would';b~c:cl6sed an 
/-- -::,,~;,_::_=--~;:_-- - "-._ -~~{_( '\ ~~h:.~ .</ 

receive relocation )>.eft&'{ his notifl2'~ion sig 1fies that the Park is not a 
~· ~ 

permanent locaticf 

<=:0<Ch;7·7'~S': > 

In order 4to:lft)~f;i¢~ligi . ,,benefits, an occupant must have occupied the Park 
p;l "· 

prio~t~t~~~~Y 2000. . '"{f~ occu~Wts of a coach owned by another party may also 

be ehg1bl~' e relocation tr,~tal ass1stance to rent a replacement home; tenants must 

have also o .. ··pied the c~~*'ch prior to May 2000 . . . ·. }if 

Furthermore, tena'}s?~ust have resided in the coach for at least 90 days prior to 

May 2000; owner occupants must have resided in the coach 180 days prior to May 

2000. 

Primary resident owners, renters and non-resident second home owners residing at 

the property prior to May of 2000 are eligible to receive reimbursement for moving 

cost of personal property. 

Pacific Cover Rl R!Relocation Plan 7 
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In order to close the Park, this plan must be submitted and accepted as being 

complete by the City's Community Development Director. The plan must then be 

provided to the Park residents for a 30 day review and comment period. The City's 

Planning Commission must also hear the plan and make a recommendation to the 

City Council to adopt the plan or reject the plan. The Council \JYOUid have to approve 

the RIR in order to close the Park. Should the Council vdf~'to close the Park, 

residents would receive a minimum of 180 Days Notice) ·.· rmination ofTenancy 

per Civil Code Section 798.56. CRAL requires ? 1;s~bseq ~ ·~ 90 Day Notice to 
./!£!,;< ''{:;, ~~·~;';e, · 

Vacate prior to residents being required to mo~~pNo ·eligible resiae~!!~ill be required 

to move until referral to at least one replac~m~nt housing unit is ;]~(;f~·a¥:ailable to 
,. ''·3< l?) ·., .:.·' 

them. ·· : '-,, ·','~?;',~ 

\1•, , . ;~:~~~~~f0t;. 
It is expected that the Planning CorrfmlssiQn will hear this plan pn December 1, 2011 

<\~ '~>-----]~-=~:~~~:~~~~~~~=:~:- -~::~~- . <>"<' ·,_ yjP' 

after the closure of the 30 day review'~mfto t period by' the residents. The City 
L b/ 

Council may hear the pl.an_ on DecemiYf,lr ~~/ 0 1:U\\l1;:1osure notice and relocation 
_)f~~t:~;(~ ~~~~; Jt_.~ ~ ;~~~~~~~~: ~: ~ ~>-'/ '~~::~;_J~~:~o-'-' 

activity would followJpEfCouh~.ifs vote, if ityotes to close the Park. 
•" j" ·,: >,; .... -/.. 

~lr::~:~L~---,~> ~ t0:f~ 
iP>Y ·; ',.,'.'.·."~ , 

_[{};:~'S. ., 

Should the City Counc1 <«9~~to'"~lOsEht1Je .8iirk, the estimated cost of the closure is 
tt:~"?~::~~:;=~,t~:- ,~~~~~1;}~;~:~ - ~v~\;f~~:~:, ···.~·4t::;;?t~~~~?\;~-?~=:-~/ 

estimatE?QJf8't$2AIC~"illipn. T~J$Jigure ass'umes the acquisition of the coaches at the 

Fai~J~llt~et Value a . • eU as'\t,~;'ppyment of relocation benefits to those residents 
" '~~:o, ,;:o_~'£'--).. .._; •• ,· _-_·, \~~;_/ 

prelimiri.atlly deemed elfQible. Fif1al eligibility will subject to residents completing an 

eligibility ini >Jl 
This document is ·uired and it is designed to meet the requirements of California 

Mobile Home Park Closure Law, the City of Capitola Municipal Code for the RIR for 

the City of Capitola (the City) and California Relocation Assistance Law to consider 

the closure of the Pacific Cove Mobile Home Park (the Park). 
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INTRODUCTION 

Under California law, in order for a public or- private owner of a Mobile Home Park 

(MHP) to change the use, suspend (or cessation) its use or close a MHP, it must 

prepare a Relocation (or Closure) Impact Report (RIR). The statutes under California 

law are described below. 

/: 

/(;;:., <;~.:~k~ 
When private parties are displaced for a project utilizing :public funds, a relocation 

. /sX::<:·f':;;_:z~, 

plan is required by California Relocation Assistance ;~aw:~(QBAL) and Guidelines. 
. ~;::J ~-;ttf(t1~0~~=--=. 

These statutes are descnbed below. . ~·~/;;:f;"'1z;9, ·:i~;z··, .. >,, 

~-~_:;~/ '~;~;:t~:;:-~), 
Because this Park is located within a Cqa~·'0 · one, revisions mus'(j~:e( made to 

J?l 
comply with Government Code Section 65590~ .. :::1 as the M~llo Act. The 

Mello Act requires analysis of feasibility of< ~;;Yi?ing replacement housing 

resources within the Coastal Zone. · . cement housing plan 

will be prepared, this plan does cons nt dwelling units located 

with the Coastal Zone. 

This plan was p 

426 Capi~~~J~::~~~~~.~ 
requirerrfent for6hth)he RI 

/<;~:~~:~: "'<:r::i£~:;~vh 
must:r~xi~yv and improv,~;prior 

'/j/·;,.::. "<<r·c~-::· 

\~~!\ 

ile Home Park (the Park) located at 

document is designed to satisfy the 

the relocation plan, which the Capitola City Council 

ure of this MHP or others. 

California is uniqu~tiKits protection of Mobile Home Park (MHP) Residents. Several 

statutes (California Government Code· Section 65863.7 and Civil Code Chapter 2.5 

Section 798.56) are in place which provide the requirements and guidance on how 

either the cessation (or suspension) of use or closure of a MHP should be analyzed 

and planned. The applicable State Laws are discussed in later portions of this plan 

in Section F. In addition to State Law, the Capitola's Municipal Code (Muni Code) 

also provides strong guidance on the contents necessary and the data required in an 

Pacific Cover RIR/Relocation Plan 9 
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RIR. Chapter 17.90 of the Muni Code is the local implementing ordinance for park 

closures. 

California Relocation Law 

This Plan sets forth policies and procedures necessary to conform with statutes and 
f<i>--

regulations established by the California Relocation As,s,fstan·ce Law, California 
/···· 

Government Code Section 7260 et seq. (the "CRAL") 1~t,6d )Q,~ California Relocation 

Assistance and Real Property Acquisition Guideline'§t'Titl~j~~~;>~California Code of 
"t=~:;;;~:-~-t---,___ ,, ---yi~0r:.V'->-. . . 

Regulations, chapter 6, section 6000 et seq. (th~,5?GUi€1etines"). '·«~t~~~J>:, · 
. .' ·.·... ''tt;~~.~i~-' ' .. ,lJ 

j~~~~~L~-,.__ '.;;;;~ ~:;~; -F 

If at a point in the future, this park closure bee . ' s J~aer~lized through the use of :;/'_, 
federal funds including, but not lill)Jted to the Com ity Development Block Grant 

Mello Act 

'dir~ment td'~t~P.fire'~·f~pJac~ment housing plan, intended to protect against 
_,,=~~~~~~:-i -_:_~;-:,~tk_ - \5:~~:~1~F~P'- -

4,:.l,Jow and moa~(s;tte income housing units in. the Coastal Zone, is set forth 
"~lL~1 .·. 'iJli! \ .;/ 

in the Meno ·Act, California Government Code Section 65590. Pursuant to that 
'0<~~;~~:~~ --' };:~~-~:~:~:~i' 

statute, the COIJV~rsion I9t demolition of Coastal Zone residential dwelling units 

occupied by per~drl~~· ""d families of low or moderate income shall not be authorized 
' .. 

unless provision ha's been made for the replacement of those dwelling units with 

units for persons and families of low and moderate income. The replacement 

dwelling units must be located within the same city or county as the dwelling units 

proposed to be converted or demolished. The replacement dwelling units must be 

located on the site of the converted or demolished units (in this case the Park) or 

elsewhere in the within the Coastal Zone if feasible· or if location on the site or 

Pacific Cover Rl R!Relocation Plan 10 
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elsewhere in the Coastal Zone is not feasible, the replacement dwelling units must 

be located within three miles of the Coastal Zone. Furthermore, the replacement 

dwelling units must be provided and available for use within three years from the 

date upon which work commences on the project resulting in the conversion or 

demolition of the subject residential dwelling units. 

The Mello Act requirements for replacement dwelling~ its, among other 
0'·c7 

circumstances, do not apply under the following circu ~'tances unless the local 

government determines that replacement of all or a')l,~o ~fh,?f the converted or 

demolished residential dwelling units is feasibi'?;'Yfi~llhe re~hlf~~ dwelling units 

are converted or demolished in connection ,with a project that wiiE]:>:tJt the subject 
_p,: :, ''; ··~~r,. /) 

property to a coastal dependent or coastat'fel~1E3P use,'.!~(hich is consi~lellt with the 
-~~W~1:?>:- ,_<f?~;;'~o'-«,, jF 

City's local coastal program such as visitor setyir1g commercial or recreational 

facilities; where the conversion or a lition of th~,r~USject Coastal Zone residential 
>_,__ • v~fZi~:(>:~. . _A • • • 

dwelling units will take place within ton such as.tf:l~I'Ctty 1n whtch the area 

encompassing the Coastal Zone, and tlire ~; less than 50 aggregate 

acres of land that is ve~anlJ:w~vately ow't:~ ~ and a~~!' ble for residential use. Each 
/~:/ ··f,J•:,,;,, ,(, 

of these two exc~~tions is pofentially applicable with reference to the City's Park 
$fV·'~\1~~~',, J~~ --~~i~~~~=~:-,~-·-,~§? 

closure project. and, aq,~&~~~~!~&~"g}]~~7~ ••• ~~~}itfe a basis for excusing the City from 
adopting aa,(~pr··· · ment noOsing pla'n/ir,~~H1d to the extent that, the City determined 

jiJif:y;,0;:..Ahh~~\"A, __ ,_- "<"'4,~:~-:~;r~I>.-. ,.,. 

that r ~Jacement o J .pr <inYiPPrtign of the converted or demolished residential 
·.-~ _,~,,,~;;:;,;;_~_-;:_;:~=~}" 'i;;~tfS~J~::- ~:f.r 

its is infeasitjlg\ Fort>drposes of the Mello Act, replacement housing is 
lf$~ JY 

. . ,.js capabl6'1of being developed in a successful manner within a 
,.,~~:~'-->,-~ :~: '• i 

reasonable peri~~}~!ti/.~/taking into account economic, environmental, social, and 

technical factors. "~r ;Y 
·y-__ -'/ 

JY 
As explained below, despite the fact that both of the foregoing exceptions potentially 

appear to apply to the City's Park closure project, the City may determine that it 

would be feasible to provide for the requisite number of replacement housing units in 

compliance with the Mello Act and, accordingly, the City may therefore make a 

policy decision to comply with the Mello Act. 
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Intent of This Document 

The City does not have a planned use for the property should the City Council vote 

to close Pacific Cove Mobile Park, however, this document is required and it is 

designed to meet the requirements of California Mobile Home Park Closure Law and 

the City of Capitola Municipal Code for the RIR for the City of Capitola (the City) to 
,:;:.?~ 

consider the closure of the Pacific Cove Mobile Home Park Hh~ PC)rk). 

"A", This document was prepared with the intent to me~t lM~ statlitgry requirements for a 
-'{~7> ''<(:~_- __ -__ .,,_ 

relocation plan. ' " 

\Jl; 
The plan has been prepared to evaluate the pr ~~nt c· , · m$tances anql replacement 

.,"<;_ 

housing requirements and needs of the park ace 
ib:' 

replacement housing. Relocation·;;f~ffC>rts will be ca ... p out under the primary 
\~i;~-:~:~2;¥:?Af~~~w,_., _ _ ~,~~::~;:;~!~~;~<> 

direction of the City and the City will n:~~e::cnt~Bt{~1~pons~lity for implementation of 

this Plan through its direction to Overlaria, Eieltic arid'J~tfiler, its relocation agent. 
. • \~tt/Yv ]Jfi? 

/(c)lj}.. J <-lit, 
In this documentAhefollowin r ppics are ad~f<3!?Sed and described, 

-,,,,~~~~;~-~--~~ -,~~ ~!:~~~~-::{~:·_-;-_,:-,, _ _ -~}~~ttl 

• Ba~~~S~r;_;zy,~f the~ ~',lit~I~i-~~n1llegal description 

• Legal frafheW6rk for ark closure 
,:;;«P ·:··,;;;{;· }\ . . L 

~~!lBfJJk closure tim~llrle an -~ ·ratess 
''Z~~~f,fk~~~:-- \~~~ff?\ -Jr. 

• AppJ~isal process.cind results 
1>~$~f.~:~~:, -~Kt~ 

• Relocatj_~1~:!:~tervi;\~;results 
• Resident oerhogfaphic information 

Y_.;.~> ,._/';f.-j' 

• Comparable)i6using and park Survey 

• Relocation cost estimate including moving estimates, and 

• Mitigation measures including the proposed -relocation program 

An understanding and analysis of these topics, as later explained, are necessary 

and required in order for the Capitola City Council to make an informed decision 

regarding the future of the Park. 
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Potential Impacts 

This park closure, should it be approved, would impact as many as 30 privately 

owned mobile homes. The closing of the Park could result in as many as 36 

displacements of tenant occupants (within City and Privately owned coaches), owner 
/:;;;·.,. 

occupants and absentee owners of coaches. According tcr•the'':self-reported data, 
· Ai;2 

seven of the households that would be displaced ar~~loWjncome (those earning 

80% or less of the area median income). 4
{)// ":<~~~~:]·3,.:•;:, 

;+;~i~,:\, 
A snap shot of the spaces within the par · the type of occupancy~;ict~ntified is 

,,~ >- .]:}~;\), '<\~~?:) ,' 
shown in Table 1 below. This data is based OrJ:J\tt:Je r~sut~ of the oc¢upant tenant 

---=,~~~~:t~,~:-::~::~~::::> ~-~~y 

survey as well as a review of data rovided by the P 'rk. management. 

Table 1: General D~scfi . 

*Excludes empty spaces and empty 
City owned coaches 
A To be verified via eligibility interviews for 
relo~ation benefits 
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Primary Residency 

If the City Council votes to close the park, the residents of the Park to be displaced 

(that claim ·that the Park is their primary residence) will be required to provide 

verification that the Park is their primary residence. Primary residency must have 

been established prior to March 24, 2011. March 24 signifi9~~tt1e date of the flood 
-:12/' -----~l> . 

event, which has led the City to pursue closure of the ."? k. Residents who have 

taken steps to claim primary residency after this d"< e WI . · 

Primary Residents of the Park. As part of imple~~bliQ~~lhe RIR, .:·~G}?ods to be used 

to verify Park residency status will include,,~{ut are, not limited '·tq e following. 
_:r~- :: :>:), '~>- '"- -"'-·---!~,; 

Multiple documents will be required. "'. /:;· ; ··,. c 

'• ' .. ·········.~·~· ... 

• Copy of Property Tax Bill 

for statements 

• Utility Bills 

statements 

. ·,·t/{~~ ~::- ·--<> ,f;/ 

the Park ~dd're~s as the mailing address 

mailing address for such 

• 
• 

the Park as the mailing address 

~~~;;;:~~~~~~~~~rc.!.!:..._showing the Park as the mailing 
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Eligibility for Relocation Benefits 

Not all current residents at the Park will be eligible for monetary relocation benefits 

should the City Council vote to close the Park. Beginning in May 2000, new 

residents at the Park, as part of their lease, were provided notification that the Park 

would be closed and they would not be eligible to receive relocation benefits. This 
/· 

notification signifies that the Park is not a permanent locatiqr{fdf f:lousing. 
/. -/~>:/ 

-~?/;, 
,;!'::;;/ . 

In order to be eligible for these benefits, an occuparlt:tfnust c}y~ occupied the Park 
·. ''\ •·;c;;;:~;;, 

prior to May 2000. Tenant occupants of a coa · ·ned by anoth~t>party may also 
~~;M(~hA 

be eligibJe for relocation rental assistance )?11,.ti t a repl_~cement homs;~:!~t}ants must 

have also occupied the coach prior to May 200 

Non-resid:{ht~f~~86n~l,pomeQWo~rs who h·~ve resided in the Park prior to May 2000 
~:.fPJ "-->z:;tJ%1?\-- ----~~~:!ti~>A 

are ggt_~ligible for rep@g~menf·tiqu~ihg payments; however, they may be eligible for 
;;-f>" > ;''.(;·.··. ~<, '\_:~< 

moving <.;a':~~l;~~ance to t~{gcateA)ersonal property from the Park. There are 24 

potentially 
1

~flgit:>!e persoti}~ and households to receive relocation benefits. Final 

eligibility will b-~,~-~!err1J.i~~ in an eligibility interview during the implementation of the 
'<,i;.;-·'.-:.'· ~--. "/ 

RIR and relocation PI~'~. 
{j:> 

A more detailed description of relocation benefits available is located in Sections G 

and I of this plan. A summary table {Table 9) can be found on page 60. 

Pacific Cover RIR/Relocation Plan 15 
58



Identified Relocation Specialist 

Pursuant to City Ordinance 759 (part 1993) as described in the Muni Code (17.90.30 

(M)), the applicant, which in this case is the City, is required to identify a relocation 

specialist to work with the parties impacted by the park closure. 

Overland, Pacific & Cutler, Inc. (OPC), an experienced qp.q'Jl~ition and relocation 

firm, was selected through a competitive request for p:'df~Q.§al (RFP) process and 
/:!~//" ":i{~;;}~~ 

has entered into a contract with the City of Capitola to "p'i;'epare this RIR and 
~4$~;>--- '<>~-: ·><:~t~;:: '~:--,-~" 

Relocation Plan. OPC is also expected to /~~bsec:tuently prbyi9~. the required 

relocation assistance. ~?;,, \. '''(~~!;;' 
il',-,: -A;l%,..· ;§':>' 

<'}'-',"' "/. "J7 

[REMAINDER OF PAGE INTENTIONALLy BLANK] 
. --· ·-,~:r:t-)~.''· 
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A. EXISTING CONDITIONS 

Project Location - City of Capitola 

Carolyn Swift of the City of Capitola Museum writes that "Capitola is built on the 

location of an Indian village that existed for more than a thousand years." The 

establishment of the Santa Cruz Mission in approximately 91 lead to the near 

extinction of the Soquel "Rancheria" and like ·so mar;) s in modern day 
AT:;;;?J;,. 

California, the areas native culture nearly vanished cgq1plete!y,~ The period between 
c§_,-,'£~--- -- ' 

the establishment of the Mission and California's stat~hood i·~~"' , and the birth of 
A~;·)g,"'·· 't· 

Santa Cruz County, was known as the Mexig9h· era. '"German i .. J;H·ant Frederick 

Hihn-a pioneer credited with developing:/''
1
Dqh of fQ~ county's ~~~[y;J~dustry-

. .2!&'5~ •• 

acquired the site of present-day Capitola from th g§(fbfarnily."1 ji/ 

"Hihn leased the beach flat to Soque i·pibr:le.eL~amuel A.:'Hi:i!Wfn 1869. Hall saw that 
-~~~~: "'\ '-'-i:;_,:<~~-J~1~}\~~tc>~ fi~;~;J" 

the landscape that provided refuge from t ''I1'''h;· r hJ;~at could also be profitable. 

His foresight created/Jt1~{RJqc;~ known n\(as the ol:r s;y resort on the Pacific Coast. 

Once Capitola ~<(~,~·~red, flJ,~n took ov'Ef direct control of the enterprise, and 

subdivided lots for sate>pegil;5'bi.ng in 188 ihn died in 1913, but his daughter 
"''<~~;:;~:~\1> .' f:0~;t{f0J£~~h?~~~\)':~7.-·. -. ·:-· . ·:· ' -

waited until.~ft r!d Wa~(~~ sell'coff:m~·capitola portion of his estate. Henry Allen 

Rispi ·"G~~peculator 'ft~m s;rt Franci~co, bought Capitola in 1919 with plans to build 

an ed .. fashionabr·· ·.' ve~;J~~~ng his ventures were a reconfiguration of the 

Esplanade?i~o struction . ]the Venetian Courts, and development of a golf course. 
"~A_,, '>l>. L' ____ --

Overextende J'JCI losin,g/his estate to foreclosures by 1927, Rispin left Capitola 

after the start oftb.~,8reat Depression of 1929, and never returned. Capitola's 

community of permfn~nt residents stepped forward to guide Capitola in the following 

decades. The village became the third city in Santa Cruz County after an 

incorporation election in January 1949. "2 

1 Carolyn Swift, City of Capitola website 
2 Carolyn Swift, City of Capitola website 
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Figures 1 and 2 below show the regional and local locations of Capitola in terms of 

its proximity to the San Francisco Bay Area, Silicon Valley and the Central Valley. 

This makes Capitola an attractive vacation and second home location as well as its 

chief amenities such as the Monterrey Bay and the Santa Cruz Mountains that help 

Capitola draw thousands of visitors each year and have made it home to over 

10,000 residents. 
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Figure 1: Regional Location 
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Figure 2: Area Location 

'\: . Bool®r .; · 
-Creek 
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Subject Park - Pacific Cove Mobile Home Park 

The Pacific Cove Mobile Park (the Park), located at 426 Capitola Avenue in 

Capitola, CA is owned by the City of Capitola. The park is directly north of the 

Southern Pacific railway and adjacent to Capitola City Hall. The park is situated in 

4~i~.~t~ 
/(''\ \, '~.> <t;;~ii${'> ' 

In 1981 the City of Capitola adopted a Loc?f:'·Coastal Plan as>required by the 
~,idJ' '!;:}!'>,, 

California Coastal Act of 1976. In order,:§;( advan(;{E;! the Coastar~;.Act:$ goal of 
<WI'"' :< .. , ~;>"" \ i? ;/ 

assuring public access to coastal resources, t ~t anr:{r:tch.J.ped a policy of providing 
,(;~' 

· 300 to 400 new parking spaces for Capitola's beac · 

In October 1983 the City Council fo 

This committee was gi 

parking and 

recommend 

implement the City's 

in Dec~~~\, 
con}~"~~~to parking ·reso., 

:rl<ing/Traffic Committee." 

eyelpp a master plan for traffic, 
"'ift??f 

Capitola Village and to make 

additional parking facilities to 

of the Committee's recommendations 

Mobile Home Park be purchased and 

In Septem~~~Jl1f)84 the ~~~neil authorized the City Manager to purchase the park for 

the negotiated\i;gfice ot;£{,soo,ooo. The City assumed ownership of the park in 
,,:,~?111 ;.:::-;,~y> -

October 1984. 'ill'' 
,Jf' 

Over several years, the City worked to clear the upper park in order to develop that 

site as a parking lot. The parking lot on the upper site opened for use in July of 1987. 

The City has studied various use options on the lower site; however, to date does 

not have a planned use yet determined. 
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On March 24, 2011, the Park sustained substantial damages caused by a ruptured 

sub-surface storm drain pipe during a heavy storm. The City has raised concerns 

that long-term the Park is not in a condition to continue its residential use. On April 

29, 2011 the City Council unanimously voted to consider the closure of the Park. 

The subject of this RIR is the remaining 45 spaces at the Park. Of these spaces, 41 

are occupied with coaches. There, 30 of these space ;;ll1ave privately owned . 

coaches and 11 are owned by the City. 

drs~~ 
A description of the existing conditions by spac~J~5~fiowh in Tab _, . .,., . .,.,,-

_...<:>-
{>/ 

"'/~:: ,, 
[REMAINDER OF PAGE INTE~t:~JL Y BLANK] 

\"- . 
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Table 2: Tenant Reported Occupancy and Space Utilization 

Ownership 
Tenant Occupied 

Coach 

Space 
# 

40 
City 

41 X 

City 
Private Owned 

X 

Privately 
Owned 

Private Owner Occupied/Utilized Coach 

Full- Part-
time time 

X 

Un-
occupied 

Occupancy 
Unknown 

~ X X 

Other 
Vacant 
Coach 
(City) 

X 

:; X X X X ~~7~.~--~--------+-----~ 

46 X ~+------+--------~--X--~ 
Q X ~ 

X 

57 X ·~, ; .. ,;~ X 

X 

X 
X 

74 ··········.··<.. X Tftj·£iJ ~J X 
X 
X 
X 

X 
X 

80 X: X 
81 X X 
82 X X 
83 X X 
84 X X 

,, .· ..... ·.····· Spaces 44, 55 and 61 are omitted as 
;•·::;;':, .:,i:i:: J they empty spaces (No Coach 

• Ntst~i: : emplaced) 
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Park Legal Description 

Below is the best available legal description of the Park, which includes several 

assessor parcel numbers. This description is taken from a Preliminary Title Report 

provided by the City the Capitola as prepared by for the City by Santa Cruz Title 

Company on August 28, 2008. The appropriate assessor map;{or the park is shown 
~~~~.;,~;~~~:ze-

in Figure 3 and the known easements for the park are showri'ln Figure 4 below . 

. (//~~., 
[REMAINDER OF PAGE INTEN]JOI\Jf'hl Y BLAf\:U~l 

4 ·,<v;s~~~J"', 
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LEGAL DESCRIPTION 

Tbe land referred to herein is situated in the State of California, County of Sa uta Cruz, City of 
Capitula, and described as follows: 

PARCEL ONE: 

BOUNDED ~ORTHERLY BY THE SOUTHERLY UNE OF SUBDIVISION NO. t OF WELCH'S 
ADDITION TO CAPITOLA AS SAID MAP WAS FILED FOR RECORD OCTOBER 18, 1930, IN 
MAP BOOK 25. PAGE 14, RECORDS OF SANTA CRUZ COUNTY: SAID SOUTHERLY LINE 
OF SAIDWELCII'S SUBDIVISION BEING THE CENTER LINE OF NOBLE GULCH;. 
BOUNDED ON THE EASTERLY LINE BY THE WESTERLY LINE OF BAY A VENUE; ON 
THE SOUTHERLY SIDE BY THE NORTHERLY LINE OF THE RAILROAD RIGHT OF WAY 
OF THE SOUTHERN PACIFIC COMPANY, WHERE SHOWN NORTHWESTERLY OF 
BLOCKS "H". "1" AND "J" ON MAP ENTITLED, "CAPITOLA," FlLED FOR RECORD APRlL 
25, 1888. IN MAP BOOK 10, PAGE 13, RECORDS OF SANTA CRUZ COUNTY; AND ON THE 
WESTERLY SIDE BY CAPITOLA A VENUE AS SHOWN ON MAP ENTITLED "CAPITOLA 
SUBDIVISION NO.6," FILED MAY 13, 1922, IN MAP BOOK 18, PAGE 136, RECORDS OF 
SANTA CRUZ COU;"~JTY. 

PARCEL TWO: 

LOT I, AS SHOW"-! UPON THAT CERTAIN MAP ENTiTLED "SUBDIVISION NO.1 OF 
WELCII'S ADDITJOJ\TOCAPITOLA, "FrLED FOR RECORD OCTOBER 18, 1930, IN MAP 
BOOK 25. RECORDS OF SANTA CRUZ COUNTY. 

PARCEL THREE: 

LOTS 4 TO 19 INCLUSIVE AS SHOWN UPON THAT CERTAIN MAP ENTITLED 
"SUBDIVISION NO. 1 OF WELCH'S ADDITION TO CAPITOLA," FILED FOR RECORI) 
OCTOBER 18. 1930, IN MAP BOOK 25. PAGE 14. RECORDS OF SANTA CRUZ COUNTY. 

RESERVI~G AND EXCEPTING THEREFROM THE FOLLOWING DESCRIBED.PARCELS: 

(A} THE LANDS CONVEYED BY THE F.A. HlHN COMPANY, A CORPORATION, TO 
SOUTHERN PACIFIC RAILROAD COMPANY, A CORPORATION, BY DEED DATED 
AUGUST 9, 1904, RECORDED AUGUST 17,1904 IN BOOK 155 OF DEEDS, PAGE 438, 
RECORDS OF SA~TA CRUZ COUNTY, AS FOLLOWS: 

THAT CERTAlN l}ARCEl. OF LAND SJTUATED ON THE NORTHERLY SIDE OF AND 
ADJACENT TO Tl IE RIGHT OF WAY OF SAID PARTY OF THE FIRST PART, AND BEING 
BOUNDED BY A LI\fE BEGINNING AT A POINT ON THE NORTHERLY LINE OF THE 
RIGHT OF WAY OF TIIE SOUTHERN PACIFIC C0lv1PANY'S SANTA CRUZ BRANCH. 
ENGINEERS ST!\ rtOl\ 830 X 50 IN THE CENTER LINE OF THE MAIN TRACK. OF SAID 
BRANCH. BEING DISTANT 25 FEET SOUTHERLY THEREFROM MEASURED AT RIGHT 
ANGLES THEREWITH; l'HENCE AT RIGHT ANGLES WITH SAID CENTER LINE 
NORTHERLY 13 FEET; THENCE EASTERLY AND PARALLEL WITH SAID CENTER LINE 
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AND 38 FEET DISTANT NORTHERLY THEREFROM TO A POINT ON THE WESTERLY 
SIDE OF BAY AVENUE, DISTANT 30 FEET WESTERLY FROM THE CENTERLINE OF 
SAID BAY AVENUE; THENCE SOUTHERLY Al.ONG SAID WESTERLY LINE OF BAY 
AVENUE. TO A POlNT ON THE NORTHERLY LINE OF SAID RIGHT OF WAY, DISTANT 25 
FEET r-!ORTI IERL Y FROM SAID CENTER LINE OF SAID MAlN TRACK MEASURED AT 
RIGHT ANGLES THEREWITH; THENCE WESTERLY PARALLEL W1TH AND 25 FEET 
DISTA~T 1\0RTI!ERL Y FROM SAID LAST MENTIONED CENTER LlNE TO THE PLACE OF 
BEGINNING. 
(AFFECTS PARCEL ONE HEREINBEFORE DESCRIBED.) 

(B) THE LANDS CONVEYED BY NETTIE L. WIEGEL, A SINGLE PERSON, TO CHARLES 
CALVIN CARSON, ET UX, BY DEED DATED SEPTEMBER 2. 1941, RECORDED OCTOBER 
2, l94ll!' HOOK 427. PAGE 98, OFF1CIAL RECORDS OF SANTA CRUZ COUNTY, AS 
FOLLOWS: 

BEING A PART OF LOT I AS SHO\VN AND DESfGNATED ON THE MAP ENTITLED 
''SllBDIVlS10N NO. I OF WELCH'S ADDITION TO CAPITOLA" fiLED FOR RECORD 
OCTOBER 18.1930 rN MAP BOOK 25. PAGE 14. RECORDS OF SANTA CRUZ COUNTY. 
DESCRIBED AS FOLLOWS: 

BEGINNING AT A POINT ON THE SOUTHEASTERLY LINE OF BEULAH DRIVE AT THE 
MOST \VESTERL Y CORNER OF LOT 2 AS THE SAME IS SHOWN AND DESIGNATED ON 
THE ABOVE ENTITLED MAP; THENCE FROM SAID POINT OF BEGINNING AND ALONG 
THE SOLTBWESTERL Y LINE OF SAID LOT 2, SOUTH 37 DEGREES 43' EAST 50.00 FEET 
TO A POINT: THENCE LEAVING THE SOUTHWESTERLY LINE OF SAID LOT 2, SOUTH 52 
DEGREES 17' WEST 50.00 FEET TO A POINT; THENCE NORTH 37 DEGREES 43' WEST 
:50.00 FEET TO A POINT AT THE INTERSECTION OF THE SOUTHEASTERLY LINE OF 
BEULAH DRIVE WITH THE EASTERLY LINE OF CAPITOLA AVENUE; THENCE ALONG 
THE SOFI'liEASTERLY LINE OF SAID BEULAH DRIVE. NORTH 52 DEGREES 17' EAST 
50.00 FEET TO TliE PLACE OF BEGlNNING. 
(AFFECTS PARCEL TWO HEREINBEFORE DESCRIBED.) 

