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TO: City Council

FROM: Fran Robustelli
City Manager

BY: Tom Liao

Community Development Director

FINANCE REVIEW: Not Applicable

TITLE: Staff Report for City of San Leandro City Council Public Hearing and 

Consideration of an Ordinance Approving Anti-Displacement Mobile Home Park 

Policy Amendments, Including Zoning Code Amendments to Add Chapter 3.34, 

MHP Mobile Home Park Overlay District, and Amend Chapter 5.28, Mobile 

Home Park Conversions, and Zoning Map Amendments to Apply the MHP 

Overlay Zone to Mobile Home Park Sites Citywide

SUMMARY AND RECOMMENDATION

Staff recommends that the City Council introduce an Ordinance adopting Zoning Code and 

Zoning Map Amendments to strengthen anti-displacement policies for mobile home park 

residents. The proposed Zoning Code amendments would add Chapter 3.34, MHP Mobile Home 

Park Overlay District, and amend Chapter 5.28, Mobile Home Park Conversions. The proposed 

Zoning Map Amendments would apply the MHP Overlay Zone to all existing mobile home park 

sites.

The Planning Commission reviewed the proposed amendments and unanimously recommended 

approval to the City Council on July 1, 2021, with amendments to further enhance protections for 

residents.

BACKGROUND

On December 7, 2020, the City Council directed staff to report to the City Council Rules 

Committee in six to eight months to discuss supplemental mobile home park protections 

city-wide in response to concerns about displacement within the City’s transit-oriented 

development (TOD) growth areas including the Bay Fair TOD Plan, which the City adopted in 

2018.

Mobile homes are an important and common form of affordable housing not only in San Leandro, 

but nationwide; and, an important affordable housing resource, particularly for the senior 
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population.

Per the City Council’s direction, Staff and the City Attorney’s Office drafted recommended 

amendments to the Zoning Map and Zoning Code to provide enhanced anti-displacement 

protections for mobile home park residents. The proposed policy amendments are included as 

Exhibit A to the attached Resolution and are presented in redlined format as Attachment 1 to this 

staff report.

The City Council Rules Committee reviewed the draft amendments on May 26, 2021 at which 

time public comments were received. Following the Rules Committee meeting, staff made further 

amendments in response to public comments, as detailed below. 

The Planning Commission reviewed the draft amendments at a public hearing on July 1, 2021. 

The Commission received written and oral public comment and requested several amendments 

be made to the draft amendments as part of their unanimous recommendation to the City Council. 

The Planning Commission’s recommended changes have been incorporated into the 

amendments included in Exhibit A to the draft Ordinance and are described in further detail 

below.

STAFF ANALYSIS

Existing Mobile Home Park Protections

In 2001, the City established a Mobile Home Park Conversion Ordinance (Zoning Code Ch. 

5.28), which requires City Council approval prior to the closure or conversion of a mobile home 

park. Chapter 5.28 requires the following:

Relocation Plan - The park owner must provide for relocation assistance to full -time, low- and 

moderate-income residents of the park for at least 12 months;

o Special Cases - must guarantee no rent increase for all residents 62 years old or 

older and all permanently disabled tenants for two years following relocation;

o Moving Expenses - must provide for moving expenses equal to the actual cost of 

moving (up to 10 miles from the park); and

o No Increase in Rent - a tenant’s rent may not be increased in the two months prior 

to filing a conversion application or two years after filing an application or until 

relocation occurs.

Findings - the City Council must make certain findings in order to approve the closure or 

conversion of a mobile home park, including that:

o Residents have been adequately notified;

o Sufficient replacement housing or space in other mobile home parks is available;

o No displacement of low-income mobile home residents who cannot afford rents in 

other mobile home parks within San Leandro or its general vicinity will occur;
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o Available relocation space for displaced mobile homes exists in other parks within 

San Leandro or its general vicinity;

o First right of refusal for displaced residents to move into any new residential 

housing constructed on site will be provided;

o All reasonable costs incurred by residents as a result of relocation will be 

compensated by the applicant; and

o The relocation plan mitigates the impacts of the displacement for a reasonable 

transition period and mitigates the impacts of any long-term displacement.

While many mobile home park residents purchase individual units, the land that homes sit on is 

typically rented. Once a home is positioned on a given lot, it is very costly, if not very difficult to 

move to a new location. As such, mobile home park residents are often vulnerable to space rent 

increases, having already invested significant resources into the purchase of a home that is now 

tied to a site they do not own. To further provide protections for mobile home park residents, the 

City Council adopted a Mobilehome Space Rent Stabilization Ordinance (Municipal Code Title 4, 

Chapter 4-39) in 2019. The Ordinance caps annual mobile home space rents at four percent (4%) 

or the annual percent change in the CPI, whichever is less.

 

Proposed Mobile Home Park Policy Amendments

To further provide protections for mobile home park residents, staff recommends the following:

1. Adopt a Zoning Overlay - Establish a mobile home park zoning overlay that prohibits all 

uses other than a mobile home park use. The overlay will be applied to all existing mobile 

home parks citywide. Proposed conversions would require removal of the zoning overlay 

in addition to obtaining approval for a conversion per Chapter 5.28 prior to establishment 

of a new use.

2. Expand Scope of Conversion Ordinance - Amend the Mobile Home Park Conversion 

Ordinance to clarify that the protections in Chapter 5.28 apply to all residents of a mobile 

home park, regardless of what type of structure/vehicle they reside in. This will be 

accomplished by broadening the definition of mobile home in the Ordinance to include any 

structure used for human habitation in a mobile home park, including RVs or other similar 

vehicles.

