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Main Street Mobile Home & RV Park Conversion Process Summary 

November 2007 
 

 
 

Mobile Home Park Conversion Impact Report 
 
State Law and Milpitas Municipal Code require several actions be taken prior to  Planning Commission 
and City Council approval of a Mobilehome Park Conversion Impact Report, specifically: 

• Under Milpitas Municipal Code Section XI-20-6.01-2, if a resident believes that less than 
85% of the mobile homes are inhabited, then the resident may file a written statement to 
that effect with the Community Development Manager. The statement must include the 
particular sites that the resident believes to be uninhabited. Upon receiving the statement, 
the Community Development Director must conduct an investigation and inspection to 
determine the correctness of the statement.  

 Upon completion of the investigation and inspection, the Planning Commission must 
conduct a public hearing as to the correctness of the statement and provide no less than 
thirty (30) days written notice of the public hearing to the park owner and residents of the 
mobilehome park. At that time, any residents of the park may present evidence as to the 
correctness of the statement. At the conclusion of the hearing, the Community 
Development Director must make a determination as to whether the statement is correct or 
not correct.  

• On May 23, 2007, the Planning Commission held a public hearing and concurred with the 
Community Development Director's determination that the mobilehome park was less 
than 85% inhabited, which triggered the mobile home park conversion requirements, 
including the preparation of a Conversion Impact Report. 

•  On June 26, 2007, the Applicant held a meeting at the Milpitas Community Center with 
the residents of the mobilehome park to explain the next steps in the process and the 
preparation of the Mobilehome Park Conversion Impact Report. 

• The applicant prepared a Mobilehome Park Conversion Impact Report. 

• As required by law, the residents received a copy of the Conversion Impact Report and 
notices of the public hearings to review the report 30 days in advance of the hearings. the 
report was provided to the mobilehome park's residents on September 21, 2007. 

• On October 3, 2007, the applicant held a meeting with the residents of the mobile home 
park to review the report. In accordance with the law and as detailed in the report, the 
applicant: 

-Hired a Relocation Specialist to assist in the relocation of the mobilehome park 
residents.  A list of moving companies, truck rental companies, mobilehome movers and 
appraisers and the Housing Relocation Specialist are included in the report. 

-Provided a listing of mobilehome parks within a 200-mile radius of the existing park to 
provide residence the opportunity to consider relocation to another park. 
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- Described in detail a relocation assistance program to assist residents with their 
relocation expenses. 

-Provided for 95% of in-place value for mobilehome park residents that owned their 
mobilehome and did not wish to relocate their mobilehome.  The applicant went beyond 
legal requirements and provided 100% of the in-place value for those residents. 

Mobilehome Park Residents 

Of the 45 tenant spaces within the mobilehome park, as of October 1, 2007, 32 spaces are 
inhabited by residents.  Of the total number of 32 residents remaining in the mobilehome park: 

• 29 are recreational vehicles owners 

• 2 are in park owned mobile homes 

• 1 resident resides in their own mobile home. 

Three residents have left the park since the initial meeting regarding the park's closure in June 
2007.  A substantial number of mobilehome park residents owe a large amount of back rent to 
the existing property owner (Baystone Development, LLC).  Several residents withheld paying 
rent because of the owner's failure to address numerous problems associated with the general 
maintenance of the property.  Past due rents range from several hundred dollars to several 
thousand dollars.  Several tenants were sent eviction notices and lawfully evicted . Back rent 
owed has been an on-going issue for the existing property owner and Trammell Crow Residential 
– the applicant -- who desires to purchase the property for future development. The City is not a 
party to any of the civil actions. 

Relocation Plan 

The Relocation Plan identifies the timetable for implementing the relocation of mobile homes, the 
relocation assistance package and the conversion of the park to other uses. Trammell Crow Residential 
has hired the relocation assistance firm, Overland, Pacific and Cutler (OPC) of Oakland, CA.  OPC has 
been acting as the designated Housing Specialist for the mobilehome park since the June 26, 2007 
meeting  with the residents.  At the meeting, OPC made a presentation to the residents about the types of 
services they could provide to the residents.  
 

1) Conduct personal on-site interviews of residents to determine their relocation housing needs and 
any other special requirements. 

 
2) Collection of data and information to assist residents with their relocation. 

 
3) Coordination with the City, the park owners and applicant to review relocation policies and 

procedures. 
 

4) Inform residents of available relocation assistance services, benefits and explain the relocation 
process. 

 
5) Provide residents with on-going advisory assistance to minimize their hardship. 

 
6) Provide written referrals to replacement housing and assist residents with review and completion 

of applications, lease offers and rental agreements.   Provide transportation to replacement 
housing if necessary . 
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7) Determine eligibility for proposed amount of relocation benefits and prepare relocation assistance 

entitlement reports for displaced households. 
 

8) Prepare all applicable benefit claims forms, secure residents' signatures and submit claim forms to 
owner or applicant. 

 
9) Monitor the move to the replacement dwelling (if necessary). 

 
10) Deliver benefit checks and other appropriate payments to residents and obtain signed receipts for 

payments. 
 

 The applicant has  provided a three-tier Relocation Assistance Plan that consists of the following: 
 

 Incentive Bonus - Minus 25% of 

back rent 

+ Base 

Relocation 

Benefit 

= Total 

If the resident 
vacates the Park 
before January 
31st 
2008 

$5000 Minus 25% of 
Unpaid Past Due 
Rent 

$4,500 $9,500-(25% of 
Unpaid Past Due 
Rent) 

If the resident 
vacates the Park 
before March 31, 
2008 

$2,500 Minus 25% of 
Unpaid Past Due 
Rent 

$4,500 $7,000-(25% of 
Unpaid Past Due 
Rent) 

If the resident 
vacates the Park 
after March 31, 
2008 

$0  $4,500 $4,500 

 
Tier-One 
 
The Relocation Assistance program provides early exit incentive for residents who desire to leave the 
park prior to January 31, 2008.  To date, 8 residents have taken advantage of this opportunity. According 
to the applicant, an additional 15 residents have indicated a desire to also be included. 
 
Tier-Two 
 
The Relocation Assistance program provides for lesser early exit incentive money for those residents that 
would vacate the park by March 31st, 2008. A total of $7,000 would be provided. 
 
Tier-Three 
 
For those residents who would stay after March 31st, 2008, until the park closed, a total of $4,500 would 
be offered. 
 
Return of Deposit 
 
For those residents that paid a deposit when they moved into the park, they will receive their deposit at 
the time of their exit from the park or if their mobilehome unit is purchased. 
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The applicant is willing to forgive seventy-five percent (75%) of residents'  back rent due. Those residents 
that do not owe any back rent will receive the entire benefit package.  For those residents that owe back 
rent, twenty-five percent (25%) of the back rent will be subtracted from their benefit package. The City 
Council should also be informed that the law only requires relocation benefits be paid to mobilehome 
owners. Based on staff negotiations with the applicant, staff has requested: 
 

a) That all residents of the mobilehome park, whether they are tenants in or owners of a mobilehome 
or recreational vehicle, be included in the Relocation Assistance Benefits regardless of their 
status. 

 
b) Provide some relief for tenants that owe back rent so that they are able to obtain a substantial 

portion of the relocation assistance to assist in their housing needs and living expenses. 
 

 
c) Agree to proactively address the Planning Commission's concerns about the sensitivity of mobile 

home park residents with children and allowing those families who choose to do so to complete 
the school year without prejudicing those families ability to maximize their relocation assistance 
and any early exit incentive payments. 

 
d) Continue to improve the overall appearance and maintenance of the park's living conditions until 

the park is vacated. 
 

e) Find housing for a Tenant of a yellow-tagged mobilehome on Space No. 28, who was 7 months 
pregnant. 

 
f) Continue to enforce the Park's rules and regulations.  

 
The process for receiving relocation assistance  is identified on Pages 21-28 within the Mobilehome Park 
Conversion Impact Report.  
 
The City Council should be advised that since 2004, three mobilehome parks have closed within Santa 
Clara County: 

 
 
Park Names         Location   Relocation Assistance 
 
Flick’s Mobile Home Park        Sunnyvale   $3,183.74 
 
Oasis Mobile Manor        Sunnyvale   $5,515 (including $2750 bonus) 
 
Redwood Mobile Manor          San Jose   No RV Tenants or Moiblehome  
                   Renters 

 
As required by the Milpitas Municipal Code, at its meeting on October 24, 2007, the Planning 
Commission held a public hearing, reviewed the Mobilehome Park Conversion Impact and unanimously 
recommended the City Council making a finding that the Conversion Impact Report complies with the 
requirements of Title XI Chapter 20 of the Milpitas Municipal Code 













































 
 
 
 
 

APPROVED 10/24/2007 PLANNING 
 

COMMISSION MINUTES 



 
X. 
PUBLIC HEARING 
 
2. MAIN STREET 
MOBILE HOME AND 
RV PARK CONVERSION 
IMPACT REPORT 

 

 

Felix Reliford, Interim Planning Director noted that pursuant to State Law and City of 
Milpitas Municipal Code, the Mobile Home Park Conversion Impact Report is required 
to be reviewed and approved by the City of Milpitas, Planning Commission and City 
Council prior to the closing of the Main Street Mobile Home and RV Park located at 
1504 S. Main Street.  Mr. Reliford recommended that the Commission approve the 
Mobile Home and RV Park Conversion Impact Report and recommend approval to City 
Council. 

Vice Chair Mandal asked what is the average deposit for renters and Mr. Reliford said it 
varies with different residents.  

 Vice Chair Mandal asked about the different sizes of the 29 recreational vehicles and 
Mr. Reliford said the vehicles vary in size. 

Vice Chair Mandal introduced the applicant. 

 David Richmond, Overland Pacific and Cutler, Property Acquisition and 
Relocation Consultants, Regional Director for Northern California Operations, 
retained by the applicant Trammell Crow Residential, said their company has worked 
with a few mobile home park closures.  He explained that being asked to move creates a 
lot of anxiety and they wanted to open the lines of communication to the residents 
throughout the process.  They interviewed each of the households and the residents had 
concerns about how they were going to pay for rent and where they were going to go. 
He pointed out that tonight they even arranged a shuttle for the residents to transport 
them to the meeting.  They worked with Trammell Crow Residential to come up with a 
relocation assistance program and their main concern was to make sure that all residents 
can move and they didn’t want to leave anyone homeless.  They also wanted to make 
the experience as positive as possible and they even drove residents around and helped 
them turn in applications and look for rental properties.   

 Vice Chair Mandal opened the public hearing. 

Steve, lives in Santa Cruz, moved from the RV park to another park, did receive 
relocation benefits.  He said in 1982, he sold a trailer for $4,500 and said that RV’s are 
worth a lot more now. 

 Josie Rosas, Space #14, said there is a fence that has been down for about a year now 
near the railroad tracks that has not been fixed and the laundry room does not have a 
door and the windows are not secure.  She said she was told from the beginning that 
there was going to be a trailer set up and there was going to be a manager available from 
8 a.m. to 5 p.m. but that never happened. Whenever she tries to get a hold of 
management they never return her phone calls.  She said someone put up a sign near the 
laundry room stating that vehicles will be towed and her vehicle was towed.  She is very 
confused about what is going on and wants answers. 