[DESCR\~J,ION~'Ch , ,INUED ON FOLLOWING PAGE] 
·-s~ ,--+'--
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l)RARCEL THREE CONT1NUED: 

(C) THE LANDS CONVEYED BY EDGAR MC GOWAN, ET UX, TO THE CAPITOLA 
CHAMBER OF CO!vtMERCE, A CORPORATION, BY DEED DATED APRIL 11,1946, 
RECORDED APRIL 17, 19461N BOOK 652, PAGE 82, OFFICIAL RECORDS OF SANTA CRUZ 
COUNTY. AS FOLLOWS: 

BEING IN THE SOQCEL RANCHO AND BEING A PORTION OF THE LANDS CONVEYED 
TO EDGAR MCGOWAN AND BEULA S. MCGOWAN, HIS WIFE, BY DEED RECORDED 
DECEMBER26. 1944 IN BOOK491, PAGE 259. OFFlCIAL RECORDS OF SANTA CRUZ 
COUNTY. AND MORE PARTlCULARLY DESCRIBED AS FOLLOWS: 

BEGINNING ON THE EASTERLY LINE OF CAPrTOLA A VENUE AS SHOWN ON MAP 
ENTITLED "SUBDIVISION NO. I OF WELCH'S ADDITION TO CAPITOLA," FILED FOR 
RECORD OCTOBER 18, 1930, IN MAP BOOK25. PAGE 14, RECORDS OF SANTA CRUZ 
COUNTY, AT A POINT FROM WHICH THE SOUTHERLY CORNER OF LOT 1 AS SHOWN 
ON SAlD ABOVE MENTIONED MAP BEARS SOUTHERLY ALONG SAID LINE OF SAID 
A VENUE ON AN ARC OF 480 FEET RADIUS, A DISTANCE OF 4.57 FEET; THENCE FROM 
SAID POINT OF BEGINNING ALONG SAID LINE OF CAPITOLA A VENUE SOUTHERLY 
CURVING TO THE LEFT WITH A RADIUS OF 480 FEET THROUGH AN ANGLE OF 5 
DEGREES 22' 17" FOR A DISTANCE OF 45.0 FEET TO A POINT FROM WHlCH A PIPE AT 
END OF CCRVE BEARS SOUTHERLY ALONG SAID CURVE 15.0 FEET DISTANT: THENCE 
LEAVING SAID A VENUE AND RUNNING ALONG A RADIAL LINE NORTH 73 DEGREES 
17' EAST 100.0 FEET; THENCE NORTH 56 DEGREES 51' WEST 58.78 FEET TO A POlNT 
FROM WIIICU T1 IE POINT OF BEGINNING BEARS SOUTH 73 DEGREES 17' WEST; 
THENCE SOUTH 73 DEGREES 17' WEST 60.0 FEET TO THE POINT OF BEGINNING. 
(AFFECTS PARCELS ONE AND TWO HEREINBEFORE DESCRIBED.) 

{D) THE LANDS CONVEYED BY EDGAR MCGOWAN, ET UX, TO LLOYD J. RYAN AND 
KENNETH W. RYAN BY DEED DATED FEBRUARY 21,1946, RECORDEDAPRIL23,1946 
IN BOOK 621. PAGE 119, OFFICIAL RECORDS OF SANTA CRUZ COUNTY, AS FOLLOWS: 

BEGINNING AT A1\ IRON PIPE ON THE EASTERLY SIDE OF CAPITOLA AVENUE FROM 
WHJCH TilE MOST SOUTI!ERL Y CORNER OF LOT I, SUBDIVlSTON NO. 1, AS SHO\\lN ON 
MAP OF WELCH'S ADDITION TO CAPITOLA, FILED IN MAP BOOK 25, PAGE 14, 
RECORDS OF SA~TA CRUZ COUNTY, BEARS NORTH 14 DEGREES 12; WEST 55.26 FEET 
DISTANT: THENCE NORTHERLY ALONG A CURVE TO THE RIGHT WITH A RADIUS OF 
4&0 FEET, TIIROUGH AN ANGLE OF 1 DEGREES 47' 2.5" FOR A DISTANCE OF 15 FEET TO 
A ST ATJON; Tl IENCE LEAVING HiE EASTERLY SIDE OF CAPITOLA A VENUE NORTH 73 
DEGREES 17' EAST 130.00 FEET TO A STATION; THENCE SOUTH 17 DEGREES 30' EAST 
178 FEET. A LITTLE MORE OR LESS, TO A STATION ON THE NORTHERLY BOUNDARY 
OF THE RIGHT OF WAY OF THE SOUTHERN PACIFIC RAILROAD; THENCE ALONG SAID 
LAST Mf::--.lTIONED BOUNDARY SOUTHWESTERLY 142 FEET. A LITTLE MORE OR LESS. 
TO A STATION ON THE EASTERLY BOUNDARY OF SAID CAPITOL A VENUE: THENCE 
ALO~G SAID LAST \1El\;TIONED BOUNDARY. NORTHERLY CURVING TO THE RIGHT 
WITH A RAD!l.'S OF 255 FEET FOR A DISTANCE OF 115 FEET. A LITTLE MORE OR LESS, 
TO END Of CURVE; THENCE NORTH 17 DEGREES 30' WEST 153.88 FEET TO THE PLACE 
OF BEmNNING 
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(E) THE LANDS COL'VEYED BY WILLIAM A. FRANKLIN, IRMA A. FRANKLIN AND IRMA 
A. HUNTER TO THE CITY OF CAPITOLA, A BODY POLITIC. BY DEED DATED 
SEPTEMBER 13, 1958, RECORDED SEPTEMBER 29, 19581N BOOK 1207 PAGE 37, 
OFFICIAL RECORDS OF SANTA CRUZ COUNTY, AS FOLLOWS: 

A PART OF LANDS CONVEYED TO WILLlAM A FRANKLIN. ET AL, BY DEED 
RECORDED 1:\1 BOOK 1085. PAGE 33. OFFICIAL RECORDS OF SANTA CRUZ COUNTY. 
AND MORE PARTICULARLY BOUNDED AND DESCRIBED AS FOLLOWS: 

BEGINNING AT THE NORTHWEST CORNER OF LANDS CONVEYED TO THE CITY OF 
CAPITOLA BY DEED RECORDED IN BOOK 792, PAGE 255, OFFICIAL RECORDS OF 
SANTA CRUZ COUNTY. ON THE EASTERN LINE OF CAPITOLA A VENUE; THENCE 
FROM SAID POINT OF BEGJNNJNG ALONG THE NORTHERN BOUNDARY OF SAlD LAST 
MENTIONED LANDS NORTH 73 DEGREES 17' EAST 60.00 FEET TO AN ANGLE; THENCE 
SOUTH 56 DEGREES 12' EAST 58.17 FEET TO AN ANGLE; THENCE NORTH 73 DEGREES 
17' EAST 3.89 FEET TO A STATION; THENCE NORTH 56 DEGREES 12' WEST 60.64 FEET 
TO AN ANGLE: TliE~CE NORTH 76 DEGREES 08' WEST 11.9& FEET TO AN ANGLE; 
THENCE SOCTH 73 DEGREES 17' WEST 51.04 FEET TO ASTATION ON THE EASTERN 
LINE OF SAID CAPITOLA AVENUE~ THENCE ALONG SAlD LAST MENTIONED L1NE 
SOUTHERLY. CURVING TO THE LEFT FROM AT ANGENT BEARING SOUTH 9 DEGREES 
22' 37" EAST wrn I A RADIUS OF 480.00 FEET THROUGH AN ANGLE OF 0 DEGREES 57' 
41" FOR A DISTANCE OF 8.05 FEET TO THE PLACE OF BEGINNING. 
(AFFECTS PARCELS ONE AND TWO HEREINBEFORE DESCRJBED.) 

PARCEL FOUR: 

LOTS 2. 3. 20, 2! AND 22, AS SHOWN UPON THAT CERTAIN MAP ENTITLED, 
"SUBDIVISION NO. 1 OF WELCH'S ADDITION TO CAPITOLA," FILED FOR RECORD 
OCTOBER t 8. 1930, IN MAP BOOK 25, PAGE 14, RECORDS OF SANTA CRUZ COUNTY. 

{End of Legal Description) 

-~~ J . 
[REMAINDER OF PAGE INTENTIONALLY BLANK] 

"- ::j/fY 
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Figure 4: Plotted Easements 
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Demographic and Housing Characteristics 

City of Capitola 

The current population estimate by the State of California Department of Finance 

Demographic Research Unit for the City of Capitola is 10,198 persons, which 

represents a 1% increase in the City's population between 20Q~ and 201 0. 

?iftf5'':': 
In order to understand the present demographic chg.raCt~ristics of the City, OPC 

· <6IF/ ', , 
consulted the recently released 2010 Census data.·'<R.resent .... e data is limited. 

~:~;':> v-~t~} "'%~~~-, 
OPC analyzed the data available and found. fa%" be inaccu·rate .as presented 

(essentially the numbers do not add u,p. .hen att,~.mpting to qu~··, j ·~ certain 

characteristics such as the age of household~f(anq ,gEMfl'pied housin, units. More 

accurate data would assist in comparing the de~~~~~Pbics in the Park to that of the 
~-' -- -vq:,~i~'e:f\., 

City at large. ···•:::./ 
~-- '< :,:~x~~/ 

Deeming the 2010 ,J;~lc,~s unr~~;g~:~~~ quoted these statistics. 

However, 1t can .~~"said '·th~t Cap1tola\~:ends toward small, tenant occup1ed 

households. It caf~f~9:.be s~}~;that a large''\g.~pstituent of the population is trending 

towards 55 gr".older. 'i~'.'''t:ui~fy~i$'·~tof:;th~f~foo Census appears to support these 
,/~ ',-u•, -;_,-, ''""" ;,y• 

assumRtiohs: ·· 

The 200 '<t~:l~~~us show i\ that 'Capitola had an approximate population of 10,033 

persons. The~ jority (8i?fo) of the population was white. Fifty-two percent of the 
*'4:~/ 

total population "··§"Je(hale and 48% were male. The median age of persons in 
{y'<--;- __ , _______ _ 

Capitola was 38 yei!rs. -./ 

In 2000, Capitola's housing stock was estimated at 5,309 housing units. Within those 

units were approximate 4,692 households with an average household size of 2.11 

persons. Thus, approximately 617 housing units were either vacant or were utilized 

as vacation units on a temporary basis. 
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Of the occupied housing units, 53% of them were occupied by renters. Fifty-one (51) 

percent of households were described as non-family with 37% of that group being 

over the age of 55. Within the family household category, 27% were over the age of 

55. Nearly one-third (32%) of Capitola Households in the 2000 Census were 

comprised of persons 55 or older. 

Pacific Cove Mobile Home Park 

Data Collection Methodology 

Between July 26 and August 17, 2011, QH 
<! 

owners and occupants of the coaches. 0 

responded to meet with OPC 

interviews were conducted on the 

Enquiries made of those 

of all household mamnal 

health problems{7lf 

(See copy of res•rta,,., ... ,<:> 
,-,:;F;~·;-::',y, 

'~~··· 

met ~th or spoke\;~M}P!Jone with 

. ,.:;PQJential resPB~dents, 33 

' y phone. Direct, in-person 

and composition; ages 

nnLran in the home; disabilities and 

to replacement housing location 

/ c!: . • ..• · /2.~ ~-~[~) .. "' 

Of ~st~.€! responding~'i~nlt available for an interview, only one 

househJI~:;~~fused to p;~!~e demographic data. In other cases, information was 
1;~5:}~:~->" Y:t{JJi 

provided on'a}Umited nurrjbJ:lr of questions. 
'"t)~.:·r~.~.~~;<,-,_ l :" / 

.. - '" /',;) 

~;l{~;7 
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Demographic Information Including Occupancy 

Population and Housing Tenure 

Based on the responses to the survey, OPC found approximately 43 persons 

occupied the coaches either part-time of full-time. Tables 1 and 2 shown earlier in 

this report on pages 13 and 23 respectively describe the occ,wpancy types (full-time 
d:f~;;:::,>{;~ 

owner, part-time owner, absentee owner or tenant occup?hcy) 'in aggregate form 

(Table 1) and by space (Table 2). 

Age and Special Needs of Occupants 

;:.-··Y 

/}-;; -:~_---i'-2-'~;:o:;ft~J>" 
R!i§ponded % 

2 6% 

1 3% 

4 11% 

0 0% 

10 28% 

8 22% 

6 17% 

81 + 5 14% 

Total 36 100% 

In terms of special needs, a range of concerns were identified in the survey 

responses. Ten households indicated they have a disability or other special needs. 

These needs will be taken into consideration in the process of assisting displacees 

locate to replacement housing. 
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Income 

Based on the results of OPCs relocation survey (or interviews), income information 

was provided by 11 occupants. Seven (7) of the mobile homes are occupied by low 

income households (those earning 80% or less of the Area Me9ian Income) and four 
__ ;~~~~o-, 

(4) were moderate income and above (those earning 80% ·d1'20% and greater than 

120% respe.ctively of the Area Median Income). lnqQ, .ata for the remaining 

occupants will be required to calculate their maxim4rif 'eloca ro~·b,~nefits. 
/_:;,::;-A •"> "''''~~=t,,_ '\ ~ =- ~_-:::<:!~~-

·};;>• -"- ~~::0-':, 

County to derive percentage of ar~m median incom~;(AMI) for these households is 

shown in Table 4 below. The ran~~-'i)>·. · e incomes 'iri(t~rms of AMI ranged from as 

little as 13% to as high as 159%. >> ~~·'· ·:'i')Jiit';t~ 

lbution 

# ofHHs 

4 

30-50% 3 

50-80% 0 

80-120% 3 

120% + 1 
11 

-~y 

Prior to any mandatory displacement income verification documentation such as tax 

returns or pay stubs will be required to calculate relocation benefits. Should a 

displacee refuse to provide such information, any relocation rental assistance will be · 

calculated on the difference between their displacement and replacement rent, 

which may result in a lower benefit than what the displacee may qualify otherwise to 

receive. 
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Housing (Coach) Information 

In addition to the City hiring OPC to prepare the RIR and Relocation Plan, Desmond, 

Marcello and Amster (DM&A) was hired to appraise the coaches owned by private 

parties. DM&A worked closely with OPC during the interview process and prepared 

their appraisal concurrently with OPC's preparation of thi~~~"' DM&A's report is 

made a part of the document, as ATTACHEMENT 10. ~s{gl~!ribution of unit type (by 
/f='YX/ ,',: :;; ·: / ·"-

number of bedrooms) is shown below in Table 5. +f/J?'' \ri;:f[~{H:,, _ 
_ c;,-_--_,_ <\_, ·z:·.-.. ·. 

Table 5: Stated unifs'iie 

Unit Size 

1 BR 

2BR 

3BR 

Len th of Occu 

·;<.-;·'/X~ 

'ttf'l 
y 

__ ;;:_~:>"' 
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Table 6: Space Rent Distribution 

Rent Range Total % 

$100-$199 22 61% 

$200-$299 7 19% 

$300-$399 0 0% 

$400-$499 1 3% 

$500-599 0 J'i·. 0% 

$600-$699 2 /r:{'J;i ~~':-, 6% 

$700-$799 1 . ,4!,f}1" 3% 

$800-$899 tO) '!<?~)~. 0% 
4· 

"·~;~:t; $900-$999 A, 

.. , ... 1 3% 

$1,000 + ,f~r~i,z'*, '<(~{> .• 6% 

Total c:::~·/ 36 
· .. 

:>100% 
--f ; •• :.>>. 

¢t'· ). 'l· " ~z\I'/' 
Based on data reported by the owners and ace@" . nt x:ffi'f'~tbe coachesJ~hd a review 

of lease information the range in l~rgth occupanc .
4
"':'"'· e Park spans from 31 years 

'iii€>;:.. ~';;,~, 
(1980) to less than a year (2011 ). ~.:,§pi~ of occupan'cY'cl€lte is shown in Table 7 

below. This table also displays the re~t~
0

~~p6a€!.d.,by the 2rtyand the tenants. 

~:t;:;s;~"'' >:,~{}; •.. (fj~f!:~~~~W{~.·~ ;>Y < 

[REIYl~IND \PF PAGE INTENTIONALLY BLANK] 
-.::;.''":. 

~{:::'::</, 
'·,,,., 

//··' 
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Table 7: Reported Length of Occupancy and Rent 

Space# 
Coach 

Owner/Tenant Lease Date 
Reported Move 

In Date 
Rent Per City Rent 

Roll 
Rent Reported by 

Tenant 

40 5/5/2005 2005 $ 154.21 $ 174.00 

42 6/10/1998 $ 144.22 

43 Owner 6/10/1998 $ 137.44 

43 Tenant 1/7/2005 2006 Not Applicable $ 1,050.00 

600.00 

235.00 
r-~4~5 __ ,_ __________ ~r-~7/=20=/=20~0~6 __ ,_ __ ~2=0~0~6 ____ +-$~~~~~-4=2~0.~00~_$~----~~~ 

47 5/24/1999 1999 $ jf;[~Y*' 142.08 $ 

278.00 
r-~4~8 __ ,_ ____________ r-~3~ffl=/2=0~1~0---r-----------+~~7,~~~ . ~~1~7~6.~4~7~----------~ 

49 6/10/1998 cp~fll 'tf4}~ 137.71 $ 

171.61 

250.00 

267.00 
~+-'-"'' 

139.~2! $ 226.00 

600.00 $ 600.00 

59 10/17/2006 ~iik 
4

*'¥'~ /$ 169.63 

283.99 

300.00 

230.00 

240.00 
f----'-63"----+------------+---6/_1_o/_19_9_8 __ -+-~\~t.· .. ~f~g6'.37't: . 1"""7-cc '$_, __ · _____ 15_2_.3_5-t--'-$-----------=--'----1 

64 .·r:":'6Ho~1998 'lr# 127.93 $ 

$ 1,000.00 1,000.00 

Not Applicable 900.00 

$ 187.92 302.00 

$ 180.33 180.00 

Not Applicable 800.00 

300.00 

215.00 

166.00 

$ 184.26 

$ 152.35 

$ :160.34 

68 /'' " . . ~2.· .8/2004.' ;:r:·;;: . 1991 $ 

r-__::_69=----+---~---"'·· . "6tfo/1998'·· 1996 $ 

71 '~~' fl/1!2008 2008 $ 

$ 179.62 224.00 

181.63 

207.72 

$ 181.63 

$ 207.72 
~--7~5---+-----------~ I ~· ________ ,_ ____ 1_9_83 ____ -+~------------~$--------~~ 

76 2006 $ 

$ 181.63 228.00 

$ 181.63 235.00 

$ 600.00 650.00 

$ 735.00 735.00 

$ 169.63 169.63 

$ 188.84 300.00 

$ 247.80 247.80 
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Coach Characteristics and Conditions of Coaches 

DM&A's appraisal report shows the characteristics of the coaches subject to this RIR 

including the known and or stated age, manufacturer, square footage and 

improvements to the coach. Of critical concern is whether or not the coaches are in 

condition to move to another park or parcel of land. 

/" 

/:l>i~~7~?'2 
DM&A's appraisal work found that only 2 of 30 coacl;)~s appraised could be moved. 

%~ ~;}<t-, ~ 

Further explanation of this can be found in its a~j(ais~ ~report. 
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B. REPLACEMENTHOUSING RESOURCES 

A resource survey was conducted during the week of August 22, 2011 to identify 

available comparable, decent, safe and sanitary units in relative proximity to the 

Project site. In addition, a survey of mobile parks within a 20 mile and 25 to 50 mile 

radius was conducted (See Housing and Parks Survey-ATTACHMENT 4). 

//':: _> '· ,, 

A brief description of the findings related to mobile hor:rre~ and condominiums for 
. {<?:y_:;;:~?\.<-:-

sale as well as these types of housing for rent is ,ehownt:;J;>:~I~w. Apartments and 
'"'_·:.·;, "'.:-:;.',=.>>·•, 

single-family homes for rent were also inclucje'g·h frt'?+ the st'irv~y. Additionally a 
,,,~~~= )-:~'··''_-,_-______ " __ ,_-.;t*' -<):~(~i-f~r: ___ , 

description of the park findings has also been. provided. .,2J1f·t~'';. 
ffl*"·''"1'.''1. ).. "' }4t{~t:w;~· 

/>:\., Jr 
It should be noted that the residents will have e·,;ability to use their relocation 

. ' -- . 

assistance in the purchase, or reiil~J..of a mobile 'Ha'·e or other types of housing 
1Jt:<01P~~~~}.;. "r.. '~ 

including rental apartments, single f~rpily}!;t~rres and c · :aominiums. Listings may 

increase or decrease at a point in th~:{~t~~fsR~e:~~9.,y~~~;rals will be based upon 

the choices indicated b sidents to ''OI?C. ·· · 
\if/; 

ij'' 

Housing for Sale 

(26). Most are 

$62,800 and the 

a-~~-

··-:;f:~-

ngp' on October 24, 2011 found 39 mobile homes for 

Most units were found in Capitola (8) and Santa Cruz 

of Pacific Cove. The median list price for the coach is 

space rent is $650. Investigation of these spaces included 

parks. The median age is 19 years and the median square 

footage is 612. Listings for these properties are shown in ATTACHMENT 4. 

This is compared to a median age of 44 years old and 522 square feet at Pacific 

Cove. Thus the available replacement stock tends to be newer and larger than 

what's found at Pacific Cove. 
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It is notable that the space rent associated with these comparable coaches for sale 

is higher in many cases; however, as described later in this report, the differential in 

this space rent is compensable for a period of up to 42 months for eligible 

displacees. 

Condominiums 

An alternative to a mobile home required to be §J;!.f i'jQ the Muni Code is 
-,_~~~A~ '-{;~~=~t--=~;~~,;~=~:::--.. 

condominiums. A survey of condominium listings o):tObtober 24;j2Q11 found eleven 
/{~;-f~.---~-~-,,~ ---- <i~~~f~ 

condominiums for sale in Santa Cruz County,1~}fhe median !ist price;' the survey is 
A"i:J:?;j " '>:? 

$230,000 and the median square footage:;js 80 · median Home Owners 
·.;,;;y., ~Jk-, , 

