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DATE:  September 20, 2007 

TO:  Commissioners and Interested Persons 

FROM: John Ainsworth, Deputy Director, South Central Coast District 
  Barbara Carey, Supervisor, Planning and Regulation 
  Deanna Christensen, Coastal Program Analyst 
 
SUBJECT: City of Oxnard Local Coastal Program Amendment 2-06 (Mobile Home Park 

Conversions) for Public Hearing and Commission Action at the October 10, 2007, 
Commission Meeting in San Pedro. 

 
 

SUMMARY OF STAFF REPORT 
 
DESCRIPTION OF THE SUBMITTAL 
The City of Oxnard is requesting an amendment to the Land Use Plan (LUP) portion of its 
certified Local Coastal Program (LCP) to delete the following policy (No. 88): 
 

“Existing mobile home parks shall not be demolished or converted to 
another use, including purchase mobile home lots, unless an equal or 
greater number of comparably priced housing units are built in the coastal 
zone to replace the demolished or converted units.” 

 
The policy applies to the two existing mobile home parks within the Oxnard coastal zone: 
Hollywood Beach Mobile Home Park located near Channel Islands Harbor, and Oxnard Shores 
Mobile Home Park located in the Oxnard Shores neighborhood. Both parks are zoned Coastal 
Mobile Home Park (MHP-C). No other sites are currently designated MHP-C. 
 
The impetus for the proposed LUP amendment is a proposed conversion of the Hollywood 
Beach Mobile Home Park from rental to condominium ownership. The existing park consists of 
one parcel, and the mobile home owners currently rent space from the park owners. Under the 
proposed conversion, this parcel would be subdivided so that each mobile home lot would 
become a separate parcel available for purchase by existing tenants. Existing tenants who 
choose not to purchase their lot would be given the option to continue to rent their spaces 
indefinitely, pursuant to California Government Code Section 66427.5 (a).  
 
LUP Policy No. 88 (above) requires that comparably priced replacement units be built in the 
coastal zone if existing mobile home parks are demolished or “converted to another use, 
including purchase mobile home lots.”  Since the Hollywood Beach Mobile Home Park is 
proposed to be subdivided and its individual lots offered for sale, the project is considered a 
form of conversion that is subject to the requirements of LUP Policy No. 88. However, instead of 
requiring compliance with the requirements of Policy No. 88, the City proposes to delete the 
policy from the City’s LCP. The City of Oxnard Planning Commission has already approved a 
Coastal Development Permit and Tentative Subdivision Map for the park conversion from rental 
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to condominium ownership, without any requirement that the owner build replacement units; 
however, the effectiveness of the approval was made conditional upon the Coastal Commission 
certifying the proposed LUP amendment to delete Policy No. 88.  
 
The LCP amendment submittal was deemed complete and filed on January 25, 2007. The 90-
day time limit for Commission action ended on April 25, 2007. However, on April 10, 2007, the 
Commission extended the 90-day time limit to act on the City of Oxnard LCP Amendment No. 2-
06 for one year. The final date for Commission action on this item would be April 10, 2008.  
 
SUMMARY OF STAFF RECOMMENDATION 
 
Commission staff recommends that the Commission DENY the proposed Land Use Plan 
amendment as submitted because it is inconsistent with the Coastal Act in that it does not 
protect affordable housing opportunities for persons of low- and moderate-income in the City’s 
coastal zone and it is inconsistent with the remaining affordable housing policies and provisions 
of the City’s LCP. 
 
The motion to accomplish this recommendation is found on page 3. 
 
Substantive File Documents 
City of Oxnard certified Land Use Plan and Coastal Zoning Ordinance; City of Oxnard, City 
Council Resolution No. 13,189, dated December 12, 2006; City of Oxnard, Planning 
Commission Resolution No. 2006-56, dated November 2, 2006; Coastal Development Permit 
No. PZ 06-400-2; Tentative Subdivision Map for Tract No. 5706 (PZ 06-300-15); Tenant Impact 
Report for Hollywood Beach Mobile Home Park, dated October 2006. 
 
Additional Information:  Please contact Deanna Christensen, California Coastal Commission, 
South Central Coast Area, 89 S. California Street, Suite 200, Ventura, CA (805) 585-1800. 