 Michelle, lives in the Park, said last July, a worker who was pulling away one of the 
old mobile homes, solicited her 12 year daughter $130.00 to strip and she was scared for 
her daughter and couldn’t believe what was happening. She said they have been dealing 
with so many things such as the laundry room is a hazard, fences are really close to their 
home and would be dangerous if trying to escape a fire, she has been burglarized three 
times, there are no lights and it is a dangerous place to live. She said management 
doesn’t care about them and doesn’t even know their names.  

 Brian, lives in the RV Park, has lived in Milpitas since 1956, said that he wants to 
continue living in Milpitas but if they close the park down, they have to move to another 
city. He said the RV park is so unsafe and the new owners have not done anything and 
there is a big hole in the fence near the railroad tracks. He said the new owner is not 
concerned about the residents and they are just concerned about making millions. 

 Rick Ellis, Space #14, said that he has tried to contact the applicant several times and 
he would not return his phone calls until three weeks later.  He disagrees with the 
Mobile Home Impact Report because the new owners have not done anything to the 
Park.  He said there has been no communication and the only way he found out about 
the meetings was because someone from the City dropped off the minutes to his home.  
He said the new owners do not care about them and they are liars.    

 Motion to close the public hearing. 

M/S: Sandhu/Tabladillo 

AYES:  4 

NOES:  0 

 Vice Chair Mandal asked what could be done to make sure the residents are safe?  Mr. 
Reliford said that the City has put together a safety task force that includes, Fire, Police, 
Building, Engineering and Planning, along with the applicant’s team and went out to the 
site to address the issues.  After hearing the issue about the fence, staff agrees that 
something should be done ASAP.  In regards to the daughter who was solicited, the 
previous owner hired the worker not the applicant. He said there are substantial lists of 
issues that need to be addressed and they will do it to the best of their ability.   

  Vice Chair Mandal said that the people at the RV Park should be treated with dignity.  

Commissioner Tabladillo said she agrees with Vice Chair Mandal and wants the 
residents to maintain a quality of life and provide them a place where they feel safe and 
the children are safe.  She understands that staff is trying to address those issues and she 
wants to reassure the residents that communication is being flowed to them.  She wants 
to make sure that the applicant is communicating to the residents on a regular basis so 
that the relocation is done properly.  

 Commissioner Ali-Santosa said he would like to be more specific and would like to add 
a condition to make sure the applicant provide remedies for any outstanding safety 
issues identified as part of the recommendation.  

Mr. Reliford suggested that instead of a condition, staff would like to report back to the 
Commission on a monthly basis in a form of a memorandum.  

 Commissioner Tabladillo asked if that would include communication with the applicant 
and Mr. Reliford said yes.  



 Commissioner Sandhu said he is surprised and concerned with what the residents have 
to say about the applicant.  He appeals to the applicant to listen to the residents, listen to 
their demands, and help them as they live at this time.  It is very difficult for residents 
who work and when they come home, they don’t have satisfactory homes and can’t 
perform their jobs.  He said both parties should work together. 

 Motion to approve the Mobile Home and RV Park Conversion Impact Report and 
recommend approval to City Council and that staff follow up with a communication 
memorandum regarding outstanding issues to the Commission on a monthly basis. 

M/S: Sandhu/Tabladillo 

AYES:  4 

NOES:  0 
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Introduction 
 

Main Street Mobile Home & RV Park (hereinafter “Main Street” or “the Park”) is 
a mobile home park1 located at 1504 S. Main Street in the City of Milpitas (hereinafter 
also referred to as “the City”).  The Park was originally designed and built for placement 
of 45 mobile homes on 45 spaces.  Although designed and permitted by the State of 
California, Department of Housing and Community Development as a Mobile Home 
Park with 45 spaces, over a period of time, primarily within the last 10 to 15 years, the 
former park owners converted the mobile home spaces to RV spaces, renting them to 
owners of recreational vehicles.2  In addition some mobile homes remained which were 
owned by the Park Owner and rented, similar to an apartment rental. 

 It is believed the Park was constructed in the late 1950s or after.  Since the Park 
was constructed at least 45 years ago, its infrastructure, particularly the utilities reflect the 
advanced age and long period of deferred maintenance.  In addition, the Park in the past 
several years has not consistently enforced the Park Rules and Regulations, and thus 
many residents have accumulated debris and other personal property outside their homes. 
The majority of tenants do not pay their rent and, in some cases, tenants have not paid 
rent for a period exceeding one year. The overall condition and appearance of the Park is 
poor.  See Appendix 7. 

  Bay Stone Developments LLC is the current owner of the park, having acquired 
the Park on October 12, 2005.  Aside from a separate laundry facility and the Park streets, 
the Park contains no other amenities.   
 

The Applicant 
 
 The Conversion Impact Report is submitted on behalf of Northern California I 
2005 LP, a Texas Limited Partnership, which is party to a contract to purchase the Park 
from the current Park Owner.  All references to the Applicant in the Conversion Impact 
Report are to, Northern California I 2005 LP, a Texas Limited Partnership. 
 
Occupancy of Park below Eighty Five Percent 
 
 In 1988 the City enacted an ordinance entitled “Conversion of Mobile Home 
Parks to Other Uses”, which governs the conversion of a mobile home park (City of 
Milpitas Municipal Code, Title XI, Chapter 20 et seq. (hereinafter referred to as “the 
Conversion Ordinance”)).  Under the terms of the ordinance § XI-20-6.01-2, “If a 
resident believes that less than eighty-five percent (85%) of the mobile homes are 
inhabited, then the resident may file a written statement to that effect with the 
Community Development Manager. Such statement shall indicate the particular sites 
which the resident believes to be uninhabited. Upon receipt of such statement the 

                                                 
1 A mobile home park is defined under California Civil Code §798.4 as, “an area of land where two or 
more mobile home sites are rented, or held out for rent to accommodate mobile homes used for human 
habitation.” 
2 The definitions for a mobile home and recreational vehicle are defined in footnotes; 1 and 2 of Section 1 
of this report. 
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Community Development Manager shall cause an investigation and inspection to be 
conducted as to the correctness of such statement. Upon completion of the investigation 
and inspection, the Planning Commission shall conduct a public hearing as to the 
correctness of the statement upon not less than thirty (30) days written notice to the 
owner and the residents of the mobile home park, and any resident thereof may present 
evidence as to the correctness of the statement. At the conclusion of the hearing the 
Community Development Manager shall make a determination as to whether the 
statement is or is not correct.”   
 As of the date of this Conversion Impact Report (hereinafter “CIR”) the vacancy 
rate at Main Street is twenty four percent (24%) as detailed in Section 1, supra.  On May 
23, 2007, Felix Reliford, the Principal Housing Planner, informed the Planning 
Commission for the City that the occupancy at Main Street had dropped below the 85% 
occupancy rate.3  The Planning Commission in a vote of 4 to 3, as evidenced by the 
minutes of the Planning Commission’s, May 23, 2007 hearing, attached as Appendix 1, 
found that the information presented by Mr. Reliford was accurate and that the park had a 
vacancy rate of more than fifteen percent (15%).  This vacancy rate is considered a 
“Change of Use” per the Conversion Ordinance.  A change of use requires preparation of 
CIR [sic]. 
 This CIR is submitted pursuant to the Planning Commission’s May 23, 2007 
determination that the occupancy rate of the park had fallen below eighty five percent 
(85%).  A “Change of Use” of the park has occurred pursuant to the terms of the City’s 
Conversion Ordinance. The CIR is submitted independently of any development 
proposal. A public hearing on the CIR is hereby requested.   
   
Format of Report 
 
 The CIR is formatted to coincide with the provisions of Section XI-20-5.02 of the 
Conversion Ordinance, which lists all of the information, which the CIR must contain.  
Appendices have been added wherever appropriate to supplement the reported data. 

The Public Access and Non-Public Access Copies of the Conversion Impact Report 
 
 Submitted to the City are two versions of the CIR pursuant to Section XI-20-5.02-
7 of the Conversion Ordinance.  Subsection 5.02-7 provides as follows “Because the use 
of such a list has a significant effect on the privacy of the persons who may be identified 
therein, the Community Development Manager shall maintain each such list as a 
confidential public record which shall not be disclosed to the public except pursuant to 
the judgment, order or decree of a court of competent jurisdiction issued pursuant to the 
California Public Records Act, Sections 6250 et seq. of the Government Code.”  
Accordingly, pursuant to the ordinance, the Applicant has submitted non-public access 
copies of the CIR to Richard Pio Roda, City Attorney and Tom Williams, City Manager.  
All other persons receiving copies of the CIR including the residents at the Park, as well 
as members of the Planning Commission and City Council will receive “public access” 
                                                 
3 Since the May 23, 2007 Planning Commission Hearing the vacancy rate at the Park has risen even further, 
and as explained in Section 1, infra there are currently 13 spaces vacant, representing a vacancy rate of 
28.8%. 
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copies of the CIR in which all names of the residents and other confidential information 
will not appear and certain information contained in the appendices of the non-public 
access copy will also have been withdrawn. 
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Section 1:  Tenants & Renters of Main Street MH & RV Park   
            
§ 5.02-1.  The names and mailing addresses of all persons owning mobile homes 
within the mobile home park, or renting mobile home sites within such park, as 
shown on the rental agreement applicable thereto, and the names of all mobile home 
tenants within a period commencing on the 1st of January 2006. 
 
1.  Overview of Park Residents: 
 Records of the State Department of Housing and Community Development were 
accessed for ownership information about the mobile homes4 located within Main Street.  
Initial residency dates were obtained from the rental agreements on file with the park’s 
owner.   
 As of September 15th, 2007 of the 45 spaces only one is occupied by a mobile 
home owned by a resident residing in the park and 13 spaces are vacant. The rest of the 
spaces are occupied by recreational vehicles5 or mobile homes owned by the Park 
Owner.  Of the thirty two (32) occupied spaces in the park, one (1) is occupied by a 
mobile home; twenty nine (29) by recreational vehicles and two (2) by Park owned 
mobile homes. 

Since the initial meeting with the residents on June 26, 2007 regarding the closure 
of the Park, 3 residents have left the Park.  Therefore, of the 45 spaces in the Park, 32 are 
now occupied, the remainder are vacant. 
 
Current Residents*

                                                 
4 A mobile home is defined in Section XI-20-2.10-1 of the Conversion Ordinance as “(a) A structure 
designed for human habitation and for being moved on a street or highway under permit pursuant to 
Section 35970 of the Vehicle Code; (b) A mobile home, as defined in Section 18008 of the Health and 
Safety Code; or (c) A manufactured home, as defined in Section 18007 of the Health and Safety Code”,  
and the California Civil Code Section 798.3. “  
5 A recreational vehicle is defined in Section 20-2.10-2, which uses the Health and Safety Code Section 
18010 definition which is,  “(a) A motor home, travel trailer, truck camper, or camping trailer, with or 
without motive power, designed for human habitation for recreational, emergency, or other occupancy, that 
meets all of the following criteria: (1) It contains less than 320 square feet of internal living room area, 
excluding built in equipment, including, but not limited to, wardrobe, closets, cabinets, kitchen units or 
fixtures, and bath or toilet rooms. (2) It contains 400 square feet or less of gross area measured at maximum 
horizontal projections. (3) It is built on a single chassis. (4) It is either self-propelled, truck-mounted, or 
permanently towable on the highways without a permit. (b) A park trailer, as defined in Section 18009.3.” 