Associations (HOA) fees are $340 per month. Uriit~ ,,, re located· in Capitola, Santa 
~~~2~5:~~0:?., 

Cruz, Aptos and Soquel. Listings affSl .shown in ATTAC~MENT 4. 
'\I . '"v;~~;~" :,:~ ¥JY 

Housing for Rent 

'- ~;: 

At the tim~:.~t.Jtl~·~YJVe~;.:;bnY.,tvJ6·'~6bf[~~: ames were found for rent in the area with 
4tj}"'f>··"·'h,.,. ______ ,_,,~,~rr-~7~l¥~~-t~)t- ·{.:;;;?.;:$.~~ . 

a median· rent of ·$ji375. A':{ · of apartments, duplex and four-plex units and 
.A~:::~~~!~~-- - . ~~~:"·'/~;-

. cottage~~~ locate~ ent i ,he C~pitola are~ including Santa Cruz and Apt~s. 

Fourty unrt~ ·, hous1ng re· found w1th a med1an rent of $1,295 and a med1an 

;.,$1 ,52 istings are shown in ATTACHMENT 4. 
,~}, __ _ 

A resource availab to low-income seniors earning 60% or less of AMI is the Bay 

Avenue Senior Apartment in Capitola located at 750 Capitola Avenue. First 

Community Housing recently completed major renovations and development of new 

units at the property. Further information can be provided to qualifying residents by 

OPC during the implementation phase of this relocation project; however, interested 
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seniors over the age of 62 are encouraged to secure a place on the wait list by 

contacting the property management at 831-464-6435: 

Comparable Mobile Home Parks 

Approximately 71 mobile home parks, comparable to Pacific Cove, were located 
A:~>,. 

within 20 miles of the Park. A distribution of the parks by l~gation~~md median space 
fie{:~;;{ 

rent is provided below in Table 8 below. lnformation,J~~~~~d to the restrictions on 
s:i')? . ,,;:,:•,. 

relocating mobile homes to these parks has been p'rdvided iQIZ~ttachment 4 where 
<~t~;::;;: '•, 

possible. 

Location 
Aptos 
Capitola. 
Sao(f£'8 

J:V $267 
$270 
$255 

28 $300 
6 $305 
9 $326 

11 $363 

In aa'' .JJJO those p~fR~.withirt!i5miles of Pacific Cove, an additional survey of 
'<~r~;;Ni>·-. ·i?ffJ:)i {f 

parks within.~r?dius of 299f 50 miles was also conducted. More than 47 parks were 

located. The:~·'B.~rl$s ar~ldcated in Santa Clara, Monterey and San Benito Counties. 
-~-~v:~~!~:· _____ ,.,-._~:t::-/-

should a displacee~igentify that he or she would like information on one of these 
Y.L"' 

parks OPC will work, with them to obtain it. Descriptions of these parks are shown in 

ATTACHMENT 4. 
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C. CONCURRENT RESIDENTIAL DISPLACEMENT 

There are no projects now, or planned in the immediate future, which will 

substantially impact negatively upon the efforts and ability of the City to relocate the 
displacee households from the Project site. 

Capitola is largely built out and does not have any sub§t?ntial redevelopment 
4iYi}/; 

projects in progress that would potentially eliminate hou~jJj'g url'its from the limited 

stock in the City, which would reduce the inventory e>t:l~~t~gtial replacement units 
/;,. ·,:>' "YQ'i)/ 

within the City. "' •· ",/; 
~;~~~{t 

Capitola features, as previously stated, num~r, us mobile home par~s. pne of these 

parks, Castle has been going through a&f~~Q};Ltionin~>~nd rehabili·t~ffp'( planning 
c•;;/JYf~ /i.e,;, •':;L }/ 

processes with the City to ensure that it is 'M:ain{§fned' as a stable source of 

affordable housing in Capitola. Ci;tstle was rece~g!Jsqld to Millennium Housing. 
1i~~::;:F:j}/-,'·e _ ~,\~.-o __ :-_:-~ 

Millennium is contractually obligated' bfthe,;9Jty to rehab1 · tEfthe park and reserve 
~f:{~:~, . 'L~~~¥;~-~~J/;;~?-<v-. 

86 of the 108 spaces in the park for very:::low l9:m9der.at~Jncome households. 
··~~{.· ...•• \,.A,, .. llf/ . "' ;C, 7 '.;;r 

., ____ / i~~?J)'" 

The City of · $2 millio~·J~pllars in the project and over 40 of the 
\!g;c,,.nfr" 

. . replacer;pent housing resource under the Mello 
·:tDO/i:f~o·· .. ··· _.j;:4V 

,!Cove. Further details about Mello Act 

are provided in the Replacement Housing Plan 
''<:•.:•;'!:5l>·.AF 

this plan. 

D. 

There is no antici need for temporary housing. Should such a need arise 

temporary housing will conform to all applicable laws and requirements. 
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E. PROGRAM ASSURANCES AND STANDARDS 

Services will be provided to ensure that displacement does not result in different, or 

separate treatment of households based on race, nationality, color, religion, national 

origin, sex, marital status, familial status, disability or any other basis protected by 
_,_,~, 

the federal Fair Housing Amendments Act, the Americans,\Ajith f!)Isabilities Act, Title 
_,-,,-::¥4[:' 

VI of the Civii.Rights Act of 1964, Title VII of the Civil ~jgh .. ,,, ct of 1964, Title VIII of 
-~-f£j~? 

the Civil Rights Act of 1968, the California Fair ErY!plo~ment · QUsing Act, and the 

Unruh Act, as well as any otherwise arbitrary o~.!J~I~Wf~~ discrimi~~flpJl. 
,tl!Y' ."<,:,: 

/ ' ~ ;:•:iJ.,Ji,;;f;,, "));:,;;,, 
No one will be displaced without a minimuriWf6f. one•tiundred 

-(stt{4;?R:::::~;>,.;~ ~-

written Notice and, per Section "'6042 of the gUidelines, without being offered 
-\- ;,;;';.<:«'''· 

comparable replacement housing. 
">'·-,;~_-;:_;?-··, 

"Comparable" housing l>j~~s into acco~'hV9,4~~-ti~;$)·g:J~~cent, safe, and sanitary 
/:J~~:t~:.;;~z;~;~;~,:~;'-__ \~~--~:>Y -~~~~~-¥ 

(as defined in CodE3 pf RegQI~!Jons § 600~Jd] of thef Guidelines); comparable as to 
· /1; <i' 'i,;;X}i;; \ii'\ 

the number of betlrC>.R:ms, livfp_g space, an'>} .pe and quality of construction of the 
A<~?~} jfC$f;.,, > . j~ 

acquired unit but ndf'~~~~~~~f~{ih. ;,;~PO or living space than necessary to 
ttr-f§t{<;··t::<>~~-=~'---- ~~¥!~--~>,_- __ , __ ,Y.st::_ 

accommo:etate thej:JJsplaced house hoi ; 1n an area that does not have unreasonable 
.1[fft '"4fi./'·.•~ 'C(''Jt. . 

envir·,c;::' ntal condm5:;.;\i"~ not';;,~-gb§rally less desirable than the acquired unit with 
-~ ~~i~~fY 

ation to sc~O'pls, employment, health and medical facilities, and other 

roercial f~ttlities and services; and within the financial means of the 
~~-~~"- .):>, f:l/ 

displaced househ.Ol s·detined in section 6008, subdivision (c)(5) of the Guidelines. 

The relocation program to be implemented by the City conforms to the standards 

and provisions set forth in Government Code section 7260 et seq., the Guidelines, 

California Health and Safety Code section 33410 et eq., (if applicable), and all other 

applicable regulations and requirements. In addition, those requirements set forth 

by State law for mobile home park closures will be followed, as addressed in the 

following section. 
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F. STATE MOBILEHOME PARK CLOSURE LAWS 

This section outlines the requirements that must be met under state law to legally 

close a mobile home park in California. 

Both Government Code Section 65863.7 and Civil Code <Chapter 2.5- Section 
/~~~~t::·:~A<··,:,;~~~<f;-

798.56 set forth requirements that must be met prior to //()bile home park closure. 
·11'~ 

These statutes apply to both publicly-owned and privgte y-dV{qed parks. 
. ~\~/h! (%1 

~-;:~~ 

-- :["_ 
~v-- ----~~-

Government Code Sections 65863.7 and 65863.·. ~:imp6~·;"·special impact report and 
~?!;c• 

notice requirements in connection twith mobile hom~' P€tl;"k closures, and provide for 

local governments to require mitigat~&6··~fP9Ik closure ·~~~~'fts?in certain instances. 
\~~!~ _ . e~::v~Ib:f& \,:~}, 

1. /"ctrReport 
-"" ··<'t-~0-~oOE-O-_, t __ =:_: ;t:;\ 

., 

;:~:'_ 
'~;;:-;.-, 

\~::}<>/' 

i) A detailed description of the description of any proposed or 

change of use; 

ii) Timetable for conversion of the park; 

iii) A legal description of the park; 
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iv) The number of spaces, length of occupancy by the current 

occupant of each space and current rental rate for each 

space; 

v) 

vi) 

vii) 

viii) 

The date of manufacture and size of each mobile home; 

Appraisals addressing the relevant is~ues identified by the 
//J!:f -'~~:;-<', 

community development director (s,ee'17.90.30 (f) for further . 
4;fi~7_, 

information regarding the appraj~~'l'.re'quirements); 
4:~~~f:l/ ··v<~J:N.~~,~~~-

Results of questionnaires td'J;" all h6fil~pwners/occupants 
.2(}. % .,\y•,; 

regarding including th i / cupancy tenur~'&1owner/renter), 
. _, -- " ····<:~i';ffff;p>,_ ,-

ages of occupants, ~ais ilities, ·~. st incurred by/oithef'owner to 
{~,y ~ :--~~- )~Ji~/7 

improve the home and th ''"~m~ nd relevan1?terms of any 
"~~~~~:~( 

RespoQ.~~,s to such questions are remaining mortgage. 
\:-,~ 

completely vdl 

Purchase pric 

A,;;,jB:~ ~nts in the':~~ , 
ix) ,;t?/A lis ~. ;.;yomparabl"\mobile home parks with 20 miles of the 

/~{f;;~/E;·,> ·0:/::tt 

-{f ··~~,;r,fy rk ar{~iwithin betw .);)gQ5 and 50 miles (see 17.90.30 (I) for 
/~;;·.;~~;~?,;;<:;;;''<'.• tl~~;~v 

xii) 

f .. , •. ~t.2nf0rrrt~li~~~~egarding the requirements of this survey 

J co'mp~rable parks); 
'<~if;~:fY~:'_> - -lfr 

·mates ~from two moving companies for the movement of 
)'y . 

th ·,mobile homes 
~o-:,_---

PrQposed mitigation measures to mitigate the adverse 
£J~~rt 

·"'";pacts of the conversion; and 

Identification of a relocation specialist. 

This RIR satisfies the requirements specified for a "Conversion Impact 

Report." 
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Pursuant to Section 65863. ?(i), if the closure of the park is the result of a 

decision by a local governmental entity to not renew a conditional use permit 

or zoning variance, or is the result of any other zoning or planning decision, 

the local government agency is deemed to be the person proposing the 

change in use for purposes of preparing the Report. 

In this case, the City of Capitola is the entity,.prdp 
',/' ' 

park. 

2. Mitigation Measures 

3. 

Pursuant to Government 

hearing is scheduled, the 

the change, 

:.51 

e Section 668q;~,7(e) and, whether or not a 
'<- ' 

of Capito'la\(<?[,~JJs otherwise delegated 
'<>'c;:/!JY 

mav;~fequire, as a condition of 
f 

any adverse impact of the 

park residents to find adequate 

"'"''~""''""'II not exceed the "reasonable costs 

interpreted to be the moving costs 

Eligible households 

Pursuant to rnment Code Section 65863.8, a local government may not 

take action on an application for change in use of a mobile home park unless, 

at least thirty (30) days prior to the action, the local government has informed 

the applicant in writing of the requirements of Civil Code Section 798.56 

(discussed below) and all applicable local regulations requiring the applicant 
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to notify park residents of the proposed change. No action can be taken on 

the application until the applicant has verified that park residents have been 

informed of the change in use. 

City of Capitola Municipal Code (17.90.40) requires tbat the applicant must 
/('~' .·,/~--L-~~ 

cause the submission of a draft RIR with a /WJitfen'V~statement to the 

Community Development Director (Director) thc:J(fiW§:;;J:;>eing filed pursuant to 
4hF <:cifiJ:t 

Government Code Section 65863.7. .,,;.z "4]f:tJ, 

Per 17.90.070, upon the filing of_,t i,,,,'-HIR, t~~ , Director sHaiLJ<lvise the 

applicant in writing whether it is complef , , f~0rreotor shall th6~~ set a time, 

date and place for a hearing before the Planrm'lg Commission not later than 

60 after the date of acceptan'2;'' - , 

,,~, ,:, ; ;t> { ,,, 
Not less than 30 ays prior to,fth¢'"scheduJirig public hearing before the 

Planning Cql](ffif~sio,,:;%h e park d~rer shalr by certified mail or personal 

delivery, pfci~~~~tran t·) the regis~~,~sPiegal owner of each mobile home as 
,, Q'i''i>c ' ::,< ;~c;c . . p/ 

re~~~'~t,''~a~i~,~y~gJr<tfhe RIR and notice of the Planning 
'fi;:; a~ .. 

G missrdri,' earing:' ·: t less than 15 days prior to the Planning Commission 
'·>2' 

>, ~9ring, the o .J~r.of th < }rk shall file verification that the requirements for 

;~~~~mtttal have '6~~n mefThe commission must, by resolution, shall render 
--~~rJif5'd;~/' ~{;JEt 

its finaiijg~ and r~~bmmendation to the city council within 95 days of the 

accepta~a~fu,., ,,l~pplication for closure being deemed complete. 

Within 45 days of receipt of the Planning Commissions the recommendation, 

a date for hearing the application before the City Council shall be set. Within 

80 days of the date of the Planning Commission decision, the City Council 

shall, by resolution, render its findings and decision. 
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Termination of Park Occupancy Due to Park Closure 

Civil Code Section 798.56 sets forth the required "just cause(s)" for termination of 

tenancy in a mobile home park. Subsection (g) specifies that change of use of the 

park, or any portion thereof, is a reason for termination of }E?nancy, provided the 
/;":·',- ''",'; " ... :ij, 

following requirements have been met: §(;,', ' 
,('·'; / 

(1} 

(2} 

(3} 

change in ta~~ .. )hen after all permits 
'i§;li!y 

beer)jVapproved by the local 

body the mobile home 

six (6) months or more written 

·lf the change of use requires no local 

llB~~Ji);,;~mlce shall be given twelve (12) months or 
"<&' !;>, ·• 

to th~ftnanagement's determination that a change of use will 
• .ttf 

all disclose, and describe in detail the nature of 

ntial new owner of a coach or occupant of a space seek 

up tenancy in the mobile park, the mobile park management 

shall give that proposed owner or occupant written notice prior to that 

owner or occupant taking residency in the park that the management is 

requesting a change of use before local governmental bodies or that a 

change of use request has been granted; and, 
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(4) The notice requirements for termination of tenancy set forth in Civil 

Code Sections 798.56 and 798.57 shall be followed if the proposed 

change actually occurs (Civil Code Section 798.56[g]). 

Civil Code Section 798.56(h) additionally requires that th limpijct report required 

pursuant to Government Code Section· 65863.7 shall b to the homeowners or 

The City will be applying for a Coastal Permitin order tg close the ParRfJ'"Giv:en that a 
,(}t-;;z:;£i~(;j_,·, v}j>{. ~-\--~(jWfJP 

permit is required to close the park, per Civii1Code Section 798.56, &illb-section G 
'',:<;,;;.'~<k,ei''>7 '% "' 

requires that the City provide residents and owri@'~~~~f Pacific Cove at least a six 

month Termination of Tenancy Not~> · ,, \;F::;,. 
?i\•;£x;;·:,.; .l· 

G. 

A relocation repce~~Qjgtive fr~~ Over/an ;,nfC!cific & Cutler, Inc., is available to 
\.(~<-· ;'.>-_ )f!i;/' ~~~;=~:;,.;_--:--' 

assist any displaced 'hobseJti'c.1JJl:::.ha,yiog questions in regard to relocation and/or 
,,,,,~~~=,=~~~:=_:~~r~_::jW@&J~>~- ··.;~·· . . ,_ -·,v:;~204f:fo~~i~d~~,~~;L@ir/' 

assistanc~Jirt'rela9 . g. ''• '1~1 

,•·,. Y:. callid§~· Toll Free: 1.877.972.8908, during the hours of 

~-p.m., M\ dday through Friday. 
,~ 

Overland, Pacific & Cutler, Inc. 

7901 Oakport Street, Suite 4800 

Oakland, CA 94621-2089 
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A comprehensive relocation assistance program, with technical and advisory 

assistance, will be provided to the households proposed to be displaced. This 

assistance will satisfy both California Relocation Law and the mitigation required 

pursuant to Government Code Section 65863. 7(i). Close and frequent contact will be 

maintained with each household. 

In addition to distribution of Informational Brochures (See ATTACHMENT 5), 

1. 

2. To determine the needs of eac .. 

assistance; 

3. To provide an adequate 

and 

displace€; eligible for 

pri~; e housing referrals. The 

3) referrals to comparable, 

t'+;'?nitary ·. ing units within a reasonable time prior to 

t, ~x&· require as~QJc:::ihce that no residential occupant is 
. . >. , : ,,.,.)···: ""·· ;~"'· 

A~~~~~~~ HhO o ·· iflimum of one hundred eighty (180) day's 

Jfc1k> 
§ifif1~.-.· ... :,:_:,)_ ; __ , .. \ '·::h 
q~ ';~---~-~-- '. >:;' {-=~ij]~:~~' 

4. ·{:'tio provide '9.qrrent, and continuously updated, information concerning 

·:i~~~l?cemenf.~ousing opportunities; 
--·-;-,·-::-:-, /--_< 

/Z2(/ 
;;A]~{/ 

5. To c9 nect with special assistance in the form of referrals to 

governmental and social service agencies, if needed. 

6. To provide assistance that does not result in different, or separate 

treatment due to race, color, religion, national origin, sex, sexual 

orientation, marital status or other arbitrary circumstances; 
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H. 

7. To supply information concerning federal and state housing programs 

and other governmental programs providing assistance to displaced 

persons; 

8. To assist each eligible person to complete applications for benefits. 

9. To make relocation benefit payments in accgr ance with State of 

California Guidelines, including the o the Last Resort 

Housing sections, where applicable; 

Jf!S.:~;_:: \,.},, 

10. To inform all persons subject to c;H$placement of City 
:<?:?/ft~ ~~ 

with regard to eviction and pr~J)erty,manag·~rnent; and, 
.,, i~!i~~,, .:f!fT'''fr, 

f> 
11. To establish and rna· ain a formal grf~vance procedure for use by 

displaced persons se inistrati~~ 'revieW of City of Capitola 
,, '~>-_,_-____ '-<~/ffiif/' 

decisions with respect to '\¥:?ca }~ri!~~~,Lstane,e: 
Y< / / '•.,. 

A;!f,Y;'(~}l)if> ·::,:, 
CITIZEN ~~~!~CIPAT!g~tPLAN R VIEW. 

':.%{r~· ~,\f.:~-> 

A critical 
'lt~{.fj:~;;.(; ;; ,1-~< ' ' 

nt of \tb:~:: p ariniag ;·pr9 ess and the development of RIR and 
<?<'f0(lrf:c.." .. ,,,.L;S/ 

· tre.ach tdth()se impacted by closure, namely the owners of the 
' ' ' '~,-~i;i;·., .... #' 

Jhe homes. 

·"'"'- _, 

tn~i_:J~occupants be they owner occupants or tenant 
8/' 

#i" 

To initiate this pr iJOPC mailed a General Information Notice (GIN) on June 22, 

2011 to all known o, ers and occupants of the coaches. The GIN informed them that 

a meeting would be held on July 13, 2011. The GIN was mailed certified and first 

class mail. The meeting would explain the potential closure of the park and the 

resident's rights to potential relocation benefits. Twenty-one persons attended the 

meeting. Copies of notices sent to park residents and owners have been provided as 

ATTACHMENT 10 of this plan. 
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The meeting open to all residents was followed by an invitation to all owners and 

residents to meet with OPC and DM&A for an interview to gain information regarding 

their household composition and relocation needs as well as for an inspection of the 

property to inform the appraiser of the coach. These letters were mailed both certified 

and first class mail to the known mailing addresses for the owners and occupants on 

July21, 2011. 

'• 
'' 

As previously stated, between July 26 and August 17, .. j!{,; O~PC and DM&A met 

with or spoke by phone with occupants and owners ate;~ 

t!l!;';H ·*t., . ··'Gl~;:;~; 
Requirements under Government Code Sectigtis 65863.7, 65863;8 

. ,~r,?ff - -,-=~:_;,'-'--

Section 798.56 will also be followed as 9cl~i"~~~*~ed a~~ye. Sectior{ 11:2 (Citizen 
'Z'qt}~.·>· .li'''''"\, 

Participation) of the California Code of Regulatjon~~;;:Title 25, Cha er 6, will be 

adhered to in both the spirit and lett <;>f the law b/bify> nd OPC in implementing the 
·i'~.' -.,;~ 

Relocation Program. City will ensur 

1. 

2. 

4. 

Full and tJmE?.IY:;~,~cess to do9~ 

:~y" C$;8:~ ,,~ .6 " 

Prov1s1or(of.tech'ical assista ··/ r··ecessary to interpret elements of the 
5th'~~J>~rtJ· ent materials; 

... _,. '>.~~;~;./ 

A~-

' ''!II be available for review within thirty (30) days 

of this Plan shall be provided to a// prospective 

displacees of the proposed project. This Plan shall be made available 

for circulation for information and review by interested citizen groups, 

state and county agencies, and all persons affected by the project; 

5. The right to submit written, or oral comments and objections, including 

the right to submit written comments regarding the Relocation Plan and 
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to have these comments attached to the Plan when it is forwarded to 

the City of Capitola for final approval; 

6. Upon receipt of public comments, the Plan will be reviewed to ensure 

that it is feasible; that it complies with applicable· environmental 

standards and locally-adopted rules and regulations governing 

relocation; and, 

7. Upon completion of all reviews, the Pial);;, b~!presented for approval 
<>,;,_.,IJ, .. 

"'<<:.-·'" 

by the City. 

I. RELOCATION BENEFIT CATEGO~ :: ·· 

Relocation benefits will be provided;JD accordance w1 . ;toe provisions of the State of 

California Relocation Law, Governm·iPtr1
1
""9deSection ;

1

26.> eq., Title 25, Chapter 

6, Relocation Assistance and Real Pr · . ;~~;~dg]isition 4: 1delines. Benefits will be 
-~I\ ./f(Y "-{<si:[_;~t:::.:-:~·~t ,··.-~- ';? 

paid to eligible displa. rsons upoB~:6~flbmissi6;fu;Y6f ·required claim forms and 
" <.,. \K<_\ .fj-"' 

ancej~\fith approvea .. procedures. 
~ . \ 

documentation in a 
' ·;o:f'l 
_~r./ 

t{:~:c= ~:;, g)/"" 

Specific eligibRity:.,r~quireQ}~riT ~"~n§fif plans will be detailed on an individual 
",~~!a~;-_::.-~i<<<;~~:~&&~t~flL~:·~- _ -~~~\1~~ -------c-.:_:~,--~lP" 

basis wit~'all displacee houS:enJ>Ids. In the course of personal interviews and follow-
·4:~~;::;~ _ "?. ~~?;~~~~ ~t;{-:;'-- ~\\~~~~i::;~~~:=.-::~> ~- :_-~~r} 

up *visit~.··< each displa~~@ wilr )t:>e/ counseled as to available options and the 
. ·<;1;_~i;:q:.::-._ ,,~M~~ fl:;---· 

consequenq~~.of any chdj§§ witt\/ respect to financial assistance. ,,,.]. Jl:: 
-'';3>>"- _//~??" 

Chapter 6, of Title.4!?J5f the California Code of Regulations contains the relocation 
">;<><Y 

regulations publish.Jcr by the California Department of Housing and Community 

Development ("HCD") that apply to state and local agencies. Section 6008(g) defines 

a "dwelling" as '. . . the place of permanent or customary and usual abode of a 

person including .... a mobile home; · 

In order to alleviate hardships for tenants who must pay additional move-in costs 

(such as first and last month's rent, credit check costs and other security deposits), 
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City will provide advance benefit payments to assist qualified displacees in securing 

replacement housing units. 

Requests for advance payments will be expeditiously processed to help avoid the 

loss of desirable and appropriate replacement housing. 

Residential Moving Expense Payments 

The subject households will be eligible to receive a payme moving expenses for 
"· ~-personal property. Payments will be made based:ppon~_either: a~ fixed room count 

&ii~i'/{j;,-J<~~~"'- ~,, :, 1;~~~ 

schedule; or, 2. an invoice for actual reasonabi~'Ymovfng expenses'ltfotto exceed the .;-··:··;-- - , _____________ , __ 

reasonable cost for accomplishing such activil~}>'" -~_,_,-_[_-_t: 
":Z 

1) Fixed Payment -A f" d payment formo\fing expenses based on the 

·;:furniture or ·aiti~~,;;~~ersonal property to be 
'<:::; ,-:,·:-~~=:~':::~:~':;:=:::··-,_~ 1ifl01*' 

moved. The fixed movin -~ay~cc · "· · ~e~~sed upon the most recent 

Federal 1-:Jigq,w;:w Administrc:Uion sche -J~s
7 

maintained by the California 
/,·::f~j~:>z/X1~{~~~tf?:~·,_ ,~\::~ /jY 

Department of,~:Iransportattqn (See: ATTACHMENT 6 - Fixed 
jJ~Jtf;l~:f:;::>,.. >~~:t~4 · \\i~~t~~~'o----,_____ :·~ 

PaymehtJ'{I_ovin$i;Schedule ). \iJV 
'•:::;[~---·_:21fv.. A < ~ ~~~ /: ~:~. /'~<·y 

' -~Yi.~)JjA;tf/' 

-Or-

~.!:.!::!.!:!!,_~~~:!..!:!!~~~~~~~~.!:....!:!!.I!!~e!.!..n!..!:2ts - The displaced 

elect to have a licensed, professional mover perform 

,.,,...,,=----'" so, the displacing entity will pay for the actual cost of the 

to fifty (50) miles, and all reasonable charges for packing, 

unpacking, insurance, utility connection charges and the cost directly 

related to displacement of modifying personal property to adapt it to the 

replacement location. The payment will be made directly to the mover 

or as a reimbursement to the displaced household. 
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Rental Assistance/Down Payment Assistance 

Owner-Occupants of mobile homes who established residency at Pacific Coves 

Mobile Home Park for a period of one hundred eighty ( 180) days prior to acquisition 

by City will be entitled to a 'Replacement Housing Payment' (RHP) pursuant to 49 

C.F.R., Part 24, Section 24.502, not to exceed twenty two thousand five hundred 

dollars ($22,500.) and, Rental Assistance to cover any "pa rent" differential, in 

addition to their Moving Expenses. 

d(;f~,·- ,~ 

Displaced households which are residential tena~,}~-~~~wners':t~n~have established 

residency (primary residence) within the Projecf>sit~&"for a minim ··.of ninety (90) 
-l~;;::/ ~ 

days are, pursuant to 49 C.F.R., Part 24, SEiction 24.50~, entitled to a ,, .~tmfnot to 
* **<S~:~f%> -~:~!~~~>--

exceed five thousand two hundred fifty dollars'{t(~§,g50.}"'as a 
<J~:::&~~:i:~~( 

Payment (RAP); and, a moving exp,fapse payment. 
\' 

::tJiJf 
Except in the case of 'Last Reso 'tuatiOIJS; Replacement Housing 

-;···r:/-t7 

Payments (RHP) to 1 ~;g~pay owners - fsistance Payments (RAP) to 

Ninety (90)-Day owq~ ~na tinflnts, will b "\imited to the maximums noted above. 
>.1~7'·, -~r>.:,'.J \:~:~\. 

''"-'·'<{·.<> ··' '"' ... ·; 

"·?,;§,;::J;,:h ,j[~.(N• . . . .· " 
The calculatiQfLW,ill be b~~ed·~tf~Bh\ll:t~Jn~mth/y housing need (space/rent differential) 

/~{f{t0I:a~:~:~z:~-.:;5;?I:;~}h};... ... ~/®~:-x:-/&::~~?}>·7 

over a f . r,ty::tw0'(~2~{roonth eripp, consistent with Section 6104 of the Guidelines. In 
i/ ·<~~~;;}~;~\ '·"\_;·;~;~,:~.::: . . di(. 

addjli ouseholds m~Y;;,opt tcfi~gply the amount to which they are entitled toward 

the ~urch~~~pf a replac·~~~nt u~r(Guidelines section 6104). 

"·:~~:~: Jl 
If a household ."Q,O~.~s' to purchase a replacement home rather than rent, the 
household will hav~f~~· right to request a lump sum payment of the entire balance to 

<1V 

. which they are entitled. 

Mobile home Replacement Housing Payments 

Section 6112 of the Guidelines describes the payments to which the residents are 

entitled, based upon the status of the resident's acquired dwelling and the resident's 

replacement dwelling. 
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Section 6102 of the Guidelines outlines the benefits payable to a displaced owner 

who: (1) owned and resided in a mobile home for at least 180 days prior to the 

initiation of negotiations; and, (2) purchased and occupied a replacement dwelling 

within one (1) year subsequent to the date on which the individual received final 

payment for the mobile home. 

Only primary, owner-residents are eligible for §61 02 benefits."4~on-resident, "second 
~>'<i;]%. 

home" owners, who have a different primary residence, . e n61: eligible for these 

benefits. 

A household that owns a mobile home and rer:ttsthe s1 e- or, "p~d''.J:;;;upon which the 

Mobile Home is located must receive the -FnllntAI'inro 

1. 

2. 

3. 

If a manufactured the amount necessary to 

ment dwelling up to 

n if/fepia:~~~~'nt site (up to $5,250.) (§6112 [c] [5] [b]). 

shall not exceed the difference between the mobile 

paid to the owner/displacee, and the actual 

'?~~_f}~j~h, .df. { 

If thetn'<1>L!~ehold elects to rent a replacement mobile home and site or, 
·(~£1;i2f4'" • 

"convefitional" housing, the amount required to do so - up to $5,250. -

with the site rent included in the calculation (§6112 [c] [5] [c]). 

If a mobile home owner-occupant purchases a replacement mobile home or 

conventional home, the benefits described in 1. and 2., above, are established in 

order to compensate for the following costs: 
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(1) Increased interest costs for the replacement dwelling financing; 

(2) Reasonable expenses incident to the purchase of the replacement 

dwelling; or, 

(3) The cost of re-habilitating an otherwise unsafe dwelling. 

Owner-Occupants of mobile homes will be eligible for Re 
/ 

"pad rent" differential as calculated above pursuant tq.,th 

formula. AJfi::~ 
dff;7 

Mobile home owner-occupants who wish tcr0f~q(, a re~l~c:;ement dwellio{f;vfnstead of 
'~::} ~;2;:~iti0/... ·- .1:?0:~~1~;__ __-lp' 

purchasing, will be entitled to Rental Assistance'if't~ytflents"using "economic rent" in 
v~),q&~\~ .. . 

the calculations, in an amount not>to ~xceed their Pu[¢hase Price Differential (PPD) 
··ooo- ··v;·-·/-;~);:-._ 

payment. 

A sample calculation for.determining ren !.assist to replace a dwelling unit 
_-/(:§~J){-;x:~~~f~-:- ':~~;~~~:~ 

is shown below. The/figures.SO'sed are refl~ctive of the sample displacement rents 
£',;;·.;;}>. ~§t;} \\\ "' 

provided by the City i~nd th$.£median rent~lfrom the Housing Resources Survey 

n B ·~rlbi~t;~;f~~H~ci·g~g~,:3{ 
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1. Rent of Displacement $1,100 

Unit 

or 

2. Ability to Pay $1,000 

3. Lesser of lines 1 or 2 $1,000 

Subtracted From: 

4. Actual New Rent $1,200 

or 

5. Comparable Rent 

6. Lesser of lines 4 or 5 

7. Yields Monthly Need: 

Rental Assistance 

Displacement Rent plus Utility Costs 

30% of the Gross 

replacement housing" per the attached 

housing s Although there are a sufficient number of 

potential repl lings for the mobile home owners, it would appear that 

most may well the statutory limit of twenty two thousand five hundred dollars 

(>$22,500.) for a Replacement Housing Payment. There would appear, therefore, to 

be a need to provide Last Resort Housing Payments. 

The California Code of Regulations (CCR), Title 25, Division 1, Chapter 6, at Article 

4. Last Resort Housing, Section 6139 provides that, if comparable replacement 

housing is not available to a displacee (whether because of physical availability, 

condition, or affordability), City must either terminate the acquisition or, provide 
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comparable replacement housing (called 'Last Resort Housing'). 

Last Resort Housing payments are authorized by statute if affordable "comparable 

replacement housing" cannot be found for the displaced tenant households (i.e., 

housing at a cost not greater than thirty percent [>30%] of the household's average 

monthly income). 

. .'~~,!~~~~ 
In such cases, payments may be made beyond the five .trf&'G~~-ria two hundred fifty 

:·~<~~2;J;-> 
dollar ($5,250.) statutory maximum for "Ninety [90]-Day:j'Own~r~.:· and, tenants), up to 

forty two (42) months worth of rental assistan(!e, :.,.he s88~Jgmental increment 
/ -••' --_- ::,~-;~~~~~~00;;0__ v:.> ';:.;)f;iitkftf,• 

beyond $5,250 may be paid in installments or ·o5alump sum at thez:CJ[$cretion of City. 
'.(- "(.;r./,'>0/, 

'"i~[~}¥:" 
either the CDBG or HOME 

--<_~~ --= ,,.;)~. 

In the event of federal participation in the project.: •·· · ,./ 
t., 

program(s), the period of rental assj~tance payments Will be established at sixty (60) 
"'S;;~~Afl>~~<. - "'---,,,__ -----, 

months for those tenant households"~li~D<.~~:M~~,~-~Y by inco~~ategory. Mobile Home 

owner-occupants may also be eligib!~ for j:'i:~ast Resqtt Housing" payments, if 
\'tt\ -i'({V,r'"fi;~;~;~ti·~~~>!:tF~/fJ, 

comparable housing c~rWDQt..pe found ~!Jbih the tW~pty two thousand five hundred 
A!}Jf;~'::_-~~~-,~ct,:o=~q;~:~;,- _:-;f,; :-',:~_ ':1t( {;/ 

dollar ($22,500) st 'bry ma~iroum, as a P rchase Price Differential (PPD) payment. 

!ty Wti )1rh" payments, as required, for down 

.~~iB,<;J ments will be provided in two (2), equally 
~---;-'.':i-~;f7" 

This typ~;~fs"tuation is Tik~ly develop among low-income households and/or in 

environmen~s .. · ere Proj~%t area rents are particularly low versus rents elsewhere 
·f;,?(:~~:;/!t~/':·,. Y,~l-

within the comniun'tX:~d~~·combination of factors - which would include, in relation, the 
V.f~J 

income levels of project site tenants; project site rents; and, a potentially high cost of 

replacement rent - will create the need for last resort housing payments. 

Summary of Relocation Benefits 

Table 9 outlines the benefits for which the mobile home occupants may be eligible: 
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Table 9: Summary of Relocation Benefits Summary 
Relocation Benefits and Amounts 

Benefit Type 

Actual and reasonable 
cost of moving home to 
re lacement site. 

Fair Market Value of 
Mobile Home Only 
Purchase Price 
Differential (PPD) -
Difference Between the 
Acquisition Cost & 
Replacement Cost of 
New Mobile Home 
Rental Assistance 
Payment - (RAP) -
(Space Rent) -
Difference Between the 
Displacement and 
Replacement Space 
Rent 

Rental Assistance 
Payment - (RAP) -
(Dwelling Rent) -
Difference Between the 
Displacement and 
Replacement Dwelli 
Rent 

Last Resort Housing 
Payments 

Amount 

Fixed Payment or 
Actual & Reasonable 
Expenses 

Based on Appraised 
Value 

Up to $22,500 Unless 
Last Resort Housing 
Payments Are Required 

Up to $5,250 unless 
Last Resort Housing 
Payments Ar.e Required 

-?;fX~-,-
·:;:;-~-~-' 

·--:;Z%~_ 

Pacific Cover RIR!Relocation Plan 

Pre-2000 Occupant Post-2000 Occupant 

Full- Part- Full- Part-
time time time time 

Owner Owner Tenant Owner Owner Tenant 

Yes Yes No No No 

Not 
Yes Yes Applicable 

''{ih< 
""~'''~ot Not 

Yes ,:;.\~phcable No Applicable 

No No No 

Yes-
owners 

can 

'ttr11~: 
RAP No Yes No No No 

Yes No Yes No No No 
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J. PAYMENT OF RELOCATION BENEFITS 

No household will be displaced until "comparable" housing is offered as defined in 

Section 6008, subdivisions (c) and (d) of the Guidelines. Relocation staff will inspect 

any replacement units to which referrals are made to verify that they meet all the 

standards of decent, safe, and sanitary as defined in Section 6008, subdivision (d) of 

the Guidelines. Relocation benefits will be made in a timely manner. 
/c>;;{(;!' 

/:- -,. 

Claims and supporting documentation for relocation b~ljeft 

within eighteen (18) months from: A er ·, 
[;';;;-. 

.:;tf~:;~·t:,~;l\, 

1. The date the claimant move~ from '(he acquired prq!)ert~r; or, 

" •. . ~~\~',}' 'il / 

2. The date on which final payfD~nt for the acquisition of real 
~1~1\~!y·,/· . «_;<tr6!1):.;:,. 

property is mad~;<Wh.i.c!lever is lateY.;ir 

The procedure for the P'!lll.ll'ation an:fi1~:,~J~~"arjtf~:~rocessing and delivery 
·""i"i-~ '<'' , .... 

of payments will be a~,fglf€rw'~!~/. ·~~; J;/ 
,"j ·'- -~ 

-{!_~ 

' ~0=--/i 

1. ·~imt(~);;i{will 
,/:fi{~ :>" ~f_,-3,,--=~~_f '•<oc,i¥}v:, 

;;Jf!/fl< ·· .• ;.;;;(:· ··ubstanti~te eligibili 

. e all necessary documentation to 

,:!itif!~~. . ~!!'•>\ "1ilt! .. , };/ 

::... ,2. nee ~~·~unts will be determined in accordance with the 
. if .*'.t'• ·~{~i 

.,w~ih provisions of Federal and California Relocation Law. 
" ;(;;:;:: 

· .. ~~~}ttf;·. ··::;.::f:Y 

3. J~.equired claim forms will be prepared by relocation personnel in 
"-0'' 

conjunction with claimant(s). Signed claims and supporting 

documentation will be submitted by relocation personnel to City. 

4. City will review, and approve claims for payment, or request 

additional information. 

5. City will issue benefit checks which will be available at OPC 
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offices for retrieval by Claimants or by delivery, unless 

circumstances dictate otherwise. 

6. Final payments will be issued after confirmation that the Project 

area premises have been completely vacated, and actual 

residency at the replacement unit is verified. 

7. 

relocation case file. 

/:('!-' 

K. RELOCATION TAX CONSEQUENCES "~ 

Pz~z~f,'>,, ., 
In general, relocation payments are not considec~L orfle for the 

Internal Revenue Code of 1986, · Persona;1n'Qoroe Tax Law, 
~-~;~;~~;,~:~:·-,,-,}>n 

rpose of the 

Part 1 0 of the 

Revenue and Taxation Code. The;'. 'dh}~\ia C'1",1"arna .... 1" on· x,+'consequences is not 

intended to be provision 

Employees or Assigns 

Displacees are 

consequenc53.s gt, reloCatlljt 
A?.:~:d}{:~::'.-. "--,';t=J~{J~~!t:.;,, 

Administration, reloci:ltion be 
.~t?f ·t "'<Ji!J;~d:~\~ 

payl)rierit~ J118Y trigger "F~Yif:(ws 
; :, \",'~;- <·;, .. .,._,_ 

relocation''i6?nefits and ttl'eir im 
'TI:~~;~·.rf,/.;> .. ··.· ~;; 

OPC. ·.- ·.. .,r·:··.r:. .. y~ •. ~.\.:7 ;,·,$:~?;->' _·. ?'2' 
<--'-' ;,~. ,.;:·,·. 

L. APPEALS :bL~CY 

or tt:leir Agents, Consultants, 
i~·$' 

own tax advisors concerning the tax 

According to the Social Security 

do not impact S.S.I. payments, however lump sum 

asset searches. Further information regarding 

upon Social Security benefits is available from 

The appeals policy will follow the standards described in Section 6150 et seq. of the 

Guidelines. Should federal funds be used in the project, the appeals process will 

follow Sub-part A 24.1 of the URA. 

Briefly stated, displacees will have the right to ask for administrative review when 
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there is a complaint regarding rights to relocation and relocation assistance, as to: 

1. Eligibility; 

2. The amount of payment; 

3. The failure to provide comparable replac~rn£?nt housing referrals; 
,:e;;:;;~, 

/.( __ --/ or, 
/<~: 

//_-' / .. 
. . 

4. City of Capitola landlord managerli~nt prac IGe&. 
t;~, ''c ''I' > 

M. EVICTION POLICY 

Eviction by City is permissible on;ly as a last alt~F~~!iye. With the exception of 
\(~- _---_:~: ->~> ~f~i:~{.::\ 

persons considered to be in unlawfulloaG1tipancy, a displa'cecJ1#p~rson's eviction does 
":o;~t~ *~hy_.r >, ~>---- ,-,_~;-?~_'">;.i;--~> 

not affect eligibility for relocation assi.~\tn~~-~:. . nefits,i;.c,f~elocation records must 

be documented to reflepttt"le §pecific cir'!' l!nces Jt6unding the eviction. 
~l/f/!;~;};. E,_-:;;,-;~:)t~~;~t1t> #>-" 

.:-:'y v 

. /gf~}'?:; . •;;{~·?; 4 

Eviction by the City riic;iyrpe unaertaken only qt:one or more of the following reasons: 
. ..· p > 

~~t::§xcep{ inthose cases where the failure to pay is due 
',<~;~<~/>~~: ·":,~;:~Ji> . 

faiiLif'~Jo keep the premises in habitable condition; is the 
IY 

-f;V 

nt or retaliatory action; or, is the result of a 

or substantial interruption of services which cannot be 

itigated by lessor; 

2. Performance of a dangerous or illegal act in the unit by lessee, its 

guests or invitees or, any combination thereof; 

3. A Material breach of the rental agreement and failure to correct said 

breach within 30 days of notice; 
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4. Maintenance of a nuisance, and failure to abate within a reasonable 

time following notice; 

5. Refusal to accept one of a reasonable number of offers of replacement 

dwellings; 

6. A requirement under State or local law or erl];~4Q:ency circumstances 
/~")tP~+r' 

that cannot be prevented by reasonable efforts on the part of the 

Lessor. 

N. PARK CLOSURE AND RELOCATION Tl 

Should the City Council vote to close the arlbi~i~ e .. · ct~d that the ~ er a 30 day 
, ' "r fit';:/' "'· ~/ 

review of this report the following general schedule{W'iiJ be followed. This schedule is 

subject to change. All impacted '1t~,§i9ents will r~~Wl~J==\ ample notification of the 
~,{;y}f;¢j.J'::;;>- ,= --:=,~~~:=~~;;-,--__ 

progress of the activities required. All,. //~s:~bown below:~(e"syubject to change. 
"'.;%t3Jf;~~:< < ~;:,::}~::;·, '··· "{;~ -:-:::-.=~ )f 

/7' // / ;. > 

• November 1 -Distribution of RIR,;tb PUblic''''si'J:~;; ';:r* 
,_-<~·~ ~ Af~:~ \2t.dfj:V "'<f<,;._(Y 

• November 17,/2'011" · blic hearirig~to answefquestions regarding RJR 

• December#t;J~~~-1 - H~,}ing to Revl'~w avd Recommend RIR to City Council 

by Planning cdrre · · •~ ~''' "' 
• Dec(311Jb~t&, ~011 ·8hsideration of RIR by City Council 

$) "'::'"'"''·z;;;t,.:~s'i%:t~i~o ::, " "'f' 

"(]n'~,~pJiowing dates'?[~ tentatjyg,tsubject to CounCil consideration of the RIR 
-t~ "'41!/t~:> ''*!1};~~\ f1;>)-
• JaniJary 2012- lssy~nce e)f 180-Day Notice of Park Closure & 

'1"~-;::r:?;/~~ '?1I-:~'~ . 
Comm¢.h.Gement of.flelocation Advisory Service Provision 

~<:'0Y:~:~,. Al~:l 
• April20123~;;!~s~~,9ce of 90 Day Notice to Vacate per CRAL 

• July 2012 :->q!gsore of Pacific Cove Mobile Home Park 
Jf" 

0. ESTIMATED PARK CLOSURE AND RELOCATION COSTS 

The City anticipates utilizing financial assistance provided through various sources 

including the City's General fund. Other sources may include Federal funds. 

The preliminary cost estimate for the park closure including relocation benefits, 

acquisition of coaches and the demolition of the coaches is estimated at $2.1 million. 
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A preliminary estimate of the data, based on the move in dates collected, 14 

residents and owners are eligible to receive monetary relocation assistance for 

replacement housing. 

A detailed estimate is shown in Table 10. Per the requirements of 17.90.30 (K), OPC 

has received two bids from trailer movers for planning purposes. A description of 

these bids is also shown below and in ATTACHMENT 7. A median of the bids was 
used to assess the cost of demolishing the coaches and hauling off them off-site. 

/4~;i~!i.?' 

Because of the long period of implementation, chan§~$. in circumstances and 
.,i'~/ ·oz:~;:;,, 

incomplete information on some of the households, tbe"City(\$[i,ltcbudget a reserve for 
-,z;~?~' '~11~~,:-}-:;. 

unanticipated contingencies. · >*+ ''(;t::·} 
'";zi~ 
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Table 10: Park Closure Cost Estimate 

Citation Descri of Cost 
Cost 

Estimate 

Purchase Price Differential 
Paid to Eligible Full-time 
OwnerOccu * 
Rental Assistance 
Payments for Space Rental 
Differential for Eligible 
Full-time Owner 

Rental Assistance 
Payments to Renter 
Occupants (Including Last 
Resort Housing Payments 

r 6120 & 6139 of Title 

Sub-total of Relocation 
Costs 

Fair Market Value of th 
Acquisition of P 
Coaches 

Mobile Home 

6112 and 61 02 - Title 25 
California Relocation 
Assistance Guidelines 

6112 and 61 04 -Title 25 
California Relocation 
Assistance Guidelines 

6112 and 6·1 04 - Title 25-
California Relocation:· 
Assistance Guidelin~~ 

6090 ~ 

Differential between the cost of 
a replacement home and the 
acquisition price of the coach 

to a maximum of 
Differential the rent of 

replaoem<erJtj:tlobile home 
the 

OPC obtained two move bid quotes for the movement of mobile homes up to 100 
miles from the Park. Bids were received from JP Mobile Movers and Baxter Mobile 
Movers. Bids were received for both single-wide and double wide moves. These 
quotes provide pricing for moving and re-installing the coach and all accessories 
including awning and porches, A comparison of the bids and a median cost is shown 
below in Table 11. 
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Table 11: Mobile Move Bid Results 

Coach Type 
Firm Single-wide Double-wide 
Baxter $5,000 $10,000 
JP Mobile $7,000 $12,000 
Median Cost $6,000 $11,000 
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ATTACHMENT 1: SAMPLE RESIDENTIAL INTERVIEW FORM 

Interview Date: ____ Site Move-In: Initiation of Negotiations: _____ _ Interviewer: _____ _ 

Head of Household, _________________ _ 
Address: ________________ #:___ ___ _ 

Site Telephone# _______ Work/Cell# ______ _ 
Fax#_. _____ Email _____________ _ 

Social Security Number:. _______________ _ 

DISPLACEMENT STATISTICS 

Dwelling Type __________ Approx. Sq.Ft.. ___ _ 

Approximate Age of Unit: _____yrs. __ _ 
# Bedrooms __ # Bathrooms __ # Rooms ___ o Laundry Fac. 
o Garage o Carport o Pets: If so, describe. ________ _ 

OCCUPANCY I FINANCIAL INFORMATION 

Occupancy Status: o Own o Rent 

Condition of unit: o Excellent o Good o Fair 

Home business? __ _ 