A. PROCEDURAL PROCESS (LEGAL STANDARD FOR REVIEW) 

1. STANDARD OF REVIEW 

The Coastal Act provides:  

The commission shall certify a land use plan, or any amendments thereto, if it 
finds that a land use plan meets the requirements of, and is in conformity 
with, the policies of Chapter 3 (commencing with Section 30200)… (Section 
30512(c)) 

The standard of review that the Commission uses in reviewing the adequacy of the land use 
plan is whether the land use plan is consistent with the policies of Chapter 3 of the Coastal Act.   
 

2. PROCEDURAL REQUIREMENTS 

Pursuant to Section 13551(b) of Title 14 of the California Code of Regulations, a local 
government’s resolution for submittal of a proposed LUP amendment must indicate whether the 
local coastal program amendment will require formal local government adoption after 
Commission approval, or is an amendment that will take effect automatically upon the 
Commission’s approval pursuant to Public Resources Code Sections 30512, 30513 and 30519. 
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The Oxnard City Council Resolution No. 13,189, attached as Exhibit 4, states that the LCP 
amendment, if approved as submitted, will take effect upon Commission certification. 
Commission approval of the amendment with modifications would require subsequent action by 
the City. 
 

B. STAFF RECOMMENDATION, MOTION, AND RESOLUTION ON 
CITY OF OXNARD LAND USE PLAN AMENDMENT NO. MAJ-2-06 

Following public hearing, staff recommends the Commission adopt the following resolution and 
findings.  
 
I. Motion:   “I move that the Commission CERTIFY the City of Oxnard 

Land Use Plan Amendment MAJ-2-06 as submitted” 
 
Staff Recommendation of Denial:  
 
Staff recommends a NO vote. Failure of this motion will result in denial of the land use plan 
amendment as submitted and adoption of the following resolution. The motion to certify as 
submitted passes only upon affirmative vote of a majority of the appointed Commissioners.  
 
Resolution for Denial:  
 
The Commission hereby DENIES the City of Oxnard Land Use Plan Amendment MAJ-2-06 as 
submitted and adopts the findings stated below on the grounds that the amendment will not 
meet the requirements of and is not in conformity with the policies of Chapter 3 of the California 
Coastal Act. Certification of the Land Use Plan amendment would not comply with the California 
Environmental Quality Act as there are feasible mitigation measures and alternatives that would 
substantially lessen the significant adverse impacts on the environment that will result from 
certification of the land use plan amendment as submitted. 
 

C. FINDINGS FOR DENIAL OF THE OXNARD LAND USE PLAN 
AMENDMENT MAJ-2-06 AS SUBMITTED 

 
The Commission hereby finds and declares as follows: 
 

1. AMENDMENT DESCRIPTION AND BACKGROUND 

The City of Oxnard is requesting an amendment to the Land Use Plan (LUP) portion of its 
certified Local Coastal Program (LCP) to delete LUP Policy No. 88, which states:  
 

“Existing mobile home parks shall not be demolished or converted to 
another use, including purchase mobile home lots, unless an equal or 
greater number of comparably priced housing units are built in the coastal 
zone to replace the demolished or converted units.” 

 
The phrase “mobile home park” is not defined in the City’s LCP, and the Oxnard City Code 
contains multiple definitions of the phrase that are limited to those code sections in which they 
appear.  However, the City’s Coastal Zoning Ordinance/Implementation Plan contains a Coastal 
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Mobile Home Park (MHP-C) zoning district in which two areas within the Oxnard coastal zone 
are designated: the Hollywood Beach Mobile Home Park located near Channel Islands Harbor, 
and the Oxnard Shores Mobile Home Park located in the Oxnard Shores neighborhood 
(Exhibits 1-2).  No other sites are currently designated MHP-C.  As such, LUP Policy No. 88 is 
applicable to both the Hollywood Beach Mobile Home Park, a senior mobile home park that 
accommodates 96 mobile home spaces, and Oxnard Shores Mobile Home Park, a park that 
accommodates 181 mobile home spaces.  
 