Explanation of asterisks: 
• Residents with an asterisk next to their names are residents who as of July 1, 2007 had past due 

balances for rent and utilities, but have paid their July and August rents.  The Tenants names and 
addresses as well as other identifying information has been redacted in the public access version of 
the CIR 

• Residents with double asterisks next to their names are residents who had past due balances for 
rent and utilities as of July 1, 2007 and who also did not pay the July or August space rent and 
utilities as requested at the meeting with the residents on June 26, 2007.  These residents have 
been served with appropriate legal notices demanding payment of all past due rent and utilities.  
The Tenants names and addresses as well as other identifying information has been redacted in the 
public access version of the CIR 
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Space  Name Address Type Monthl
y Rent 

      RV $420.00 
      RV $480.00 
  *   RV $738.67 
      RV $590.00 
  **  RV $500.00 
 Vacant    
   RV $589.00 
   RV $450.00 
 *  RV $606.77 
   RV $475.00 
   RV $475.00 
   RV $550.00 
 Vacant    
 **  RV $530.00 
     
 *  RV $460.00 
   RV $660.00 
   RV $650.00 
 Vacant    
 Vacant    
 *  RV $460.00 
 Vacant    
 **  RV $600.00 
 Vacant    
 **  RV $550.00 
 **  RV  
 **  RV $750.00 
   RV  
 **  RV $550.00 
 **  RV $500.00 
 Vacant    
   RV $520.00 
   RV $475.00 
   RV $461.51 
 Vacant    
 **  RV $525.00 
 *  MH Renter $700.00 
   RV $589.00 
   RV $580.00 
 *  RV $525.00 
   MH Renter $825.00 
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 **  MH Renter $850.00 
 Vacant    
 Vacant    
   MH $526.80 
 
 
2.  Status of Park Residents with Regard to Payment of Space Rent and Utilities: 
 
 With the exception of one resident 6 all of the current residents of the Park signed 
written rental agreements with the Park which provided that the resident would pay the 
space rent and utilities, specifically gas and electricity, and fees for sewer and trash on 
the first day of the month and the rent would be deemed late if not paid by the 6th day of 
the month.  As of June 2007 when the Park Owner announced that it was under contract 
with Northern California I 2005, L.P., a Texas Limited Partnership, of the 34 spaces then 
occupied and rented, 19 of the tenants were not current with their rent.   
 At the meeting with the residents held on June 26, 2007 at the Milpitas 
Community Center to discuss the closure of the Park, Felix Reliford on behalf of the City 
of Milpitas informed the residents who were in attendance that they must pay their rent in 
order to receive relocation assistance benefits.  He stressed that all past due rent did not 
have to be paid, but rather the tenants must begin to pay rent as it became due, 
commencing in July and continuing until the Park closed.  For those residents who did 
not attend the June 26, 2007 meeting a letter, which is included in Appendix 2 was sent 
by the attorney for the Applicant requesting that the July rent be paid and that rent be 
paid when due after that date. 
 As of August 30, 2007 there are 20 residents who are either current in paying their 
rent or who have paid some portion or all of the July and August 2007 rent.  The 
remainder of the residents, specifically 12 residents were not current in their rent and did 
not pay the July and August rent, or some portion thereof.  Those 12 residents were 
served with legal notices pursuant to Civil Code Section 799.70, a provision of the 
California RV Occupancy Law and have been given 60 days in which to vacate the Park.  
The relocation assistance benefits outlined in sections 9 and 10 of the CIR will not be 
paid to those residents who have not paid rent.   
 As of August 30, 2007 the unpaid rent in the park amounts to $118,282.51.  
Below is a list of spaces and the amounts owed for past due rent.   Past due rents vary 
from a high of $12,935.96 to a low of $1,173.62.  The average amount unpaid is  
$6,225.39. 
 Those tenants with past due balances that did not pay their July, 
August, September or October rents and have received Notices for 
Termination of Tenancy will be ineligible for receipt of relocation 
assistance benefits as outlined in Sections 8, 9, and 10 of the CIR. 
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Space 

# 
Past Due 
Rent 

Comments and description of legal action if any taken against 
Resident 

 $1,173.62  
 $1,920.01 Served with 7 Day Notice 
 $4,019.81  
 $4,107.68  
 $4,151.56 Served with 3/60 Notice 

 $4,299.52 Served with 3/60 Notice 
 $4,695.63 Served with 3/60 Notice 
 $4,926.25  
 $5,365.45 Served with 3/60 Notice 
 $5,528.11 Served with 3/60 Notice 
 $6,798.05 Served with 3/60 Notice 
 $6,902.20  
 $6,917.16  
 $6,941.00 Served with 3/60 Notice & 7 Day Notice 
 $6,971.28 Served with 3/60 Notice 
 $8,024.12 Served with 3/60 Notice & 7 Day Notice 
 $9,786.35 Served with 3/60 Notice 
 $12,818.75 Evicted 
 $12,935.96 Served with 3/60 Notice, Home Yellow tagged by City, Vacated  
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Section 2:  Mobile Home Information 
          
§ 5.02-2.  The age, including date of manufacture, of each mobile home within such 
park, including the type of mobile home, width characteristics, size, and number 
identifying the mobile home site being occupied. 
 
 The first standard for construction of residential trailers in California did not 
become effective until September 1, 1958.  Over the years, standards were improved and 
by the mid-1960s, the industry started to refer to its products as “mobile homes” instead 
of trailers.  In 1974, Congress passed the Mobile Home Construction and Safety 
Standards Act, authorizing the U.S. Department of Housing and Urban Development to 
establish and enforce a national code for mobile home construction. 
 On June 15, 1976, the Department of Housing and Urban Development 
implemented its new standards for manufactured home construction, commonly referred 
to as the “HUD Code”.  By establishing a single standard, a manufacturer was assured 
that the electrical system of a manufactured home built in California would also meet the 
requirements of any other state to which it was shipped. 
 Perhaps most important, the HUD Code’s assurance of safety and durability of 
manufactured homes provided a basis for extending federal loans to purchase them.  
Financing is frequently not available for mobile homes built before the HUD Code 
became effective; if it is available, down payments and interest rates are higher. 
  Units manufactured in the 1950s and 1960s are considered to be “older trailers 
and mobile homes”.  Mobile homes built in the 1970s, before the HUD Code became the 
standard, are pre-HUD Code mobile homes.  Manufactured homes built to the Federal 
Standard, are HUD Code Manufactured Homes. 
 As stated in the introduction, there is only one mobile home at the Park, which is 
owned by a homeowner who rents the space from the Park.  The information required to 
be included in the CIR concerning that mobile home is as follows. 
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Section 3:  200 Mile Radius  
       
§ 5.02-3.   A list of all mobile home parks within a two hundred (200) mile radius of 
such park. The list shall contain a schedule of site rental rates for each park listed, 
and criteria of the management of each park for acceptance of new tenants. The 
number of vacant spaces available in each park should be included, as well as the 
type of mobile home which can be accommodated (single or double wide). 
 
The 200 mile radius from the Park was developed by the Applicant using both a map and 
the Google Maps™ feature available on the Google website.  A list was then compiled of 
all the counties, which fell within the 200-mile radius.  A search was then made of the 
State of California, Housing and Community Development website and other websites to 
obtain a listing of all RV parks7 and all mobile home parks with RV spaces located 
within these counties.  When the list was completed there were a total of 770 mobile 
home parks with RV spaces and RV parks within the 200-mile radius [see Appendix 3].  
Antoinette San Filippo, Administrative Assistant from the Law Office of Margaret Ecker 
Nanda, placed calls to the parks on the list contained in Appendix 3. 
 

When speaking with each Park the following script was used. 
 

1. Hello, my name is Antoinette San Filippo.  Do you have any RV spaces available 
for monthly rental?   

2. [If the answer was yes] How much is the monthly rent?  
3. What type of application and or credit check is required?   
4. Is there an age limit on the RVs you will accept?8 

 
Of the 770 parks, which were contacted, there were 97 parks that indicated they would 
accept RVs that could be relocated from the Park.  Of those parks, the monthly space rent 
ranged from $165.00 to $950.00.   The closest park to the Park that indicated they would 
accept a home that could be relocated, was Maple Leaf RV Park in Morgan Hill with 
rents of $700 a month. 
 

                                                 
7 Although the ordinance requires a search of mobile home parks within a 200 mile radius of Milpitas, Felix 
Reliford, Principle Housing Planner for the City of Milpitas, in recognition of the fact that the vast majority 
of tenants at the Park occupy recreational vehicles and not mobile homes, acquiesced to the Applicant 
researching available RV sites within the 200 mile radius.  Thus, the data in Appendix 3 reflects the mobile 
home parks that rent RV spaces, and RV parks. 
8 Many of the RVs at the Park are older than 5 years old and, thus, it was necessary to find out if the other 
RV Parks within the 200 mile radius restricted RVs to only those that were manufactured within a certain 
period.  When the RV Park provided that data it is noted in Appendix 3. 
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Section 4:  Mobile Home Movers & Appraisers        
 
§ 5.02-4.  … and the names, addresses and telephone numbers and fee schedules of 
persons qualified as mobile home movers9 and of persons who are qualified 
appraisers of mobile homes. 
 
 
1.  Mobile Home Movers 

Fees for transporting (moving) mobile homes from one place to another vary 
depending on the width of the mobile home and the distance the unit is being moved.  
Costs will also vary depending upon the workload of the contractor. 
 Fees are based on the number of floors.  A singlewide mobile home is one floor; a 
doublewide is two floors; a doublewide with a tag-along section is considered three 
floors.   
 Most mobile home transporters only move a mobile home.  It must be made ready 
for moving by a tear down contractor, and reset by a set up contractor.  The following 
companies provide mobile home moving services, with the exception of Underwood’s 
Complete Mobile Home Services and Borden & Sons Mobile Home, which provide a tear 
down service. 
 