3. Require Relocation Assistance for Waivers - In cases of extreme economic hardship, 

Section 5.28.124 allows the City to waive or modify any of the required findings and 

related conditions of approval as necessary to alleviate a hardship. This may leave park 

residents vulnerable if the City Council waives certain requirements of the conversion 

ordinance without any alternative protection for residents. Staff recommends amending the 

ordinance to require a park owner to provide certain minimum relocation payments even if 

a waiver is granted. The proposed minimum relocation payments are consistent with the 

City’s existing Tenant Relocation Assistance Ordinance.

Rules Committee Meeting

The City Council Rules Committee considered the proposed amendments on May 26, 2021 and 
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encouraged staff to move forward with the policy amendments. During that meeting, members of 

the public submitted a number of comments, both oral and written, regarding the draft 

amendments. The comments were generally supportive of the City’s efforts to protect the 

residents of mobile home parks, but some comments did suggest changes to the ordinance. In 

response, staff revised the proposed ordinance to include definitions of “low income” and 

“moderate income.” In addition, staff added a requirement that notice be sent to all residents of a 

mobile home park both: i) when a mobile home conversion application is submitted, and ii) prior 

to any public hearing to consider the removal of the MHP Mobile Home Park Overlay District from 

a park.

Some of the comments suggested that the waiver provision contained in Chapter 5.28 (the 

Mobile Home Conversion ordinance) should be eliminated or the proposed relocation benefits 

should be substantially increased. Inclusion of the waiver in the ordinance is necessary to comply 

with applicable legal requirements. However, as explained above, the proposed ordinance would 

establish new minimum relocation benefits that a park owner must pay if the City Council grants a 

waiver to a park owner. The amount of the relocation benefits in the proposed ordinance is 

approximately the same as the relocation benefits provided by the City’s Tenant Relocation 

Assistance Ordinance, San Leandro Municipal Code Chapter 4-37, which was adopted in 2017 

and primarily assists apartment or multifamily housing renters. The benefits provided by Chapter 

4-37 were established by the City Council after an extensive public process.

A few other members of the public submitted comments regarding code enforcement issues at 

certain parks and alleged health and safety problems. Under California law, the California 

Department of Housing and Community Development (“HCD”) is responsible for enforcing health 

and safety laws at mobile home parks. The City does not have the authority to engage in code 

enforcement activities at mobile home parks in San Leandro. City staff has previously contacted 

HCD regarding alleged safety issues at mobile home parks in an effort to have potential 

violations corrected.

Planning Commission Review and Action

The Planning Commission held a public hearing on July 1, 2021 where they reviewed public 

comments and discussed the proposed amendments. The Planning Commission asked clarifying 

questions of Community Development staff and City Attorney staff related to the application and 

enforceability of various components of the Conversion Ordinance. The Commission unanimously 

voted to recommend approval of the proposed amendments with several key modifications to 

provide greater specificity and enhance displacement protections for mobile home residents, 

including:

· All references to low-income and moderate-income residents have been removed so that 

protections apply equally to all residents.

· Park owners must pay for moving expenses up to 125 miles rather than 10 miles. If a 

resident does not wish to move a mobile home, the park owner must cover the cost of 

demolition/disposal.

· Relocation assistance can commence at any time after the Use Permit for a conversion is 

granted.

· The City Council is no longer required to make findings regarding mobile home space 

Page 4  City of San Leandro Printed on 9/2/2021

19



File Number: 21-492

availability in the “general vicinity” of San Leandro. Rather, the term “general vicinity” 

has been replaced with “within 50 miles of the park.”

· Notice of an application to remove the MHP overlay must be provided to residents 30 days 

before public hearings, rather than 10.

· The term “adequate notice” has been replaced with notice “as required by this Code and 

applicable state law.”

Attachment 1 and Exhibit A to the draft Ordinance reflect the changes that were incorporated by 

the Planning Commission.

Zoning Amendment Findings

Zoning Code Section 5.16.116 states that the Planning Commission shall make findings 

regarding consistency with the General Plan and purposes of the Zoning Code when making 

recommendations to the City Council on proposed Zoning Code and Zoning Map Amendments.

The proposed Zoning Code and Zoning Map Amendments are consistent with the General Plan 

and relevant General Plan policies, including:

Housing Element Policy 56.08 - Conservation of Mobile Home Parks. Promote the 

conservation and rehabilitation of mobile home parks without displacing tenants or 

reducing the number of affordable units. Mobile home parks should be recognized as an 

important affordable housing resource for San Leandro’s seniors and low-income 

households.

 

The proposed Zoning Code and Zoning Map Amendments are also consistent with the purposes 

of the Zoning Code contained in Section 1.04.108.

Conclusion

The proposed amendments in Exhibit A to the attached Resolution will substantially strengthen 

anti-displacement protections for Mobile Home Park residents. The amendments in Exhibit A 

reflect additional protections that were recommended by the City Council Rules Committee and 

the Planning Commission. The amendments would become effective 30 days after the Second 

Reading of the Ordinance, which is tentatively scheduled for September 20, 2021.

ENVIRONMENTAL REVIEW

Staff recommends that the City Council find that the proposed amendments are exempt from the 

California Environmental Quality Act (“CEQA”) based on: 1) the rule set forth in CEQA Guidelines 

Section 15061(b)(3) that CEQA applies only to projects which have the potential for causing a 

significant effect on the environment. As a set of text amendments that do not authorize any new 

uses, it can be seen with certainty that there is no possibility that the proposed amendments to 

the Zoning Code will have a significant effect on the environment; and 2) CEQA Guidelines 

Section 15301, which exempts changes to existing facilities involving negligible or no expansion 

of existing or former use.  
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PUBLIC OUTREACH

Notices of the City Council Rules Committee, Planning Commission, and City Council meetings 

were sent to all mobile home park property owners and residents for which mailing information 

was available. A display ad for tonight’s meeting was also published in the Daily Review on 

August 27, 2021.