Although also not specifically defined in the City’s LCP, a “mobile home lot” is defined in Oxnard 
City Code Section 16-10(A)(76) as “a parcel of land in a mobile home park rented and used 
exclusively by the occupants of the mobile home located on that lot.”  The phrase “purchase 
mobile home lots” is not defined anywhere in the City Code or in State law, but it presumably 
refers to parcels of land within a mobile home park that are subdivided from the surrounding 
land and made available for individual sale.  
 
The impetus for the proposed LUP amendment is a proposed conversion of the Hollywood 
Beach Mobile Home Park from rental to condominium ownership. The existing park consists of 
one parcel, and the mobile home owners currently rent space from the park owners. Under the 
proposed conversion, this parcel would be subdivided so that each mobile home lot would 
become a separate parcel available for purchase by existing tenants. Existing tenants who 
choose not to purchase their lot would be given the option to continue to rent their space 
indefinitely, pursuant to California Government Code Section 66427.5(a). 
 
LUP Policy No. 88 requires that comparably priced replacement units be built in the coastal 
zone if existing mobile home parks are demolished or “converted to another use, including 
purchase mobile home lots.”  Since the Hollywood Beach Mobile Home Park is proposed to be 
subdivided and its individual lots offered for sale, the project is a form of conversion that is 
subject to the requirements of LUP Policy No. 88. However, instead of requiring compliance with 
the requirements of Policy No. 88, the City proposes to delete the policy from the City’s LCP. In 
fact, the City of Oxnard Planning Commission has already approved a Coastal Development 
Permit and Tentative Subdivision Map for the Hollywood Beach Mobile Home Park conversion, 
without any requirement that the applicant build replacement units; however, the approval was 
conditioned upon certification of the City’s proposed LUP amendment by the Coastal 
Commission to delete LUP Policy 88 (Exhibit 5). The proposed tentative tract map is attached 
as Exhibit 3. 
 
The Hollywood Beach Mobile Home Park was developed in 1968. The 10.9-acre mobile home 
park is restricted to senior residents and consists of 96 occupied mobile homes (most double-
wide), five internal private streets, a clubhouse, pool, guest parking lot, RV storage area, and a 
small park. According to the park owner’s application for a local coastal development permit, 
spaces rent for between $390 and $615 per month. In 1982, the City of Oxnard adopted a 
Mobile Home Rent Stabilization Ordinance to protect mobile home owners from excessive rents, 
and to protect the mobile home owners’ investment in their homes while at the same time 
providing for a fair return for park owners. Although not part of the LCP, this rent control 
ordinance establishes procedures and limits for rent adjustments that apply to all mobile home 
parks within the City, including Hollywood Beach and Oxnard Shores Mobile Home Parks in the 
City’s coastal zone. However, the City’s ordinance states that mobile home parks which sell lots 
for factory-built or manufactured housing, or which provide condominium ownership of such lots 
(even if one or more mobile homes in the mobile home park are rented out), are exempt from 
the requirements of the rent control ordinance.  
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Upon conversion of Hollywood Beach Mobile Home Park from rental to condominium ownership 
pursuant to the current plan, existing park residents will have the option to purchase a space in 
the park or remain as renters. This is a requirement of State law for conversions of rental mobile 
home parks to “resident ownership” (Ca. Govt. Code Section 66427.5), to avoid the economic 
displacement of non-purchasing mobile home park residents. Consistent with Ca. Govt. Code 
Section 66427.5(a), attached as Exhibit 9, existing lower income residents who choose not to 
purchase their space may continue renting their space indefinitely, and their rent may increase 
from the pre-conversion rent, but only by an amount equal to the average monthly increase in 
rent in the four years immediately preceding the conversion, except that in no event shall the 
monthly rent be increased by an amount greater than the average monthly percentage increase 
in the Consumer Price Index for the most recently reported period. All other residents (non-
lower income) who choose to continue renting their space may do so indefinitely, with their rent 
increased to market levels in equal annual increases over a four-year period. In addition, 
although not required by State law, the Hollywood Beach Mobile Home Park owners have 
proposed a rent increase limit formula specific to moderate income households, in which rent 
increases shall not exceed the Consumer Price Index average monthly percentage increase for 
the most recently reported period plus the percentage difference between the low- and 
moderate-income levels adjusted for household size as reported by the Department of Housing 
and Community Development.  
 