 

Underwood’s Complete Mobile Home Service 
378 S Township Rd 

Yuba City, CA 95993 
(530) 674-1410 

 
• CONTACT IS WILMA UNDERWOOD 
• DOUBLE WIDE HOMES AVERAGE AROUND $4500 TO TEAR DOWN 

AND $2800 TO MOVE 
 

 
Borden & Sons Mobile Home 

1112 E Service Rd 
Ceres, CA 95307 
(209) 538-4477 

 
• CONTACT IS SAM BORDEN 
• DOUBLEWIDES AVERAGE AROUND $11,200 WITHIN 60 MILES 

INCLUDING TEAR DOWN AND TRANSPORT 
 
 
 
 
                                                 
9 The one mobile home at the Park is more than 40 years old and, thus, it is highly unlikely it could be 
moved. It is also highly unlikely that a mobile home park would accept a 40+ year old home.  Most mobile 
home parks accept only new homes or homes that are manufactured within the previous 2 or 3 years. 
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2.  Mobile Home Appraisers   
The Conversion Ordinance requires that mobile home owners, who do not wish to 

relocate their mobile homes be paid ninety-five percent (95%) of “in-place” value 
(Section XI-20-9.03-2).  Under the terms of the Conversion Ordinance, “in-place” value 
is defined as the value of the mobile home if it were located in a comparable mobile 
home park.  “In-place” value is to be determined by an appraiser.  The mobile home 
owner is entitled to select a qualified appraiser who is required to prepare and submit an 
appraisal of the value of the mobile home.  The following is a list of appraisers who have 
identified themselves as qualified to conduct an appraisal of a mobile home and who have 
also indicated a willingness to appraise a single mobile home.  Some appraisers who were 
contacted would only agree to prepare an appraisal if they were requested to appraise all 
the homes in the Park.  The Applicant is also entitled to hire an appraiser to appraise each 
mobile home.  So that each of the following appraisers can avoid any potential conflicts 
of interest, none of the following appraisers will conduct any appraisals on behalf of the 
Park Owner.   
 
Kurt Diesner 
191 Corral Avenue 
Sunnyvale, CA 94086 
(408) 738-3550 
$350 

 
Rosemary Fry 
428 Browns Valley Road 
Watsonville, CA  95076 
(831) 763-0811 
$400 
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Section 5:  Moving Companies10  
    
A list of moving companies in the area including the names, addresses, telephone 
numbers and fee schedules. 
 
 

Professional Moving Companies 
 

 
All Reasons Moving 
3520 C Thomas Road 
Santa Clara, CA 95054 
(408) 486-0663 
Hourly rate is $150 per hour for 3 men and a truck.  Estimate for a two bedroom unit is 4 
to 6 hours = $450 to $750 plus double time for driving time.   
 
All American Moving and Storage 
1754 Technology Drive 
San Jose, CA 95110 
(800) 989-6683 
Hourly rate is $85 per hour for a 3-man crew and a truck.  There is a 3-hour minimum, or 
$255.  Estimate for moving contents of average mobile home is 4 hours, or $255 to $425. 
 
Rossiter Relocation Service 
An Agent for United Van Lines 
390 W. Caribbean Drive 
Sunnyvale, CA 
(925) 371-0933 
Four-hour minimum for 2 men and a van.  The hourly rate is $105 per hour plus eight 
percent (8%) fuel surcharge.  Four hour minimum is $420 + fuel. 
 
Starving Students Inc., Movers 
Bill Crutch 
1-800-506-0366 ext, 264 
Hourly rate is $79.99 per hour for moving with a 2-hour minimum ($139.98 to $149.98 
for 2 hours). Includes 2 men and a 26-foot truck.  Nine percent (9%) fuel surcharge and 
eleven percent (11%) workman’s comp charge added to the total.  Driving time is double 
the above rates. 
 
  
 
 

                                                 
10 The information included in this section is not required under the Conversion Ordinance to be included in 
this CIR.  It is anticipated that the persons who rent mobile homes at the Park and also tenants who own 
RVs but do not intend to move their RVs when they vacate the Park, may need the services of a moving 
company. 
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TRUCK RENTALS ONLY 
 

U-Haul 
1042 West Evelyn Avenue 
Sunnyvale, CA 94806 
(408) 732-1780 
24 Foot Truck (suitable for contents of a 3 to 4 bedroom home) is $39.95 for 24 hours 
17 Foot Truck (suitable for contents of a 2 to 3 bedroom home) is $29.95 for 24 hours 
14 Foot Truck (suitable for contents of a 1 to 2 bedroom home) is $29.95 for 24 hours 
10 Foot Truck (suitable for contents of an apartment) is $19.95 for 24 hours 
$0.99 per mile.  Dollies are available to rent at $10 each for $24 hours. 
 
A Rentals 
880 S. Bascom Avenue 
San Jose, CA  95128 
(408) 377-4802 
14-foot truck available for $49.95 for 24 hours plus .60 per mile. 
 
Hertz Equipment Rental 
800 West San Carlos Street 
San Jose, CA   95126 
(408) 297-4441 
14-foot truck available for $90 for 24 hours plus .28 per mile. 
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Section 6:  Designated Housing Specialist       
 
§ 5.02-4.  A designation of the names, addresses and telephone numbers of one or 
more housing specialists from the list compiled by the Community Development 
Manager pursuant to Section 4. 
 
Overland, Pacific and Cutler (OPC) was designated by the City as the “housing 
specialist” for the Park to assist in the relocation of the Park residents: 
 
 Overland, Pacific and Cutler 
 7901 Oakport Street, Suite 4800 
 Oakland, CA 94621 
            (877) 972-8908 
            www.opcservices.com 
 
 The following persons from OPC are specifically involved in the relocation of the 
Park residents: 
 
 David J. Richman 
 Regional Director/National projects 
            (510) 638-3081 
 drichman@opcservices.com
 
 Linh Inokuchi 
 Consultant 
 (510) 638-3081 
 linokuchi@opcservices.com
 
 Chris Budwine 
 Consultant 
 (510) 638-3081 
 cbudwine@opcservices.com
 
 
  OPC has been acting as the designated housing specialist for the Park residents 
since June 26, 2007.  At a meeting held with the Park residents at the Milpitas 
Community Center on June 26, 2007, OPC was introduced to the residents and made a 
presentation at that meeting about the services they would be providing to the residents 
during the closure process. 
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Section 7: Relocation Plan 
 
§ 5.02-7.  A relocation plan, which will include a timetable for implementing the 
physical relocation of mobile homes, implementation of relocation assistance, and 
conversion of the park to one or more other uses.  
 
The physical relocation of the residents will occur through the designated housing 
specialist, OPC.  Since the mid 1990s, OPC has provided services throughout Northern 
California from its offices in Oakland. OPC’s experience in relocating tenants in the Bay 
area will prove invaluable to the successful relocation of the Park’s residents. The key to 
success for the project is communication: 
 

 Communication with the resident in order to eliminate any misconceived 
perceptions 

 Communication with potential landlords, assist residents in completing 
applications and expedite the processing of claims for security deposits and credit 
checks 

 Communication with the City, Developers and Park owner in order to developing 
an attainable schedule, policies and procedures necessary for an effective 
relocation program.  

 
The following is a detailed description of the relocation assistance OPC has provided thus 
far and will provide throughout the Park’s conversion. 
  
1.  Description of Relocation Assistance: 
OPC has committed two relocation consultants, in addition to a project manager and 
project support services, to assist the Park residents with their impending move.  On June 
26th, OPC was introduced to the Park residents in a community meeting. Thereafter, OPC 
attempted to interview all the Park residents.  The interviews were conducted to gain an 
understanding of the needs and concerns of the residents.  A copy of the interview form is 
attached as Appendix 5.  OPC staff is available to assist the residents with questions 
about relocation and/or assistance in relocating.  Relocation staff can be contacted toll-
free at (877) 972-8909 from 8:30 a.m. to 6:00 p.m Monday through Friday, and also 
available on-site by appointment including after hours and weekends.  The Relocation 
Office is located at 7901 Oakport Street, Suite 4800, Oakland, CA 94621. 

 
As part of its relocation advisory assistance duties, OPC will: 
 

 Conduct personal, on-site interviews of residents to ascertain 
relocation housing needs and special requirements. 

 
 Correlation and analysis of data. 

 
 Coordination with the agency, park owners and developer to 

review relocation policies and procedures 
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 Inform residents of available relocation assistance services and 
benefits, and explain relocation process 

 
 Provide residents with on-going advisory assistance to minimize 

their hardship, including referrals to and coordination with 
community service resources, public housing and other public 
services, as necessary 

 
 Provide written referrals to replacement housing and assist 

residents in locating replacement housing, completing applications, 
with lease offers and review of rental agreements, including 
transporting individuals to view replacement sites, if necessary 

 
 Determine eligibility for and proposed amount of relocation 

benefits and prepare relocation assistance entitlement reports for 
displaced households 

 
 Prepare all applicable benefit claim forms, secure resident’s 

signatures, and submit claim forms to the owner and/or developer 
for processing and payment 

 
 Monitor the move to replacement dwelling, as necessary 

 
 Deliver benefit checks and other appropriate payments to residents, 

obtaining signed receipts for such payments 
 
                                               
2.  OPC’s knowledge of housing in the area 
OPC provides professional services for residents with projects involving land acquisition 
and relocation assistance.  OPC was established in 1980 to provide these services for 
redevelopment, housing, community development, transportation, public works, school 
districts along with non-profit and for-profit developers. During this time, OPC has 
gained a thorough understanding of the housing market including apartments, single 
family residences and mobile home parks. The relocation consultants will utilize this 
knowledge combined with the information provided by the residents to identify housing 
alternatives that meet the needs of the residents of the Park. 
 
3.  Meetings with residents  
Since the initial community meeting, OPC has had numerous meetings and conversations 
with individual residents. These meetings have mainly focused on gathering initial data 
from the residents about their living situations and their preference for moving after the 
closure of the Park.  Residents have also communicated their concerns about the 
conversion.  A large proportion of the residents are very concerned about the 
compensation package they will receive to enable them to transition to a new home.  
Several households are concerned about maintaining their children in the schools they are 
currently enrolled in.  Most residents are concerned about the current Park conditions. 
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4.  Profile of Park Residents 
OPC interviewed 30 of the 34 households in the Park. There were 53 occupants of those 
homes, 46 adults and seven children. Of the 46 adults, 12 were seniors.  Income levels 
fell within the Extremely Low, Very Low and Lower income categories for Santa Clara 
County as adopted by the State of California, Department of Housing & Community 
Development (HCD) in April 2007.  English was the primary language in all households, 
although Spanish-speaking relocation consultants are available if necessary. 
 
Residents are paying an average of close to $600 per month for rent, with a minimum of 
$420 per month and a high of $850 per month.  
  
5.  Description of services provided to date  
To date, the services provided have focused primarily on completing initial one-on-one 
meetings with each of the households in the park.  Relocation consultants will provide 
on-going counseling to the residents as to their financial alternatives and replacement 
housing opportunities.  Replacement housing and advisory assistance will be provided on 
an individual basis to each household based upon their expressed needs, proximity to 
work, social support services and income. 
 
6.  Alternate housing available in the area:  
Replacement sites capable of accommodating resident’s RVs’ are limited due to the age 
and condition of many of the vehicles. Those residents that are able to move their RV’s 
will be assisted in identifying replacement parks.  Residents who wish to purchase newer 
RVs will be provided referrals to units for sale.  Referrals will be made to both market 
rate and affordable housing.  Unfortunately, the waiting list in many of the affordable 
housing complexes in the area is quite lengthy.  Housing will be identified based upon the 
needs of each individual household.   
 
7.  Confidentiality    
All of the information gathered by OPC has been held in strict confidence and no specific 
information regarding any particular resident gathered in the intake interviews or at any 
other time has been shared with either the Applicant or the Park Owner.  All information 
regarding relocation provided by the Park residents to OPC will continue to be held in 
confidence.  OPC considers the residents as their clients with the primary objective to 
advocate for the Park residents and to help them to relocate to the best and most 
affordable housing that can be obtained.  OPC operates independently from the Applicant 
and the Park Owner. 
  