FISCAL IMPACT

There is no direct fiscal impact from taking action on the proposed amendments.

RECOMMENDATION

Staff recommends that the City Council make the necessary findings and determinations and 

adopt the attached Ordinance to make:

1. Zoning Code Amendments to Add Chapter 3.34, MHP Mobile Home Park Overlay District, 

and Amend Chapter 5.28, Mobile Home Park Conversions, as shown in Exhibit A; and

2. Zoning Map Amendments to Apply the MHP Overlay Zone to Mobile Home Park Sites as 

shown in Exhibit B.

ATTACHMENTS

Attachments to Staff Report

1. Zoning Code Amendments (redlined)

2. Zoning Map Amendments (redlined)

Attachments to Ordinance 

Exhibit A - Zoning Code Amendments (clean)

Exhibit B - Zoning Map Amendments (clean)

PREPARED BY: 

Avalon Schultz, AICP

Principal Planner

Community Development Department
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ATTACHMENT 1 

ZONING CODE AMENDMENTS 

 

CHAPTER 3.34 MHP MOBILE HOME PARK OVERLAY DISTRICT 

(To be added to the Zoning Code) 

 

3.34.100 Specific Purposes 

 

In addition to the general purposes listed in Chapter 1.04 Title, Components, and Purposes, the 

specific purpose of the MHP Mobile Home Park Overlay District is to reserve land for the 

construction, use, and occupancy of mobile home parks. 

 

3.34.104 Applicability and Zoning Map Designation 

 

The MHP Mobile Home Park Overlay District may be combined with any zoning district. Each 

MHP Overlay District shall be shown on the zoning map by adding an “MHP” to the base 

district designation. The zoning map shall include a reference to the adopting ordinance 

establishing the MHP Overlay District. Any parcel may be added to the MHP Mobile Home Park 

Overlay District under the procedures established by Chapter 5.16 of this Code.  

 

3.34.112 Use Regulations 

 

No use(s) shall be allowed in the MHP Mobile Home Park Overlay District except as specified 

herein. The following uses are allowed in the MHP Mobile Home Park Overlay District, subject 

to the approval of an Administrative Review by the Zoning Enforcement Official, as per the 

requirements of Chapter 5.04 of this Code:  

 

A. Mobile Home Parks as defined in Section 1.12.108.  

 

3.34.116 Development Regulations  

 

The development regulations applicable in an MHP Overlay District shall be those of the base 

zoning district with which the MHP Overlay District is combined. 

 

3.34.120 Notice 

 

If a property owner submits an application for a zoning map amendment to remove a mobile 

home park from the MHP Mobile Home Park Overlay District, notice of the public hearings at 

which the application is considered shall be mailed or delivered at least 30 days prior to the 

hearing to all residents of the pertinent mobile home park. The cost of such notice shall be borne 

by the applicant.  
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Chapter 5.28 Mobile Home Park Conversions 

(additions are underlined and deletions are in strikethrough) 

 

5.28.100 Specific Purpose.  

  

The specific purpose of the Mobile Home Park Conversion procedure is to ensure that any 

mobile home park conversion of these parks to other uses is preceded by adequate notice and that 

relocation and other assistance is provided to park residents, consistent with the provisions of the 

California Government Code, Section 65863.7.  

 

5.28.104 Definitions  

 

A. See Section 1.12.108 Definitions for definitions of: Mobile Home; Mobile Home Park; 

Mobile Home Park Conversion.  

 

A.  As used in this chapter, “mobile home park conversion” shall mean a use of a mobile 

home park for a purpose other than the rental or the holding out for rent of two or more mobile 

home sites to accommodate mobile homes used for human habitation. Such a conversion may 

affect an entire mobile home park or any portion thereof. A conversion shall include, but is not 

limited to, a change of the mobile home park or any portion thereof to a condominium, stock 

cooperative, planned unit development, or any form of ownership wherein spaces within the 

mobile home park are to be sold. 

 

B. As used in this chapter, “mobile home” shall mean any structure, regardless of type, 

designed or used for human habitation located in a mobile home park, including but not limited 

to, mobile homes as defined in Civil Code section 798.3, recreational vehicles as defined in Civil 

Code Section 799.24, and commercial coaches, as defined in Health and Safety Code Section 

18218. 

 

 

  

5.28.108 Permit Required 

  

The conversion of an existing mobile home park to another useA mobile home park conversion 

shall require a use permit reviewed by the Planning Commission and approved by the City 

Council pursuant to Chapter 5.08 Use Permits, Variances, and Parking Exceptions. An 

application for such permit shall include the following and such other information as may be 

required by the Zoning Enforcement Official: 

  

A.    A general description of the proposed use to which the mobile home park is to be converted. 

 

B.    The proposed timetable for implementation of the conversion. 

 

C.    A description of the mobile home spaces within the mobile home park including:. 
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1. Number of mobile home spaces occupied. 

2. Length of time each space has been occupied by the present resident(s) thereof. 

3.  Age, size, and type of mobile home occupying each space. 

4.  Monthly rent currently charged for each space. 

5.  Name and mailing address of the residents of each mobile home within the mobile home 

park. 

  

D.    A report of impact and a disposition/relocation plan addressing the availability of 

replacement housing for existing residents tenants of the mobile home park consistent 

with Government Code Section 65863.7. Upon filing an application for conversion, the Zoning 

Enforcement Official shall inform the applicant of the requirements of Civil Code Section 798.56 

and Government Code Section 65863.8 regarding notification of the mobile home park residents 

concerning the conversion proposal.  