~~~.o~a:::~ut any rooms in the d;':e!:~~~? ·~~~~fu\o No 

If so, is person or persons con$jd~red:part of hou~~~61d? 
.· '.;Sq. :\'."C;... ~~f/ 

?'f/.'-

o Written Agreement Date.---":~;..,.-----'-+---
0 M/M o Lease o Vacant/Ncic§ic:mtact :~:/ 
o Unit Furnished o Unit Unfur~f§fJ:~4}'6 Security Deposit? $ __ _ 
If Sect.8, Total Tenant Rent. $. _ __,dr:y_r_, __ _ 

Caseworker:. _______________ _ 

Telephone#: _____ _ 

Household Members Sex 

M F 

2 M F 

3 M F 

Age Move-in 

date 

Pacific Cover RIR!Relocation Plan 

Income 

OTHER: 

ETHNICITY: 

o White o Asian 
o Hispanic/Latina 
o African American 

o Other __ ---:-'"-,----

"(~2~:;, 
PRIMARY ~ANGUAG'E: 

~'F, 

0 Engji~IJ:;, 

0 

Own Car? Yes o No o 

o Need access to public 
transportation? 

Describe mode: __ _ 

o Need to live near medical 
facilities? Describe location: 

o Other Special needs or 
services requested: 
Describe: _____ _ 

Monthly Utilities: 
Which. ____ _ 

Gas: o Tenant o 
Owner 
Electricity: o 
Tenant o Owner 
Water: o Tenant o 
Owner 
Other: ___ _ 

Appliances Owned 
by Tenant: 
o Stove o 

Are all occupants 
planning to move at 
the same time, and to 
the same 
replacement 
dwelling? 
0 Yes 0 No 

Please explain: 

Relationship/ Employer/School 
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ATTACHMENT 2: INCOME LIMITS - SANTA CRUZ COUNTY (2011} 

The following figures are approved by the U.S. Department of Housing and Urban 

Development (H.U.D.) for use in the County of Santa Cruz to define and determine housing 

eligibility by income level. 

Income Number of Persons Per Household 
Category 1 2 3 4 5 ./}6;!>" 7 8 
Extremely Low $21,200 $24,200 $27,250 $30,250 $32,700 .£~$35, 100 $37,550 $39,950 
Very Low $35,300 $40,350 $45,400 $50,400 $54,45Q• ~~·$58,500 $62,500 $66,550 
Lower $56,500 $64,550 $72,600 $80,650 $8~;5[56 ''$93;600 $100,050 $106,500 
Median $60,050 $68,650 $77,200 $85,800 "$e2:·e~o $90,550 $106,400 $113,250 
Moderate $72,050 $82,650 $92,650 $102,950 <C$rt2;2o~o $119,4o·o:, [:.$127,650 $135,900 

Figures are per the California Department of fi0~,nd~~munity De~<l~t. July 13, 
2011. . ~/J' . 

',, ~-~-0-'_--,-
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"0 ~ cll 
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(.) 5 

' 
' 

Travel Trailer •A Yes 
' 

Manufactured Home A No 

Manufactured Home A No 
Mobile Home A No 
Mobile Home F/P No 

Mobile Home G No 
Mobile Home AIG No 
Manufactured Home .tVG No 
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---
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0 ::r: 
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.Q .Q tn oO s E E :::1-

·~o a. ... 
0 :::1 :::s 'CI 0 cll~ 

1:- z z <Cu.. 0:::-
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560 Nil 'Nil $87 NII 

716 2.5 1 $96 N/D 
423 l 1 $116 N/D 
240 1 1 $90 Nil 

432 I l $124 N/D 
336 1 1 $125 N!D 
880 2 2 $115 33,122 

1178 2.5 2 $100 165,000 
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0 ;; :a 4'! G) :s (:) Q) I'G G>:;~; 

CIS Q, c > Ec 
:Q. 

~ 
0 0 0 CIS 

tJ) 0 :E :r::E 

56 Mobile Home A No Paramount 

57 ' Manufactured Home G No Golden West 
59 Mobile Home A No Universal 

60 Mobile Home A/G No National 
62 Mobile Home G No 'Lancer 
63 Mobile Home AlF No Champion 

64 Mobile Home A No Angel 

66 Mobile Home A No Westbrook 
67 Mobile Home AIF No Champion 

"'---'--

N/ A -Information not available at time ofinterview 
N/D- Not Disclosed 
N/f ~Not Interviewed. 

A-Average 
F~Fair 
G-Good 
P-Poor 

! 
:s ..... 
(:) 

J! 
:I 
c 
I'G ::;: 
'0 ... 

CIS 

~ 

1956 

1995 
1965 

1964 
1981 
N/A-Est. 
1970ts 
1956 

1974 
1971 

s 
II) f4 g .. e 0 E 0 ... e G) .... 0 e G) ~1:' 

= cP e CD .c c. .ccP .c 
LL "tS - G.'l e i f G) CIS c.:t e m m ·-- &to :s-a..o D."-CIS 't; 101- D.o 
:I 0 "0 ~' 

(I) 

tr ... ... "tSI.L. ii 
(f) G) 

Q)i Q)' ae !E!:. .Q: .Q eo -e E E !J CIS 0 CIJ g_ ... 
so :s-S. :Q.CJ 

~:::t: :I :;I; G.'l'i: m£ z z <(fl.) 0:::0. o::::-

640 2 1 $95 NID Approx. 
1971 

1176 2 1 $111 70,000 1998 
970 2.5 1 $98: ' 115,000 2006 
(Reported 
by Owner) I 

900 2 2 $100 NtD 1989 
800 2 2 $110 135,000 2004 
528 1 1 $80 60,000 1997 

, (Approx) 

516 2 I $96 Paid $4,500 on 1982 
topoftrade 
with city 

576 2 1 $90 NJD 2006 
570 1 I $82 Grandmother 2008 

paid $12;000 
in 1978. 
Christine paid 
$60,000 in 
2008 
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640 2 1 $95 NID Approx:. 
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1176 2 1 $111 70~000 1998 . 
'970 2.5 1 $98 115,000 2006 
' (Reported 
' by 0'\VIler) 

900 2 2 . $100 NID ' 1989 
. 800 2 2 $110 135',000 2004 

:528 1 ' 1 $80 60,000 1997 
_(Approx) 

516 2 I $96 Paid $4,500 on 1982 
topoftrade 
withcitv 

576 2 1 $90 NID 2006 
570 1 l ,$82 Grandmother 2008 

paid $12,000 
in 1978. 
Christine paid 
$60,000 in 
2008 
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Mobile Home A ! No SilverCrest 
Manufactured. Home G Yes Champion (Infinity 

Limited) 
: Mobile Home .o No , Imperial 

Manufactured Home G No N/A 

Mobile Home 
-------·· --

A No Royal Lancer 

N/ A -Information not available at time of interview 
N!D- Not Disclosed 

A-Average 
F -Fair 
G-Good 
:?<Poor 

Nff -Not Interviewed 
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1040 3 1 $80 NID 1991 
860 2 2 $104 N/D 1996 
348 2.5 1 $105 NJD 1964 
380 I l $111 NJD 1983 
500 2 I $100 NID 1976 
1080 2 I $95 115,000 2006 
480 2 1 $85 N!D 1979 
648 1 1 $90 15,000 1975 
836 3 2 $126 $58,000 2003/ 

2004 
540 1 1 $109 N/D 1999! 

2000 
1040 2 2 $100 NID NJA 

11440 2 2 $80 N/D 1980 
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ATTACHMENT 4: COMPRABLE PARK & HOUSING RESOURCES 

Pacific Cover RIR/Relocation Plan 75 
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MOBILE HOMES FOR SALE 

1 099 38th #17 Capitola ,500 2 1 1970 600 sw 

1 099 38th #82 Capitola $35,500 2 2 1971 sw $650 All age 
park 

1 099 38th Ave Capitola $49,900 2 1 1970 sw $650 All age 
#39 park 

750 47th #55 Capitola $65,000 2 1 ,300 

750 47th AV #5 Capitola $68,000 sw $350 

750 47th #41 Capitola $69,000 550 sw $350 
#41 

750 47th ST Capitola 816 sw $500 
#53 

750 47th #35 Surf and 470 ow All age 
Sand park 

6831 hwy 9 #6 1997 Fall Creek 588 ow $360 

2395 Delaware 2 1973 DeAnza 1316 ow $2,195 40+ to 
#189 own 

2395 Delaware 2 2 1990 DeAnza 1500 ow $1 '715 40+ to 
AV#120 own 

170 West Cliff Santa Cruz 0 1 2001 Clearview 288 ow 665 All age 
DR#41 Court park 

170 West Cliff Santa Cruz 1 1 1970 Clearview 480 ow $735 All age 
#74 Court park 

2395 Delaware Santa Cruz $29,999 1 2 1971 DeAnza 1664 ow $2,850 40+ to 
AV#173 own 

2395 Delaware Santa Cruz $33,333 2 2 1971 DeAnza 1440 ow $2,865 40+ to 
AV#155 own 

2120 N Pacific Santa Cruz $39,000 . 1 1 Coop sw $357 Space 

!!! #45 Park Only 
"""' 

Pacific Cover Rl R/Relocation Plan 76 
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2120 N Pacific Santa Cruz $42,000 1 1 Coop sw $359 Space 
#30 Park Only 

170 W Cliff DR Santa Cruz $47,500 1 1 Clearview 480 sw $765 All age 
#39 Court park 

2120 Pacific AV Santa Cruz $49,000 1 1 1958 Coop 410 sw $349 Co-op 
#38 Park Park 

1040 38th AV Santa Cruz $54,500 1 1 1973 Shangri 576 sw $362 62+ 
#37 La 

2395 Delaware Santa Cruz $54,900 2 2 1971 DeAnza 1733 DW $2,500 40+ to 
#81 <>~ ... own ,; ', ·.,, -,~~t~ 

1625 Brommer Santa Cruz $60,000 1 1 1990 Live O<=!J<' '" 4lJO sw $350 
ST#24 ,;rr·~ ~:!r~ lf:!i':: .. 

1099 38th AV Santa Cruz $60,000 2 1 1970 eastle I.,,~~~~~ DW $650 All age 
#45 /f 

>Mobile park <f!%, . 

/( 
Estates 

It~'';;;, /- / .. '· ;-·,~ft' 

720 26th Ave Santa Cruz $60,000 2 2 ?19QQ~~~( Ple;~·ur~ 850 sw·· $304 
#27 \ • "Pgrnt ·~, jJ•/ 

- ,>L_ 
--:,, _,, 

1099 E 38th AV Santa Cruz $62,800 2' .t5 1971 Gastte 720 sw $550 All age 
#19 ~f~ Mbblfe, 

park 
Estat'e'~~~, i:.:' 

'· i~FJJ • Sf , ;· 
560 30th AV Santa Cruz $69,000 1 1~ )962'~ 480 sw $330 

#38 tf · bor _&fi!fi~:A~1£[Jf~~l, 
. 

2565 Portola Santa Cruz J ''%~t;;:.,~ I) 1 
1 \1958 Ocean 400 sw $360 

DR#12 
.. "1{;~~::7 Breeze 

I ~·;;;;:;; .... 
;.,, 

2395 Delaware S~~:;:§rU~~)~;~f~~?k~~,OOQ~;~~2 2 tn:::z; .•:. ~,-:) 2006 DeAnza .1180 DW $2,500 40+ to 
AV#78 i>.> .. own 

2630 Portola ~Cruz '~~0 ···r;·~~l·, fP 1 2008 Trailer 393 sw $281 All age 
DR#35 Haven park 

1730 
Santa G(y~ I $85:9 1 1 2009 Pacific 432 sw $335 All age 

Commercial WY Family park 
#14 dt"!Y 

890 38th AV Santa Cruz 89,000 3 2 1961 Opal 825 sw $630 
#92 Cliffs 

1555 Merrill St Santa Cruz $94,500 2 1 1994 Shoreline 728 sw $328 
#39 Estates 

998 38th #28 Santa Cruz $95,000 2 2 1969 Ranch ito 940 DW $232 62+ 

1555 Merrill St Santa Cruz $95,000 2 2 1970 Shoreline 960 DW $350 55+ 
#148 

1555 Merrill St Santa Cruz $99,000 2 2 1970 Shoreline 1150 DW $350. 55+ 
#164 

Pacific Cover RIR!Relocation Plan 77 
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444 Whispering Scotts Valley $76,000 2 2 1973 Vista Del 1440 DW $795 All age 
Pines DR#99 La go park 

999 Old San Soquel $62,000 2 1 1968 Carriage 944 DW $360 All age 
Jose Rd #82 Acres park 

2630 Orchard Soquel $99,000 2 2 Country 1050 DW $484 
ST#40 Villa 

Med1an Data $62,800 1992 612 $650 

Pacific Cover RIR!Relocation Plan 78 
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CONDOS FOR SALE 

Cruz, 
CA 

95060 

1925 46TH AV #145 Capitola, 2 1 990 
CA 

95010 

308 RIVER ST #E31 Santa 2 1 797 
Cruz, 
CA 

95060 

323 BROADWAY #C2 Santa 1 1028 
Cruz, 
CA 

95060 

318 SOQUEL AV #01 

755 14TH AV #108 799 

1925 46TH A $340 775 

790 

1 $245,000 $325 819 

3 1 

Aptos, 2 1 $251,500 $380 1050 
CA 

95003 

809 

Pacific Cover RIR/Relocation Plan 79 
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NON-MOBILE HOME RENTALS 

123 Pearl Street #5 Apt 1 1 $1,460 No 

701 Beach Street Apt 1 1 

119 Clay St #1 Santa Apt No 
Cruz 

E. Walnut St. at Soquel Dr. Santa Cats 
Cruz 

850 Rosedale Ave Capitola $1,000 No 

212 San Jose Avenue No 

Merced ave 

208 Terrace Way #3 Cats 

1 $1,250 $500 unk 

41st. Ave 1 $1,295 

1 1 $1395-1 Yes, 
adult under 
$1450-2 101bs 
adults 

1 1 ,400 No 

1 1 No 

Pacific Cover RIR!Relocation Plan 80 123



4440 Diamond Street 3 ·Capitola Condo 2 1 $1,400 $2,000 No 

408 Village Circle Santa House 2 1 $1,450 
Cruz 

1542 Dolphin Aptos Townhouse 2 1.5 $1,500 $2,250 No 
Valencia rd. at Trout gulch Aptos Cottage 2 1 $1,500 $1,500 Cats 
rd. 
801 Brommer#B Santa Duplex 2 2 $1,550 $2,325 No 

Cruz 
180 Dakota Ave #18 Santa Condo 2 1 $1,600 $2,400 No 

Cruz A 

1630 Merrill Street Santa Apt 2 1 ~}~~Sf);:,~ Yes 
Cruz 

304 Cliff Street Santa Apt 2 1~ ft$j);650 $1,650 No 
Cruz / '"'I '};,. 

725 Capitola Ave Capitola Condo 2 1~, $1 65bi~ $2,475 Cats 

Af~ 
J ~~{~~-;~~~}-, 

-'<;-q~-

,-A 

132 Marina Aptos House :;2 1 
4, 

$1,695 \~$~;_!?50.· No 
6111 Abbey Aptos Townhouse ;;2.'). 1.s·~r;. $1,700 $2;$$0/ No 
2906 Mattison Lane Santa Cottage !t.~i 1-·~/;};3' '$4~750 $4i625 Cats 

Cruz 
v 

Med1an Data ·<:·. $1,525 
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MOBILE HOMES FOR RENT 

Plum st at Rosedale Capitola Mobile 2 2 $1,750.00 Neg. Cats 

Pacific Cover RIR!Relocation Plan 82 125



LOCATION 

SANTACRUZ 

MOBILE HOME PARKS WITHIN 20 MILES 

PARK NAME 

Antonelli 

Beach 
Comber 

Blue & Gold 

DeAnza 

El Rio 

Live Oak 

ADDRESS CONTACT 

2655 831-476-3951 
Brommer Ave 
Santa Cruz 

2627 Mattison 831-475-6923 
Ln Santa Cruz 

1255 38th 
Ave. Santa 
Cruz 

2395 
Delaware St. 
Santa Cruz 

2120 

831-475-1620 

831-423-8660 

Ocean Breeze 2565 Portola 831-479-9662 
Dr. Santa 
Cruz 

Pacific Cover RIR/Relocation Plan 

APPROXIMATE 
SPACE RENT/FEES 

$ 
160.00 

$ 
261.00 

$ 
330.00 

$ 
330.00 

$ 
215.00 

AGE 

55+ 

All 

All 

55+ 

All 

All 

PETS 

On 
approval 

Max30 
pounds 

On 
Approval 

On 
Approval 

On 
Approval 

DISTANCE 1YPE Replacement 
FROM Coaches 
SUBJECT 
PARK 

2.4 ** 

3.0 *** 

1.8 

2.8 *** 

2.4 ** 

2.4 

1.8 
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Pleasure Point 720 26th Ave. 

Ranchito 

Shangri-La 

Shoreline 
Estates 

Snug Harbor 

Santa Cruz 

998 38th Ave. 831-476-0723 
Santa Cruz 

1040 38th 831-475-7494 
Ave. Santa 
Cruz 

1555 Merrill 831-475-7031 
St. Santa Cruz 

560 30th Ave. 831-475-4464 
Santa Cruz 

Sorrento Oaks 800 Brommer 831-476-0101 

Villa Santa 
Cruz 

Bay Mobile 
Home Park 

St. Santa Cruz 

925 38th Ave. 831-475-7899 
Santa Cruz 

Pacific Cover RIR!Relocation Plan 

$ 
291.00 

$ 
232.00 

$ 
340.00 

$ 
350.00 

$ 
284.00 

$ 
135.00 

$ 
288.00 

All 

62+ 

62+ 

All 

All 

All 

Max35 
pounds 

On 
Approval 

On 
Approval 

Max28 
pounds 

On 
Approval 

1.9 

1.5 

1.6 

2.8 

3.3 

1.2 

2.4 

1.4 

** 

*** 

Currently no 
vacancies. All 
replacement 
coaches must not 
be over ten (10) 
years old (or 
receive a special 
exemption from 
the Park Owner 
in cases where 
the coach is in 
exceptionally 
good condition 
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Bell Harbor 
Mobile Home 
Park 

Clearview 
Court Mobile 
Home 

Garden Lane 
Mobile Home 

·Park 

Pine Knoll 
Mobile Home 
Park 

Pleasant Acres 
Mobile Home 
Park 

3300 Portola 
Dr. Santa 
Cruz 

831.234.1346 

170 Cliff 831-423-5855 
Dr. Santa 
Cruz 

692 38th Ave. 831-722-7864 
Santa Cruz 

Pacific Family 1730 
Commercial 
Way, Santa 
Cruz 

Pacific Cover RIR/Relocation Plan 

$ 
300.00 

$ 
665.00 

$ 
300.00 

$ 
250.00 

$ 
355.00 

All 

All 

All 

All 

On 
Approval 

Max35 
pounds; no 
cats 

On 
Approval 

On 
Approval 

On 
Approval 

1.6 

7.2 

1.7 

3.1 

1.8 

2.4 *** 

and meet all 
current HCD 
requirements at 
the time of 
installation. 

All replacement 
coaches must not 
be over ten (10) 
years old (or 
receive a special 
exemption from 
the Park Owner 
in cases where 
the coach is in 
exceptionally 
good condition) 
and meet all 
current HCD 
requirements at 
the time of 
installation. 
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Bay Village 

Opal Cliff 

Manor 

Tradewinds 

Terrace 

825 35th 
Ave., Santa 
Cruz 

890 38th Ave. 
Santa Cruz 

300 Plum St. 
Capitola 

831-475-7899 

831-475-7899 

831-475-9499 

Pacific Cover RIR/Relocation Plan 

$ 
275.00 

$ 
470.00 

$ 
110.00 

190.00 

All 

55+ 

All 

On 
Approval 

Max35 
pounds 

On 
Approval 

Max45 
pounds 

1.6 Currently no 
vacancies. All 
replacement 
coaches must not 
be over ten (10) 
years old (or 
receive a special 
exemption from 
the Park Owner 
in cases where 
the coach is in 
exceptionally 
good condition) 
and meet all 
current HCD 
requirements at 
the time of 
installation. 

1.4 Currently no 
vacancies. All · 
replacement 
coaches must not 
be over ten (10) 
years old (or 
receive a special 
exemption from 
the Park Owner 
in cases where 
the coach is in 
exceptionally 
good condition) 
and meet all 
current HCD 
requirements at 
the time of 

3.3 

1.1 

0.4 
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Cab rill a 
Estates 

Lorna Vista 

Surf& Sand 

Carriage 
Acres 

930 Rosedale 831-475-4312 
Ave. Capitola 

4425 Clares 831-476-3165 
St. Capitola 

750 47th Ave. 831-475-5815 
Capitola 

920 Capitola 
Av. Capitola 

2155 Wharf 
Road Capitola 

831-475-0252 
under new 
ownership 

3200 831-475-3366 
Cliffwood Dr. 
Soquel 

831-475-5530 

Pacific Cover Rl R/Relocation Plan 

$ 
300.00 

$ 
348.00 

$ 
270.00 

$ 
150.00 

$ 
360 

$ 
90.00 

525.00 

All 

55+ 

55+ 

All 

55+ 

On 
Approval 

On 
Approval 

Max40 
pounds 

On 
Approval 

On 
Approval 

1.1 

1.1 

0.8 

1.2 

1.8 

1.6 ** 

1.2 
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Old Mill 3060 Porter 831-475-6696 
St. Soquel 

Orchard Lane 2750 Orchard 831-475-4464 
St. Soquel 

Rodeo Estates 100 N. Rodeo 831-476-6242 
Gulch Soquel 

Soquel Glenn 5300 Soquel 
Dr. Soquel 

Soquel Trailer 4150 Soquel 
Dr. Soquel 

831-476-5044 

831-475-4463 

Pacific Cover Rl R!Relocation Plan 

$ 
450.00 

$ 
326.00 

405.00 

All 

All 

55+ 

55+ 

55+ 

On 
Approval 

Max 35 
pounds 

Max35 
pounds 

Max 20 
pounds 

On 
Approval 

Max35 
pounds 

On 
Approval 

1.1 

1.1 

1.9 

1.5 

5.7 * 

2.8 

3.2 

3.0 

3.0 
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Mountain 
Brook 

Scotts 

6011 Scotts 
Valley Dr., 
Scotts Valley 

225 Mt. 
Hermon Rd., 
Scotts Valley 

4121 
Valley Dr., 
Scotts Valley 
(income 
restricted) 

5344 Scotts 
Valley Dr. 

831-439-9286 

831-761-9151 

Vista Del Lago 444 831-438-4840 
Whispering 

Sequoia Villa 

Manor 

Pines, Scotts 
Valley 

Kelldon Dr., 
Felton 

Watsonville 

Pacific Cover RIR/Relocation Plan 

$ 
325.00 

175.00 

285.00 

$ 
370.00 

$ 
230.00 

279.00 

All 

55+ 

All 

All 

55+ 

On 
Approval 

Max20 
pounds 

On 
Approval 

On 
approval 

On 
Approval 

10.0 *** 

8.5 ** 

8.5 

8.6 

14.9 

17.2 

9.8 
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Freedom 

Green Valley 
Village 

Meadows 
Manor 

Monterey 
Vista 
Moss Landing 

Pinto Lake 

Portola 
Heights 

Rancho 
Cerritos 

Rancho 
Corralitos 

NOTE: * space rents 
vary due to 
coach size and 
location and 
change 
annually 

1954 Freedom 831-458-3013 
Blvd. 
Watsonville 

501 Green 831-722-6766 
Valley Rd. 
Watsonville 

49 Blanca 
Lane 
Watsonville 

144 Holm Rd. 
Watsonville 
1900 Salinas 
Rd. 
Watsonville 

789 Green 
Valley Rd. 
Watsonville 

831-724-1841 

831-722-6698 

831-724-1900 

831-724-3333 

* Resident Owned Park with individual parcel numbers 
** Resident Owned Park with shares 
*** Resident Owned Park CO-OP 
##Converting to Resident-owned. 