8.  Timetable 
The Applicant and its receipt of the approval of the CIR control the timetable for 
conversion of the Park.  After approval of the CIR, each mobile home owner and resident 
will receive, pursuant to Civil Code, §798.56(g), a Six (6) Month Notice of Termination 
of Tenancy which will allow each resident up to six months to vacate the Park.   
 

 17



In addition to paying all relocation benefits as outlined in this report to the residents, the 
Applicant will advance monies that may be necessary for a particular resident to secure 
another home.  For example if a resident finds another home to rent and needs money as a 
deposit, that sum can be advanced to the resident and ultimately deducted from the 
relocation benefit package.  Incentives will be provided to those households that choose 
to move early. 
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Section 8:  Relocation Assistance for Mobile Home Owners Who Will 
Not Relocate Their Mobile Homes 11           
 
§ 5.02-6 A specification of relocation assistance, which shall comply with the 
requirements of Section 9. 
 
§ 9.03-2 If the applicant has not filed a declaration or is unable to procure such a 
site, then the applicant shall be required to purchase the mobile home from the 
mobile home owner at ninety-five percent (95%) of the “in-place” value of the 
mobile home, which is hereby defined as the value of such mobile home if it were 
located in a comparable mobile home park. The applicant and the mobile home 
owner shall each select one appraiser who is qualified to appraise the value of 
mobile homes, who shall prepare and submit an appraisal of the value of the mobile 
home. Each party shall bear the cost and expense of the appraiser he or she selects. 
The parties shall exchange appraisals. If the higher appraisal is less than ten percent 
(10%) higher than the lower appraisal, the purchase price shall be the average of 
the two appraisals. If the higher appraisal exceeds the lower appraisal by ten 
percent (10%) or more, the parties or their appraisers shall select a third appraiser 
upon whom they shall mutually agree, who shall make another appraisal of the 
mobile home. If the parties or their appraisers are unable to agree upon a third 
appraiser, such appraiser shall be selected by the Presiding Judge of the Superior 
Court of the County of Santa Clara. If a third appraiser is selected by the parties, 
their appraisers, or the court, the purchase price of the mobile home shall be the 
amount stated in one of the two initial appraisals which is closest to the amount 
stated in the third appraisal. The costs and expense of the third appraiser shall be 
borne equally by both parties. Nothing herein shall preclude the parties from 
entering into a good-faith settlement on the purchase price of the mobile home at 
any time. (Ord. 230 (part), 6/21/88) 
 
1.  Relocation Assistance from OPC 

  OPC has been designated by the City as the Housing Relocation Specialist and 
hired by the Applicant to provide its full range of relocation services to the Mobile Home 
Owner as required by the Conversion Ordinance. 
 
2.  Monetary Relocation Benefits 

The Conversion Ordinance provides that each mobile home owner is to receive 
ninety five percent (95%) of the appraised “in place” value of the mobile home.  The 
applicant will offer the mobile home owner at Main Street one hundred percent (100%) 
of the appraised “in place” value of his mobile home.  The ordinance contemplates 
that each mobile home owner will obtain an appraisal of his or her mobile home and the 
applicant will similarly obtain an appraisal.  As recited above, the ordinance provides for 

                                                 
11 As stated in Section 1, supra, there is only one tenant owned mobile home located at the Park and the 
home is more than 45 years old and cannot be relocated.  In addition, the homeowner has preliminarily 
indicated he wishes to relocate to another state.  For that reason, the CIR will not discuss or propose a 
relocation benefits package for the relocation of a mobile home at the Park. 
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a process if the appraisal obtained by the Applicant and the appraisal obtained by the 
homeowner contain valuations that are more than 10% different. 
 
 Status of Appraisals of the Park:  As of the date of this CIR, the Applicant has 
requested and obtained a comprehensive appraisal of the one tenant-owned mobile home.  
A summary of the appraisal is attached as Appendix 4 in the non-public access version of 
the Conversion Impact Report.  As of the date of preparation of the CIR, the one mobile 
home owner has been mailed a copy of the appraisal by the Applicant’s appraiser, David 
F. Beccaria & Associates. 
 
3.  Return of Deposit   

If the mobile home owner paid a deposit at the time he or she first rented his or 
her mobile home space at the Park, and that deposit has not already been returned by the 
Park pursuant to Civil Code, § 798.38 (b) or (c), the mobile home owner will be entitled 
to the return of that deposit at the time his or her mobile home is either purchased or 
relocated from the park. 
 
4.  Base Relocation Benefit   

The mobile home owner will be offered a Base Relocation Benefit that is 
designed to help cover the costs of renting a new mobile home space or other type of 
housing such as an apartment, paying required security deposits, and for the moving of 
personal property.  The sum of $4,500 will be paid to the mobile home owner at the Park 
as a Base Relocation Benefit. 
 
5.  Incentive Bonus for Vacating the Park   

The mobile home owner at the Park was assured at the residents meeting held on 
June 26, 2007, that no one would be required to move from the park before the expiration 
of the Notice of Tenancy pursuant to Civil Code § 798.56(g) and Section 12.01.5 of the 
Conversion Ordinance. If the mobile home owner wishes to relocate before this time an 
Incentive Bonus will be provided.  The following is a schedule of the Incentive Bonus for 
the mobile home owner. 
 Purchase 

of Mobile 
Home 

Incentive 
Bonus 

+ Base Relocation 
Benefit 

= Total 

If mobile 
home owner 
vacates the 
Park before 
January 31st 
2007 

100% of 
Appraised 
Value 

$5,000 $4,500 100% of Appraised 
Value + $9,500 – (25% of 
Unpaid Past Due Rent) 

If mobile 
home owner 
vacates the 
Park before 
March 31st  
2008 

100% of 
Appraised 
Value 

$2,500 $4,500 100% of Appraised 
Value + $7,000 – (25% of 
Unpaid Past Due Rent) 
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If mobile 
home owner 
vacates the 
Park after 
March 31st 
2008 

100% of 
Appraised 
Value 

$0 $4,500 100% of Appraised 
Value + $4,500  
 

   
6.  Right of First Refusal 

Pursuant to section 20-9.05 of the Conversion Ordinance, all eligible mobile 
home owners shall be provided with a right of first refusal to purchase housing to be 
constructed for sale on the site of the mobile home park, or to lease or rent housing to be 
constructed for lease or rental on such site.    

 
 7.  Process for Receiving Relocation Benefits 
 After approval of the CIR by the Milpitas City Council a resident wishing to 
relocate from the Park and receive the relocation assistance benefits outlined in the CIR 
will either contact Linh Inokuchi from OPC at (510) 638-3081 or Brian Grasser at (408) 
892-8199.  The resident will then be presented with a written agreement concerning 
payment of the benefits for his or her review, and review by his or her legal counsel.  
After review of the document, Brian Grasser will meet with each resident, answer any 
questions regarding the agreement, and obtain the resident’s signature.  A check for the 
base relocation benefit and the incentive bonus will be presented to the resident at the 
time they vacate the Park.  If a resident needs an advance payment for a deposit for 
example at an apartment or other mobile home or RV Park, a request for such advance 
payment can be made to Brian Grasser and the money will be forwarded directly to the 
new landlord.  Any advance payments will then be deducted from the final payment for 
relocation assistance and incentive bonus at the time the resident vacates the Park.  It may 
take up to five business days from the time the resident requests a check until the time a 
check will be written in payment of the relocation assistance benefits.   
 It is anticipated that the subject of exactly how the relocation benefits and 
incentive bonus will be requested by the Resident and paid by the Applicant and/or Park 
Owner will be discussed and explained at the Informational Meeting to be held with the 
Residents, per Section 7.01.4 of the Conversion Ordinance.  The meeting is scheduled for 
October 3, 2007. 
 
8.  Summary 

The proposed relocation assistance benefits for the mobile home owner far exceed 
the requirements of the Conversion Ordinance.  The relocation assistance offered exceeds 
the ordinance by 5%, by offering 100% of the appraised value.  The Base Relocation 
Benefit and the Incentive Bonus, which are not required under the provisions of the 
Conversion Ordinance, allows the mobile home owner to act quickly to increase his or 
her relocation benefits to further mitigate the adverse impact of closure of the Park.  
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Section 9:  Relocation Assistance for Mobile Home Renters at Main 
Street12              
 
§ 9.04 All eligible mobile home owners, except for those not occupying mobile homes 
within the mobile home park, and all mobile homes within the mobile home park, 
and all mobile home tenants of eligible mobile home owners, shall be provided with 
the services of one or more housing experts to assist them in relocating to available 
and appropriate housing upon their request. Any such experts shall be familiar with 
the housing market, individual needs for housing types, and income and loan 
requirements of various types of housing. Such assistance shall include financial 
advice, the explanation of the various housing alternatives available, and 
transportation of residents who are unable to operate motor vehicles to the various 
housing alternatives. Any housing experts selected by the applicant shall be subject 
to the approval of the Community Development Manager. 
 
1.  Relocation Assistance from OPC 

OPC has been designated by the City as the Housing Relocation Specialist and 
hired by the Applicant to provide its full range of relocation services to the Mobile Home 
Renters as required by the ordinance.   
 
2.  Return of Deposit 

If a mobile home renter paid a deposit at the time he or she first rented a mobile 
home at the Park, and is current with his or her rent at the time the mobile home renter 
leaves the Park, their deposit will be returned at the time he or she vacates the Park. 
 
3.  Base Relocation Benefit 

The mobile home renters will be offered a Base Relocation Benefit that is 
designed to help cover the costs of first and last month’s rent, required security deposits 
and moving of personal property.  The sum of $4,500 will be paid to the mobile home 
renters13 at the Park as a Base Relocation Benefit. 
 
4.  Renters Who Are Not Current with Their Rent: 
  As detailed in Section 1, subsection 2 of the CIR, supra there are a number of 
residents who have past due balances for unpaid rent and utilities at the Park.  The 
relocation assistance plan detailed below is adjusted as explained in Section 5 below for 
such residents.  The Park Owner is neither demanding nor receiving full payment of past 

                                                 
12 There are two types of “renters” at the Park: those who own their own recreational vehicles and rent 
spaces, referred to herein as Recreational Vehicle Owners and persons who rent mobile homes owned by 
the Park.  This section describes benefits to mobile tenants as defined in the Conversion Ordinance (Section 
20-2.14) as “mobile home tenants”. 
13 The Base Relocation Benefit will be paid, as more fully explained in Section 8, infra, to mobile home 
renters who paid the July 2007 rent and utilities and all monthly space rent and utilities as they are billed 
for each subsequent month until the mobile home renter vacates the Park.  It is a requirement for payment 
of the Base Relocation Benefit that the mobile home renter have paid the July 2007 rent and utilities, and 
the rent and utilities for all of the following months until the mobile home renter vacates the Park.  
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due balances for rent and utilities and in fact is waiving 75% of all such past due 
balances. 
 