 

E. Upon the filing of an application for conversion, the Zoning Enforcement Official shall 

mail or deliver notice of the conversion application to all residents of pertinent mobile home 

park. The cost of such notice shall be borne by the applicant.  

 

 

5.28.112 Relocation Plan  

  

A.    The relocation plan for residents tenants of a mobile home park shall be submitted to the 

City Council for approval as part of the application for a mobile home park conversion of a 

mobile home park to another use. The plan shall provide specifically for relocation assistance to 

full-time, low- and moderate-income residents of the park for a minimum period of 12 months. 

fFollowing approval of a use permit for the conversion of a park, relocation assistance shall 

commence upon a resident’s departure from the park, or the closure of the park, whichever 

occurs first. Information on sites available in mobile home parks in the City and adjacent 

communities shall be provided to all residents tenants. 

  

B.    A relocation plan shall include, but not be limited to, consideration of the availability of 

medical and dental services and shopping facilities, the age of the mobile home park and the 

mobile homes, and the economic impact on the relocated residents tenants. 

  

1.   Special Cases. The relocation plan shall specifically provide guarantees that all residents 

tenants 62 years old or older and all residents tenants  who are medically proven to be 

permanently disabled, as evidenced by a medical doctor’s diagnosis or other statement, 

shall not have to pay an increase in rent over the amount currently paid for a period of 

two years following relocation. 

  

2.  Moving Expenses. The relocation plan shall provide for moving expenses equal to the 

actual cost of moving, but not exceeding the cost of moving to a location no more than 

125 10 miles from the mobile home park to any resident tenant who relocates from the 

park after City approval of the use permit authorizing conversion of the park. When the 

resident tenant has given notice of his their intent to move prior to City approval of the 

use permit, eligibility to receive moving expenses shall be forfeited. 
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3.  No Increase in Rent. A resident’s tenant’s rent shall not be increased within two months 

prior to filing an application for conversion of a mobile home park, nor shall the rent be 

increased for two years from the date of filing of the conversion application or until 

relocation takes place.  

  

5.28.116 Findings for Conversion 

  

The City Council may approve a permit for a mobile home park conversion if it finds that the 

proposed conversion meets the following requirements in addition to the requirements of 

Section 5.08.124 Required Findings: 

  

A.    That the proposed use of the property is consistent with the General Plan or any specific 

plan, and all applicable provisions of this ordinance are met; 

  

B.    That the residents of the mobile home park have been adequately notified of the proposed 

conversion as required by this code and applicable state law; 

  

C.    That there exists land zoned for replacement housing or adequate space in other mobile 

home parks for the residents who will be displaced; 

  

D.    That the conversion will not result in the displacement of low-income mobile home 

residents who cannot afford rents charged in other mobile home parks within the City of San 

Leandro or within 50 miles of the parkits general vicinity; 

  

E.    That the age, type, size, and style of mobile homes to be displaced as a result of the 

conversion will be able to be relocated into other mobile home parks within the City of San 

Leandro or within 50 miles of the parkits general vicinity; 

  

F.     That if the mobile home park is to be converted to another residential use, the mobile home 

residents to be displaced shall be provided the right of first refusal to purchase, lease, rent, or 

otherwise obtain residency in the replacement dwelling units, and the construction schedule for 

such replacement dwelling units shall not result in a displacement of unreasonable length for 

those mobile home residents electing to relocate in theseto the replacement units; 

  

G.    That any mobile home residents displaced as a result of the conversion shall be 

compensated by the applicant for all reasonable costs incurred as a result of their relocation; and 

  

H.    That the relocation plan mitigates the impacts of the displacement of individuals or 

households for a reasonable transition period and mitigates the impacts of any long-term 

displacement.  

  

5.28.120 Conditions of Approval  

  

Consistent with Section 5.08.128 Conditions of Approval, the City Council shall impose the 

following conditions of approval of a permit for a mobile home park conversion. In addition to 
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any other conditions: 

  

A.    The applicant shall submit a relocation plan that shall make adequate provisions for the 

relocation of all mobile homes and mobile home residents to be displaced as a result of the 

conversion. Such plan shall include provisions to relocate such mobile homes and mobile home 

residents in comparable mobile home parks within the City of San Leandro or within 50 miles of 

the parkits general vicinity. A replacement mobile home park shall be deemed comparable if it 

provides substantially equivalent park facilities and amenities, space rental and fees, and 

location, i.e., proximity to public transportation, medical services and dental centers services 

providers, shopping facilities, recreation facilities, religious and social facilities, etc. 

  

B.    The applicant shall bear all reasonable costs of relocating mobile homes and mobile home 

residents displaced by the conversion. Such costs shall include, but not be limited to: the cost of 

moving the mobile home to its new location; the cost of necessary permits, installations, 

landscaping, site preparation at the mobile home’s new location; the cost of moving personal 

property; and the cost of temporary housing, if any. Such costs may also include the cost of 

purchasing replacement mobile homes for those residents owning mobile homes that are not 

acceptable in other mobile home parks as a result of its size, age or style, or establishing a new 

mobile home park for the relocation of displaced mobile homes. If a resident voluntarily chooses 

not to move a mobile home owned by the resident to a new location, the applicant shall bare the 

cost of demolishing or otherwise disposing of the mobile home from the park. 

  

C.    The City Council may establish the date on which the permit for conversion will become 

effective. Such date shall not be less than two years from the decision of the City Council, 

provided that conversion at an earlier date may be approved if the City Council receives a written 

petition requesting an earlier date signed by a majority of those persons residing in the subject 

mobile home park at the time of the City Council public hearing to consider the conversion 

application. The effective date of the approval in such a case shall be the date set forth in the 

petition. Conversion at the earlier date may be approved only if the applicant has complied with 

all the provisions of an approved relocation plan and submitted evidence of such compliance to 

the Zoning Enforcement Official.  