Pacific Cover Rl R!Relocation Plan 

$ 
200.00 

$ 
310 

$ 
400.00 

$ 
375.00 

$ 
310.00 

$ 
425.00 

All 

All 

All 

All 

55+ 

On 
Approval 

On 
Approval 

On 
Approval 

4JfJ:f-i .. ''''~"~''';-_ -------_,_ 

Max 25 
pounds 

On 
Approval 

Max 15 
pounds 

12.4 

14.2 

13.7 

11.7 

18.2 

15.4 

13.4 

10.0 

9.8 ** 
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MOBILE HOME PARKS WITHIN 25 AND 50 MILES 

408-
263-
1120 

45 All JOHNSVILLE MOBILE HOME 1504 S MAIN MILPITAS CA 408- 38.4 
PARK ST 262-

1593 

145 All MOBILODGE OF MILPITAS 1515 N MILPITAS 41.8 
MH PARK MILPITAS 

BLVD 

82 All FAIRVIEW MOBILE MANOR 2900 HOLLISTER 42.5 
FAIRVIEW RD 

235 All MISSION OAKS MOBILE 1401 SAN HOLLISTER CA 38.3 
HOME PARK JUAN RD 

178 All PACIFIC MOBILE ESTATES 408- 36.1 
842-
8300 

121 All WAGON WHEEL MOBILE 408- 37.8 
VILLAGE 842-

6240 
54 All ACE MOBILE HOME 408- 36.7 

COMMUNITY 225-
3204 

64 All CA 408- 37.1 
923-
3066. 

418 All CA 408- 34.8 
227-
0330 

440 All SAN JOSE CA 408- 36.3 
629-
0624 

618 All SAN JOSE CA 408- 38.6 
432-
1323 

433 All CHATEAU LA 2681 SAN JOSE CA 408- 36.3 
MONTEREY 298-

HWY 3230 

200 COLONIAL MOBILE MANOR 3300 SAN JOSE CA 408- 33.5 
NARVAEZ AVE 269-

4404 
182 All COYOTE CREEK LE 2580 SENTER SAN JOSE CA 408- 36.8 

HOME PARK RD 279-
0925 

221 All GOLDEN WHEEL PARK 1450 SAN JOSE CA 408- 36.5 
OAKLAND RD 453-

3575 

Pacific Cover Rl R/Relocation Plan 91 
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62 All HILTON MOBILE PARK 661 BONITA SAN JOSE CA 408- 36.6. 
AVE 297-

2363 
187 All HOMETOWN EASTRIDGE 1955 QUIMBY SAN JOSE CA 408- 39 

RD 251-
1401 

108 All LA BUONA VITA-MOBILE 445 N SAN JOSE CA 408- 39.2 
PARK CAPITOL AVE 923-

3119 
265 All LAMPLIGHTER SAN JOSE 4201 N FIRST SAN JOSE CA 408- 41 

ST 321-
9331 

541 All MAGIC SANDS PARK 165 BLOSSOM SAN JOSE c ~;;,,408- 35 
' 

HILL RD ''225-
1010 

400 All MILL POND MOBILE HOME 2320 CANOAS 
SAN J~~E~K ' 408- 34.8 

PARK GARDEN AVE 67-
}t$(:;: ,-:;~- -<~, : 790 

,._;:., '--'>, 

81 All MOBILE HOME MANOR 1300 E SAN SAM~fOSE ''"' CA 4oa:,;:t" 36.6 
ANTONIO ST •• ;:;:;'J7 

''~:· 
294~~ 1~'-~?j~ ->~--~-;- ",·-~~ 

6789. ,hl/5<;:;_ ;~'fi¥), 

344 All MONTEREY OAKS MOBILE 6130 SAN~~~~~·~£:'? ·~cA 408- ,.;}f'f 37.6 
HOME PARK MONTEREY ' 225-

HWY --<~~~::":~~--' ~ 1475 
i'e '...;:;.;,, 

107 All MOSS CREEK MOBILE 2929 ABQ~I'h: SAN JOSE "":, 

''" 
408- 40.3 

HOME PARK SQUARE F$1? .. ; 274-
;_:~,~~ 5600 

108 All MOUNTAIN SHADOWS MH 
633 SHADO:~~J~ .~/CA 408- 33.8 

PARK 
A~r·< 

.CREEKDR · • 269-
·:~~~~k>. . / 9090 

144 All MOUNTAIN SPRINGS;MH ·s&~is€325 ~AN JOSE CA 408- 34.3 
PARK . J%:&1z~;;;:~i{ ··• Htl:!SDALE 266-

VE tP;~ 7611 
Lj,;;·v:··;f,-"c;'X;;n,-. 

102 All OLD ORCHA8D MOBILE ·i . . "" 5 LINLE:~'~ /SAN JOSE CA 408- 35.5 

Affbfkk ., 'ORCHARD s¥'7 292-
J;v~~ y~~ 4359 

186 All QUAIL'lliPLLOW MOBIL 1445•S;f" SAN JOSE CA 408- 29.9 
. .;'"·Ff~'' E PARK BASCOM AVE 371-

'~ <I" 0116 

95 All REDWOODM• HOME 2745 SAN JOSE CA 408- 36.1 
PAR '· MONTEREY 227-

. /··&4· :.c .. HWY 8591 

166 All RIVER GLEN MOBILE 'PARK 2150 SAN JOSE CA 408- 33.9 
.'<o--0/ 

ALMADEN RD 269-4/ 
2367 

120 All SAN JOSE MOBILE HOME 540 BONITA SAN JOSE CA 408- 36.5 
PARK AVE 292-

9694 
121 All SAN JOSE ONE MOBILE 1350 SAN JOSE CA 408- 36.8 

HOME PARK PANOCHE 293-
AVE 9317 

148 All SAN JOSE VERDE MOBILE 555 SAN JOSE CA 408- 37.1 
HOME PARK UMBARGER 295-

RD 3342 
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45 All GREEN PARROT MOBILE 835 KIMBALL SEASIDE CA 831- 36.6 
HOMES PARK AVE 394-

0222 

68 All TRAILER MOBILE 1206 LA SALLE SEASIDE CA 831- 34.8 
PARK AVE OFC 392-

1934 

SEASIDE MOBILE ESTATES 1146 BIRCH SEASIDE CA 35.1 
AVE 

TRAILER HARBOR 905 KIMBALL DE CA 36.6 

HILBY HEIGHTS PARK 1528 HILBY SEASIDE 37.3 
AVE 

138 All MOORPARK MOBILE HOME 501 38.8 
PARK MOORPARK 

WAY 

141 All NEW FRONTIER MOBILE 325 SYLVAN 38.5 
HOME PARK AVE 

206 All SAHARA MOBILE VILLAGE 37.5 

144 All SUNSET ESTATES MOBILE 38.4 
HOME PARK 

143 All T L MOBILE HOME PARK 650- 39.6 
968-
4848 

All 

831-
84 CA 384- 30 

9151 

All 831-
61 

EL MARINA CA 384- 29.1 
8241 

All 831-
99 MARINA CA 384- 29.8 

8141 

All 831-
69 

LAZY WHEEL MOBILE 304 CARMEL 
MARINA CA 384- 29.9 

PARK AVE 
9421 

All 3128 831- 29.8 

83 
MARINA DEL MAR MOBILE 

CRESCENT MARINA CA 384-
HOME PARK AVE#73 8180 

All 831- 25 

310 
MONTE DEL LAGO MOBILE 13100 MONTE 

CASTROVILLE CA 633-
HOME PARK DELLAGO 

3729 
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ATTACHEMENT 5: SAMPLE INFORMATIONAL STATEMENT 

GENERAL INFORMATION 

I. ASSISTANCE IN LOCATING A REPLACEMENT DWELLING 
II. MOVING BENEFITS 

Ill. REPLACEMENT HOUSING PAYMENT- TENANTS AND CERTAIN OTHERS 
IV. REPLACEMENT HOUSING PAYMENT- HOMEOWNERS ~~p'r' 
V. QUALIFICATION FORAND FILING OF RELOCATION.CLAIMS 

VI. LAST RESORT HOUSING ASSISTANCE .{r:;f~r;;ft!J~'''~ 
VII. RENTAL AGREEMENT '+:~~;,, 

VIII. APPEAL PROCEDURES- GRIEVANCE ·,s~2~5: 
IX. TAX STATUS OF RELOCATION BENEFITS. 
X. ADDITIONAL iNFORMATION .AND ASSISTANCE A AILABLE 

I. GENERAL INFORMATION 

The mobile home coach in which you 
Park' - to be improved by the City of 
the future, it will be necessary for you to 
timely manner as to the which you 

.. to you in determining your eligibility for and 

PLEASE DO NOT 

state law. We suggest you save this 

, Pacific & Cutler, Inc., a qualified 
The firm is available to explain the program and 

mber is: 

and, Pacific & Cutler, Inc. 
Oakport Street, Suite 4800 

and, California 94621-2089 
Telephone: 877.972.8908 

PREMATURELY. THIS IS NOT A NOTICE TO VACATE YOUR 
DWELLING. However, if you desire to move sooner than required, you must contact your 
representative with Overland, Pacific & Cutler, Inc., so you will not jeopardize any benefits 
to which you might otherwise be eligible. 
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This is a general informational brochure only, and is not intended to give a detailed 
description of either the law or regulations pertaining to City=s relocation assistance 
program. 

II. ASSISTANCE IN LOCATING A REPLACEMENT DWELLING 

The City, through its representatives, will assist you in locating a comparable replacement 
dwelling by providing referrals to appropriate and available housing units. You are 
encouraged to actively seek such housing yourself. 

When a suitable replacement dwelling unit has been found, 
carry out an inspection and advise you as to whether the 
and sanitary housing requirements. A decent, safe and 
adequate space for its occupants; proper \Ait:l!:>tho.-,.., ... nr,tir..n· 

ui!U',\.ICHIVn consultant will 
meets decent, safe 

sing unit must provide 
heating, electrical 
before relocation and, plumbing systems. Your new dwelling 

assistance payments can be authorized. 

Ill. MOVING BENEFITS 

If you must move as a result of OISPJacernel1t 
assist in moving your personal pro 
There are two types of moving paym 
following types of moving payments: 

A. 

the number of rooms you occupy and 
payment is based upon a schedule 

pie, from four hundred dollars ($400.00) 
, , one hundred fifty dollars ($2, 150.00) for 

dwelling (For details see the Table following). 

you of the amount you are eligible to 
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If you select a fixed payment;~you will be reE;oonslr>le for arranging for your own 
move and the City will assume''no)i~bility for any mage of your personal 

property. · ··~~;\ :;s;: ·~} '.·:~""··,. . ... 
B. Actual Movin J::xpense (Pr~L~~~ional NJ,ov~r 

~~- ;, -_:~-:~t~~ ·t~i~; / 
If you wish to ~~t~ e the,~E;trvices of a IJHensed commercial mover and have the City 
pay the cosj,11(f · ly, yolJ!;tJnay claim ttl~"'~CTUAL cost of moving your personal 
property up to 1 . 0) "' r Your relegation representative will inform you of the 
numbero.f.9qmpeti ... ')ti .. s (i{y;€\iY) which may be required, and assist you in 
devE?Ic)pln'{f'~':sco e of'sehtices foi'Citfapproval. . 

;(f~r;::~··/' ' '1;_r~;· 

IV. ,tJ~~CEMENT ~iJSING)~'(MENT- TENANTS AND CERTAIN OTHERS 
<·_:lNz, ~~~:~/; 

You may be'· . ·· i~le for ,{"''payment of up to five thousand two hundred fifty dollars 
($5,250.00) to asgjst you il)~;fE:mting or purchasing a comparable replacement dwelling. In 
order to qualify, you miJ.st;elther be a tenant who has occupied your present dwelling for at 
least Ninety (90) days'prfor to City of Capitola acquisition of the property; or, an owner who 
has occupied your d~elling for between Ninety (90) and one hundred eighty (180) days 
prior to City of Capitola acquisition of the property. 
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v. 

A. Rental Assistance. If you qualify, and wish to rent your replacement 
dwelling, your rental assistance benefits will be based upon the difference, over no 
less than a forty-two (42) month period, between the rent you must pay for a 
comparable replacement dwelling; and, the lesser of your current rent or thirty 
percent (30%)of your gross monthly household income. You will be required to 
provide your relocation representative with monthly rent and household income 
verification prior to the determination of your eligibility for this payment. 

-Or-

B. Down-payment Assistance. If you qualify, and w,i.~.h to purchase a home 
as a replacement dwelling, you can apply up to the ,tgf~f~a!Jlount of your rental 
assistance payment towards the down-payment •. an'Q non-recurring incidental 
expenses. Your relocation representative will clariftJ:,rdg~.clures necessary to apply 
for this payment. ~;f{ · · ·· 

REPLACEMENT HOUSING PAYMENT-/. OMEO\JYNERS 
/ '. }>:\ ·~:.~i~f, 

A. If you owned, and occupied a dwelling "at. least·'lf~O days pri~Wto May 2000, 
you may be eligible to receive a payment of up;'C· enty two thousand five hundred 
dollars ($22,500.00) to assist you in purchasin" .·comparable replacement unit· in 
the event you are unable to relo'~i:J.te qur coach to 'anc'" er park. 

'\, ~JJ:~·~:fA?iv •.~>fJ' . 
If you owned, and occupied a non:."<:e. o~at~!,?lr,:Qi.~plac~ent dwelling for at leas~ 90 
days but not mor~ ... '"~~?~ 180 daX~ !~edrat~¥Jpnor to the date of the Crty's 
purchase, you m ·;~IJgrble for a payment of u~:to five thousand two hundred frfty 
dollars ($5,25o . igfRyment is irlt~~ded to cover the following items: 

2', -\;;-~-:-~~ t~1; ', . -£,-"-0-

1. Purchas R,~Js:e Dif;f~rential - Ar\i~ffiount which, when added to the amount 
for~hich City{J?.~r6ha$lts;Mo4~··P[§>perty, equals the lesser of the actual cost of 

:<'<'. -_!,V-·'""·~ '\:;~'- _--"-___ ·v,v __ "'''''''''-~_-l_,:;~_'J.;1ftt''e_ -:',=~roo,-y 

;·t0YOU!\t't~pl~ceme1Jftclwellirig;:ror;rthe amount determined by City as necessary 
. A;Ji>'to PQrcfj~§~ a"'c; """ rpparable replacement dwelling. Your relocation 

. representat~~>~ill e . lcti. ?both methods to you. 
·~t:~}i!:; ;:~}-. -~~~~;r;!: 

2. ·<:.t,s:~J'y'lprtgage lnt~~~st rfferential - The amount which covers the increased 
">ffi{~/}?St costs''r:~~lf any, required financing a replacement dwelling. Your 
relociition rep ;:,,~entative will explain limiting conditions. 

3. lncideri~.~J:'"Expenses - Those one time costs incidental to purchasing a 
replacement unit, such as escrow fees, recording fees, and credit report fees. 
Recurring expenses such as prepaid taxes and insurance premiums are not 
compensable. 
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B. Rental Assistance Option - If you are an owner-occupant and choose to 
rent rather than purchase a replacement dwelling, you may be eligible for a rental 
assistance payment of up to $5,250.00. The payment will be based on the 
difference between the fair market rent of the dwelling you occupy and the rent you 
must pay for a comparable replacement dwelling. 

If you receive a rental assistance payment, as described above, and later decide to 
purchase a replacement dwelling, you may apply for a payment equal to the amount 
you would have received if you had initially purchased a comparable replacement 
dwelling, less the amount you have already received as a rental assistance payment. 

VI. QUALIFICATION FORAND FILING OF RELOCATIONCLAIMS 
Af'f'I{t~" 

To qualify for a Replacement Housing Payment, you mu$l{;ent'"b~E,lchase, and occupy a 
comparable replacement unit within one year from the l~te,r of the{: . wing: 

. /4f;:x· N *r"% ·". 

1. For a tenant, the date you move f~qm the displacement dw "" · 
. ,/~~.t:;;J~&:~~ 1; '., 

2. For an owner-occupant, the datei~YO!J .ieceiye final pq. ment for the 
• ·-...:;-,o_,:%;<<;~• .J'>/ 

displacement dwelling, or, in the casei~§t;~.condemnation, the date the full 
amount of estimated just;cpmpensation is""'Ci~pQsited in court; or 

3. The date City fulfills its obf(' )1,tq .make av;'rf~§IEJ~ttomparable replacement 
""<-::-~:~.:: __ -_:--_-:_-_-=~-'--· •it;. ::.-// • 

dwellings. _JP, 
,-0--

AII claims for relocat!on42~fQ~!!1~>;mus~ be fi 1~:·~i~h the i lt{within eighteen (18) mon~hs 
from the date on whlcJ'lyyou req~1ye fmal payment for your property, or the date, on wh1ch 

you move, whichev~r:'i~,Jflter. )~·i:> · 

VII. 
. ~iF~2\. ··>r.'X?,. 

If co~B;,"f""'le replacemeQMi~elling~,?;}e" not available when you are required to move, or if 
repi~Cem~~J~Qousing is n?~~vail~b!,¢'Within the monetary limits described above, City will 
prov1de LastJ'!§.~mrt Housi09J:i\SSistance to enable you to rent, or purchase a replacement 
dwelling on aittffu~ly basis.Jilast Resort Housing assistance is based on the individual 
circumstances of~ic!be displ~ced person. Your relocation representative will explain the 
process for determ'in![!·. :~fher or not you qualify for Last Resort assistance. 

If you are a tenant, ana you choose to purchase rather than rent a comparable replacement 
dwelling, the entire amount of your rental assistance and last resort eligibility must be 
applied toward the down-payment of the home you intend to purchase. 
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VIII. RENTAL AGREEMENT 

Except for the causes of eviction set forth below, no person lawfully occupying the 
park will be required to move without having been provided with at least Ninety (90) 
days written notice from the City. Eviction will be undertaken only in the event of one 
or more of the following infractions: 

IX. 

A. Failure to pay rent; except in those cases where the failure to pay is 
due to the lessor's failure to keep the premises in habitable condition, is the 
result of harassment or retaliatory action or is the re,~if'8ft.,discontinuation or 
substantial interruption of services within the reaso dtiite control of lessor; 

B. Performance of dangerous or illegal act*•n; e u t}~y lessee, its guests 
or invitee's or, any combination thereof; /'·. .,,*.,., "::'{('· 

C. A Material breach of the renta . 
within thirty (30) days of written notie , 

D. Maintenance of a nuisance and fa1 
time following notice; ~i''' ·~ 

'i~~~0~j~'''k . ' ::~·~);;/ ',{' 
E. . Refusal to accept one 6{\',a·'rf[~~ q~ble numb~~of offers of replacement 
dwellings· or '',;:" · 

J •:"P'.'< t~t2j /C> ):::;;7 
F. The ev· · ::~:\l~;;:~~quired by'·~, ate or loc,~llaw and cannot be prevented 
by reasona arts?· ;,~~he part of the public entity. 

')~;/ 
CE APPEAL PROCED 

'"otii·~?<t~~~1z:tiz>·:~::; .. 
Any pgfs.on aggrfa~~q pya ",,.Stnination as to eligibility for a relocation payment, or 
th~#&~Mg~nt ~f a pa'Y.~~pt. ffi·a'f:ryave her/his claim revi~wed or reconsidered in 
accoroa,.Q9@ w1th Clty=s:,~ppealslprocedure. Complete details on appeal procedures 
are avaii~~~~{·~ypon reque~tlfrom City. 

''cf!J,i}~~i'!iz;. · l~? 
'''\,:~~;:i::'_'-- {-~;-/ 

,,~~n*tr7 

JY 
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X. TAX STATUS OF RELOCATION BENEFITS 

California Government Code Section 7269 indicates no relocation payment received 
shall be considered as income for the purposes of the Personal Income Tax Law, 
Part 10 (commencing with Section 170 01) of Division 2 of the California Revenue 
and Taxation Code, or the Bank and Corporation Tax law, Part 11 (commencing with 
Section 23001) of Division 2 of the California Revenue and Taxation Code. 
Furthermore, federal regulations ( 49 CFR Part 24, Section 24.209) also indicate that 
no payment received under this part (Part 24) shall be consid~r~d as income for the 

{.'··> --:-~ 

purpose of the Internal Revenue Code of 1954, which hasJ?:~en reoesignated as the 
Federal Internal Revenue Code of 1986. The preceding ~t~!§tnent is not tendered as 
legal advice in regard to tax consequences, and displa'cee~/~$J"l0uld consult with an 
independent tax advisor or legal counsel to determfi;l~ the 'Sitijtre:nt status of such 
payments. '\ ~~,')~;;, 

XI. ADDITIONAL INFORMATION ANDI~:~ 
Those responsible for providing you with relocation;,i:!~~istance hope to -assist you in 
every way possible to minimize har9l3bips involved iri'F:E:ilb({ating to a new home. Your 
~ooperati?n will be helpful and greaH~!~pg[;~ciated: If yol!im~,~"~any questions at ~ny 
time dunng the process, please '(jo <notl'::;besltate to':kcontact your relocation 

.>, '"'~~<~-!¥'-?"'/;_/-~. . .'\{'<."'¥ 

representative. ·' · ··"'«'''' · ·· l' 
·<;'<jJf:'? 
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ATTACHMENT 6: FIXED RESIDENTIAL MOVE SCHEDULE FOR PERSONAL 
PROPERTY (MOBILE HOME EXCLUDED) 
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ATTACHEMENT 7: MOBILE HOME MOVE BIDS· 
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Baxter Mobile Home Transport, Inc 
2540 Bm.-lwood Dr 
Modesto, CA 95355 

www.baxtermobllehometl'3nspm1.com 

Contractm·•s License# 867503 

Phone# Fax# 

209-544-3212 209-544-2285 

Name I Address 

Linh Inolmchi 
linokuchi@opcservices_com 
510-924-3013 
510-638-3081 

Description 

Prepare double mobile home for transport located in Capitola, CA Provide 
axles and tires if necessary_ 

Transport home withinlOO mile radius_ 

Set up home_ Block & level 

I Total 

Pacific Cover RIR/Relocation Plan 

Estimate 
Date Estimate # 

8/22/2011 533 

Job 

Amount 

3,000_00 

3,000_00 

4,000_00 

$10,000_00 
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Baxter lVIobile Home Transport, Inc 
2540 Burlwood Dr 
Modesto, CA 95355 

www.ba:rtermobilehometranspm1.com 

Contractor's License# 867503 

Phone# Fax# 

209-544-8212 209-544-2285 

Name I Address 

Linh fuolrnclli 
llnokuclli@opcservices.com 
51Q-924-c3013 
510-638-3081 

Description 

Prepare single mobile home for lransport located in Capitola, CA. Provide axles 
and tires if necessruy_ 

Transport home within 100 mile radius_ 

Setup home. Block & level 

I Total 

Pacific Cover RIR/Relocation Plan 

Estimate 
Date Estimate # 

S/22/2011 532 

Job 

Amount 

1,500.00 

1,500.00 

2,000.00 

$5,000.00 
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Jp Mobile 
Homes 

California Manufactured 
Housing Services 

(800) 604-6001 
John@jpmobflehomes_com ---

Home - Moving • Leveling - Classifieds -Gallery - Links 

Free Mobl!e Home and Manufactured Housing Advertising for Buying, Selling and Renting. 

Thank you for visiting our website and participating in our tree estimate to move a mobile home. 
This information is only avaHable by doing so ___ . 
Below ls average pricing to move a mobie home within 100 mifes_ Only the transporting; would 
increase evefY 100 miles_ 
Additional cost would be: 

• e)(llando or room addition. 
• permit processing (inslalla!lon permits -not transit permits) 
• Ulilily disconnection and connections. 
• Exira wfde loads -requires pilot cars with ftashing lights 
• Diflicult delfvefY or pick-up. Obstructions- fences, mailboxes, !fees- requires special romng 

equiptrnent. 
• Installation in a mobile home park - because or bracing requiremems 

Here is anotherway to estimate moving your mobile home 100 miles With everything included_ 
Permit process, utility connections and disconnections, foundations or reQuired bracing. EvefYthing. 

$299 complete Project Estimate 
VisUs to meet with you, the mobile home to be moved and the location where it's to be instalfed_ 

·' To confirm pickup and dellvefY access for obstacles a_ild clearances. 
Dfaft a slle plan or the proposed mobile home as It would sit on the lot or space. 

Submit proposed plans to local planning dept or authorlty for approval and fees estimate. 
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ATTACHMENT 8: LETTERS SUBMITTED TO COMMUNITY DEVELOPMENT 
DIRECTOR REGARDING RIR PREPARATION 
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June 9, 2011 

Derek Johnson 
Community Development Director 
City of Capitola 

)'901 Oakport Street Suite <!BOO 
Oakland. CA 94621 . 
510,638.3081 ph r 5l0.63il0750 fax 

RE: Waiver of Appraisal of City owned Coaches at Pacific Cove and Identification of 
Appraisal Issues 

Dear Mr. Johnson: 

As you are aware the City of Capitola {the City) is contemplating the closure/change of use of 
the Pacific Cove Mobile Home Parle Overland, Pacific and Cutrer (OPC) has been retained by 
the City to prepare the Relocation Impact Report as well as the necessary relocation plan and 
replacement housing plan. 

Section 17.90.030 (f) of the City of Capitola Municipal Code requires appraisal of those mobile 
homes which cannot be moved as the result of a park closure or change of use. 

Pacific Cove contains 42 mobile home spaces, of which 10 spaces are occupied by City owned 
mobile homes. The 32 privately owned coaches clearly require appraisal to determine the value 
should the closure or change of use require acquisition of coaches not moveable due to their 
age or condition to an alternate location Le another park. 

Given that the City owns the remaining 10 coaches (in addition to owning the park and seeking 
the closure/change of use), is it necessary to appraise those coaches to meet the requirements 
of Section 17.90.030 (f) of the City of Capitola Municipal Code? 

In addition, pursuant to Capitola Municipal Code Section 17.90.030(F}, I am requesting your 
identification of relevant issues that should be addressed in the appraisaL 

As the owner the City would have the right to salvage the coaches and retain the proceeds from 
such salvage; or if moveable, sell the coaches or have them moved to an alternate location_ The 
City may wish to have the coaches appraised for its own planning purposes, however, for the 
purposes of the Relocation Impact Report the appraisal does not seem warranted; the current 
occupants would however, receive relocation benefits under California Relocation Law if they 
qualify_ 
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Pacific Cove lVIobile Home Park Appraisal 
Page2 

Sincerely, 

Chad K. Wakefield 
Project Manager 
Overlandf Pacific and Cutler 
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August 25, 2011 

Derek Johnson 
Community Dev~Iopment Director 
City of Capitola 
Delivered via email to: djohnson@ci.capitola.ca.us 

RE: Waiver of requirement 17.90.030 (h) 

Dear Mr. Johnson: 

7901 Qakport Slleet. Suite 4800 
Oakland, CA !!4621 
510.63113081 ph JS.10.638.Q7,50Jax, 

As you are aware the City of Capitola (the City) is contemplating the closure/change of use of 
the Pacific Cove Mobile Home Park (the Park). Overland, Pacific and Cutler (OPC) have been 
retained by the City to prepare the Relocation Impact Report {RlR) as well as the necessary 
relocation plan and replacement housing plan. 

Section '17.90.030 {h) of the City of Capitola Municipal Code requires that the names and 
mailing addresses of each eligible resident, mobile home tenant, mobile home resident, resident 
mobile home owner and legal owner of a mobile park in the park be included in the RIR 

I am requesting a waiver for the inclusion of this information in the RIR It would be expected 
that this report will become public information. It is our belief that the identities of the persons 
potentially impacted by this closure should be kept confidentiaL OPC believes in taking all 
appropriate measures to protect the privacy of the persons we work with and we as a practice 
do not identify specific persons in our planning reports and documents that are subject to 
become public information_ Exclusion of this information will assist us in protecting the privacy of 
those persons potentially impacted_ 

AddiHonally we seek approval to exclude the names and addresses of the persons potentially 
impacted by the closure in other ·required areas of the RIR including t11e Appraisal reports per 
17.90.030 (f). 

As an alternative we will include language that states the range and amount of spaces covered 
in the report Additionally there are other areas to be addressed in the RIR that help to identify 
the specific impacts without expressly revealing the identities of the persons impacted. 

The persons potentially impacted by this potential closure have been identified. Outreach has 
been made to all residents, owners and tenants in the park for the RIR To date we have 
completed interviews with 35 of 38 potentially impacted persons and have made numerous 
follow up attempts with the three outstanding impacted persons; and we will make attempts 
during the required 30 day review and comment period to interview them. 
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Pacific Cove Mobile Home Park RIR Waiver Request 
Page2 · 

All impacted persons will be notified of the availability of the RIR and relocation plan, thus there 
is no concern of these persons being unaware of the process, potential impacts to them, 
benefits, services and types of compensation that will be available to them should the park be 
closed_ Additionally, eligibility interviews will be required should the Park be approved for 
closure by the Capitola City CounciL The impacted persons have also been infmmed that it's 
their right to seek the assistance and advice of any professionals they may need to help them 
evaluate the potential impacts, benefits, services and compensation should the park be closed_ 

To this end we believe that there is no benefit to including the names and addresses of the 
impacted persons in the RIR We believe that there are no persons who may be impacted that 
are unaware of the potentia! closure and thus the additional step of identifying them in the RIR is 
believed to be un·-necessary and has no informative value_ 

We respectfully request your review of this matter and waiver of this requirement in the RlR 

Sincerely, 

Chad K. Wakefield 
Project Manager 
Overland, Pacific and Cutler· 
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ATTACHMENT 9: COMMUNICATION TO POTENTIALLY 
IMPACTED PERSONS 
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July21,2011 

Name 
Address 
City!State!Zip Code 

Re: Pacific Cove Mobile Home Park Relocation Impact Report Interview and Inspection 

Dear Pacific Cove Space Resident and/or Property Owner: 

As you may be aware, The City of Capitola (called here the "City"), the owner of the Pacific Cove Mobile 
Home Park (called here the "Park"), is considering Park closure and cessation of use_ If this occurs you 
will be displaced from the Park 

Per the requirements of California Government Code Section 65863_7 and 66427-4 (called here the 
Government Code) and Chapter 17.90 of the City of Capitola Municipal Code (called here the "Municipal 
Code"), the City, is required to prepare a Relocation Impact Report (called here the "RIR). Copies of these 
Codes have been enclosed with this letter. Additional information can be found on-line through the 
Department of Housing and Community Development Mobile Home Ombudsman at the following link 
h1tp:l/www.hcd.ca.gov/codesfol/faqPage.html. 

In order to meet the specific requirements of 17.90.030 of the Municipal Code, the City ·must have 
Appraisals prepared and conduct a survey of the residents of the Park's occupants. 