5.   Incentive Bonus for Vacating the Park 

The mobile home renters at the Park were assured at the residents meeting held on 
June 26, 2007, that no one would be required to move from the park before the expiration 
of the Notice of Tenancy pursuant to Civil Code, § 798.56(g) and Section 12.01-5 of the 
Conversion Ordinance.  If a mobile home renter wishes to relocate before the expiration 
of the time period as stated in the Notice of Termination of Tenancy, an Incentive Bonus 
will be offered.  The Incentive Bonus for those mobile home renters who vacate before 
November 30, 2007, is $5,000 minus 25% of any unpaid and past due rent and utilities.  
The proposed reduction in the Incentive Bonus is due to the large number of mobile 
home renters in the Park that have not paid rent or utilities, in some cases for a period 
approaching or exceeding 12 months. As of mid-June 2007 only 6 residents in the park 
were current in their rent, the remaining 28 RV owners and mobile home renters were not 
current. The unpaid past due rents ranged between $176.65 and $12,818.75 as of June 
2007.   

As an example a mobile home renter who owes $5,000 dollars in unpaid past due 
rent and utilities, who vacates the park before November 30th, 20007, will receive a 
$5,000 Incentive Bonus reduced by $1,250.00 ($5,000 x 25% = $1,250) for a total 
Incentive Bonus of $3,750.  In addition to $3,750 as an Incentive Bonus, they will also 
receive $4,500 as a Base Relocation Benefit, for a total housing relocation benefit of 
$8,250.   

The following is a schedule of payment of the Incentive Bonus for the mobile 
home renters. 
 
 Incentive 

Bonus 
- Minus 25% of 
back rent 

 +Base 
Relocation 
Benefit 

= Total 

If mobile home 
renter vacates 
the Park before 
January 31st  
2008 

$5,000 Minus 25% of 
Unpaid Past Due 
Rent 

$4,500 $9,500 – (25% 
of Unpaid Past 
Due Rent) 

If mobile home 
renter vacates 
the Park before 
March 31st 
2008 

$2,500 Minus 25% of 
Unpaid Past Due 
Rent 

$4,500 $7,000 – (25% 
of Unpaid Past 
Due Rent) 

If mobile home 
renter vacates 
the Park after 
March 31st 
2008 

$0  $4,500 $4,500  
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6.  Right of First Refusal 
Pursuant to Section 9.05 of the Conversion Ordinance, all eligible mobile home 

owners and all mobile home tenants shall be provided with a right of first refusal to 
purchase housing to be constructed for sale on the site of the mobile home park, or to 
lease or rent housing to be constructed for lease or rental on such site. 
 
7.  Process for Receiving Relocation Benefits 
 After approval of the CIR by the Milpitas City Council a resident wishing to 
relocate from the Park and receive the relocation assistance benefits outlined in the CIR 
will either contact Linh Inokuchi from OPC at (510) 638-3081 or Brian Grasser at (408) 
892-8199.  The resident will then be presented with a written agreement concerning 
payment of the benefits for his or her review, and review by his or her legal counsel.  
After review of the document, Brian Grasser will meet with each resident, answer any 
questions regarding the agreement, and obtain the resident’s signature.  A check for the 
base relocation benefit and the incentive bonus will be presented to the resident at the 
time they vacate the Park.  If a resident needs an advance payment for a deposit for 
example at an apartment or other mobile home or RV Park, a request for such advance 
payment can be made to Brian Grasser and the money will be forwarded directly to the 
new landlord.  Any advance payments will then be deducted from the final payment for 
relocation assistance and incentive bonus at the time the resident vacates the Park.  It may 
take up to five business days from the time the resident requests a check until the time a 
check will be written in payment of the relocation assistance benefits.   
 It is anticipated that the subject of exactly how the relocation benefits and 
incentive bonus will be requested by the Resident and paid by the Applicant and/or Park 
Owner will be discussed and explained at the Informational Meeting to be held with the 
Residents, per Section 7.01.4 of the Conversion Ordinance.  The meeting is scheduled for 
October 3, 2007. 
 
8.    Disposal of Personal Property left in or around the mobilehome: 
Tenants may also leave behind personal property that they do not wish to take with them 
from the Park, but they will be required to sign a release of liability releasing the 
Applicant, Park Owner and City of Milpitas concerning the disposal of said personal 
property.   
 
9.  Summary 

The proposed relocation assistance benefits for the mobile home renters are 
provided to mitigate the adverse effect of the park closure.  The only relocation assistance 
provided to mobile home renters by the Conversion Ordinance is the assistance of the 
Housing Relocation Specialist.  Thus the Base Relocation Bonus and the Incentive Bonus 
are not required under the Conversion Ordinance and are being voluntarily offered by the 
Park Owner and Applicant.  The relocation assistance benefits are considered generous 
given that some of the mobile home renters were not current in payment of their rent and 
utilities to the Park prior to July 2007. 
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Section 10:  Relocation Assistance for Recreational Vehicle Owners at 
Main Street              
 
2.10-2. “Mobile home” does not include: 
(a) A recreational vehicle, as defined in Section 799.24 of the Civil Code and Section 
18010 of the Health and Safety Code; 
(b) A commercial coach; or 
(c) Factory-built housing, as defined in Section 19971 of the Health and Safety Code. 
(Ord. 230 (part), 6/21/88) 
 
Included in this section is a description of the relocation benefits to be offered to 
persons who own recreational vehicles and rent spaces at Main Street Mobile Home 
& RV Park. 
 
 
While the Conversion Ordinance does not include the owners of recreational vehicles as a 
category of persons entitled to relocation benefits, the Applicant will voluntarily provide 
relocation benefits to those persons who own recreational vehicles and rent spaces at the 
Park as follows. 
 
1.  Services of a Housing Specialist 

The Conversion Ordinance in Section 9.04 provides that the service of the 
designated housing specialist shall be made available to  
 

“All eligible mobile home owners, except for those not occupying mobile 
homes with the mobile home park, and all mobile homes within the 
mobile home park and all mobile home tenants of eligible mobile home 
owners, shall be provided the services of one or more housing experts to 
assist them in relocating to available and appropriate housing upon their 
request.” 
 

Recreational vehicle owners are not otherwise entitled to the services of the designated 
housing expert, however the Applicant has and will continue to make available to the 
Recreational vehicle owners the services of the designated housing expert, Overland 
Pacific & Cutler, thus exceeding the requirements of the Conversion Ordinance.  
 
2.  Return of Security Deposit 

If the recreational vehicle owner paid a security deposit at the time he or she first 
rented a space at the Park, and the recreational vehicle owner is current with his or her 
rent obligations to the Park, and that deposit has not already been returned by the Park, 
the RV owner will be entitled to the return of that deposit at the time his or her 
recreational vehicle is removed from the Park. 
 
3.  Base Relocation Benefit 

The recreational vehicle owner will be offered a Base Relocation Benefit that is 
designed to help cover the costs of renting a new recreational vehicle space in another 
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park, paying required deposits, and for the moving of personal property.  The sum of 
$4,500 will be paid to all recreational vehicle owners14 at the Park as a Base Relocation 
Benefit. 
 
4.  RV Owners Who Are Not Current with Their Rent: 
  As detailed in Section 1, subsection 2 of the CIR, supra there are a number of 
tenants who have past due balances for unpaid rent and utilities at the Park.  The 
relocation assistance plan detailed below is adjusted as explained in Section 5 below for 
such tenants.  The Park Owner is neither demanding nor receiving full payment of past 
due balances for rent and utilities and in fact is waiving 75% of all such past due 
balances. 
 
5.   Incentive Bonus for Vacating the Park 

The recreational vehicle owners at the Park were assured at the residents meeting, 
held on June 26, 2007, that no one would be required to move from the Park before the 
expiration of the Notice of Tenancy pursuant to Civil Code, § 799.70 (g) and Section 
12.01-5 of the Conversion Ordinance.  If a recreational vehicle owner wishes however to 
relocate before the expiration of the time period as stated in the Notice of Termination of 
Tenancy, an Incentive Bonus will be offered.  The Incentive Bonus for those recreational 
vehicle owners who vacate before November 30th, 2007, is $5,000 minus 25% of any 
unpaid and past due rent and utilities.  The proposed reduction in the Incentive Bonus is 
due to the large number of recreational vehicle owners in the Park that have not paid 
space rent or utilities, in some cases for a period approaching or exceeding 12 months. As 
of mid-June 2007 only 6 residents in the Park were current in their rent, the remaining 28 
RV owners and mobile home renters were not current. The unpaid past due rents ranged 
between $176.65 and $12,818.75 as of June 2007. 
 As an example a recreational vehicle Owner who owes $5,000 dollars in unpaid 
past due rent and utilities, and who vacates the park before November 31st, 2007, will 
receive a $5,000 Incentive Bonus reduced by $1,250.00 ($5,000 x 25% = $1,250) for a 
total Incentive Bonus of $3,750.  In addition to $3,750 as an Incentive Bonus, they will 
also receive $4,500 as a Base Relocation Benefit, for a total housing relocation benefit of 
$8,250. 
 
 
 
 
 
 
 
   

                                                 
14 The Base Relocation Benefit will be paid, as more fully explained in Section 8, infra, to recreational 
vehicle owners who paid the July 2007 rent and utilities and all monthly space rent and utilities as they are 
billed for each subsequent month until the RV owner vacates the Park.  It is a requirement for payment of 
the Base Relocation Benefit that the RV owner have paid the July 2007 rent and utilities, and the rent and 
utilities for all of the following months until the RV owner vacates the Park.  
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The following is a schedule of the Incentive Bonus for the recreational vehicle 
owners.   
 
 Incentive 

Bonus 
- Minus 25% of 
back rent 

+Base 
Relocation 
Benefit 

=Total 

If the RV 
Owner vacates 
the Park before 
January 31st 
2008 

$5,000 Minus 25% of 
Unpaid Past Due 
Rent 

$4,500 $9,500 – (25% 
of Unpaid Past 
Due Rent) 

If the RV 
Owner vacates 
the Park before 
March 31st 
2008 

$2,500 Minus 25% of 
Unpaid Past Due 
Rent 

$4,500 $7,000 – (25% 
of Unpaid Past 
Due Rent) 

If mobile home 
renter vacates 
the Park after 
March 31st 
2008 

$0  $4,500 $4,500  

    
6.  Process for Receiving Relocation Benefits 
 After approval of the CIR by the Milpitas City Council a resident wishing to 
relocate from the Park and receive the relocation assistance benefits outlined in the CIR 
will either contact Linh Inokuchi from OPC at (510) 638-3081 or Brian Grasser at (408) 
892-8199.  The resident will then be presented with a written agreement concerning 
payment of the benefits for his or her review, and review by his or her legal counsel.  
After review of the document, Brian Grasser will meet with each resident, answer any 
questions regarding the agreement, and obtain the resident’s signature.  A check for the 
base relocation benefit and the incentive bonus will be presented to the resident at the 
time they vacate the Park.  If a resident needs an advance payment for a deposit for 
example at an apartment or other mobile home or RV Park, a request for such advance 
payment can be made to Brian Grasser and the money will be forwarded directly to the 
new landlord.  Any advance payments will then be deducted from the final payment for 
relocation assistance and incentive bonus at the time the resident vacates the Park.  It may 
take up to five business days from the time the resident requests a check until the time a 
check will be written in payment of the relocation assistance benefits.   
 It is anticipated that the subject of exactly how the relocation benefits and 
incentive bonus will be requested by the Resident and paid by the Applicant and/or Park 
Owner will be discussed and explained at the Informational Meeting to be held with the 
Residents, per Section 7.01.4 of the Conversion Ordinance.  The meeting is scheduled for 
October 3, 2007. 
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7.  Tenants not wishing to relocate their RVs: 
 Tenants of the Park who do not wish to relocate their RV may leave their RV in 
the Park and the Applicant will handle the disposal of the RV.  A Tenant wishing to leave 
their RV in the Park must provide the Applicant with a DMV Certificate of Ownership 
and sign a release of liability concerning the disposal of the RV.   
 