  

5.28.124 Waiver 

 

A.    The City Council may find that there is substantial evidence to support a finding by the 

Council that the imposition of conditions as provided in Section 5.28.120 Conditions of 

Approval would result in an extreme economic hardship for the applicant. An extreme economic 

hardship does not exist where the cost of implementing the relocation conditions would merely 

deny the applicant the maximum profits that could be realized from the conversion of the mobile 

home park conversion. 

 

B.    If the City Council determines that the conditions would result in extreme economic 

hardship for the applicant, the City Council may waive or modify any conditions that would 

otherwise be necessary to enable the Council to make the findings required by 

Section 5.28.116 Findings for Conversion. Such conditions may be waived or modified only to 

the extent minimally necessary to alleviate such extreme economic hardship.  
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C. In the event a waiver is granted, the City Council shall require the applicant to provide, at a 

minimum, relocation assistance to each household occupying a mobile home as follows: 

1.   Three (3) times the most current Fair Market Rents for a 2-bedroom unit as published 

annually by the U.S. Department of Housing and Urban Development (“HUD”) for the 

Oakland-Fremont, California HUD Metro FMR Area in the Federal Register, or three (3) 

times the monthly rent that the resident(s) is paying at the time the mobile home park 

conversion is approved, whichever amount is greater.  

2.   One Thousand Dollars ($1,000.00) if at least one member of the household is 62 years 

old or older, or is permanently disabled.  

3.  Moving expenses equal to the actual cost of moving, but not exceeding the cost of 

moving to a location no more than 125 miles from the park to any resident who relocates 

from the park after City approval of the use permit authorizing conversion of the park. 

Such costs shall include the cost of moving the mobile home to its new location. If a 

resident voluntarily chooses not to move a mobile home owned by the resident to a new 

location, the applicant shall bare the cost of demolishing or otherwise disposing of the 

mobilehome from the park.  
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ATTACHMENT 2
Existing and Proposed Zoning Map Designations

Bal Trailer Court - 14831 Bancroft Ave.

Existing Proposed28



Bayshore Commons - 1468 Grand Ave.

Existing Proposed29



Golden State Trailer Park - 1511 150th Ave.

Existing Proposed30



Hesperian Trailer Park - 15263 Hesperian Blvd.

Existing Proposed31



Mission Bay Mobile Home Park -15333 Wicks Blvd.

Existing Proposed32



Salel’s Mobile Home Park - 747 Lewelling Blvd.

Existing Proposed33



San Leandro Court - 2470 Washington Ave.

Existing Proposed34



Sandev Mobile Park - 2100 Lewelling Blvd.

Existing Proposed35



Trailer Haven - 2399 E. 14th St.

Existing Proposed36



City of San Leandro

Meeting Date: September 7, 2021

Ordinance

Agenda Section:File Number: 21-498 PUBLIC HEARINGS

Agenda Number:

TO: City Council

FROM: Fran Robustelli
City Manager

BY: Tom Liao

Community Development Director

FINANCE REVIEW: Not Applicable

TITLE: ORDINANCE of the City of San Leandro City Council adding Chapter 3.34, MHP 

Mobile Home Park Overlay District, and amending Chapter 5.28, Mobile Home 

Park Conversions, of the San Leandro Zoning Code, and amending the San 

Leandro Zoning Map

WHEREAS, the State of California recognizes, by the adoption of special legislation 

regulating tenancies of mobile home owners in mobile home parks, that there is a significant 

difference between homeowners in mobile home parks and other dwelling units; and

 

WHEREAS, owners of mobile homes in mobile home parks, unlike apartment tenants or 

residents of other rental housing stock, are in the unique position of having made a substantial 

investment in a residence that is located on property that is either rented or leased and not owned 

by them; and

  

WHEREAS, the City of San Leandro has nine (9) mobile home parks with approximately 

eight hundred fifty-five (855) spaces located within the City limits. These spaces represent a 

significant portion of the affordable housing supply within the City; and

 

WHEREAS, the City of San Leandro General Plan, Chapter 6, Housing Element provides 

for the following goals and actions:

 

1. Conservation of Mobile Home Parks. Promote the conservation and rehabilitation 

of mobile home parks without displacing tenants or reducing the number of 

affordable units. Mobile home parks should be recognized as an important 

affordable housing resource for San Leandro’s seniors and low-income households 

(Policy 56.08).

2. Mobile Home Rent Stabilization. Consider adopting a mobile home rent 

stabilization ordinance similar to the agreement currently in effect for Mission Bay 
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(Action 56.08-B) (The agreement would apply more broadly to residents of all 

mobile home parks in the city and help protect the city’s existing supply of mobile 

homes.); and

 

WHEREAS, it is often difficult to move mobile homes from one park to another due to the 

age and condition of some mobile homes and the limited availability of vacant spaces in mobile 

home parks; and

 