The other option Hollywood Beach Mobile Home Park residents will have is to purchase a 
space, known as a condominium unit, in the park. In addition, the park owner asserts that 
funding in the amount of $1.9 million has been secured through the California Department of 
Housing and Community Development’s Mobilehome Park Resident Ownership Program 
(MPROP) to assist (in the form of low interest loans) current low-income residents in purchasing 
their space within the park.  
 
Policy No. 88 of the City’s certified Land Use Plan requires that demolished or converted mobile 
home parks (including purchase mobile home lots) be replaced with an equal or greater number 
of comparably priced housing units elsewhere in the City’s coastal zone. The policy is one of 
several policies in the Oxnard LUP that is intended to protect affordable housing in the coastal 
zone (Exhibit 11). In approving the subject LCP amendment and the Hollywood Beach Mobile 
Home Park conversion from rental to condominium ownership, the City asserted that the 
processes for mobile home park conversions to protect existing low- and moderate-income 
mobile home park tenants are already prescribed by State law (Ca. Government Code Sections 
66427.5, 66428.1, and 65590), and that State law preempts LUP Policy No. 88 (Exhibit 5). 
 
Due to the unique situation and vulnerability of mobile home owners, State law defines the 
process and terms of park conversions to avoid economic displacement of non-purchasing 
residents and to preserve housing for persons with low and moderate incomes, limits the 
grounds on which mobile home owners may be evicted from a mobile home park, and 
authorizes local jurisdictions to impose reasonable measures to mitigate the adverse impacts on 
displaced mobile home owners when a mobile home park closes or converts to another use or 
form of ownership. In particular, Ca. Govt. Code Section 66427.5, attached as Exhibit 9, 
requires that a mobile home park subdivider avoid the economic displacement of non-
purchasing residents by, a) conducting a written survey of park residents regarding support for 
the proposed conversion and disclosing the survey results to park residents and the local 
government prior to local hearing on the subdivision (66427.5(d)), b) preparing and disclosing a 
Tenant Impact Report that outlines how low- and moderate-income existing residents will be 
affected by the conversion (66427.5(b) & (c)), c) offering residents of a mobile home park that is 
converted to ownership the option to purchase their subdivided unit or to continue renting in the 
park if they decide not to purchase their lot (66427.5(a)), and d) limiting increases to the 
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monthly rent charged to non-purchasing residents in accordance with section 66247.5(f).  For 
those residents who choose to continue renting, Govt. Code Section 66427.5(f) establishes the 
following allowable rent increase formula: 
 

(1) As to non-purchasing residents who are not lower income households, as defined in Section 
50079.5 of the Health and Safety Code, the monthly rent, including any applicable fees or 
charges for use of any preconversion amenities, may increase from the preconversion rent to 
market levels, as defined in an appraisal conducted in accordance with nationally recognized 
professional appraisal standards, in equal annual increases over a four-year period.  

 
(2) As to non-purchasing residents who are lower income households, as defined in Section 

50079.5 of the Health and Safety Code, the monthly rent, including any applicable fees or 
charges for use of any preconversion amenities, may increase from the preconversion rent by 
an amount equal to the average monthly increase in rent in the four years immediately 
preceding the conversion, except that in no event shall the monthly rent be increased by an 
amount greater than the average monthly percentage increase in the Consumer Price Index 
for the most recently reported period. 

 
Ca. Govt. Code Section 66428.1, attached as Exhibit 9, provides for park conversions (with 
certain exceptions) to be exempt from parcel, tentative or final subdivision map requirements if 
at least two-thirds of the mobile home park tenants sign a petition indicating their intent to 
purchase upon conversion.  
 
Lastly, Ca. Govt. Code Section 65590, referred to as the “Mello Act”, specifies that conversion 
or demolition of existing residential units in the coastal zone occupied by persons and families 
of low or moderate income shall not be authorized unless provisions have been made for the 
replacement of those dwelling units for persons and families of low or moderate income 
elsewhere in the coastal zone (Exhibit 10). "Conversion" is defined in Section 65590 as “a 
change of a residential dwelling, including a mobilehome, as defined in Section 18008 of the 
Health and Safety Code, or a mobilehome lot in a mobilehome park, as defined in Section 
18214 of the Health and Safety Code, or a residential hotel as defined in paragraph (1) of 
subdivision (b) of Section 50519 of the Health and Safety Code, to a condominium, cooperative, 
or similar form of ownership; or a change of a residential dwelling, including a mobilehome, or a 
mobilehome lot in a mobilehome park, or a residental hotel to a nonresidential use.” 
 