8.    Disposal of Personal Property left in or around the RV: 
Tenants may also leave behind personal property that they do not wish to take with them 
from the Park, but they will be required to sign a release of liability releasing the 
Applicant, Park Owner and the City of Milpitas concerning the disposal of said personal 
property.   
 
9.  Summary 

The proposed relocation assistance benefits for the recreational vehicle owners are 
provided to mitigate the adverse effect of the Park closure.  The relocation assistance 
offered to the recreational vehicle owners exceeds the Conversion Ordinance by 
providing the aid of the designated Housing Specialist, relocation benefits and an 
Incentive Bonus for those who vacate the Park early, none of which are required under 
the Conversion Ordinance. The package is considered generous in light of the fact that 
the majority of persons who own RVs at the Park are not current in the payment of their 
rent to the Park.     
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Section 11:   Former Main Street Mobile Home & RV Park Residents 
 
1. Former Residents 

 
The City has requested information from the Park Owner regarding  

persons who previously resided at the Park and who moved from the Park in 2006.  At 
the Milpitas Planning Commission meeting of May 23, 2007 and at meetings between the 
Park Owner, the Applicant and City Staff, a concern was expressed that some former 
residents of the Park may have left either because of the physical conditions in the Park, 
or because they believed they were being forced to leave. At the City’s request the Park 
owner made a search of its records and in conjunction with Project Sentinel, the City of 
Milpitas’ designated Fair Housing and Landlord-Tenant Service, the following persons 
have been identified as former residents of the Park.  Although the following persons 
have been identified as former residents, current addresses for all of these individuals 
have not been found.  Project Sentinel, as well as representatives of both the Applicant 
and the Park Owner, continue to make efforts to determine the current whereabouts of 
these former residents. Those persons with asterisks next to their names on the following 
list are the persons who have been located at their new addresses. 

As of the writing of this report, Project Sentinel had located only five of the 
residents (asterisk by name), out of the twenty residents who moved from the park during 
this time frame.  The Applicant will pay the sum of One Thousand Dollars ($1,000) to 
any former resident of the Park who exited the park in 2006.  Said payment will be 
available for a period of 6 months following approval of the CIR by the Milpitas City 
Council. 

Those former Tenants that wish to receive their payment may contact either Linh 
Inokuchi from OPC at (510) 638-3081 or Brian Grasser at (408) 892-8199.  Those former 
tenants whose current addresses are known to Project Sentinel will be mailed a copy of 
the CIR and invited to attend the informational meeting, Planning Commission Hearing 
and City Council Meeting. 
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Section 12:  Description of Proposed Project and Park 
 
5.02-8.  A description of the proposed new use.   
 
The proposed development project includes not only the 1.98 acres upon which the Park 
is located but an additional 3.96 acres surrounding the Park.  TCR is proposing to build 
397 apartment units on the site. 
 
5.02-10.  A legal description of the park. 
 
Attached, as Appendix 8 a legal description of the real property upon which the Park is 
located. 

 30



Section 13: Residents 
 
5.02-11.  The number of residents per space in the park, the number under sixteen 
(16) years of age and the number sixty (60) years of age or over, and the number 
who are handicapped. (Ord. 230 (part), 6/21/88) 
 
1.  Ages and Disability Status of the Residents: 

The following chart contains information concerning the number of residents at 
each home, those under the age of 16, over the age of 60 and those who are handicapped.  
In summary as of September 15, 2007, there are 5 persons under the age of 16 residing in 
the Park and 5 persons who are over the age of 60.  While some residents did indicate 
that they have minor disabilities, there are no persons who identified themselves as 
handicapped in interviews with OPC. 

City Staff in meetings with the Applicant and the Park Owner also requested 
information concerning the economic status, or income levels of the Park residents. Of 
the 35 residents interviewed by OPC, 10 did not provide any information in relation to 
their economic status.  Of the 25 residents that did provide this information; 4 would be 
classified as Lower Income, 6 as Very Low Income and 15 as Extremely Low Income.  
These classifications were deduced by comparing the unverified income the residents 
provided in interviews with OPC to the HCD, “Official State Income Limits for 2007”, 
referencing the section for Santa Clara County, which is attached as Appendix 9.  Some 
units did not provide information regarding the residents of the home. 
 
2.  Residents with School Age Children: 
 At the Planning Commission hearing regarding the status of the Park on May 23, 
2007 some Commissioners expressed a concern about the effect of a park closure on Park 
residents with children attending school.  There are only 4 households with a total of 6 
minor children who still reside in the Park as of the date of submittal of the CIR.  
Specifically a concern was raised that the closure may occur during the school year 
necessitating a possible disruption in a child’s attendance at school.  Park residents are 
entitled both under the provisions of the Conversion Ordinance as well as state law to a 6 
month notice of termination of tenancy.  The 6 month notices will be given after the City 
Council approval of the Conversion Impact Report which is anticipated to be in late 
November or early December 2007.  Thus the earliest date for complete closure of the 
Park is May 2007.  The Applicant and Park Owner will work with any resident who 
needs to remain in the Park or be relocated to temporary housing near the Park so that his 
or her child may attend school until the end of the school year. 
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Section 14: Park Conditions since Commencement of the Closure 
Process 
 
 At the City Planning Commission hearing held on May 23, 2007, the Commission 
instructed the “staff to ensure that the park be properly maintained while the residents are 
going through this process”.  The Applicant, Park Owner and the City have been working 
since that time to ensure that the Park is properly maintained during this conversion 
process.  An experienced and qualified property management firm, Nave' Consulting was 
hired as of June 2007.  Many meetings were held with City staff from various city 
departments, as well as meetings between the Park Owner and Applicant to ensure that 
issues concerning conditions in the Park were promptly and properly addressed.  Section 
1 is a detailed description of the meetings held to discuss and resolve issues concerning 
the physical conditions in the Park, Park safety, and issues concerning individual resident 
spaces and homes at the Park.  Section 2 details the efforts by the Property Management 
firm Nave' Consulting, to clean up the Park and to address resident concerns.  Section 2 is 
an overview only and does not reflect the full extent of the management firm’s concerted 
and concentrated efforts to improve conditions in the Park.   
Note:  In the public access version of this Conversion Impact Report, all references 
to specific space numbers and the names of Park tenants have been deleted. 
 
1.  Schedule of Meetings with City of Milpitas Re: Main Street Mobile Home Park 
 
Feb 28, 2007 Meeting w/ Felix Reliford, City Attorney & Project Sentinel re: 

Mobile Home Park conversion 
 Attending: Brian Pianca, Ed McGovern, Margaret Nanda, 

Baystone Development and Baystone’s attorney, Paul Jensen and 
Milpitas City Attorney 

 Outcome: Evictions to be rescinded. TCR to take over park 
conversion process 

 
May 23, 2007 Planning Commission Meeting to Determine Park Vacancy 
 Attending: City representatives, Peter Solar, Brian Grasser and 
 Project Sentinel 
 Outcome: Park determined to be more than 15% vacant and 

undergoing a “change of use” 
 
May 30, 2007 Meeting re: Mobile Home Park Conversion Process 
 Attending: Peter Solar, Brian Pianca, Baystone Development, 

Margaret Nanda, Planning Director Felix Reliford, representative 
from Project Sentinel, Milpitas City Attorney 

 Outcome: Park must be cleaned up and conversion impact process 
should begin 

 
June 6, 2007 Meeting re: Clean up of Mobile Home Park and Consultation with 

Potential New Park Management 
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 Attending: Felix Reliford, City Attorney, Project Sentinel, 
Margaret Nanda, Geri Nave, Milpitas Police Department 

 Outcome: TCR to hire outside management to run park and begin 
immediate clean up 

 
June 7, 2007 Meeting to Introduce New Park Management and Develop Plan for 

Park Clean Up 
 Attending: Peter Solar, Geri Nave, Felix Reliford, City Building 

Officials 
 Outcome: Park inspection scheduled to assess conditions  
  
June 14, 2007 Mobile Home Park Inspection with City Officials 
 Attending: Peter Solar, Felix Reliford, Brian Grasser, Geri Nave, 

officials from City Building, Fire and Police Departments 
 Outcome: Conditions of Mobile Home Park catalogued.  New park 

management begins clean up work 
 
June 19, 2007 Meeting to Work out Details of Park Conversion Process, Prepare 

for Meeting w/ Residents to Announce Park Closure and Introduce 
Housing Relocation Specialist to City 

 Attending: Peter Solar, Brian Pianca, Felix Reliford, Project 
Sentinel, City Attorney, Margaret Nanda, David Richman 

 Outcome: Agenda and Communication for Meeting w/ Park 
Residents approved 

 
June 21, 2007 Meeting to Discuss Park Conditions and Clean up 
 Attending: Peter Solar, Brian Pianca, Geri Nave, Brian Grasser, 

Felix Reliford, City Attorney, Project Sentinel, City Building and 
Fire Officials and Bay Stone Developments 

 Outcome:  City and Park Management agreed to specific clean up 
and improvement measures to be conducted at Park 

 
June 26, 2007 Meeting to Announce Park Closure to Residents 
 Attending: Felix Reliford, Margaret Nanda, Brian Grasser, Brian 

Pianca, Peter Solar, Geri Nave, Representatives from OPC, Park 
Residents 

 Outcome: Conversion and interviewing of park residents begins 
 
August 1, 2007 Meeting to Discuss Park Conditions. 
 Attending: Geri Nave, Bay Stone’s Attorney, Brian Pianca, City 

Attorney, City Economic Development Manager, Representatives 
from City Building and Housing Departments 

 Outcome:  City agreed general park clean up was satisfactory; City 
to follow up with park management regarding relocation of 
residents of Space _____  to temporary housing 
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August 8, 2007 Meeting to Follow Up on Relocation of Space ____. 
 Attending: Geri Nave, Brian Grasser, Peter Solar, Brian Pianca, 

Felix Reliford, TCR Legal Counsel, Representatives from City 
Building, Housing and Police Departments, City Attorney 

 Outcome: TCR and Baystone Development to provide relocation 
and housing benefits to residents of Space ___. 

 
2. Property Manager’s, Nave’ Consulting, Day by Day Report for 1504 Main Street 
Mobilehome and R.V. Park  
 
An extraordinary number of e-mails, approximately 475 thus far, and numerous phone 
calls have been generated regarding this project since Nave′ Consulting was initially 
contacted in late May 2007.   
 