WHEREAS, it is often costly to move a mobile home and, in many instances, moving a 

mobile home requires separation of the mobile home from its appurtenances, which may create 

severe damage and depreciation in value to the mobile home; and

WHEREAS, Government Code section 65863.7 establishes minimum rules and 

regulations regarding mobile home park conversions, but explicitly authorizes local agencies to 

enact more stringent protections; and 

WHEREAS, Chapter 5.28 of the San Leandro Zoning Code governs the conversion of 

mobile home parks within the City and requires City Council approval prior to the closure or 

conversion of a mobile home park; and

WHEREAS, the proposed amendments to Chapter 5.28 would increase noticing 

requirements for mobile home park conversion applications and establish minimum relocation 

benefits that must be paid in the event that any of the requirements of Chapter 5.28 are waived; 

and

WHEREAS, the proposed addition of Chapter 5.34 to the San Leandro Zoning Code would 

establish a mobile home park zoning overlay that prohibits all uses other than a mobile home park 

use; and

WHEREAS, the proposed amendments to the San Leandro Zoning Map would apply the 

proposed overlay to all existing mobile home parks citywide; and

WHEREAS, the proposed amendments would strengthen existing protections for mobile 

home park residents; and

WHEREAS, a staff report dated July 1, 2021, incorporated herein by reference, described 

and analyzed the proposed amendments for the Planning Commission; and

WHEREAS, the City of San Leandro Planning Commission held a duly noticed Public 

Hearing on July 1, 2021 for consideration of the proposed amendments, at which time all 

interested parties had the opportunity to be heard, and did consider all information pertaining to 

the proposed amendments, including the staff report, the findings, and all public comments and 

testimony received prior to and during the hearing; and

WHEREAS, the City of San Leandro Planning Commission unanimously recommended 

Page 2  City of San Leandro Printed on 9/2/2021

38



File Number: 21-498

that the City Council adopt the proposed amendments, with certain changes; and

WHEREAS, the changes recommended by the Planning Commission are incorporated 

into the proposed Zoning Code amendments; and 

WHEREAS, the City Council held a duly noticed Public Hearing on September 7, 2021 for 

consideration of the proposed ordinance, at which time all interested parties had the opportunity 

to be heard, and did consider all information pertaining to the proposed amendments, including 

the staff report, the findings, and all public comments and testimony received prior to and during 

the hearing; and

WHEREAS, the City Council desires to adopt the Ordinance in order to increase the 

protections for San Leandro residents living in mobile home parks.

NOW, THEREFORE, the City Council of the City of San Leandro does ordain as follows:

SECTION 1. RECITALS. The above recitals are true and correct and made a part of this 

ordinance.

SECTION 2. FINDINGS. The City Council makes the following findings in support of 

adopting this ordinance, based on the whole of the record:

1.  The amendments to the Zoning Code will not be detrimental to the public interest, 

health, safety, or welfare of the City. 

2.  The amendments to the Zoning Code are consistent with the General Plan and all 

applicable specific plans in that the amendments advance Policy 56.08 of the General Plan, 

Chapter 6, Housing Element, which promotes the conservation of mobile home parks as an 

important affordable housing resource for San Leandro’s seniors and low-income households.

SECTION 3. AMENDMENT OF ZONING CODE. The San Leandro Zoning Code is 

hereby amended to add Chapter 3.34, MHP Mobile Home Park Overlay District, and to amend 

Chapter 5.28, Mobile Home Park Conversions, as shown in Exhibit A, attached hereto and 

incorporated herein by reference.

SECTION 4. AMENDMENT OF ZONING MAP.  The San Leandro Zoning Map is hereby 

amended as shown in attached Exhibit B and incorporated herein by reference. 

 

SECTION 6. ENVIRONMENTAL REVIEW. The amendments enacted by this Ordinance 

are exempt from the California Environmental Quality Act (“CEQA”) based on: 1) the rule set forth 

in CEQA Guidelines Section 15061(b)(3) that CEQA applies only to projects which have the 

potential for causing a significant effect on the environment. As a set of text amendments that do 

not authorize any new land uses, it can be seen with certainty that there is no possibility that the 

proposed amendments to the Zoning Code will have a significant effect on the environment; and 

2) CEQA Guidelines Section 15301, which exempts changes to existing facilities involving 

negligible or no expansion of existing or former use.   
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SECTION 7. SEVERABILITY.  If any section, subsection, subdivision, paragraph, 

sentence, clause or phrase of this Ordinance, or its application to any person or circumstance, is 

for any reason held to be invalid or unenforceable, such invalidity or unenforceability shall not 

affect the validity or enforceability of the remaining sections, subsections, subdivisions, 

paragraphs, sentences, clauses or phrases of this Ordinance, or its application to any other 

person or circumstance. The City Council of the City of San Leandro hereby declares that it would 

have adopted each section, subsection, subdivision, paragraph, sentence, clause or phrase 

hereof, irrespective of the fact that any one or more other sections, subsections, subdivisions, 

paragraphs, sentences, clauses or phrases hereof is declared invalid or unenforceable.

SECTION 8. EFFECTIVE DATE AND PUBLICATION.  This ordinance shall take effect 

thirty (30) days after adoption.  The City Clerk is directed to publish the title once and post a 

complete copy thereof on the City Council Chamber bulletin board for five (5) days prior to 

adoption.
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EXHIBIT A 

ZONING CODE AMENDMENTS 

 

CHAPTER 3.34 MHP MOBILE HOME PARK OVERLAY DISTRICT 

 

3.34.100 Specific Purposes 

 

In addition to the general purposes listed in Chapter 1.04 Title, Components, and Purposes, the 

specific purpose of the MHP Mobile Home Park Overlay District is to reserve land for the 

construction, use, and occupancy of mobile home parks. 

 

3.34.104 Applicability and Zoning Map Designation 

 

The MHP Mobile Home Park Overlay District may be combined with any zoning district. Each 

MHP Overlay District shall be shown on the zoning map by adding an “MHP” to the base 

district designation. The zoning map shall include a reference to the adopting ordinance 

establishing the MHP Overlay District. Any parcel may be added to the MHP Mobile Home Park 

Overlay District under the procedures established by Chapter 5.16 of this Code.  