The City has hired Overland, Pacific and Cutler (called here "OPC") to prepare the RIR and Desmond, 
Marcello and Amster (called here "DM&A) to prepare the appraisals, which will help to inform the RIR In 
addition OPC will also be preparing a Replacement Housing Plan under the Melfa Act and Relocation 
Plan under California Relocation Assistance Law. · 

Representatives from OPC and DM&A will available at the Park on the following ·dates to conduct 
inspections for the appraisals and interviews for 1he RIR survey_ Appointments are expected to last 
approximately 45 minutes and as a means to minimize any inconvenience to your time, OPC and DM&A 
would like to meet with you during the same appointment 

• August 4-6, 2011 
o We'll also make ourselves accessible August 11-13 if you are unavailable the previous 

week 
o You may schedule a telephonic appointment between August 1 and August 16, 2011 

The inspection consists of measuring the exterior of your home, a brief inspection of the interior and 
taking a few pictures. The survey will consist of questions regarding the persons occupying the property, 
their income and their relocation needs_ · 
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Prior to your interview appointment, please gather the following information, if available; 

• Certificate of Title 
• Bill of Sate 
• Information regarding the Make, Model, Serial Number and Year of your home 
• Recent invoices for any improvements to your home 
• Space rent amount 
• Date of Purchase and amount paid 
• Coach mortgage amount/ monthly payments 
• Income information 
• Current utility bills 

It is our intention that our interview is conducted with minimal inconvenience to you. Your preparation of 
the above requested information will help us to expedite this process. 

Marcus Pigrom, ASA and Steven Hjelmstrom, ASA are the appraisers that will be conducting the 
interviews/inspections·. Linh lnokuchi and John Morris from OPC will be conducting the relocation 
interviews. 

Per the Government Code, Municipal Code and California Mobile Park Residency Law, your participation 
is voluntary. However, we respectfully request your participation to the fullest extent possible. Please 
keep in mind that if you do not participate in this process the initial valuation of your property and the 
calculation of any relocation benefits may be negatively impacted. 

If you are not the registered owner of the home you occupy, please forward this letter to the owner of the 
home or leave us a message with the name and telephone number for the owner of the home as soon as 
possible. If you rent the home we will still need to conduct a relocation interview with you to assist us in 
determining the relocation assistance you may be eligible for including relocation rental assistance for 
replacement housing. 

Please note that DM&A is an independent appraiser and OPC is an independent consultant and neither 
firm is employees of the City of Capitola. In addition, we have no professional, personal or financial 
interests regarding our conclusions of values of your home and the particulars of the relocation needs. 

Please contact linh lnokuchi from OPC at (BOO} 400-7356 or via email at !inokuchi@opcservices.com to 
schedule an in person relocation interview and appraisal inspection appointment as soon as possible. 
Marcus Pigrom from DM&A can be contacted directly for a telephonic appraisal interview at (310) 216-
1400. Please contact Linh for a telephonic relocation interview. 
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We thank you in advance for your time and cooperation in this process. 

Sincerely, 

Chad K. Wakefield 
Project Manager 
Overland, Pacific and Cutler 

Pacific Cover RIR!Relocation Plan 
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Residential Occupant to Be Displaced 

June 22, 2011 

<<HEAD-OF-HOUSEHOLD>> and All Other Occupants 
<<MAILING ADDRESS>> 

Dear Occupants: 

The City of Capitola (called here the "City'') · . . .. the property 
you currently occupy and/or own at <park .,..,...,..¥,c..,.,'> Pacific Cove· bile Home 

~~*/ 

Park Project (Project). This notice is to u. avuu under Sta :taw. If the 
City closes the property and you are displaced tn+':{th, . ., you will 1fe eligible for 
relocation assistance under the Relocation N.,..,,., . .,.n~r·~ Law (Sec 7260 et. seq. of 
theCA Government Code). 

The City has 
represent the 

& Cutler, Inc. (OPC) to 

~i~'o~-~~~{j~~~~~r:~·:~~tt,o your landlord because failure to pay 
•.uz~.v .. u 5 ',"' ... ·HJHU may be cause for eviction and loss of 

not to move or sign any agreement to purchase or 
.~.v~~u~~{:~!v•u·. ,.., of eligibility for relocation assistance. If you 
~..,..,.., ........... ._ such notice, you will not be eligible to receive 

Iea.setcot1ta•ct us before you make any moving plans. 

should continue to pay your monthly rent to your landlord 
and meet your obligations as a tenant may be cause for eviction 

assistance. You are urged not to move or sign any agreement to 
purchase or lease unit before receiving formal notice of eligibility for relocation 
assistance. If you move or are evicted before receiving such notice, you will not be 
eligible to receive relocation assistance. Please contact us before you make any moving 
plans. 

If the City closes the property and you are eligible for relocation assistance, you will be 
given advisory services, including referrals to replacement housing, and at least 90 days 
advance written notice of the date you will be required to move. You would also receive a 
payment for moving expenses and may be eligible for fmancial assistance to help you rent 
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or buy a replacement dwelling. Any person· aggrieved by a determination as to eligibility 
for, or the amount of, a payment authorized by the City's Relocation Assistance Program 
may have the appeal application reviewed by the City in accordance with its appeals 
procedure. Complete details on appeal procedures are available upon request from the 
City. 

Again, this is not a notice to vacate and does not establish eligibility for relocation 
payments or other relocation assistance. If the City decides not to close the property, you 
will be notified in writing. 

If you have any questions about this or any other relocatiSlR/ .. 
the address and the phone number below. .,,\" 

Also, in an effort to provide you with the best po~§lble:~~formation'~(.f,~xplanations of 
A~ ~?~ 

your relocation rights, I would like to invite y u;·;to a residents meetingr' "'Wednesday, 
July 13,2011 at 6 P.M. at: 

Sincerely, 

.• 
The City of Cap.Itoi\ ; 
Ge:~tmunity Room'/·g)>,. 

420\~~J,?Jtola A venue ·;~:}; 1· 
Cap't1;q·rx 5010 ·· · . 
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ATTACHEMENT 10: APPRAISAL REPORT 
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ATTACHMENT E

REPLACEMENT HOUSING PLAN 

Pacific Cove Mobile Home Park Closure 

Prepared for 

The City· of Capitola 

By 

7901 Oakport Street, Suite 4800 
Oakland, CA 94621 

(877)972-8908 

SEPTEMBER, 2011 
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The City of Capitola (the City) is considering closure of the Pacific Cove Mobile Home 

Park (the Park). It has been determined that there as many as 41 coaches (aka mobile 

homes or travel trailers), which are either occupied or vacant yet occupiable residential 
units, in total placed on 44 spaces within the Park. These coaches would need to be 

either relocated or acquired and demolished in order to close the park and change its 

use. 

Based on preliminary interviews with current Park occupants, 1 0 of the coaches are 

known to be occupied by 'Very Low' to 'Moderate' income households and, per state 

law, these units would need to be replaced by the City, if feasible. An additional nine 
coaches are suspected to be occupied by persons of at the most, Moderate income. 
The remaining coaches are occupied by households of 'Above Moderate' income and 

need not be replaced by the City. 

California Government Code Section 65590 (known as the Mello Act) requires that 
when residential units (including mobile homes) occupied by Very Low to Moderate 

income persons are demolished or converted to other uses within a Coastal Zone such 

as Capitola, the City is required to adopt a replacement housing plan, if such a plan is 

feasible. 

The plan should identify the project and the negative impact it will have on the 

affordable housing resources and make provisions for how the affordable housing units 

to be lost as a result of the project will be replaced on the site. If it is not feasible to 
replace the units one-for-one, the plan should explain the reasons why it is not feasible 

and set forth alternative solutions for replacing the housing within the Coastal Zone or 

within three miles of the site. 

In addition to complying with Mello Act requirements, this plan shall also identify existing 

affordable housing resources in the area that may have capacity to provide housing to 
those persons displaced by the park closure project. 

This Replacement Housing Plan (the Plan) has been prepared for the City because 1) 

On March 24, 2011, the Park sustained damages caused by a heavy storm. That event 
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has raised concerns that long-term residential use of the Park is not safe or physically ~"""', 

viable or economically viable; 2) On April 29, 2011 the City Council unanimously voted '('~""'\ 
to explore the possibility of closing the Park; and 3) a Relocation Impact Report (RIR) 

will be prepared to provide the City Council with information to properly consider the 

Park's closure. Should the City Council approve the Park's Closure a 180 Day Notice 

will be issued and the Park residents would be displaced. including at least 10 Very Low 

to Moderate Income households. 

This Plan describes the following: 

1) The proposed Project; 

2) The general location of units for 'Very Low', 'Lower' and 'Moderate' income 

persons which will, or may be removed or destroyed as a result of the Project; 

3) The general location and intentions for the development/provision of replacement 

housing; .. 

4) The means of financing such development of replacement housing; 

5) The schedule for the construction of replacement housing; and, 

6) The time period for which these units will remain affordable. 

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK] 
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PROJECT DESCRIPTION 

The City, as the owner of the Pacific Cove Mobile Home Park (the Park), is considering 

the closure of the Park and in connection with that closure it would potentially acquire 

30 privately owned coaches and demolishing those coaches along with 11 coaches it 

owns and rents to private parties and other entities. The future use of the Park has not 

been determined, however, there are no plans to develop new residential dwellings on 

the property. 

As a result of this proposed closure - and, it's removal of 'Very Low-to-Moderate' 

income housing - a repracement housing plan is required under state law under the 

Mello Act. 

PROJECT LOCATION 

The City of Capitola is an incorporated municipality (1949) in Santa Cruz County, 

California, with an estimated population, as of 2010 (according to the State of California 

Department of Finance Demographic Research Unit), of 10,198 people, (see Figure 1). 

The Project site which is the subject of this Plan is located at 426 Capitola Avenue, 

directly north of the Southern Pacific railway and adjacent to Capitola City Hall, near 

Capitola Village and the Monterey Bay. Area detail is shown in Figure 2. 

Regional and site-specific maps are to be found on the following pages. 
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Figure 1: Regional Project Location 
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Figure 2: Specific Project Location 
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SURVEY METHODOLOGY 

The City of Capitola· hired Overland, Pacific and Cutler (OPC) to prepare the required 

planning documents for the proposed Park closure including the Relocation Impact 

Report (RIR) and this Replac~ment Housing Plan. 

Between July 26 and August 17, 2011, OPC met with or spoke by phone with owners 

and occupants of the coaches. Direct, in-person interviews were conducted on the site 

August 4-6 and 11-13. A total of 36 Park occupants and absentee mobile owners were 
• ...1 J.".t:" ...! ...! ~~ .& 4-1-. t" th . t . rl 1uenu,1eu anu 00 o, u1ose persons, or persons represen mg ... em, were ln.erv!e\11/e_. 

During these interviews, 11 households were willing to provide income information. Table 

1 below shows a distribution of the stated income categories by owner (both part-time 

and full-time) and renter occupants. 

Table 1: Distributions of Stated Income Category 

Income Category 

Housing Extremely Above 
Tenure Low Very Low Low Moderate Moderate 

Full-time 
Owner 
Occupant 2 0 3 
Part-time 
Owner 
Occupant 1 1 

Renter 2 1 1 

Total 4 1 3 2 1 
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Table 2 below shows the distribution of all potential persons impacted according to their 

stated housing tenure. From a comparison of the income information collected to the 
overall impacts shown in Table 3 below, income information is needed for an additional 
16 displacees. Stated part-time residents and those who are absentee owners are 

excluded from the need to replace their housing because the Park is not their primary 

residence. 

Table 2: Stated Housing Tenure 

Occupancy Type/Response # 

Part-time Owner Occupied 8 

Full-time Owner Occupant 13 

Absentee Owner - Coach Not Occupied 3 

Not Responsive 6 

Total Private Owners 30 

Total Tenants 6 

Total Potential Displacees 36 

Table 3: Analysis of Variance in Data 

Housing Tenure Class Income Provided Total Impacted 
Full-time Owner Occupant 5 14 
Part-time Owner Occupant 2 8 
Absentee Owner 0 4 
Renter 4 6 
Tenure Not Stated 0 4 
Total 11 36 
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For planning purposes, it is assumed that 10 full-time owners and renters who did not 

provide income information fall within the Moderate income category and that six 

persons who did not state their housing tenure fall within the Above Moderate income 

category. 

By discounting all part-time owners, absentee owners and un-stated tenure 

classifications, this Replacement Housing Plan is only concerned with 20 units. Thus the 

City would need to propose the provision of a source of replacement housing- for 20 

units. 

REPLACEMENT HOUSING REQUIREMENTS 

Pursuant to the provisions Government Code Section 65590 (b) and Article 4, Section 

6124 and 6130 of Title 25 of the California Relocation Assistance and Real Property 

Acquisition Guidelines (the Guidelines), the City is required to make available 100% of 

the required replacement units at an affordable housing cost to households in the same, 

or a lower income category (i.e., 'Very Low', 'Lower' and 'Moderate' income standard) as 

those households which would be displaced. 

INCOME CLASSIFICATION BY HUD STANDARD 

California Health & Safety Code Sections 50079.5 and 50105 provide thaf the 'Extremely 

Low', 'Very Low', 'Lower' and, 'Moderate' income limits established by the United States 

Department of Housing and Urban Development (HUD) are the state limits for those 

same income categories. 

Sections 50079.5 and 50105 direct the State Department of Housing & Community 

Development (HCD) to publish the income limits. HUD released new income limits in 

April 2011 and these limits are currently in place for the current calendar year. 

Accordingly, HCD filed with the Office of Administrative Law, amendments to Section 

6932 of Title 25 of the California Code of Regulations. The amendments contained the 

currently applicable HUD income limits, prepared by HCD pursuant to Health and Safety 

Code Section 50093. 

Table 4, following, provides the latest annual definition of those Federal, State-adopted 

income categories, for Santa Cruz County, to define and determine housing eligibility, by 

income level, for certain programs; which limits will be utilized in this Replacement 
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Housing Plan for determining which units, by bedroom count, will be required to be made 

available for households in the 'Very Low', 'Lower' and 'Moderate' income categories. 

Table 4: Santa Cruz County Income Limits 

Income Number of Persons Per Household 
Category 1 2 3 4 5 6 7 8 
Extremely 
Low $21,200 $24,200 $27,250 $30,250 $32,700 $35,100 $37,550 $39,950 
Very Low $35,300 $40,350 $45,400 $50,400 $54,450 $58,500 $62,500 $66,550 
Lower $56,500 $64,550 $72,600 $80,650 $87,150 $93,600 $100,050 $106,500 
Median $60,050 $68,650 $77,200 $85,800 $92,650 $99,550 $106,400 $113,250 
Moderate $72,050 ·$82,650 $92,650 $102,950 $112,200 $119,400 $127,650 $135,900 

Figures are per the California Department of Housing and Community Development, July 

13, 2011. 

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK] 
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The City has one primary option available to provide all of the needed replacement 

housing to mitigate the impact of the Project. The implementation of the proposed 

Project will result in the removal of as many as 19 "affordable" residential dwelling 

units. A description of this option as well as an analysis of potential resources under 

the Mello Act is shown below. 

Primary Replacement Housing Option 

Capitola features numerous mobile parks. One of these parks; Castle (aka Castle Mobile 

·Estates), which is located within Capitola's coastal zone has been going through a 

repositioning and rehabilitation planning processes with the City to ensure that it is 

maintained as a stable source of affordable housing in Capitola. 

The sale of Castle was recently approved to Millennium Housing. Millennium is 
contractually obligated to rehabilitate the park and reserve 86 of the 1 08 spaces in. the 

park for very-low to moderate income households. The City of Capitola. will invest $2 

million dollars in the project and over 40 of the spaces have been reserved as 

replacement housing for a potential closure of Pacific Cove. 

Castle is located at 1099 38th Avenue in Capitola. This park is approximately 1.5 miles 

from Pacific Cove. This resource alone would allow the City of Capitola to meet its 

obligation under the Mello Act to provide as many as 20 spaces, which could provide 

housing to persons ranging from Extremely Low (0-30% AMI) to Moderate (80-120% 

AMI). 

Alternative Options Available 

An alternative resource available to low-income seniors earning 60% or less of AMI is 

the Bay Avenue Senior Apartment in Capitola located at 750 Capitola Avenue. First 

Community Housing (FCH) recently completed major renovations and development of 

new units at the property. The City of Capitola assisted financially in the rehabilitation 

and redevelopment of the property. 
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Analysis of Potential Sites and Properties 

Vacant land and properties in Capitola and Santa Cruz County, which may be developed 

or redeveloped for residential purposes, is extremely scarce. OPC conducted a survey of 

land listed for sale on September 5, 2011. Table 5 below shows the results of that 

survey. 

Table 5: Analysis of Land Survey 

Lot Size Listed Sale Distance 
Address Location Present Use Potential Use Price from Site 

Conversion to 
SROor 

Redevelopment. 
No Plans 

approved or 
5000 Cliff Hotel (1 0 being 

Dr Ca itola roo considered. 0.07. 0.4 miles 
Listed as 
approved 

514 subdivision map 
Frederick Santa Single-family for4 

St. Cruz rental town homes. 0.26 0.9 miles 
Listed as having 
a plot for 30 lots 
(condominium), 

Gaviota Vacant beach with no 
Street s front land entitlements 12.7 6.7 miles 

Listed as 
tentative map 
approved for 3 

condos(1 
penthouse, 1 

commercial and 
1 other 

44 Front Santa residential 
Street Cruz Vacant land condo 0.08 $549,000 

Unit Potential: 
I * 46 13.11 $1144 413 

* Land shown as average price per unit for land 
acquisition cost 
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.r=' 
Of the sites, two (5000 Cliff Drive and 514 Frederick) may be feasible sites for the ;("" 

development of affordable replacement housing within ·the guidelines of the Mello Act. 
They are within three miles of the Park. The existing use and the entitlements could yield 

10 single-room occupancy (SRO) units and four townhomes. 

The 5000 Cliff Drive property is not a feasible option in its present condition. As an 

existing hotel the most feasible conversion program would be to convert it to an SRO 

facility. However, these types of units would not be comparable to any unit that is subject 

to demolition at Pacific Cove. In order for 5000 Cliff Drive to be a feasible site for 

replacement housing, the existing hotel rooms would have to be converted to a minimum 

of one bedroom apartments or the site would have to be razed. An in-depth study on the 

development potential under Capitola's zoning ordinance would need to be undertaken 

to determine how many units could be developed on the 3,000 square foot site. 

This site and the 514 Frederick Street property would require the City of Capitola to 

identify a developer to acquire, finance and develop the properties as it does not have 

the capacity to undertake these functions. 

The site located in Aptos is not economically feasible to be developed as affordable 

housing for numerous reasons including its list price and the potential development cost 

associated with developing the ocean fronting property. Land entitlements are also 

assumed to be difficult to acquire for a project at the density that would make a project 

feasible. 

The 44 Front Street property has land entitlements; however, the development program 

approved for those entitlements is not a match for the replacement housing needed. In 

order for this site to be feasible it would need to be re-entitled, the potential to do so is 

unknown and the City faces the same challenge it would with the 514 Frederick property. 
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As previously stated, -the City of Capitola will invest $2 million towards replacement 

housing in order to satisfy the replacement housing requirements under the Mello Act. 
This investment will be made in the form of rental subsidies and assistance with 

development cost for the rehabilitation and stabilization of Castle Mobile Estates, for 

which the City has contractually obligated itself. This investment further assists the City 

satisfy requirements under Article 4 of the Guidelines. 

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK] 
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Article 34 of the California Constitution pertains to any ' ... Public Housing Project.' 

Pursuant to Article 34, Section 1, no . . . 'Low rent housing project . . . ' is to be 

developed, constructed or acquired in any way by any state public body- which includes 

cities, counties, districts, authorities, agencies or any other subdivision or public entity of 

the state - until, or unless a majority of the qualified electors of the city, town or county, 

in which it is proposed the 'low rent housing project' be developed, constructed or 

acquired, voting upon the issue, approve such project by voting in favor at either an 

election held for that purpose or a special or general election. 

For the purposes of Article 34 the term 'low rent housing project means .. .' 
' ... any development composed of urban or rural dwellings, apartments or other living 

accommodations for persons of low income, financed in whole or in part by the Federal 

Government or a state public body or to which the Federal Government or a state public 
body extends assistance by supplying all or part of the labor, by guaranteeing the 

payment of liens, or otherwise. For the purposes of this Article only there shall be 

excluded from the term "low rent housing project" any such project where there shall be in 

existence on the effective date hereof, a contract for financial assistance between any 

state public body and the Federal Government in respect to such project. ' 

In this instance th!3 replacement housing being developed and constructed pursuant to 

the activities described in this Replacement Housing Plan does not require the approval 
of the voters of the City of Capitola pursuant to Article 34 of the California Constitution. 

Neither ownership, nor rental housing are, or will be, "low rent housing projects" either as 

defined at Article 34 or Section 37001 (b) of the California Health & Safety Code. All 

such replacement housing will be privately owned, and will not be exempt from real 

property taxes as would otherwise be the case in the event of public owr::~ership, and will 

not be financed with direct, long-term financing from a public body. The City will not 

"develop, construct, or acquire" housing as described in Section 1 of Article 34 of the 
State Constitution, as it will only be providing authorized assistance, and monitoring 

construction by imposition of mandated, or authorized conditions. 
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The City will provide for the construction and/or rehabilitation of replacement housing 

units sufficient to address the replacement requirements of affordable housing discussed 

in this Plan. The City anticipates utilizing a number of the housing units, required 

pursuant to this Plan, for those households of 'Extremely Low' to 'Moderate' income·. 

The City expects replacement housing units to be available prior to the eventual closure 

of Pacific Cove. 

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK] 
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In· summary, as many as 30 dwelling units will be removed as a result of the proposed 

Project. Based on the dwelling units to be removed for the proposed Project, the City will 

displace as many as 19 Extremely Low to Moderate income households. 

The City will satisfy its Mello Act replacement housing obligation through assisting in the 

rehabilitation of Castle Mobile Estates, which is within the Coastal Zone and also within 

three miles of the Park. This rehabilitation project will make up to 40 units available to 

those persons displaced by the closure of Pacific Cove including an estimated 19 

Extremely Low to Moderate income households. 

The above actions will yield the required number of replacement dwelling units and meet 

the other provisions under the Mello Act and the Guidelines. 

' \ 
The City recognizes its legal and community responsibilities in this matter and has ·made { ; 

a sincere, good faith effort to accomplish these goals. The City retains its option to 

successfully use other approaches and strategies not discussed herein to fulfill its 

replacem~nt housing obligations in a timely manner. 

[END OF DOCUMENT] 
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ATTACHMENT F

SUMMARY APPRAISAL REPORT OF 

THIRTY 

MANUFACTURED HOMES, MOBll..E HOMES AND TRAll..ERS 

AT 

PACIFIC COVE MOBll..E HOME PARK 

426 CAPITOLA A VENUE 

CAPITOLA, CALIFORNIA 

PREPARED FOR THE 

CITY OF CAPITOLA 

Effective Date ofValue 

. March 23,2011 

Prepared By 

DESMOND, MARCELLO & AMSTER 

6060 Center Drive, Suite 825 
Los Angeles, California 90045 

Tel. (310) 216-1400 
Fax (310) 216-0800 

225 Bush Street, 16th Floor 
San Francisco, California 94104 

Tel. (415) 439-8390 
Fax (415) 449-3643 

Toll Free No. (888) 240-5184 
www.dmavalue.com 
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DMm. 

September 15, 2011 

Mr. Jaime Goldstein 
City Manager 
City of Capitola 
420 Capitola Avenue 
Capitola, CA 95010 

Desmond, Marcello & Amster, LLC 
Valuation and Litigation Consultants 

6060 Center Drive, Suite 825 
Los Angeles, CA 90045 
Tel: (310) 216-1400 
Fax: (310) 216-0800 
Toll Free: (888) 240-5184 

225 Bush Sh·eet, 16'h Floor 
San Francisco, CA 94104 
Tel : (415) 439-8390 
Fax: (415) 449-3643 

www.dmavalue.com 

Re: Summary Appraisal Report of Thirty Manufactured Homes, Mobile Homes and Trailers at 
Pacific Cove Mobile Home Park 
Located at 426 Capitola Avenue, Capitola, California 
Prepared for the City of Capitola 
File No.: 3353/0JA(3) 

Dear Mr. Goldstein: 

As you requested, Desmond, Marcello & Amster ("DM&A") has made an investigation and analysis of 
thirty manufactured homes, mobile homes and trailers (collectively referred to as "Subject Mobile 
Homes") at the Pacific Cove Mobile Home Park ("the Subject Park"), located at 426 Capitola Avenue, 
Capitola, California. 

The effective date of value utilized herein is March 23, 20 11. 

The purpose of this appraisal is to provide an estimate of the two following fair market values of the 
thirty manufactured homes, mobile homes and trailers that are the subject of this report: (1) fair market 
value of the Subject Mobile Home in place as ofMarch 23, 2011, and (2) fair market value of the Subject 
Mobile Home only as of March 23,2011. 

The intended use or function of this appraisal is to assist the City of Capitola and its representatives with 
information for the relocation impact report as a result of the City's consideration of the park closure. 
This appraisal report was prepared in conformance with Section 17.90.030 and Chapter 17.90 of the City 
of Capitola MuniCipal Code, California Government and Civil Codes, and Mobile Home Residency Law. 
Furthermore, appraisal procedures were guided by the Uniform Standards of Professional Appraisal 
Practice (USP AP). 

Based upon our investigation and analysis, and in reliance upon the information provided, it is our 
opinion that the fair market values in place, and the fair market values of the Subject Mobile Homes 
appraised herein, as of the effective dates of value indicated are as follows: 
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Mr. Jaime Goldstein 
September 15, 2011 
Page2 

SUMMARY OF FAIR MARKET VALUES 

SPACE NUMBER 

40 
42 
43 
47 
48 
49 
50 
53 
54 
56 
57 
59 
60 
62 
63 
64 
66 
67 
68 
69 
71 
74 
75 
76 
77 
78 
80 
82 
83 
84 

FAIR MARKET 
VALUE IN PLACE 

(ROUNDED) AS 
OFMARCH23, 

2011 

$24,000 
$48,500 
$66,250 
$49,000 
$21,500 
$53,500 
$42,000 

$101,000 
$118,000 
$61,000 

$130,000 
$95,000 
$90,000 
$88,000 
$42,000 
$49,500 
$52,000 
$47,000 
$83,000 
$89,500 
$34,500 
$42,000 
$50,000 

$102,500 
$41,000 
$58,000 

$105,000 
. $59,000 

$104,000 
$115,000 

FAIR MARKET 
VALUE OF 

MOBILE HOME 
ONLY (ROUNDED) 
AS OFMARCH23, 

2011 

$9,000 
$6,800 
$6,300 
$1,150 
$525 

$1,250 
$675 

$12,750 
$10,500 
$1,500 
$9,250 
$2,500 
$4,750 
$5,500 
$3,750 
$1,350 
$3,100 
$3,250 
$3,650 
$3,500 
$700 
$725 

$1,000 
$7,300 
$1,200 
$5,550 

$31,500 
$2,800 

$12,250 
$12,000 
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Mr. Jaime Goldstein 
September 15, 2011 
Page 3 

In our files are retained a report copy, worksheets, field notes, maps; and other data upon which our 
conclusions are based. 

Respectfully submitted, 

DESMOND, MARCELLO & AMSTER 

ML/bc 

G:\users\F & E\Capitola\3353-0IA Pacific Cove Mobile Home Park. doc 
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APPRAISER CERTIFICATION 

We certify that, to the best of our knowledge and belief: 

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

• the reported analyses, opinions and conclusions are limited only by the reported 
assumptions and limiting conditions, and are our personal, impartial and unbiased 
professional analyses, opinions and conclusions. 

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

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

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

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

• our analyses, opinions and conclusions were developed, and this report has been 
prepared, in conformity with the Uniform Standards ofProfessional Appraisal 
Practice of The Appraisal Foundation and the Principles of Appraisal Practice and 
Code of Ethics of the American Society of Appraisers. 

• we have made personal inspections of the property that is the subject of this report. 

• no one has provided significant personal property appraisal assistance to the persons 
signing this certificate. 

Marcus Pigrom, ASA 
Senior Manager 

Steven Hjelmstrom, ASA 
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GENERAL DATA 

PROPERTY APPRAISED 

The property appraised in this report consists of thirty manufactured homes, mobile homes and 
trailers located within the Pacific Cove Mobile Home Park in Capitola, California. The homes 
located at space numbers 41, 45, 46, 51, 55, 65, 70, 72, 73, 79, and 81 are not included as part of 
this appraisal. It is our understanding that these homes are owned by the City of Capitola. In 
addition, three vacant spaces, also owned by the City of Capitola, have been omitted from this 
appraisal. 

The Subject Mobile Homes have been valued assuming a I 00% ownership interest without 
consideration for any encumbrances against the property appraised. 

PURPOSE AND INTENDED USE 

The purpose of this appraisal is to provide an estimate of the following fair market values of the 
thirty manufactured Subject Mobile Homes that are the subject of this report: (1) fair market 
value of the Subject Mobile Home in place as of March 23, 2011, and (2) fair market value of the 
Subject Mobile Home only as of March 23, 2011. 

In the event of the City of Capitola's future decision to close the park, the values ofthe Subject 
Mobile Homes, in their current place, would be significantly impacted and in most cases, 
completely negated. Therefore, it is the intended use or function of this appraisal to provide the 
City of Capitola and its representatives with information and support in determining 
compensation to the subject home owners as a result of the acquisition or relocation of the 
Subject Mobile Homes, due to a potential closure of the Subject Park. 

VALUATION/REPORT DATE 

The effective date of value ofMarch 23, 2011 corresponds to the day before the flood which 
caused significant damage to the mobile home park. We conducted our inspections of the subject 
mobile homes on August 4-6, 11, and 12, 2011. We have made the assumption that as of the 
effective date of value of this report, the mobile homes appraised were in place at the subject 
location and were in a condition similar to their condition at the time of our August 4-6, 11 and 
12, 2011 inspections. As a result of the effective date of value preceding the flood, any damage 
to the mobile homes resulting from the flood were not considered for the purposes of this report. 
In addition, the effective date of value utilized in this report also precedes the City of Capitola's 
city council decision to consider the park's closure on April28, 2011, and subsequent necessity 
for the preparation of a Relocation Impact Report. The report date on the accompanying letter 
corresponds to the final date of report preparation. 

DESCRIPTION OF THE ASSETS APPRAISED 

The Subject Mobile Homes range in estimated age from seven to 55 years, and from 
approximately 236 square feet to 1,440 square feet in size. Eleven of the Homes have additions 
ranging in size from approximately 42 square feet to 528 square feet. More information 
regarding each Subject Home is included in the Addenda of this report. 
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Industry 

Manufactured homes, mobile homes and trailers can usually be acquired in the secondary 
marketplace through used manufactured and mobile home dealers, brokers, and private parties. 

KEY ASSUMPTIONS 

For the purposes of this appraisal: 

1. We have made the assumption that all additions, alterations and all other improvements 
related to the Subject Mobile Homes are legally permissible. 

2. We have assumed that the Subject Mobile Homes are considered to be personal property 
and we have appraised them as such. 

3. We have not inspected the interiors of three of the Subject Mobile Homes, located at 
space numbers 40, 42, and 48. This was because the owners of these mobile homes 
either failed to respond or refused access to their homes. We have assumed that the 
quality and condition of the interiors of these homes is commensurate with the quality 
and condition of the exterior of the home. 