JUNE 5, 2007 

• Meeting with Bay Stone Development/Trammel Crow Residential (TCR) 
regarding Nave’ Consulting performing Property Management until closure of 
Main Street. 

 
JUNE 6, 2007 

• Meeting with City of Milpitas officials, TCR, Margaret Nanda, Bay Stone 
Developments regarding Main Street to design a plan to clean up the park. 

 
JUNE 12, 2007 

• Park visit to assess potential problems before meeting on 6/14/07 
 
JUNE 14, 2007 

• Nave’ Consulting delivered letters with contact information regarding new 
property management. 

• Walked the Property with numerous City of Milpitas officials, TCR project 
managers and Bay Stone Development. The consensus was that a joint 
City/Management Co. effort would be required to bring property up to State 
health and safety standards. 

• There are approximately 9 vacant spaces requiring clean up. 
• Milpitas City officials noted many problems that need correcting, including, but 

not limited to; electrical, plumbing, fencing and lighting. 
 
JUNE 15, 2007 

• Contacted James Woo of Park Billing regarding professional meter reader for 
Main St. to correct current errors. 

 
JUNE 17, 2007 (FATHER’S DAY) 

• Received emergency phone call from Sp._____ regarding sewer blockage. 
Contacted Rescue Rooter and used Nave’ Consulting credit card to pay for 
service. 

 

 34



JUNE 19, 2007 
• Meeting with Milpitas officials at city hall, supra. 

 
JUNE 21, 2007 

• Nave’ Consulting representative delivered notification of relocation meeting on 
behalf of TCR. Notifications were personally delivered when possible, or taped to 
the door. 

• Contacted Micheal Gillem regarding a role as onsite contact for Nave’ 
Consulting. 

 
JUNE 22, 2007 

• Court appearance on behalf of Main Street MH & RV eviction of 
___________________. Sheriff escort was required after the hearing because of 
threatening behavior by defendants in courtroom. Alternate means of 
transportation also required because of threatening behavior. 

 
JUNE 25, 2007 

• Meeting with Nancy at Bay Stone regarding rent documentation 
• Called James Woo of Park Billing regarding corrected rent statements    

 
JUNE 26, 2007  

• Scheduled evening meeting with Felix Reliford, City of Milpitas, TCR, Margaret 
Nanda and residents of Main Street regarding the game plan for the relocation 
process and park closure. 

 
JULY 2, 2007 

• Oversee work on park clean up, in particular spaces __________________ 
• Open sewer lines covered. 
• Meeting with Jim Dutton, Nave’ Consulting and Alpha Electric regarding repairs 

necessary to comply with health and safety.  The following electrical problems 
were addressed:  

      1) Seal off unused service panels at vacant spaces;  
      2) Clean up main panels, cover boxes 
      3) Repair or replace non-functioning lights in park 
• Dutton & Nave’ discussed other repairs not related to electrical system. 

1) Secure gas meters; 2) Remove empty propane tanks;  
2) Secure propane tanks in use   
3) Repaint “fire lines” 
4) Repaint space #’s. 

• Unit on space #13 removed  
• Current vacant spaces 6, 13, 15, 19, 20, 22, 24, 31, 35, 43, 44 

 
JULY 3, 2007 

• Alpha Electric sealed off all panels at vacant spaces 
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JULY 4, 2007 
• Park visit to check on dumpster & clean-up 

 
JULY 9, 2007 

• Checked vacant spaces to make sure sewer lines are capped. Caps deliberately 
removed from #13, 15, and 35.  Recapped while in park.  

• At Tsai’s (attorney) request, listed all items for 7-Day notice for spaces 
___________ 

• Nave’ Consulting responded to city inspector Jim Dutton’s e-mail request to re-
inspect sewer caps. Resident from Space _______ proceeded to kick off the caps, 
took a picture to submit to the City/County to cause park to receive violation 
because he was angry at the early morning noise when #15 was removed from 
park. 

 
JULY 10, 2007 

• New dumpster dropped onsite 
• Residents informed about removing inoperable vehicles 

 
JULY 12, 2007 

• Abandoned RV @ Space # 26 removed by former resident 
 

JULY 13, 2007 
• Gave Micheal Gillem $150.00, petty cash to repair wooden fencing at City’s 

request. 
• Measured vacant spaces per City’s request that all vacant spaces be fenced. 

Amount of fencing needed is 1108 lineal feet. Will use same company as is 
currently on the premises. 

 
JULY 17, 2007 

• Another 20 yard dumpster ordered 
• Meeting with City, TCR, regarding Main St., supra. 

 
JULY 24, 2007  

• Nave’ Consulting @ Main St. to check park, dumpster 
• 3rd notice given regarding removal of inoperable vehicles 

 
JULY 29, 2007 

• _______complained about a sewage problem. Checked and the problem is with 
the RV, not the park. ________ put lye under trailer to cover sewer backup from 
unit. 

• Distributed notices regarding illegal parking 
• _____________ in process of painting fire lanes 

 
JULY 30, 2007 

• Fencing delivered 
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JULY 31, 2007 

• Fencing up at all spaces where vehicles have been removed 
 
AUGUST 2, 2007 

• Space # __________ complaint about broken window in her park owned unit. 
Had window replaced. 

• Alpha Electric covers additional unused electrical panels/meters 
 
AUGUST 4, 2007 (Saturday) 

• Nave’ Consulting at park by 8:30 A.M. to read city notice on #_____.Home is 
occupied. Truck in driveway, lights on and voices coming from home. 

• Called Sonny Ma and told him not to attempt removal of park owned trailer 
__________ 

 
AUGUST 7, 2007 

• 7-Day Notice for _____ is up. Cats and chickens still in R.V. _________ 
threatened Nave’ Consulting with a lawsuit for allegedly harassing him regarding 
animals and fowl in home. ________ says he has a “deal” with the City of 
Milpitas that allows him 5 cats plus chicken. 

 
AUGUST 8, 2007 

• Meeting with City of Milpitas, TCR and Brian Grasser, supra. 
• Nave’ Consulting was asked by City staff to board up windows and replace locks 

on _______. 
• As Nave’ Consulting contacted a locksmith to meet at ______. 

 
AUGUST 9, 2007 

• Nave’ Consulting at park @ 9:15 AM. All was quiet, no phone calls 
 
AUGUST 10, 2007 

• ________ refrigerator not working. Contacted Sonny Ma who ordered a 
refrigerator to be delivered ASAP. 

• ______________ called about electrical problem. Called Alpha Electric to meet 
Nave’ Consulting at the park the next day. 

• Meeting with Nave’ Consulting @ Bay Stone regarding rents, electrical problem 
and refrigerator 

 
AUGUST 11, 2007 (Saturday) 

• Nave’ Consulting met Alpha Electric at park to repair electrical to spaces 
_________________. 

• Walked park with Alpha Electric to review the few remaining electrical repairs: 
#______ and  #________ and  #________will require a complete rebuild of outlet 
box. #____and ____ need panel cover repairs. 

• Refrigerator delivered to _______ @ 3:32 PM 
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AUGUST 12, 2007 

• Micheal G. called to report that the electricity was out on #_______ again 
 
AUGUST 13, 2007 

• Called Alpha Electric to repair ________. Met with Alpha at park to troubleshoot 
#________. 

• Assisted Micheal G. in putting more fencing up around vacant lots. Some 
residents refused to move cars from vacant laws. 

• # ________ said trailer is tilting and she would like it leveled. 
 
AUGUST 17, 2007 

• #_______, Kim Diaz windows replaced 
 
AUGUST 19, 2007 

• ___________ called and complained about #___________ sewage smell 
emanating from the RV 

• ____________ called regarding dumpster replacement  
 
In Addition to this day to day log, Nave’ Consulting has had numerous phone calls with 
Judy Tsai, Attorney at Law, Margaret Nanda, Brian Grasser. In addition we have 
received a number of phone calls from tenants in the park. 
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Section 15:  A Comparison of Proposed Relocation Benefits to Other 
Recent Santa Clara County Park Closures 
 
 The City of Milpitas has requested that the Applicant provide available data 
regarding other recent mobile home park closures in Santa Clara County.  Specifically 
City Staff has asked the Applicant to report on the relocation assistance benefits paid to 
residents in the other parks.  There have been 3 mobile home parks which have closed in 
Santa Clara County since 2004.  Those parks are Redwood Mobilehome Park formerly 
located on Monterey Highway in San Jose, Oasis Mobile Manor formerly located on 
Alberta Avenue in Sunnyvale, and Flick’s Mobile Home Park which is currently in the 
process of closing which is located on East Taylor Avenue in Sunnyvale.  Redwood 
Mobile Home Park closed in 2004 and 2005.  Oasis Mobile Manor closed in 2005 and 
2006.  As stated, the closure of Flick’s which began in November 2006 is ongoing. 
 Of the three parks, Redwood had no RV tenants or mobile home renters.  Flick’s 
Mobile Home Park had neither RV tenants nor mobile home renters but there were 3 
apartments located on the Park premises.  The City Council of Sunnyvale approved a 
Conversion Impact Report for the closure of Flick’s which included a relocation 
assistance benefit of $3,183.74 for each of the apartment tenants.  The apartment tenants 
did not receive any incentive bonus.     
  Oasis Mobile Manor, a park with a total of 67 spaces had one RV owner and 
several mobile home renters.  The City Council of Sunnyvale approved a Conversion 
Impact Report for the closure of Oasis which included a base relocation assistance benefit 
of $2,765.  An incentive bonus was also proposed and approved in the Conversion Impact 
Report which provided for payment of up to $2,750 if those tenants were able to vacate 
the park within 45 days of approval of the CIR.  The incentive bonus decreased by $500 
every fifteen days thereafter.  Thus the most the RV owner or mobile home renters at 
Oasis received, if they received the full amount of the incentive bonus was $5, 515.00.  
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Section 16:  Conclusion 
 
 
   It is believed that in all respects this Conversion Impact Report for Main Street 
Mobile Home and RV Park complies with the requirements of the City of Milpitas’s 
Conversion Ordinance, and that it proposes both a relocation plan and relocation benefits 
to the residents of Main Street Mobile Home and RV Park that far exceed that which is 
required under the Conversion Ordinance.  As the previous section discusses, the 
relocation assistance benefits far exceed those received in other recent park closures in 
Santa Clara County by similarly situated residents.  The Applicant recognizes and 
appreciates in every respect that relocation of the residents at the Park will be a 
challenging task and thus it has retained the best and most experienced Housing 
Specialists, specifically Overland, Pacific & Cutler which has extensive experience in the 
relocation of tenants, including those from other mobile home parks.  It is the Park 
Owner’s goal to mitigate to the best of its ability to do so, the adverse impact of closure 
upon the park residents. The Applicant welcomes questions regarding the contents of this 
Conversion Impact Report from members of the City Council, Milpitas staff members 
and most importantly, the residents at Main Street Mobile Home & RV Park.    
 Approval of the Conversion Impact Report by the Milpitas Planning Commission 
and Milpitas City Council is respectfully requested. 
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