The City of Oxnard asserts that its role as local government is to ensure that the State-
mandated processes for mobile home park conversions are followed, and in the case of the 
Hollywood Beach Mobile Home Park conversion, the City is satisfied that the required 
conversion processes contained in the above-referenced State laws were followed1.  The 
Tenant Impact Report for the Hollywood Beach Mobile Home Park conversion, required by 
Govt. Code Section 66427.5(b) & (c), is attached as Exhibit 6. 

 
1 The Mello Act (Govt. Code § 65590) clearly requires replacement units be provided when existing 
residential dwelling units that are occupied by low- and moderate-income persons are demolished or 
converted. “Conversion”, as defined in § 65590, includes a change of a mobilehome lot in a mobile home 
park to a condominium, cooperative, or similar form of ownership. Because the City’s permit would allow 
the Hollywood Beach Mobile Home Park conversion to occur without any requirement for replacement 
units, the project and the City’s approval appear not to be in compliance with Govt. Code § 65590. 
However, it must be noted that § 30011 of the Coastal Act specifically prohibits Commission review of a 
local government’s application of the requirements of Govt. Code § 65590. Therefore, the City’s 
adherence to its Mello Act obligations were not analyzed by staff or considered by the Commission in 
review of the subject LCP amendment and do not form a basis for the Commission’s decision.    
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Correspondence has been received from the attorneys (The Loftin Firm) representing the 
Hollywood Beach Mobile Home Park owner as well as its residents (Exhibit 7). One of their 
letters, dated March 29, 2007, provides a summary of the proposed conversion details and 
expresses the urgency of bringing the City’s proposed LCP amendment to hearing due to 
deadlines associated with MPROP financial assistance. Another letter, dated July 27, 2007, 
asserts that Commission staff did not adhere to the requirements of the motion that was 
approved on April 10, 2007 to extend the 90-day time limit for the Commission to act on the 
City’s proposed LCP Amendment for one year.  The Loftin Firm asserts that the Commission 
approved an amended motion that required that the item be heard at the July 2007 hearing. 
However, this is not correct. While it was discussed at the hearing that staff intended to bring 
the matter to hearing in July, the Commission did not amend the time extension motion to 
include a July 2007 time limit.  
 
Other correspondence has been received from a concerned resident of the Hollywood Beach 
Mobile Home Park. These letters, one addressed to the City of Oxnard and the other to the 
Board of the Hollywood Beach Mobile Home Park Association, received by Commission staff on 
July 31, 2007 and August 21, 2007 and attached as Exhibit 8, express concern that lot sale 
prices have increased prohibitively recently pursuant to a new appraisal, and that park owners 
have found a way to circumvent local rent control law. The prices disclosed to park residents for 
a February 2005 Resident Survey conducted pursuant to Govt. Code Section 66427.5(a) and 
66428.1, indicated a range of $110,000 to $150,000 per lot.  According to that Resident Survey, 
which was considered by the City in its November 2, 2006 and December 12, 2006 approval of 
the conversion, the majority of park residents were in support of the conversion. However, in a 
May 31, 2007 Disclosure Notice of Tentative Price that was sent to park residents, a price range 
of $200,000 to $250,000 per lot was indicated. The letters from the concerned resident contend 
that, given the new, higher prices, many of the park’s senior residents can no longer afford the 
purchase cost or to lose local rent control. 
 