4. We have relied on information from various sources, including, but not limited to, the 
Subject Home owners and occupants, government agencies, the NADA Manufactured 
Housing Cost Guide, real estate brokers and realtors. We assume this information to be 
true and accurate. 

5. For the purpose of developing the "fair market values in place" included herein, we have 
assumed that the Subject Mobile Homes could be bought and sold in place without 
unusual external interference or influence, (i.e. impediments that are not customarily 
required by mobile home parks similar to the Subject Park). 

6. We have made the assumption that the Subject Mobile Homes are compliant with all 
federal, state and local laws and ordinances and are free of all hazardous materials. 

If these assumptions or conditions are other than as assumed herein, our conclusions of value 
may be different. 

DEFINITION OF FAIR MARKET VALUE 

For the purposes of this report, we have defined fair market value in place and fair market value 
as: 

The fair market value of the property appraised is the most probable price on the date of 
valuation that would be agreed to by an impartial seller, being willing to sell but under no 
particular or urgent necessity for so doing, nor obliged to sell, and an impartial buyer, being 
ready, willing, and able to buy but under no particular necessity for so doing, each dealing with 
the other with full knowledge of all the uses and purposes for which the property is reasonably 
adaptable and available. 
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APPRAISAL DEFINITIONS 

Replacement Cost New 

The current cost of a similar new property having the nearest equivalent utility as the property 
being appraised, as of a specific date. [Source: American Society of Appraisers, Principles of 
Valuation] 

Depreciation 

A loss in value from all causes, including factors of deterioration and functional and/or economic 
obsolescence, as of a specific date. [Source: American Society of Appraisers, Principles of 
Valuation] 

Effective Age 

The apparent age of an asset in comparison with a new asset of like kind. It is often calculated 
by deducting the Remaining Useful Life of an asset from the Normal Useful Life. [Source: 
American Society of Appraisers, Principles of Valuation] 

Estimated Remaining Life 

The period over which an item, or groups of items are estimated to remain in use. [Source: 
American Society of Appraisers, Principles of Valuation] 

The Cost Approach 

The appraiser adjusts the replacement cost (new) of the asset being appraised for the loss in value 
caused by physical deterioration, functional obsolescence, and economic obsolescence. The Cost 
Approach is based on the principle of substitution: a prudent buyer will not pay more for an asset 
than the cost of acquiring a substitute property of equivalent utility. [Source: American Society 
of Appraisers, Valuing Machinery and Equipment] 

The Market Data or Sales Comparison Approach 

The appraiser adjusts the prices that have been paid for assets comparable to the asset being 
appraised, equating the comparables to the subject. [Source: American Society of Appraisers, 
Valuing Machinery and Equipment] 

The Income Approach 

The appraiser determines the present value of the future economic benefits of owning the 
property. [Source: American Society of Appraisers, Valuing Machinery and Equipment] 
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Manufactured Home 

A factory built modular home that complies withfederal building codes administered by 
the U.S. Department of Housing and Urban Development and was built after 
June 15, 1976. 

Mobile Home 

A factory built modular home produced before June 15, 1976. 

A furnished vehicle designed to be drawn by a truck or automobile and used when 
parked as a dwelling. 

Add On 

Any addition to the livable space of a manufactured or mobile home that was 
prefabricated or constructed on site and was built to local and state building 
requirements. 

Site Improvements 

For the purposes of this report, "site improvements" are defined as: 

Items affixed to the unit situs, with the intent of being permanent, which may include 
fencing, enclosures, canopies, hardscaping, landscaping, and minor miscellaneous items, 
but not including utilities and their conduits and the underlying real property. 

ENVIRONS 

The Subject Park is located on Capitola Avenue, approximately three quarters of a mile south of 
CA State Route 1 in the City of Capitola, Santa Cruz County, California. The park is built on 
slightly sloped ground in a ravine. Amenities in the park include a laundry facility. 

The neighborhood is developed with predominately multi-residential uses. Ample retail and 
consumer services are readily available within one-half mile of the Subject Park. 

ACCESSIBILITY 

The Subject Park has access to vehicular traffic via Capitola and Bay Avenues, which connects 
to the greater Santa Cruz County area. 
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SOURCES OF INFORMATION 

In preparing this appraisal, we have considered many sources of information including, but not 
limited to, the following: 

• Inspections of the subject manufactured homes, mobile homes and trailers at the Subject 
Park; 

• Identification of each subject manufactured home, mobile home, trailer and inventory of 
observable components and accessories; 

• Personal and telephonic interviews with the accessible subject manufactured homes, 
mobile home and trailer owners; 

• Conversations with and information on file from various sources knowledgeable 
regarding the manufactured home industry. They include, but are not limited to, the 
following: 

N.A.D.A. Manufactured Housing Cost Guide 
Multiple Listing Service 
Patty Kindig, David Lyng Real Estate 
Bryan Mackenzie, Coldwell Banker 
Samuel Su, Realty World- Todd Su & Associates 
Charlie Su, Realty World- Todd Su & Associates; and 

• Review of market data on file in the DM&A library. 
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· UNDERLYING REAL PROPERTY DATA 

PROPERTY OWNER (LAND) 

The City of Capitola 

LOCATION 

426 Capitola Avenue 
Capitola, California 

PRESENT USE 

The present use is as a 44-space trailer, mobile home and manufactured home park. Of the 
44 spaces, 14 are owned by the City of Capitola, three of which are vacant. The remaining thirty 
homes are the Subject Mobile Homes valued herein. 

PHYSICAL DESCRIPTION 

Shape: S- Shaped 

Area Occupied: Approximately 4 acres 

Topography: Slightly sloped ravine 

Accessibility: Legal vehicular access from Capitola and Bay Avenues 
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VALUATION 

INTRODUCTION 

The purpose of this appraisal is to estimate the fair market value in place of the Subject Mobile 
Homes for acquisition or relocation purposes. In addition, we have provided estimates of the fair 
market value of the Subject Mobile Homes as ofMarch 23, 2011, which corresponds to the day 
before the flood and the City of Capitola's decision to consider closure of the park on April 28, 
2011. 

Fair market value in place and fair market value of the Subject Mobile Homes only represents the 
investment that would be required to replace existing assets in their present form and condition 
using valuation methodology which considers the manner in which the homes are acquired and 
put in use. In other words, fair market value in place and fair market value of the Subject Mobile 
Homes only are the values of the asset, designed to fit the specific requirement, in an amount 
which ownership would be justified, given alternative investment opportunities, by a prudent 
investor contemplating retention of the asset in its present economic employment. 

There are three fundamental techniques applied to the valuation of assets. These techniques are 
based on the cost to acquire (Cost Approach), the cost at which the asset may change hands in 
the marketplace (Market Data or Sales Comparison Approach), and the present worth of 
expected future cash flows (Income Approach). The principle of substitution is important to the 
development and application of the three approaches. 1 This principle provides that a prudent 
investor will pay no more for an asset, property, or business than he would be required to pay for 
a replacement serving as a reasonable substitute of equal utility. 

The Cost and Income Approaches were considered but not utilized. The Cost Approach is not 
sufficiently accurate in ·the valuation of assets such as the Subject Mobile Homes. Value 
conclusions derived from the Cost Approach are not representative of the marketplace in which 
homes similar to the subjects commonly exchange in. Utilization ofthe Cost Approach in this 
case would be strictly an academic exercise and would not yield significant results toward a 
conclusion of fair market value in place and fair market value. The Income Approach was also 
considered but not utilized to reach .a conclusion of value. This was due to a less than sufficient 
amount of empirical data available in the subject marketplace that would be required to yield a 
meaningful conclusion of value. Therefore, this appraisal has relied upon the Sales Comparison 
Approach. 

Our research indicates that several factors are important in the valuation of trailers, manufactured 
and mobile homes. These include, but are not limited to, the type of home, size, age, quality, 
condition, number of bedrooms and bathrooms, the presence of an addition, and upgrades such as 
decks, carports, canopies, landscaping, yards, upgraded flooring, upgraded bathroom fixtures, 
washer/dryers, etc. All of the relating mobile home factors and upgrades were noted from our 
physical inspections/home owner interviews and were considered in the valuation of every 
mobile home appraised. The subjects are approximately seven to 55 years old in age and below 
average to good in quality and condition. Eleven of the Subject Mobile Homes have an addition. 

1 "The Principle of Substitution" Real Estate Appraisal Terminology, Byrl N. Boyce, Ph. D., Page 201 
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Furthermore, the location within the park, quality, condition, space rents, park amenities, and 
restrictions of a park are significant factors relevant to the "in place value" of park homes. 

APPLICATION OF THE SALES COMPARISON APPROACH 

Fair Market Value in Place 

We implemented an MLS (Multiple Listing Service) search (10 mile radius from the Subject 
Site) in order to research the greater Capitola area marketplace for transactions involving mobile 
homes and trailers comparable to the subjects. The range of transaction dates that we examined 
was October 201 0 through May 2011. We reviewed data from 16 sales results. In almost all 
cases, the sales were located in communities that are in our opinion, comparable to the homes in 
Pacific Cove Mobile Home Park. 

We considered rent control issues, the general quality of life, and desirability of the communities · 
that yielded sales transactions. In our opinion, it would be inappropriate to consider sales from 
outside of the County of Santa Cruz, except for use as a very broad point of reference. Neither 
qualitative nor quantitative adjustments to sales transactions located outside of the County of 
Santa Cruz would yield meaningful values comparable to the subjects, due to the overly unique 
nature of the Subject Location. Such "guesses" would be highly speculative in nature and we 
consider them inappropriate for this assignment. 

In our opinion, the 16 comparative sales included in this report (see Comparative Sales Data 
Sheet in the Addenda) represent the most appropriate available, relative to the Subject Mobile 
Homes, as of the effective date ofvalue. This data was obtained from interviews we conducted 
with real estate brokers and realtors familiar with the subject marketplace and comparable sales 
data from the MLS. 

The comparative sales that we have utilized are all located within 2.5 miles of the Subject Park 
and are listed as follows: Blue & Gold Mobile Home Park, Pleasant Acres Mobile Home Park, 
Snug Harbor Mobile Home Park, Carriage Acres Mobile Home Park, Opal Cliffs Mobile Home 
Park, Alimur Mobile Home Park, Castle Mobile Home Park, and Cabrillo Mobile Home Park. 
We considered these sales to be "arm's length" transactions. There have been no transactions 
within the subject park 1n the last year. 

We have given considerable thought and consideration to data and opinions provided to us by the 
real estate brokers and realtors that we interviewed (See Sources oflnformation above). We 
have utilized the 16 comparable sales included in the Addenda, in order to aid us in establishing 
"benchmarks of value". Lastly we have considered the individual features of the Subject Mobile 
Homes listed above, relative to each other and to the comparative sales herein. A summary of 
the fair market values in place of the Subject Mobile Homes concluded from this analysis is 
provided below. 

The comparable sales transactions that were utilized in our valuation analysis include homes that 
were sold exclusively on an "in place" basis. As such, the values include related site 
improvements. Therefore, our conclusions of value for the Subject Mobile Homes include 
related site improvements. 
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Fair Market Value-'-- Mobile Home Only 

We utilized the NADA Manufactured Housing Guide in order to form our fair market value 
conclusions. NADA guidebooks are a compilation of empirical sales data from the national and 
relevant regional market places to assist us with estimates of the fair market values of the Subject 
Mobile Homes. We utilized available relevant data gathered from inspections and home owner 
interviews. In the limited cases where information was unavailable, assumptions based on our 
physical inspections were used. It is our opinion, that NADA was the most reliable available 
source of fair market value of the Subject Mobile Homes as of the date of this report. 

SUMMARY AND CONCLUSIONS 

The application of the Sales Comparison Approach provides an indication of value. Based upon 
the application of this approach to the various Subject Mobile Homes appraised herein, our 
opinions of the fair market values in place and fair market values, as of the effective dates of 
value indicated below are as follows: 

FAIR MARKET FAIR MARKET 
VALUE IN PLACE VALUE OF MOBILE 

(ROUNDED) HOME ONLY 
ASOF (ROUNDED) AS OF 

SPACE NUMBER MARCH 23,2011 MARCH 23, 2011 

40 $24,000 $9,000 

42 $48,500 $6,800 

43 $66,250 $6,300 
47 $49,000 $1,150 

48 $21,500 $525 

49 $53,500 $1,250 

50 $42,000 $675 

53 $101,000 $12,750 

54 $118,000 $10,500 

56 $61,000 $1,500 

57 $130,000 $9,250 

59 $95,000 $2,500 

60 $90,000 $4,750 

62 $88,000 $5,500 

63 $42,000 $3,750 

64 $49,500 $1,350 

66 $52,000 $3,100 

67 $47,000 $3,250 

68 $83,000 $3,650 

69 $89,500 $3,500 

71 $34,500 $700 

74 $42,000 $725 

75 $50,000 $1,000 

76 $102,500 . $7,300 

77 $41,000 $1,200-

78 $58,000 $5,550 
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SPACE NUMBER 

80 
82 
83 
84 

FAIR MARKET 
VALUE IN PLACE 

(ROUNDED) 
ASOF 

MARCH 23,2011 

$105,000 
$59,000 
$104,000 
$115,000 

10 

FAIR MARKET 
VALUE OF MOBILE 

HOME ONLY 
(ROUNDED) AS OF 

MARCH 23,2011 

$31,500 
$2,800 

$12,250 
$12,000 
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1040 3 1 $80 N/D 1991 
860 2 2 $104 NID 1996 
348 2.5 1 $105 NID 1964 
380 1 1 $111 NID 1983 
500 2 1 $100 N/D 1976 
1080 2 1 $95 ll5,000 2006 
480 2 1 $85 NID 1979 
648 1 1 $90 15,000 1975 
836 3 2 $126 $58,000 2003/ 

2004 
540 1 1 $109 N/D 1999/ 

2000 
1040 2 2 $100 NID N/A 

1440 2 2 $80 N/D 1980 
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PACIFIC COVE MOBILE HOME PARK 

UNIT#40 

UNIT#42 
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PACIFIC COVE MOBILE HOME PARK 

UNIT#43 

UNIT#47 
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PACIFIC COVE MOBILE HOME PARK 

UNIT#48 

UNIT#49 
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PACIFIC COVE MOBILE HOME PARK 

UNIT#50 

UNIT#53 
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PACIFIC COVE MOBILE HOME PARK 

UNIT#54 

UNIT#56 
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. .. 
PACIFIC COVE MOBILE HOME PARK 

UNIT#57 

PHOTO NOT AVAILABLE 

UNIT#59 
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PACIFIC COVE MOBILE HOME PARK 

UNIT#60 

UNIT#62 
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PACIFIC COVE MOBILE HOME PARK 

UNIT#63 

UNIT#64 
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PACIFIC COVE MOBILE HOME PARK 

UNIT#66 

UNIT#67 
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PACIFIC COVE MOBILE HOME PARK 

UNIT#68 

UNIT#69 
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PACIFIC COVE MOBILE HOME PARK 

UNIT#71 

UNIT#74 
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PACIFIC COVE MOBILE HOMEPARK 

UNIT#75 

UNIT#76 
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PACIFIC COVE MOBILE HOME PARK 

UNIT#77 . 

UNIT#78 
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PACIFIC COVE MOBILE HOME PARK 

UNIT#80 

UNIT-#82 
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PACIFIC COVE MOBILE HOME PARK 

UNIT#83 

UNIT#84 
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iii'IIDIIL 

I COMPARATIVE SALES DATA SHEET 
i 

Overall Adjusted 

Sale No. Park Park Type Space No. Condition Sale Price Sale Date Year Manufacturer/Model Bed/Bath Total Sq.Ft. Price/Sq.ft. Size 

1 Blue & Gold Mobile Double 
Home Park Family 106 Good 105,000 May-11 1969 Golden West 2,2 1040 $100.96 Wide 

2 Blue & Gold Mobile 
Home Park Family 85 Average 61,000 Jan-11 1963 NA 1,1 460 $132.61 Single 

3 Pleasant Acres 
Mobile Home Park Family 46 Good 55,000 Oct-10 1991 NA 1,1 650 $84.62 Single 

4 Snug Harbor Mobile 
Home Park Family 23 Average 59,000 Dec-10 1957 NA 2,1 506 $116.60 Single 

5 Carriage Acres 
Mobile Home Park Family 18 Excellent 95,000 Apr-11 2007 Fleetwood 1,1 645 $147.29 Single 

6 Carriage Acres 
Mobile Home Park Family 94 Good 97,389 Jun-11 2003 Lake Springs 2,1 726 $134.14 Single 

7 Carriage Acres 
Mobile Home Park Family 92 Average/Good 45,000 Aug-10 1981 Concord 1,1 518 $86.87 Single 

8 Snug Harbor Mobile 
Home Park Family 9 Average 47,500 Nov-11 1966 Imperial 1,1 456 $104.17 Single 

9 Opal Cliffs Mobile . ' 
I 

Home Park Family 23 Average 50,000 Dec-10 1961 N/A 1,1 400 $125.00 Trailer! 
10 Alimur Mobile Home i 

Park Family 71 Average 40,000 Jun-11 1958 NA 1,1 680 $58.82 Single1 
11 Carriage Acres Double• 

Mobile Home Park Family 41 Average 95,000 Nov-10 '1968 NA 2,2 980 $96.94 Wide 
12 Castle Mobile Home Double 

Park Family 64 Average 99,500 Sep-10 1971 Lancer 2,1 880 $113.07 Wide 
13 Castle Mobile Home Double 

Park Family 25 Average 75,000 May-11 1974 NA 2,1 900 $83.33 Wide 
14 Blue & Gold Mobile Double 

Home Park Family 104 Excellent 195,000 May-11 2010 NA 3,2 1,326 147.06 Wide 
15 Cabrillo Mobile Double 

Home Park Family 54 Good 145,000 Oct-10 1998 NA 3,2 1,040 139.42 Wide 
16 Blue & Gold Mobile Double 

Home Park Family 110 Good 190,000 Sep-10 1999 Karsten 3,2 1,152 164.93 Wide 
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COMPARATIVE SALES PHOTOGRAPHS 

NO.1- BLUE & GOLD MOBILE iiOME PARK 

NO.2- BLUE & GOLD MOBILE HOME PARK 
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COMPARATIVE SALES PHOTOGRAPHS 

NO.3- PLEASANT ACRES MOBILE HOME PARK 

NO.4- SNUG HARBOR MOBILE HOME PARK 
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COMPARATIVE SALES PHOTOGRAPHS 

NO.5- CARRIAGE ACRES MOBILE HOME PARK 

NO.6- CARRIAGE ACRES MOBILE HOME PARK 
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COMPARATIVE SALES PHOTOGRAPHS 

NO.7- CARRIAGE ACRES MOBILE HOME PARK 

NO.8- SNUG HARBOR MOBILE HOME PARK 
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COMPARATIVE SALES PHOTOGRAPHS 

PHOTOGRAPH NOT AVAILABLE 

NO.9- OPAL CLIFFS MOBILE HOME PARK 

NO. 10- ALIMUR MOBILE HOME PARK 
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COMPARATIVE SALES PHOTOGRAPHS 

NO. 11- CARRIAGE ACRES MOBILE HOME PARK 

NO. 12- CASTLE MOBILE HOME PARK 
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COMPARATIVE SALES PHOTOGRAPHS 

NO. 13- CASTLE MOBILE HOME PARK 

NO. 14- BLUE & GOLD MOBILE HOME PARK 
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COMPARATIVE SALES PHOTOGRAPHS 

PHOTOGRAPH NOT AVAILABLE 

NO. 15- CABRILLO MOBILE HOME PARK 

NO. 16- BLUE & GOLD MOBILE HOME PARK 
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CONTINGENT AND LIMITING CONDITIONS 

(1) No responsibility can be taken by the appraiser for the inability of the owner(s) of this 
business to sell the subject assets at the appraised value. 

(2) No responsibility can be taken for the accuracy of information on the o'wnership of the 
assets appraised. All information was provided by the business owner(s) or their 
representative and is assumed to be correct. No warranty is given as to the accuracy of 
such information. 

(3) Disclosure of the contents of this appraisal report is governed by the bylaws and 
regulations of the American Society of Appraisers and the Uniform Standards of 
Professional Appraisal Practice (USP AP). 

(4) No responsibility is assumed for matters legal in nature. 

(5) No liabilities were considered. Value conclusions are free and clear of liens, easements 
and encumbrances. 

(6) The fee for this appraisal report does not contemplate appearance in court or before other 
governmental agencies as an expert witness. However, Desmond, Marcello & Amster 
will appear if prior arrangements ate made. Expert witness testimony will be 
compensated for at the appraisers' professional fee rates. 

(7) This appraisal and its conclusion are subject to review upon presentation of data which is 
undisclosed or not available at this writing: 

(8) Neither all nor any part of the contents of this report, particularly as to the conclusion, 
the identity of the appraiser, or reference to the American Society of Appraisers, shall be 
conveyed to the public through advertising, public relations, news or other media without 
the prior written consent and approval of the appraiser. 

(9) No responsibility is taken for changes in market conditions and no obligation is assumed · 
to revise the final report to reflect events or conditions which occur subsequent to the 
date hereof. 

(1 0) Full compliance with all applicable federal, state, and local environmental, zoning and 
similar laws and regulations is assumed, unless otherwise stated. 

(11) The results of this appraisal including the opinion of value are made only for the stated 
effective date of value and the purpose stated, and shall not be used for any other 
purpose. 
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(12) It is assumed that all required licenses, certificates of occupancy, consents, or other 
legislative or administrative authority from any federal, state or local government or 
private entity or organization have been or can be obtained or renewed for any use on 
.which the value estimate contained in this report is based. 

(13) The existence of hazardous substances, including without limitation, asbestos, 
polychlorinated biphenyls, petroleum leakage, or agricultural chemicals, which may or 
may not be present on the property, or other environmental conditions, were not called to 
our attention nor were we aware of such during our inspection. We have no knowledge 
of the existence of such materials on or in the property unless otherwise stated. We are 
not qualified to test for such substances or conditions. If the presence of such 
substances, such as asbestos, urea formaldehyde foam insulation, or other hazardous 
substances or environmental conditions may affect the value ofthe property, the value 
estimate is predicated on the assumption that there is no such condition on or in the 
property or in such proximity thereto that it would cause a loss in value. No 
responsibility is assumed for any such conditions, nor for any expertise or engineering 
knowledge required to discover them. 

(14) You agree to indemnify and hold harmless Desmond, Marcello & Amster from and 
against any and all liabilities, damages, costs and expenses (including attorneys' fees) 
which may be incurred by Desmond, Marcello & Amster as a result of any action(s) 
brought against us in connection with our report. 

( 15) Acceptance of and/or use of this appraisal report constitutes acceptance of the foregoing 
general assumptions and limiting conditions. 
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DESMOND, MARCELLO & AMSTER 

TANGIBLE ASSET VALUATION SPECIALISTS 

THE FIRM: GENERAL DESCRIPTION 

Since 1968, Desmond, Marcello & Amster has provided clients in both the public and private sectors 
with expertise in the valuation of closely-held businesses, professional practices, and specific tangible 
and intangible assets, such as furniture, fixtures and equipment and goodwill. Since the enactment of the 
California Eminent Domain Law of 1976, DM&A has specialized in providing valuation services for 
eminent domain proceedings. 

Desmond, Marcello & Amster has completed over one thousand appraisals under the California Eminent 
Domain Law, for both government agencies and private parties. The valuation analysts at DM&A work 
in conjunction with condemning agencies, business owners, attorneys, relocation agents, acquisition 
agents, developers, and real property appraisers to provide defensible value opinions. Since 1976, 
DM&A has provided litigation support in condemnation cases with unparalleled success in the 
courtroom. 

DM&;\ is staffed to provide its eminent domain clients a full breadth of valuation services. This multi
disciplinary capability enables DM&A to address complex valuation issues involving furniture, fixtures 
and equipment. 

Desmond, Marcello & Amster offers the following eminent domain valuation services: 

• Exposure estimates of goodwill loss and fixtures and equipment value for budgeting purposes; 

• Preliminary fixture and equipment and goodwill loss studies; 

• Comprehensive appraisal reports of goodwill loss, and fixtures and equipment; 

• Analysis of precondemnation damages and inverse condemnation claims; 

• Assistance in negotiating settlements; 

• Expert witness testimony; and 

• Educational seminars on goodwill loss valuation issues. 

Litigation support services include: 

• Assistance in developing questions for depositions and interrogatories; 

• Review of opposing appraisals; 
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• Assistance in coordinating other key witnesses; 

• Outlining examination for direct testimony and cross examination; and 

• Development of rebuttal testimony. 

PROFESSIONAL AFFILIATIONS AND DESIGNATIONS 

Individual staff members ofDesmond, Marcello & Amster are associated with the following: 

American Society of Appraisers (Members and Candidates) 
CFA Institute (Member) 
International Right of Way Association (Member) 
American Institute of Certified Public Accountants (Member) 
California Society of Certified Public Accountants (Member) 
Institute of Management Accountants (Member) 

PUBLICATIONS 

DM&A publishes the Compensable Business Loss Review, a technical newsletter first released in 1988. 
The Review covers a wide array of eminent domain topics including valuation, acquisition, relocation and 

legal issues .. 

LECTURES AND SEMINARS 

Firm members regularly conduct seminars for public agencies, professional appraisal organizations and 
law firms on how to appraise goodwill loss under§ 1263.510 of the California Eminent Domain Statute. 
DM&A was chosen by the California Redevelopment Association as the goodwill loss trainer for the 
Redevelopment Institute's Property Acquisition Workshop. 

EDUCATION 

Members of the firm hold graduate and undergraduate degrees from the academic institutions of Harvard, 
Wharton (University of Pennsylvania), University of Michigan, Claremont McKenna College, Loyola 
Marymount University, University of Southern California, and California State University, Long Beach. 
All firmmembers are regularly involved in continuing education courses in finance, accounting and 

valuation. 
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ATTACHMENT G
aTY OF CAPITOLA 

420 CAPITOLA AVENUE 
CAPITOLA CAUFORNIA 95010 
TELEPHONE' TOO 831 475-7300 

FAX 831 479-8879 

NOTICE OF NON-ENTITLEMENT TO RELOCATION BENEFITS 

Under certain circumstances, owners/residents of mobilehomes situated in mobilehome 

parks owned by a public agency are entitled to "relocation benefits" when and if the public agency 

decides to close the mobilehome park and put the mobilehome park property to a different use. 

Generally speaking, however, relocation benefits are only extended to tenants of the mobiiehome 

park who owned of resided in their mobilehomes prior to the time that the public agency acquired the 

mobile home park. 

The City of Capitola purchased the Pacific Cove Mobilehome Park in 1985. Given this fact, 

under the applicable California administrative regulations which govern relocation benefits, you will 

be considered a "post acquisition tenant" meaning that you purchased your mobilehome and 

undertook residency in Pacific Cove Mobilehome Park on a date following the City's purchase of 

that park. As set forth in your Lease Agreement, you have been notified that you are renting your 

mobil~home space in Pacific Cove Mobilehome Park on a "month to month tenancy" basis meaning 

that your tenancy in the Pacific Cove Mobilehome Park is subject to termination on 30 days notice 

from the City. The City has held ongoing discussions regarding the ultimate intention to devote the 

Pacifi.'c Cove Mobilehome Park to another use, most likely in the nature of some type of City Hall 

facilities expansion given the fact that the Pacific Cove Mobilehome Park is contiguous to the 

Capitola City Hall property. 
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In summaty, you are hereby notified that you are assuming a mobilehome 

ownership/tenancy interest in a mobilehome park owned by the City of Capitola which should not 

be considered permanent given the City's decision and plans to put that property to another use in 

the foreseeable, but as of this date indefinite, future. Given the fact that you are assuming the afore

referenced interest in the Pacific Cove Mobilehome Park with knowledge that the City's ownership 

of the park predates your interest and with further knowledge of the City's prior plans to ultimately 

devote the Pacific Cove Mobilehome Park property to another use which precludes the property's 

ongoing use as a permanent mobilehome p·ark, you are hereby notified that you will not be entitled 

to relocation benefits if and when you are required to vacate the Pacific Cove Mobilehome Park in 

order to allow that park property to be put to the anticipated public use. 

If you have questions concerning this Notice or your rights upon notice of termination of 

tenancy for the City's "public use" purposes, you should confer with an attorney who specializes in 

mobilehome tenancy law. You should be notified also, however, that the process the City must 

undertake in order to close the Pacific Cove Mobilehome Park is a detailed, fully public participatoty 

process and that you will receive ample notice of the park closure proceedings before they are 

undertaken and will have the opportunity to review all final documents prepared in connection with 

those proceedings pursuant to the requirements of State law. 

We hereby acknowledge receipt of the above Notice. 

Date~: --------
Name: ____________________ _ 

Dated: --------
Name: ____________________ _ 

2 
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Item # 5.B 
 

 
S T A F F  R E P O R T 

 
TO:  PLANNING COMMISSION 
 
FROM:  COMMUNITY DEVELOPMENT DEPARTMENT 
 
DATE:  NOVEMBER 22, 2011 (AGENDA:  DECEMBER 1, 2011) 
 
SUBJECT: 403 LOMA AVENUE   #11-105  APN: 036-092-17 

Conditional Certificate of Compliance to re-establish a previously existing lot line, 
including partial demolition of a single-family residence and construction of a new 
single-car garage and parking in the R-1 (Single-Family Residence) Zoning 
District. 
Environmental Determination:  Categorical Exemption 
Property Owner:  Gayle Clemson, filed 10/5/11 
Representative:  Richard Emigh 

 
 
APPLICANT’S PROPOSAL 
 
The applicant is requesting a Certificate of Compliance to re-establish a previously existing lot 
line, thereby establishing two legal lots of record.   In order to accomplish this, a portion of the 
existing single-family residence that currently straddles the lot line must be demolished.  
Additionally, a new single-car garage and two new parking spaces are proposed on the 
remainder lot in order to meet the minimum parking requirements of the Zoning Code.  The use 
is consistent with the General Plan, Zoning Ordinance and the Local Coastal Plan. 
 
ARCHITECTURAL AND SITE REVIEW COMMITTEE 
 
On October 26, 2011, the Architectural and Site Review Committee reviewed the application.  
The Committee’s comments are as follows: 

• Senior Planner Ryan Bane requested a copy of the original subdivision map to 
determine the original lot configurations.  

• Historian Kathryn Gualtieri indicated that the existing house is not historic and would not 
be eligible for consideration as a potential historic resource. 

• Public Works Director Steve Jesberg requested that the street names be clearly labeled 
and that the hedge at the intersection be cut to city standards (30”).  He also stated that 
he would not support the proposed tandem parking accessed from the corner of Loma 
and Younger.  

 
DISCUSSION 
 
The applicant owns three legal lots of record at the corner of Loma and Younger Avenue.  The 
current parcel contains a single-family residence that straddles all three properties, in addition to 
a detached carport and detached office studio that was recently approved to be converted to a 
secondary dwelling unit.  
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Conditional Certificate of Compliance 
The applicant is requesting a Certificate of Compliance to establish three legal lots of record.  
From the information provided, staff is able to support a position that the original parcels were 
separately and lawfully created in May 1925 as lots 2, 4 and 6 (block B) as part of McCormick’s 
Addition to Capitola subdivision map (Attachment B).  The three lots have been combined under 
one ownership and assessor’s parcel number (036-092-17), but retain their status as lots of 
record. 
 