 

3.34.112 Use Regulations 

 

No use(s) shall be allowed in the MHP Mobile Home Park Overlay District except as specified 

herein. The following uses are allowed in the MHP Mobile Home Park Overlay District, subject 

to the approval of an Administrative Review by the Zoning Enforcement Official, as per the 

requirements of Chapter 5.04 of this Code:  

 

A. Mobile Home Parks as defined in Section 1.12.108.  

 

3.34.116 Development Regulations  

 

The development regulations applicable in an MHP Overlay District shall be those of the base 

zoning district with which the MHP Overlay District is combined. 

 

3.34.120 Notice 

 

If a property owner submits an application for a zoning map amendment to remove a mobile 

home park from the MHP Mobile Home Park Overlay District, notice of the public hearings at 

which the application is considered shall be mailed or delivered at least 30 days prior to the 

hearing to all residents of the pertinent mobile home park. The cost of such notice shall be borne 

by the applicant.  
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Chapter 5.28 Mobile Home Park Conversions 

 

5.28.100 Specific Purpose.  

  

The specific purpose of the Mobile Home Park Conversion procedure is to ensure that any 

mobile home park conversion is preceded by adequate notice and that relocation and other 

assistance is provided to park residents, consistent with the provisions of the California 

Government Code, Section 65863.7.  

 

5.28.104 Definitions  

 

A.  As used in this chapter, “mobile home park conversion” shall mean a use of a mobile 

home park for a purpose other than the rental or the holding out for rent of two or more mobile 

home sites to accommodate mobile homes used for human habitation. Such a conversion may 

affect an entire mobile home park or any portion thereof. A conversion shall include, but is not 

limited to, a change of the mobile home park or any portion thereof to a condominium, stock 

cooperative, planned unit development, or any form of ownership wherein spaces within the 

mobile home park are to be sold. 

 

B. As used in this chapter, “mobile home” shall mean any structure, regardless of type, 

designed or used for human habitation located in a mobile home park, including but not limited 

to, mobile homes as defined in Civil Code section 798.3, recreational vehicles as defined in Civil 

Code Section 799.24, and commercial coaches, as defined in Health and Safety Code Section 

18218. 

  

5.28.108 Permit Required 

  

A mobile home park conversion shall require a use permit reviewed by the Planning Commission 

and approved by the City Council pursuant to Chapter 5.08 Use Permits, Variances, and Parking 

Exceptions. An application for such permit shall include the following and such other 

information as may be required by the Zoning Enforcement Official: 

  

A.    A general description of the proposed use to which the mobile home park is to be converted. 

 

B.    The proposed timetable for implementation of the conversion. 

 

C.    A description of the mobile home spaces within the mobile home park including: 

  

1. Number of mobile home spaces occupied. 

2. Length of time each space has been occupied by the present resident(s) thereof. 

3.  Age, size, and type of mobile home occupying each space. 

4.  Monthly rent currently charged for each space. 

5.  Name and mailing address of the residents of each mobile home within the mobile home 

park. 
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D.    A report of impact and a disposition/relocation plan addressing the availability of 

replacement housing for existing residents of the mobile home park consistent with Government 

Code Section 65863.7. Upon filing an application for conversion, the Zoning Enforcement 

Official shall inform the applicant of the requirements of Civil Code Section 798.56 

and Government Code Section 65863.8 regarding notification of the mobile home park residents 

concerning the conversion proposal.  

 

E. Upon the filing of an application for conversion, the Zoning Enforcement Official shall 

mail or deliver notice of the conversion application to all residents of pertinent mobile home 

park. The cost of such notice shall be borne by the applicant.  

 

 

5.28.112 Relocation Plan  

  

A.    The relocation plan for residents of a mobile home park shall be submitted to the City 

Council for approval as part of the application for a mobile home park conversion. The plan shall 

provide specifically for relocation assistance to full-time residents of the park for a minimum 

period of 12 months. Following approval of a use permit for the conversion of a park, relocation 

assistance shall commence upon a resident’s departure from the park, or the closure of the park, 

whichever occurs first. Information on sites available in mobile home parks in the City and 

adjacent communities shall be provided to all residents. 

  

B.    A relocation plan shall include, but not be limited to, consideration of the availability of 

medical and dental services and shopping facilities, the age of the mobile home park and the 

mobile homes, and the economic impact on the relocated residents. 

  

1.   Special Cases. The relocation plan shall specifically provide guarantees that all residents  

62 years old or older and all residents who are permanently disabled, as evidenced by a 

medical doctor’s diagnosis or other statement, shall not have to pay an increase in rent 

over the amount currently paid for a period of two years following relocation. 

  

2.  Moving Expenses. The relocation plan shall provide for moving expenses equal to the 

actual cost of moving, but not exceeding the cost of moving to a location no more than 

125 miles from the mobile home park to any resident who relocates from the park after 

City approval of the use permit authorizing conversion of the park. When the resident has 

given notice of their intent to move prior to City approval of the use permit, eligibility to 

receive moving expenses shall be forfeited. 

  

3.  No Increase in Rent. A resident’s rent shall not be increased within two months prior to 

filing an application for conversion of a mobile home park, nor shall the rent be increased 

for two years from the date of filing of the conversion application or until relocation takes 

place.  