2. AFFORDABLE HOUSING 

From the date of its enactment in 1976 until 1981, the Coastal Act included specific policy 
language requiring the protection of existing, and, where feasible, provision of new, affordable 
housing in the coastal zone for persons of low and moderate income. As originally enacted, 
Section 30213 of the Coastal Act provided: 

 
“Lower cost visitor and recreational facilities and housing opportunities for 
persons of low and moderate income shall be protected, encouraged and, 
where feasible, provided.  Developments providing public recreational 
opportunities are preferred.  New housing in the coastal zone shall be 
developed in conformity with the standards, policies, and goals of local 
housing elements adopted in accordance with . . . the Government Code.” 
(Emphasis added) 
 

In 1981, the Legislature repealed the Commission’s statutory authority to protect and promote 
affordable housing in the coastal zone by, among other things, amending Section 30213 of the 
Coastal Act to delete the italicized language above and adding section 30500.1. Section 
30500.1, which has not been modified since its introduction in 1982, states “No local coastal 
program shall be required to include housing policies and programs.” 
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However, in 2003, after more than 20 years of experience with how the changes were affecting 
the Commission’s actions, the Legislature enacted Public Resources Code §§ 30604(f) and (g), 
which clearly expresses the Legislature’s renewed intent that the Commission shall encourage 
the protection of affordable housing in the Coastal Zone. 
 
Coastal Act Section 30604 states, in part: 
 

(f)  The Commission shall encourage housing opportunities for persons of 
low and moderate income. 

 
(g) The Legislature finds and declares that it is important for the 

Commission to encourage the protection of existing and the provision 
of new affordable housing opportunities for persons of low and 
moderate income in the coastal zone. 

 
Encouraging the protection and provision of affordable housing is an important aspect of the 
Coastal Act. In enacting Public Resources Code Sections 30604(f) and (g), the Legislature 
clearly expressed the importance of protecting affordable housing in the coastal zone. 
 
The City of Oxnard Land Use Plan (LUP), certified by the Coastal Commission in 1982, contains 
an affordable housing section (Section 3.7.3) that describes issues and policies for the 
protection of affordable housing opportunities within the City’s coastal zone. This section of the 
City’s LUP acknowledges that the City’s existing mobile home parks within the coastal zone 
provide a less expensive housing option than most other types of residences in the City. Section 
3.7.3 of the LUP also states that the existing supply of housing for people of low and moderate 
incomes in the Oxnard coastal zone is in the form of rental units, and maintenance of this 
housing option is essential to the goal of equal access to the coast.  
 
The City’s LCP established a Coastal Mobile Home Park (MHP-C) zone district to preserve the 
mobile home housing option and ensure affordability for low and moderate income residents. 
The City’s General Plan Housing Element recognizes these mobile home parks as a significant 
source of affordable housing for lower-income persons. As such, the City has a Mobilehome 
Park Rent Stabilization Ordinance that regulates the space rent that mobile home park owners 
may charge their residents. This rent control ordinance establishes procedures and limits for 
rent adjustments that apply to all mobile home parks within the City. Rent adjustments must be 
based upon the percentage change in the Consumer Price Index for the year ending in August. 
However, the City’s ordinance states that mobile home parks which sell lots for factory-built or 
manufactured housing, or which provide condominium ownership of such lots (even if one or 
more mobile homes in the mobile home park are rented out), are no longer subject to the 
requirements of the rent control ordinance.  
 
As discussed above, the subject LCP amendment proposes to delete LUP Policy No. 88, which 
requires that existing mobile home parks shall not be demolished or converted to another use, 
including purchase mobile home lots, unless an equal or greater number of comparably priced 
housing units are built in the coastal zone to replace the demolished or converted units. The 
impetus for the City’s proposed LCP amendment is to make possible the Hollywood Beach 
Mobile Home Park conversion from rental to condominium ownership without requiring 
replacement housing units. Since the Hollywood Beach Mobile Home Park is proposed to be 
subdivided and its individual lots offered for sale, the project is considered a form of conversion 
that is subject to the requirements of LUP Policy No. 88. However, instead of requiring 
compliance with the requirements of Policy No. 88, the City proposes to delete the policy from 
the City’s LCP.  
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The City’s Planning Commission staff report for the proposed LCP amendment states that the 
context and intent of LUP Policy No. 88 is to prevent the involuntary displacement of mobile 
home residents when their parks are purchased and replaced by new housing and/or 
commercial development, and since State law (Ca. Government Code Sections 66427.5, 
66428.1, and 65590) already prescribes a process for preventing the involuntary displacement 
of mobile home residents, LUP Policy No. 88 is not needed. The City further asserts that State 
law preempts LUP Policy No. 88. 
 