The existing single-family house currently straddles all three lots, prohibiting the owner from 
separately selling off any of the parcels.  In order to sell off the most northerly parcel (Lot 6), the 
applicant is proposing to demolish the portion of the existing house that straddles the previously 
existing lot line and reestablish the legal lot of record.  A condition of approval will be that the 
portion of the structure that straddles the lot line be removed prior to reestablishment of the 
previous property line and development of the lot. Once this is completed, the result will be two 
separate parcels, one being an 80’x100’ lot with the original single-family house, secondary 
dwelling unit, and a proposed detached garage.  The other being the 40’x100’ original lot 6 
which can be developed as an independent parcel. 
 
Parking 
Per the Zoning Ordinance, parking requirements are based on gross square footage.  With a 
1,675 square foot house, a 441 square foot secondary dwelling unit, and a 440 square foot 
carport, the existing site requires a minimum of three off-street parking spaces, one of which 
must be covered.  This requirement is currently being met with the existing carport and driveway 
which is located on lot 6.  However, with the proposed certificate of compliance to reestablish lot 
6 as an independent parcel, the existing carport and driveway will no longer be connected with 
the single-family house on lots 2 and 4.   
 
In order for the remaining lots (lots 2 and 4) to continue to meet the minimum parking 
requirements, the applicant is proposing to construct a one-car detached garage as well as two 
off-street parking spaces.  The 308 square foot detached garage will be located to the rear of 
the lot with access from an existing alleyway.  The 20’ alley is located on a shared 
ingress/egress easement.  The proposed garage meets the minimum interior dimensions, as 
well as setback and height requirements. 
 
In addition to the garage, two uncovered off-street parking spaces are proposed in order to meet 
the parking requirements.  The applicant is proposing two alternatives: 
 
 Alternative A:  Two tandem spaces accessed from the corner of Loma and Younger 

Avenue, along the side yard of the existing house (See sheet 1 of project 
plans). 

 
 Alternative B:  Two side by side spaces accessed from Younger Avenue (See sheet 2 of 

project plans).  
 
The applicant prefers Alternative A; however staff cannot support it due to the proximity of the 
driveway to the street corner.  Staff therefore recommends parking Alternative B. 
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RECOMMENDATION 
 
Staff recommends the Planning Commission approve application #11-105 with parking 
Alternative B, subject to the following conditions and based upon the following findings. 
 
CONDITIONS 
 
1. The project consists of a Conditional Certificate of Compliance to re-establish a 

previously existing lot line, including partial demolition of a single-family residence and 
construction of a new single-car garage and parking at 403 Loma Avenue. 

 
2. Prior to the recordation of the Conditional Certificate of Compliance, the applicant shall 

submit new/revised legal descriptions for the two lots for review by the Community 
Development Director. 

 
3. The portion of the existing house that straddles the lot line to be reestablished shall be 

removed prior to the recordation of the Certificate of Compliance. 
 

4. Any significant modifications to the size or exterior appearance of the main house or 
garage structure must be approved by the Planning Commission. 
 

5. Utilities shall be underground. 
 

6. The hedge at the intersection of Loma and Younger Avenue shall be cut to city 
standards, 30” in height. 
 

7. Hours of construction shall be Monday to Friday 7:30AM – 9:00PM, and Saturday 
9:00AM – 4:00PM, per city ordinance. 
 

8. Prior to granting of final occupancy, compliance with all conditions of approval shall be 
demonstrated to the satisfaction of the Zoning Administrator or Community Development 
Director. 

 
FINDINGS 
 
A.  The application, subject to the conditions imposed, will secure the purposes of 

the Zoning Ordinance, General Plan, and Local Coastal Plan. 
 

Community Development Department Staff, the Architectural and Site Review 
Committee, and the Planning Commission have all reviewed the project.  The project to 
separate existing lots of record conforms to applicable provisions of the Subdivision Map 
Act and of local ordinances enacted pursuant thereto.  The project conforms to the 
development standards of the R-1 (Single Family Residence) Zoning District.  Conditions 
of approval have been included to carry out the objectives of the Zoning Ordinance, 
General Plan and Local Coastal Plan. 

 
B.  The application identifies two legal lots of record consistent with the Subdivision 

Map Act. 
 
 The Planning Commission finds that the three lots located at 403 Loma Avenue 

(currently Assessor’s Parcel Number 036-092-17) were each created, in accordance 
with the Subdivision Map Act and local ordinances enacted pursuant thereto. 
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C. This project is categorically exempt under Section 15305 and 15301 of the 

California Environmental Quality Act and is not subject to Section 753.5 of Title 14 
of the California Code of Regulations. 

 
 Section 15305 of the CEQA Guidelines exempts minor alterations to land use limitations 

which do not change the density or land use of the subject site.   This project involves a 
Certificate of Compliance for three legal lots of record consistent with the City’s 
requirement that only one residence be permitted per lot in the R-1 zone district.  Section 
15301 of the CEQA Guidelines exempts construction of accessory structures that are 
less than 10,000 square feet.  This project involves construction of a detached garage in 
an urban area and is considered infill development.  No adverse environmental impacts 
were discovered during the review of the proposed project. 

 
 

   
Report Prepared By:  Ryan Bane                     
     Senior Planner 
 
Attachment A – Current Assessor’s Parcel Map 
Attachment B – McCormick’s Addition to Capitola Subdivision Map, dated May 1925 

Full size plan only 
Attachment C – Project Plans 
Attachment D – Conditional Certificate of Compliance 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
P:\Current Planning\REPORTS\CertificateOfCompliance\Loma Ave 403 Cond Cert of Compliance 12-1-11 PC.docx 
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FULL SIZE PLAN ONLY 

PREVIOUSLY DISTRIBUTED TO THE PLANNING COMMISSION 

ATTACHMENT B

235



ATTACHMENT C
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ATTACHMENT D
RECORDING REQUESTED BY: 

City of Capitola 

WHEN RECORDED MAIL TO: 

City of Capitola 
Community Development Department 
420 Capitola Avenue 
Capitola, CA 9501 0 

(Space above his line for recorders use) 

. Conditional Certificate of Compliance 
(Division 2 of Title 7, Section 66499.35, California Government Code) 

The City of Capitola, based on information available at this time, has determined that the real 
property described below has not been divided or resulted from a division in compliance with the 
Subdivision Map Act of provisions or the City of Capitola Subdivision Ordinance. 

Property Owner(s) of Record: Gaye Clemson 
(as shown on the latest 
equalized assessment roll) 

Record Data for Subject Property: "McCormick's Addition to Capitola, Being a part of Soquel 
Rancho, Santa Cruz Co., California, Subdivided in May 
1925. 

Assessor's Parcel Number: 036-092-17 

Reason for Noncompliance 

The subject parcel currently contains a single.,.family home that encroaches on the property line 
that separated former lots 036-092-15, and 036-092-16. In order to reestablish the lot line, the 
portion of the existing house that straddles the lot line shall be removed. 

Required Condition 

1. The two lots will not become lots of record until the portion of the existing house that 
straddles the lot line is removed. 

THIS CERTIFICATE RELATES ONLY TO ISSUES OF COMPLIANCE OR NONCOMPLIANCE 
WITH THE SUBDIVISION MAP ACT AND LOCAL ORDINANCES ENACTED PURSUANT 
THERETO. THE PARCEL DESCRIBED HEREIN MAY BE SOLD, LEASED, OR FINANCED 
WITHOUT FURTHER COMPLIANCE WITH THE SUBDIVISION MAP ACT OR LOCAL 
ORDINANCE ENACTED PURSUANT THERETO. DEVELOPMENT MAY REQUIRE ISSUANCE 

-1-
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OF A PREMIT OR PERMITS, OR OTHER GRANT OR GRANTS OF APPROVAL. THIS 
CONDITIONAL CERTIFICATION OF COMPLIANCE SHALL NOT CONSTITUTE A 
DETERMINATION THAT SAID PARCELS ARE BUILDABLE OR ARE ENTITLED TO BUILDING 
PERMITS OR OTHER DEVELOPMENT APPROVALS WITHOUT FULFILLMENT AND 
IMPLEMENTATION OF THE ABOVE-ENUMERATED CONDITIONS AND COMPLIANCE WITH 
THE PROVISIONS OF ALL OTHER CITY OF CAPITOLA ORDINANCES AND REGULATIONS. 

Dated:----------

STATE OF CALIFORNIA ) 
)ss 

COUNTY OF SANTA CRUZ ) 

On , 2008, before me, 

City of Capitola 

By: ______________ __ 

Title: Ryan J. Bane, Senior Planner 

notary public, personally appeared , 
personally known to me (or proven to me on the basis of satisfactory evidence) to the be person 
whose name is subscribed to the within instrument and acknowledged to me that he/she 
executed the same in his/her authorized capacity, and that by his/her signature on the 
instrument the person, or the entity upon behalf of which the person acted, executed the 
instrument. 

WITNESS my hand and official seal. 

Signature:---------------

P:\Current Planning\REPORTS\CertificateOfCompliance\Loma Ave 403 Cond Certificate of Compliance.doc 
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Item #: 5.C 

 
S T A F F  R E P O R T 

 
TO:  PLANNING COMMISSION 
 
FROM:  COMMUNITY DEVELOPMENT DEPARTMENT 
 
DATE:  NOVEMBER 22, 2011 (AGENDA:  DECEMBER 1, 2011) 
 
SUBJECT:  115 SAN JOSE AVENUE #11-100  APN: 035-221-27 

Reconsideration of a Planning Commission denial for Conditional Use Permit for a 
take-out restaurant with the sale and dispensing of alcohol in the CV (Central Village) 
Zoning District. 
Environmental Determination:  Categorical Exemption 

  Property Owner:  Peter Dwares, owner/filed:  9/15/11 
 

 
APPLICANT’S PROPOSAL 
 
The applicant is requesting a Conditional Use Permit for a take-out restaurant with the sale and 
dispensing of alcohol to be located at 115-Q San Jose Avenue in the CV (Central Village) Zoning 
District.  The use is consistent with the General Plan and Zoning Ordinance with the issuance of a 
Conditional Use Permit. 
 
BACKGROUND 
 
On October 20, 2011, the Planning Commission denied the requested Conditional Use Permit, stating 
that they could not support a use permit application with permission to serve alcohol without a specific 
tenant and defined use.  An appeal was submitted by the applicant, and the item was scheduled for 
the next available City Council agenda.  Following the submittal of the appeal, the applicant secured a 
tenant for the space, “Thirsty Duck Ale House”.  With this new information, staff recommends that the 
Planning Commission reconsider the application.  Based on the adopted Rosenberg’s Rules of Order, 
the following two things must happen to reconsider the application: 
 

1. The Rosenberg’s Rules of Order state that the Planning Commission can make a motion to 
reconsider the item at the meeting where the item was first voted upon or at the very next 
meeting of the body.  However, since there has been a meeting since the original vote, the 
rules state that the Commission can vote to suspend the rules to reconsider at a later time.  To 
suspend the rules and allow a motion to reconsider, the vote must pass by a two-thirds 
majority. 
 

2. If the vote to suspend the rules passes, a motion to reconsider may only be made by a 
member of the Commission who voted in the majority on the original motion.  In this case, this 
would be anyone except Commissioner Routh who was absent at that particular meeting.  If 
the motion to reconsider passes, then the original matter is back before the Commission.  The 
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matter may be discussed and debated as if it were on the floor for the first time, and a new 
original motion is in order. 

 
If neither of these votes passes, then the application cannot be reconsidered and the original denial 
will be upheld. 
 
DISCUSSION 
 
The new proposed tenant is Thirsty Duck Ale House.  They will sell a wide selection of micro brews 
from around the world along with a high end meat and cheese market.  The pub will specialize in 
stews, chowders and appetizers that can be ordered to go, or for on-site dining.  The proposed hours 
of operation are from 11:00AM to 11:00PM to accommodate to the lunch and dinner crowd.  They 
expect to have no less than two employees on site at any time. 
 
The subject 1,096 square foot commercial space is currently vacant, but was previously a retail use.  
Under the CV (Central Village) zoning district, a Conditional Use Permit is required for a take-out 
restaurant use, in addition to the permitting of the sale and dispensing of alcohol as part of the 
restaurant business.  Due to the small size of the space, the majority of the business will be for “to go” 
orders, but will provide up to six seats for customers to eat at the restaurant.   
 
Tenant improvements to the space include new interior finishes, kitchen equipment such as a new 
cook grill, food prep and storage area, service counter, in addition to a fireplace and seating for six.  
Exterior changes will be limited to the main exterior entry area facing the Esplanade.  At this location, 
the applicant is proposing to enclose the 10’x7’ area that is currently under the overhang by installing 
a fixed window and glass entry doors.  Mosaic tiles are also proposed on the existing posts in the 
entry area. 
 
Alcohol Service 
Under the CV (Central Village) zoning district, a Conditional Use Permit is required for “Businesses 
establishments that sell or dispense alcoholic beverages”.  The applicant is proposing a Type 47 
liquor license that authorizes the sale of beer, wine and distilled spirits as part of a restaurant use.  
Under the ABC license, suitable kitchen facilities must be maintained, and must make actual and 
substantial sales of meals for consumption on the premises. 
 
Parking 
A restaurant/take-out food establishment with six or fewer seats has the same requirement as a 
standard retail or office use, requiring a minimum of one space for every 240 square feet of gross floor 
area.  With the previous retail use having the same parking requirement, there is no intensification of 
use and the existing parking is not affected.   
 
RECOMMENDATION 
 
Staff recommends the Planning Commission approve application #11-100, subject to the following 
conditions and findings:  
 
CONDITIONS 
 
1.  The project approval consists of a Conditional Use Permit for a take-out restaurant with the sale 

and dispensing of alcohol at 115-Q San Jose Avenue. 
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2.  Any significant modifications to the size or exterior appearance of the structure must be approved 
by the Planning Commission.  Similarly, any significant change to the use itself, or the site, must 
be approved by the Planning Commission. 

 
3.  The application shall be reviewed by the Planning Commission upon evidence of non-compliance 

with conditions of approval or applicable municipal code provisions. 
 
4.  Business hours will be limited to 11:00AM – 11:00PM. 

 
5.  There shall be no more than six seats provided. 

 
6.  The applicant shall obtain approval for a Sign Permit through the Community Development 

Department.  Proposed signage shall be consistent with the approved sign program. 
 

7.  Outdoor displays, sandwich board and other movable freestanding signs are prohibited. 
 

8.  Roof top equipment shall be screened from public view and fall within the allowable city permitted 
decibel levels.  Any necessary roof screening is to match the material and color of the building as 
closely as possible.  Plans for any necessary screening shall be submitted to the Community 
Development Department prior to, or in conjunction with, building permit submittal.  

  
9.  The applicant shall obtain a business license prior to operating the business. 

 
10. Prior to granting of final occupancy, compliance with all conditions of approval shall be 

demonstrated to the satisfaction of the Zoning Administrator or Community Development Director. 
 
FINDINGS 
 
A.  The application, subject to the conditions imposed, will secure the purposes of the 

Zoning Ordinance and General Plan. 
 

 Planning Staff and the Planning Commission have reviewed the project and determined that 
the proposed business is an allowable use in the CV (Central Village) Zoning District with a 
Conditional Use Permit.  Conditions of approval have been included to carry out the objectives 
of the Zoning Ordinance, General Plan and Local Coastal Plan. 
 

B.  The application will maintain the character and integrity of the neighborhood.   
 

 Planning Department Staff and the Planning Commission have reviewed the project and 
determined that the proposed business will provide a needed service to Capitola and will not 
have a negative impact on the character and integrity of the neighborhood.  Conditions of 
approval have been included to ensure that the project maintains the character and integrity of 
the area. 
 

C. This project is categorically exempt under Section 15301 and 15311(a) of the California 
Environmental Quality Act and is not subject to Section 753.5 of Title 14 of the 
California Code of Regulations. 

 
The proposed project involves leasing of a portion of an existing commercial space with no 
expansion of use beyond what has currently existed.  No adverse environmental impacts were 
discovered during project review by either the Planning Department Staff or the Planning 
Commission. 
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Report Prepared By:  Ryan Bane                     
    Senior Planner 
 
 
 
Attachment A – Project Plans 
Attachment B – Project Description provided by the applicant, dated 11-1-11 
Attachment C – October 20, 2011 Planning Commission Minutes 
Attachment D – Letter of Concern from Capitola Hotel LLC 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
P:\Planning Commission\2011 Meeting Packets\12-01-11\Word Docs\San Jose 115 Q take-out CUP 12-1-11 PC.docx  
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11-1-2011 

City of Capitola 

Community Development Department 

Planner Ryan Bane 

Re: Application# 11-100, 115 San Jose Avenue, Space "Q" Capitola 

Dear City of Capitola, 

I would like to introduce myself and my business, "Thirsty Duck Ale House/' that I am excited about 

bringing to Capitola Village, this winter. I am the present owner of the successful "West End Pub" in 

Springfield, Oregon. Capitola Village appears to be a perfect setting for the selling of Micro Brews from 

around the world along with a high end meat and cheese market. You may choose to take your orders 

home or stay and taste our Brews onsite along with a sandwich and a bowl of soup. 

We will also specialize in stews, chowders and appetizers. To be taken out or on site dining. Our 

hours of operation will be 11:00 AM till11:00 to accommodate to the lunch and dinner businesses. We 

expect that there will be no less than two employees on site at any time. 

We look forward to our new location in Capitola Village, and thank you for your consideration. 

Mike McCreery 

West End Pub 

563 W. Centennial Blvd. 

Springfield. OR. 97472 
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CAPITOLA CITY PLANNING COMMISSION MINUTES- OCTOBER 20, 2011 6 

B. The application will maintain the character and integrity of the neighborhood. 

Planning Department Staff and the Planning Commission have reviewed the project and 
determined that the proposed business will provide a needed service to Capitola and will not 
have a negative impact on the character and integrity of the neighborhood. Conditions of 
approval have been included to ensure that the project maintains the character and integrity of 
the area. 

C. This project is categorically exempt under Section 15301 and 15311(a) of the California 
Environmental Quality Act and is not subject to Section 753.5 of Title 14 of the 
California Code of Regulations. 

The proposed project involves leasing of a portion of an existing commercial space with no 
expansion of use beyond what has currently existed. No adverse environmental impacts were 
discovered during project review by either the Planning Department Staff or the Planning 
Commission. 

THE MOTION CARRIED ON THE FOLLOWING VOTE: AYES: COMMISSIONERS GRAVES, 
NEWMAN, SMITH AND CHAIRPERSON ORTIZ. NOES: NONE. ABSENT: ROUTH. ABSTAIN: 
NONE. 

B. 115 SAN JOSE AVENUE #11-100 APN: 035-221-27 

Conditional Use Permit for a take-out restaurant with the sale and dispensing of alcohol in the 
CN (Neighborhood Commercial) Zoning District. 
Environmental Determination: Categorical Exemption 
Property Owner: Peter Dwares, owner/filed: 9/15/11 
Representative: Dennis Norton Design 

Community Development Director Johnson presented the staff report. He explained that the property 
owner is applying to secure permits for the vacant space and to attract a tenant through the 
entitlement process. The application is similar to the development project on Kennedy Drive. 

Derek Van Alstine, representative, spoke in support of the application. 

The public hearing was opened. 

Christine Herberg, owner of Capitola Hotel, submitted a letter in opposition of applicant. She stated 
that the application is being considered prematurely without a specific business proposed. 

The public hearing was closed. 

Commissioner Newman stated that it is difficult to approve a use in the abstract without a specific 
tenant. 

Commissioner Smith concurred with Commissioner Newman, noting that an actual tenant will define 
the space and details necessary for a complete review. She asked the representative if there was 
any potential tenant at this time. 

Commissioner Graves acknowledged the letter the Commission received from the Capitola Hotel. He 
spoke with concerns about the lack of conditions addressing potential impacts of rooftop equipment. 
He was not supportive of the application without a specific tenant and use. 

P:\Current Planning\MINUTES\Pianiling Commission\2011\Final Adopted Minutes\1 0-20-11 Adopted Minutes.doc 251



CAPITOLA CITY PLANNING COMMISSION MINUTES- OCTOBER 20, 2011 7 

Chairperson Ortiz was concerned about the potential issues of use permit to allow a full service bar 
and only six tables with chairs, with several lineal feet of bar height ledges shown in the floor plan. 
This application was similar to the permit for the commercial development at Kennedy Drive. She did 
not support the application with alcohol sales and no specific tenant or use. 

Derek Van Alstine, project representative, stated that there is not any potential tenant and this 
commercial space has been vacant for two years. This project application is an attempt to attract a 
tenant and reduce the business start up time. He requested the Commission continue the item so 
that the applicant can reformulate the design. 

Chairperson Ortiz was not supportive of continuance. The applicant can appeal the Commission's 
decision to the City Council. The Planning Commission has unanimously agreed to not support a use 
permit application with permission to serve alcohol, without a specific tenant. 

A MOTION WAS MADE BY COMMISSIONER NEWMAN AND SECONDED BY COMMISSIONER 
SMITH TO DENY PROJECT APPLICATION #11-100. 

THE MOTION CARRIED ON THE FOLLOWING VOTE: AYES: COMMISSIONERS GRAVES, 
NEWMAN, SMITH AND CHAIRPERSON ORTIZ. NOES: NONE. ABSENT: ROUTH. ABSTAIN: 
NONE. 

C. ZONING AMENDMENTS TO IMPLEMENT HOUSING ELEMENT ACTION ITEMS 
The Planning Commission shall consider amendments to the Capitola Municipal Code to 
implement action items contained in the 2007-2014 Housing Element. These amendments 
are as summarized as follows: 

1. Amend the Capitola Municipal Code to modify parking, lot size, height, and setback 
requirements to encourage secondary dwelling units. 

2. Amend the Capitola Municipal Code to allow Single Room Occupancy (SRO) and Small 
Ownership Units (SOU) in the Community Residential, Neighborhood Commercial and 
Community Commercial Zone Districts. 

3. Amend the Capitola Municipal Code to provide Community Development Director approval 
of reasonable accommodations for persons with disabilities. 

4. Amend the Capitola Municipal Code to add emergency shelters as a principally permitted 
use in the Industrial Park Zone District. 

5. Amend the Capitola Municipal Code to specify that transitional and supportive housing is a 
principally permitted use in all zone districts that allow residential uses. 

Community Development Director Johnson introduced Marisa Lee, Intern. He gave a brief overview of 
the Housing Element action items. 

Housing Projects Manager Foster and Intern Marisa Lee presented the staff report. 

The Planning Commission echoed the GPAC's concerns about continued mandates from the State 
and interference in local land use issues. · 

Secondary Dwelling Units 
The Commission had strong reservations about modifications. to the parking requirements, revisions 
to setbacks, and allowing second story detached secondary dwelling units, but was supportive of 
reducing the minimum lot size for secondary dwelling units from 5,000 sq. ft. to 4,000 sq.ft. The 
Planning Commission suggested the City Council hold public meetings with Depot Hill and Jewel Box 
neighborhood residents prior to any ordinance adoption, as they would be most impacted by a change 
in minimum lot size. 

P:\Current Planning\MINUTES\Pianning Commission\2011\Final Adopted Minutes\1 0-20-11 Adopted Minutes.doc 
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Bane, Ryan 

From: 
Sent: 
To: 
Subject: 

Capitola Hotel [Christine@CapitolaHotel.com] 
Tuesday, October 18, 2011 2:1 0 PM 
Bane, Ryan 
Objection to Conditional Use Permit 115 San Jose Ave. 

Dear City Planning Commission~ 

We understand an application has been made for a take-out restaurant with the sale of alcohol 
for the above unit in the Merchantile. We would like the Counsel to take note that the 
entrance to this unit is within a few feet from the windows for two of our guest rooms and 
within 30 feet or less of half of the guest rooms for the hotel. 
While we support our neighbor in his search for a suitable tenant~ we must object to the 
proposed use. In the pastJ this space has been rented by a retail store whose business and 
hours of operation did not conflict with the needs of the hotel. We believe that due to the 
extremely close proximity of this unit to the hotel~ that a restaurant of any kind~ and 
particularly a take-out restaurant that sells alcohol would create too much noise too close 
to the hotel. 

Specifically~ we are concerned about the following: 

Request for Permit is premature: In the present case~ we understand that there is no 
specific tenant proposed for the site. The application is being made by the owner in an 
attempt to attract a broader range of businesses to rent their space. We feel that the 
request is premature. It is not possible to evaluate the use until the specifics of the 
business are known. For example~ the differences between the burdens posed by a deli~ open 
only for lunch~ would be drastically different than those of a bar and grill. A case by case 
determination of the specific restaurant proposed is necessary to adequately evaluate the 
proposed use. However~ in the event that the counsel deems it appropriate to evaluate a 
restaurant in advance of knowing any specifics~ we feel that any restaurant will result in an 
undue burden upon our business~ for the following reasons: 

Hours of operation: A restaurant serving breakfast or dinner will create too much noise in 
the early morning or late night hours and disturb the sleeping hours for guests of the hotel. 

Hours of delivery: 
morning deliveries 
morning deliveries 
that trucks arrive 
another restaurant 
burden. 

The entrance to this unit is within feet of guest room windows. Early 
of food would be very disturbing to the hotel's guests. Even though early 
are supposed to be prohibited~ we still receive complaints from our guests 
as early as 3am to deliver to restaurants across the street. Adding 
within feet of the hotel would only increase this already unreasonable 

Bottle collection: We believe that the manner in which glass bottles are collected is not 
only unreasonable~ but beyond ridiculous. The hotel already has to put up with glass bottles 
being chucked over the 
shoulder into the back of a truck as early as 8am across the street. 
The thought of this happening right outside our guest room windows is unbearable. We still 
fail to see why the recyclers are not required to have a ramp and wheel the bottles on a hand 
cart into the back of their truck. There is simply no reason that bottles should be allowed 
to be tossed into the back of a truck at any time of day in the middle of a city street. 
Glass breaks and an errant bottle could cut and injure a passerby~ or damage adjacent 
vehicles. Why this obvious risk is not being considered is beyond comprehension. Adding a 
restaurant next to the hotel invites the recyclers to toss bottles even closer to our guest 
room windows. 
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Cleaning: Operating a restaurant is a dirty business. 
Margaritaville and Paradise Beach Grill share a cleaning crew that starts work at 3am --
even though these early hours are unnecessary (neither business is open for breakfast). The 
cleaning crew brings out the trash at about Sam on collection mornings. This activity 
includes dumping bottles into canisters so they can then be tossed two at a time into the 
back of a truck later in the morning. The workers often stand outside) talking and smoking 
cigarettes in the very early morning. We have received complaints from our guests that the 
cleaning crew operates a leaf blower as early as 4amJ even though 
this activity is clearly prohibited by City ordinances. Adding 
another restaurant so close to the hotel would amplify the already unreasonable amount of 
noise from cleaning activities. 

Garbage Collection: We have been told that garbage must be collected early in the morning 
all year round) even though there are very few cars parked until after 10am on the Esplanade 
most of the year ... the exception being during the height of summer. We believe that garbage 
collection could easily occur at Sam all year round. A restaurant produces much more garbage 
than a retail store) thus increasing the unecessary burden already endured by the hotel from 
early garbage collection. 

Odors: Our guest room windows are within feet of the proposed use. 
A restaurant will create o~ors from cooking and from trash that will be disturbing to our 
guests. 

Loitering: Pizza My Heart) another take-out restaurant) is open late into the night. 
People often stand outside laughing and talking late at night which is disturbing to our 
guests. Having another take- out restaurant within feet of the hotel would result in 
additional late-night loitering at an even closer proximity to the hotel. 

Public Drunkeness: After consuming alcohol at area bars and restaurants) patrons spill into 
the street in a very boisterous manner (probably because they are half deaf from enduring the 
ear piercing volume of the music allowed in some of these establishments). These 
establishments profit from these patrons) yet no effort is made or required of them to 
prevent the intoxicated party-goers from hanging out in the middle of the street) yelling 
obscenities) and disturbing the peace. In the pastJ the police would at least be present to 
preserve the peace. NowJ they are only 
present if called and even then it takes them a long time to arrive. 
We appreciate the efforts of the police and understand that there is a balance necessary 
among the competing interests of the hotel and the bars and restaurants in the area. However 
we feel that the businesses who are profiting from selling alcohol should be responsible for 
the cost of ensuring that the drunken individuals do not disturb the area residents. Adding 
another establishment that sells alcohol right next to the hotel only adds to the problem and 
increases the noise and potential for fighting and disorderly behavior. The proposed use 
would be mere feet from the hotel) so there would be nothing to separate the hotel from the 
disturbances. 

Entertainment Permits: Amplified music is prohibited without an 
entertainment permit. Allowing music late at night -- particularly 
live music and music with a driving bass -- is extremely noisy and disturbing to area 
residents and hotel guests. There is a fine line between creating a fun and entertaining 
environment that will attract patrons and overnight visitors) and creating an unreasonably 
noisy) even dangerous) location where drunken people roam the streets late into the night. 
While we appreciate the efforts made by the police and city officials in controlling late 
night behavior) we feel that the Village still strays too often to the later. We feel that 
changes to the manner that entertainment permits are granted would help resolve the issues 
still existing. Since the Village consists of both residential and commercial 
establishments) all establishments should be required to close earlier -- at 9 or 10pm on 
weeknights and midnight on weekends. Currently) permits are granted allowing live music as 
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late as llpm on weeknights and 12:30am on weekends. Often, this cut-off is ignored by the 
establishments and music continues until lam or later. The doors to Fog Bank and 
Margaritaville open and close all night while patrons come in and out of the establishments. 
Each time the doors open, a tidal wave of sound 
enters the street, disturbing the peace of anyone nearby. 
Margaritaville is at least well insulated, so with their doors closed, the noise is not too 
noticeable. However, the Fog Bank lacks adequate insulation so the noise from their live 
bands and karaoke is very disturbing even with the doors closed. We believe that before an 
entertainment permit is granted, that the establishment should meet the following 
requirements: 1) be well insulated so as to contain the noise it is creating, 2) be air 
conditioned, so that the doors and windows can remain closed during business hours without 
suffocating it's patrons, 3) have double doors and that one set of doors be required to 
remain closed at all times so that the amount of noise coming into the streets is reduced as 
patrons enter and exit, 
4) that the establishment should provide security (approved by the city police) to usher the 
patrons out of the area in a quiet, orderly 
manner. Furthermore, a juke box should be considered amplified 
music and before one is permitted, standards concerning hours of operation, insulation, 
ventilation and double doors should be established. Although we have repeatedly asked to be 
present when entertainment permits are considered, we are not notified. The permit process 
seems to be decided by the police chief without any ability to comment from area businesses 
and residents. We feel that since an entertainment permit results in a great burden to those 
in the immediate area, that businesses and residents in the immediate area where an 
entertainment permit is being considered should be notified and provided an opportunity to 
comment before entertainment permits are granted or renewed each year. A restaurant next to 
the hotel presents the potential for yet another entertainment permit being granted without 
notice or the opportunity to comment. With mere feet separating the hotel from the 
Merchantille, the granting of an entertainment permit would be devastating to the continued 
operation of the hotel. 

Unknowns: By evaluating the site for use as a restaurant without having the specifics of the 
restaurant before it, the City Counsel is requiring us to guess at what behaviors may be 
unduly disturbing and pre-emptively request that they be denied. It is simply not possible 
to guess at all the possible problems that may result from an establishment without the 
specific nature of the business being known. Unless the counsel intends to deny the use in 
total, it should have a specific proposed tenant before it so that unknown disturbing uses 
are not inadvertently granted. 

For all of the above reasons, we respectfully request that the proposed use for 115 San Jose 
Avenue be denied. We wish are neighbor well in his search for a tenant more suited to this 
location. 

Respectfully Submitted, 
Capitola Hotel LLC 
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