  

5.28.116 Findings for Conversion 

  

The City Council may approve a permit for a mobile home park conversion if it finds that the 
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proposed conversion meets the following requirements in addition to the requirements of 

Section 5.08.124 Required Findings: 

  

A.    That the proposed use of the property is consistent with the General Plan or any specific 

plan, and all applicable provisions of this ordinance are met; 

  

B.    That the residents of the mobile home park have been notified of the proposed conversion as 

required by this code and applicable state law; 

  

C.    That there exists land zoned for replacement housing or adequate space in other mobile 

home parks for the residents who will be displaced; 

  

D.    That the conversion will not result in the displacement of mobile home residents who 

cannot afford rents charged in other mobile home parks within the City of San Leandro or within 

50 miles of the park; 

  

E.    That the age, type, size, and style of mobile homes to be displaced as a result of the 

conversion will be able to be relocated into other mobile home parks within the City of San 

Leandro or within 50 miles of the park; 

  

F.     That if the mobile home park is to be converted to another residential use, the mobile home 

residents to be displaced shall be provided the right of first refusal to purchase, lease, rent, or 

otherwise obtain residency in the replacement dwelling units, and the construction schedule for 

such replacement dwelling units shall not result in a displacement of unreasonable length for 

those mobile home residents electing to relocate to the replacement units; 

  

G.    That any mobile home residents displaced as a result of the conversion shall be 

compensated by the applicant for all reasonable costs incurred as a result of their relocation; and 

  

H.    That the relocation plan mitigates the impacts of the displacement of individuals or 

households for a reasonable transition period and mitigates the impacts of any long-term 

displacement.  

  

5.28.120 Conditions of Approval  

  

Consistent with Section 5.08.128 Conditions of Approval, the City Council shall impose the 

following conditions of approval of a permit for a mobile home park conversion. In addition to 

any other conditions: 

  

A.    The applicant shall submit a relocation plan that shall make adequate provisions for the 

relocation of all mobile homes and mobile home residents to be displaced as a result of the 

conversion. Such plan shall include provisions to relocate such mobile homes and mobile home 

residents in comparable mobile home parks within the City of San Leandro or within 50 miles of 

the park. A replacement mobile home park shall be deemed comparable if it provides 

substantially equivalent park facilities and amenities, space rental and fees, and location, i.e., 

proximity to public transportation, medical services and dental services providers, shopping 
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facilities, recreation facilities, religious and social facilities. 

  

B.    The applicant shall bear all reasonable costs of relocating mobile homes and mobile home 

residents displaced by the conversion. Such costs shall include, but not be limited to: the cost of 

moving the mobile home to its new location; the cost of necessary permits, installations, 

landscaping, site preparation at the mobile home’s new location; the cost of moving personal 

property; and the cost of temporary housing, if any. Such costs may also include the cost of 

purchasing replacement mobile homes for those residents owning mobile homes that are not 

acceptable in other mobile home parks as a result of its size, age or style, or establishing a new 

mobile home park for the relocation of displaced mobile homes. 

  

C.    The City Council may establish the date on which the permit for conversion will become 

effective. Such date shall not be less than two years from the decision of the City Council, 

provided that conversion at an earlier date may be approved if the City Council receives a written 

petition requesting an earlier date signed by a majority of those persons residing in the subject 

mobile home park at the time of the City Council public hearing to consider the conversion 

application. The effective date of the approval in such a case shall be the date set forth in the 

petition. Conversion at the earlier date may be approved only if the applicant has complied with 

all the provisions of an approved relocation plan and submitted evidence of such compliance to 

the Zoning Enforcement Official.  

  

5.28.124 Waiver 

 

A.    The City Council may find that there is substantial evidence to support a finding by the 

Council that the imposition of conditions as provided in Section 5.28.120 Conditions of 

Approval would result in an extreme economic hardship for the applicant. An extreme economic 

hardship does not exist where the cost of implementing the relocation conditions would merely 

deny the applicant the maximum profits that could be realized from the conversion of the mobile 

home park conversion. If a resident voluntarily chooses not to move a mobile home owned by 

the resident to a new location, the applicant shall bare the cost of demolishing or otherwise 

disposing of the mobile home from the park. 

 

B.    If the City Council determines that the conditions would result in extreme economic 

hardship for the applicant, the City Council may waive or modify any conditions that would 

otherwise be necessary to enable the Council to make the findings required by 

Section 5.28.116 Findings for Conversion. Such conditions may be waived or modified only to 

the extent minimally necessary to alleviate such extreme economic hardship.  

 

C. In the event a waiver is granted, the City Council shall require the applicant to provide, at a 

minimum, relocation assistance to each household occupying a mobile home as follows: 

1.   Three (3) times the most current Fair Market Rents for a 2-bedroom unit as published 

annually by the U.S. Department of Housing and Urban Development (“HUD”) for the 

Oakland-Fremont, California HUD Metro FMR Area in the Federal Register, or three (3) 

times the monthly rent that the resident(s) is paying at the time the mobile home park 

conversion is approved, whichever amount is greater.  

2.   One Thousand Dollars ($1,000.00) if at least one member of the household is 62 years 
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old or older, or is permanently disabled.  

3.  Moving expenses equal to the actual cost of moving, but not exceeding the cost of 

moving to a location no more than 125 miles from the park to any resident who relocates 

from the park after City approval of the use permit authorizing conversion of the park. 

Such costs shall include the cost of moving the mobile home to its new location. If a 

resident voluntarily chooses not to move a mobile home owned by the resident to a new 

location, the applicant shall bare the cost of demolishing or otherwise disposing of the 

mobilehome from the park. 
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EXHIBIT B
Zoning Map Amendments

Bal Trailer Court - 14831 Bancroft Ave.
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Bayshore Commons - 1468 Grand Ave.
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Golden State Trailer Park - 1511 150th Ave.
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Hesperian Trailer Park - 15263 Hesperian Blvd.
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Mission Bay Mobile Home Park -15333 Wicks Blvd.
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Salel’s Mobile Home Park - 747 Lewelling Blvd.
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San Leandro Court - 2470 Washington Ave.
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Sandev Mobile Park - 2100 Lewelling Blvd.
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Trailer Haven - 2399 E. 14th St.
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