However, it is important to note that State laws regulating mobile home park conversions and 
affordable housing do not preclude the adoption, maintenance, and application of additional 
LCP provisions protecting affordable housing, provided there is no conflict among those various 
provisions.  Even if there were an arguable conflict, state statutory requirements would not 
necessarily override LCP provisions that are required by and reflective of State law. State laws 
that may have the same intent as certain LCP policies and provisions cannot be interpreted to 
prevent application of the LCP provisions which are required by and reflect the statewide 
policies of the Coastal Act.  
 
In addition, a comprehensive look at Section 3.7.3 (Affordable Housing) of the City’s Land Use 
Plan, included herein as Exhibit 11, indicates that the intent of Policy No. 88 is to protect the 
City’s existing stock of affordable housing that is in the low- to moderate-income price range, 
while recognizing that the City’s existing mobile home parks represent a unique and significant 
housing option for low- and moderate-income residents in the City’s coastal zone.  
 
While the City’s two existing mobile home parks in the coastal zone would remain zoned 
Coastal Mobile Home Park (MHP-C), thereby protecting the existing use of these mobile home 
parks and reducing the potential for these mobile home parks to be converted to other types of 
land uses, dividing and selling the mobile home spaces along with their structures would make 
these lots virtually indistinguishable from other individually owned residences in the area. Their 
value would increase and their affordability would decrease accordingly.  If Policy No. 88 is 
deleted, it would open the door for the eventual elimination of two mobile homes parks, 
comprising hundreds of affordable units, from the coastal zone of Oxnard. 
 
Coastal Act Section 30604(g) declares that the State Legislature finds it important for the 
Coastal Commission to encourage the provision of affordable housing opportunities, such as 
mobile homes, in the coastal zone. Although the Mello Act legislation in 1981 curtailed the 
Coastal Act’s mandate for providing and protecting affordable housing, the 2003 amendment to 
the Coastal Act adding Sections 30604(f) and (g) re-established the importance of encouraging 
broader housing opportunities. Mobile home parks provide an affordable housing option along 
California’s coast. Deleting a single affordable housing policy from the LUP, that clearly is 
intended to preserve existing mobile home parks in the City’s coastal zone as an affordable 
housing option, is inconsistent with these recent additions to the Coastal Act. 
 
In addition, under California law and the City’s own Mobilehome Park Rent Stabilization 
Ordinance, once a mobile home park is converted to condominium properties, the local rent 
control laws become void. Although California Government Code Section 66427.5 requires that 
low- and moderate-income non-purchasing residents be allowed to continue to rent their space 
indefinitely, and imposes its own rent control provisions, to avoid their economic displacement, 
once those initial non-purchasing residents leave the park, that rent control protection and rental 
housing option vanishes and the space can be sold at market rate. The parks, upon conversion, 
would not be mandated to be affordable to low- and moderate-income persons and, as such, 
would no longer provide a less expensive housing option than most other comparably sized and 
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located residences in the City. Allowing these lot spaces to convert to individual ownership 
would make these lots less affordable and eliminate this housing option for low- and moderate-
income persons or families in the long term. There would be no restrictions on resale price or on 
the income of future new buyers. An owner may sell his or her mobile home lot to anyone for 
whatever price the market will bear.        
 
A March 29, 2007 letter received from the attorneys (The Loftin Firm) representing the 
Hollywood Beach Mobile Home Park owner as well as the park residents provides a summary 
and analysis of the proposed conversion details (Exhibit 7). This letter states that the subject 
LUP policy improperly prohibits conversions of rental housing to condominiums, cooperatives, 
or similar form of ownership, and that the policy’s intent to protect low and moderate income 
housing is already being accomplished by State law via Ca. Govt. Code Section 65590. 
However, it should be noted that no affordable housing policy or provision in the City’s LCP, 
including Policy No. 88, prohibits conversions of rental housing to condominium ownership. The 
policies merely ensure that the existing stock of affordable housing and rental housing does not 
diminish through unregulated demolition or conversion of existing units. In addition, as 
mentioned previously, State laws regulating mobile home park conversions and affordable 
housing do not preclude application of LCP provisions if those provisions are either (1) not in 
conflict with the State laws, or (2) required by and reflective of other State law. State laws that 
may have the same intent as certain LCP policies and provisions cannot be interpreted to 
prevent application of the LCP provisions. 
 
Lastly, the City’s proposed LUP amendment does not consider the affordable housing 
provisions of the Oxnard LCP in a comprehensive, consistent fashion. Section 17.16 of the 
City’s Coastal Zoning Ordinance/Implementation Plan (IP), which defines permitted uses and 
requirements within the Coastal Mobile Home Park zoning district, and IP Section 17.40(B), 
which addresses housing demolition, conversion, and replacement standards, specifically 
reference LUP Policy No. 88 as one of several provisions designed to preserve low- and 
moderate-income housing within the City (Exhibit 12).  Since the proposed amendment to 
delete LUP Policy No. 88 does not also address the applicable IP provisions that are used to 
carry out the policies of the LUP, approval of the LUP amendment would result in the IP being 
inconsistent with the LUP.  After receiving the City’s proposed LUP amendment, Commission 
staff, in a letter dated January 9, 2007, pointed out the issue of inconsistency between the LUP, 
as amended, and the IP, and requested the City provide a consistency analysis of the proposed 
amendment and its relationship to, and effect on, the other sections of the certified LCP, as 
required by Sections 13552 and 13553 of the Commission’s regulations. In a response letter 
dated January 19, 2007, the City stated that it was currently updating its General Plan, and 
planned to update the LCP at a future date, at which time the referenced LUP/IP 
inconsistencies would be removed. However, approval of the proposed modification to the LUP 
would leave the IP inconsistent with the LUP for an unknown period. The City of Oxnard would 
not be able to make valid CDP findings of consistency with the LCP for mobile home projects 
such as the subject Hollywood Beach Mobile Home Park conversion. 
 
In conclusion, the Commission finds that the proposed LUP amendment to delete an affordable 
housing policy, as submitted, is inconsistent with the Coastal Act in that it does not protect 
affordable housing opportunities for persons of low- and moderate-income in the City’s coastal 
zone. In addition, the proposed LUP amendment is inconsistent with the remaining affordable 
housing policies and provisions of the City’s LCP. Therefore, the proposed LUP change cannot 
be found consistent with the Coastal Act, and thus, the proposed LUP amendment must be 
denied. 
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D.  CALIFORNIA ENVIRONMENTAL QUALITY ACT 
 
Section 21080.9 of the California Public Resources Code – within the California Environmental 
Quality Act (CEQA) - exempts local governments from the requirement of preparing an 
environmental impact report (EIR) in connection with their activities and approvals necessary for 
the preparation and adoption of a local coastal program (LCP).  Instead, the CEQA 
responsibilities are assigned to the Coastal Commission.  However, the Commission’s LCP 
review and approval program has been found by the Resources Agency to be functionally 
equivalent to the EIR process.  Thus, under Section 21080.5 of CEQA, the Commission is 
relieved of the responsibility to prepare an EIR for each LCP.  Nevertheless, the Commission is 
required, in approving an LCP submittal, to find that the LCP does conform with the provisions 
of CEQA, including the requirement in CEQA section 21080.5(d)(2)(A), and that the amended 
LUP will not be approved or adopted as proposed if there are feasible alternatives or feasible 
mitigation measures available which would substantially lessen any significant adverse impact 
which the activity may have on the environment. 14 C.C.R. §§ 13540(f), and 13555(b). 
 
The City of Oxnard LCP Amendment MAJ-2-06 consists of an amendment to the Land Use Plan 
(LUP) portion of its LCP.  As outlined in this staff report, the LUP amendment is not consistent 
with the Coastal Act as proposed.  The Commission finds that denial, for the reasons stated in 
these findings, which are incorporated herein by reference, is necessary to avoid the significant 
effects on coastal resources, and thus, on the environment, that would occur if the LUP 
amendment were approved as proposed. Therefore, the Commission finds that approval of the 
LCP amendment will result in significant adverse environmental impacts under the meaning of 
CEQA that could be avoided by the denial/no-project alternative.   
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