AGENDA
REGULAR MEETING
OF THE
PLANNING COMMISSION
Community Development Department

7:30 p.m.
Wednesday, May 18, 2016
El Cerrito City Hall
Council Chambers
10890 San Pablo Avenue, El Cerrito

This Meeting Place Is Wheelchair Accessible
Roll Call - Chair: Carla Hansen; Commissioners: Brendan Bloom, Kevin Colin, Michael Iswalt, Bill
Kuhlman, Andrea Lucas, and Lisa Motoyama.
1. Comments from the Public
(Each speaker is limited to a maximum of 3 minutes.)
2. Approval of Minutes
Approval of the April 20, 2016 meeting minutes.
3. Commissioner Communication/Conflict of Interest Disclosure
This time on the agenda is reserved for Commissioners to disclose communications from
individuals regarding specific agenda items or to state a potential conflict of interest in relation to
a specific agenda item.
4. Public Hearing –El Dorado Townhomes Tentative Subdivision Map (5828 El Dorado)
Application:
PL14-0171
Applicant:
Urban Community Partners
Location:
5802, 5808 and 5828 El Dorado Street
APN:
510-037-001, -002, -027, and -028
Zoning:
RM (Multi-Family Residential)
General Plan:
High Density Residential
Request:
Planning Commission consideration of a recommendation to the City Council
regarding a Tentative Subdivision Map consisting of 6 lots (3 residential lots,
2 private streets, and one lot for bio-retention/open space.) The project
proposes 27 townhome units in three buildings.
CEQA:
Categorically Exempt, Section 15332, Class 32: In-Fill Development Projects
5. Staff Communications
COMMUNICATION ACCESS INFORMATION
To request a meeting agenda in large print, Braille, or on cassette, or to request a sign language interpreter
for the meeting, call Sean Moss, Staff Liaison at (510) 215-4330 (voice) at least FIVE (5) WORKING DAYS
NOTICE PRIOR TO THE MEETING to ensure availability.
10890 San Pablo Avenue, El Cerrito, CA 94530 Tel: (510) 215-4330
E-mail: smoss@ci.el-cerrito.ca.us
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6. Adjournment
Appeals:
A decision of the Planning Commission may be appealed to the City Council, by the applicant or any
El Cerrito resident or property owner, through the filing of a written statement and the payment of
an appeal fee of $339 with the City Clerk within ten calendar days after the decision date. (The
applicant may file an appeal for the cost of half the original permit fee.)
Any writings or documents provided to a majority of the Planning Commission regarding any
item on this agenda will be made available for public inspection in the Planning Division
office located at 10890 San Pablo Avenue during normal business hours.
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May 18, 2016

MINUTES
REGULAR MEETING
OF THE
PLANNING COMMISSION
Community Development Department

7:30 p.m.
Wednesday, April 20, 2016
El Cerrito City Hall
Council Chambers
10890 San Pablo Avenue, El Cerrito

This Meeting Place Is Wheelchair Accessible
Roll Call - Chair: Carla Hansen; Commissioners: Brendan Bloom, Kevin Colin, Michael Iswalt, Bill
Kuhlman, Andrea Lucas, and Lisa Motoyama.
1. Election of Chair and Vice Chair
Motion to re-elect Carla Hansen as Chair: Lucas, 2nd:Bloom.
The motion carried unanimously.
Motion to elect Michael Iswalt as Vice Chair: Lucas, 2nd: Hansen.
The motion carried unanimously.
2. Council/Staff Liaison Announcements and Reports
Councilmember Bridges reported to the Commission regarding the mid-year budget update, the
paid sick leave ordinance, the massage establishment moratorium, the search for a library site,
the Active Transportation Plan, and an update on City staffing.
3. Comments from the Public
No comments were received.
4. Approval of Minutes
Motion to approve the March 16, 2016 meeting minutes: Motoyama, 2nd: Bloom.
Vote:
Ayes: Colin, Iswalt, Kuhlman, Motoyama
Noes: None
Abstain: Bloom, Hansen, and Lucas
Absent: None
5. Commissioner Communication/Conflict of Interest Disclosure
Nothing was reported.
COMMUNICATION ACCESS INFORMATION
To request a meeting agenda in large print, Braille, or on cassette, or to request a sign language interpreter
for the meeting, call Sean Moss, Staff Liaison at (510) 215-4330 (voice) at least FIVE (5) WORKING DAYS
NOTICE PRIOR TO THE MEETING to ensure availability.
10890 San Pablo Avenue, El Cerrito, CA 94530 Tel: (510) 215-4330
E-mail: smoss@ci.el-cerrito.ca.us
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6. Public Comment – Summit K2 Charter School Operational Expansion DSEIR
Application:
PL15-0006
Applicant:
Educations Matters, LLC
Location:
1800 Elm Street
APN:
502-122-041
Zoning:
PS (Public/Semi-Public)
General Plan:
Institutional & Utility
Request:
Public comment for the Draft Subsequent Environmental Impact Report for
the Summit K2 Charter School Operational Expansion Project
CEQA:
Subsequent Environmental Impact Report.
Senior Planner, Sean Moss, gave the staff report and answered questions from the Commission.
The public comment period was opened.
The following speakers addressed the Commission:
Kelly Garcia, principal of Summit K2
Isabella Rubenaker, El Cerrito
Lauren Campbell, El Cerrito
Victoria (last name not given), El Cerrito
Scott (last name not given), El Cerrito
Lanzo (last name not given), El Cerrito
Steve Haines, El Cerrito
Tamara Atsu, El Cerrito
Katie McKee, Summit K2 teacher
Franklin Leong, Manor Circle
Felicia Raymond-Campbell, El Cerrito
Suzanna Spiro, El Cerrito
Cristina (last name inaudible), El Cerrito
Helen Coture-Rodriguez, El Cerrito
Jian (last name inaudible), Richmond
Daisy Leong, Manor Circle
Eugene Goh, Manor Circle
Jeff Rosenfeld, Manor Circle
Unidentified speaker, El Cerrito
The applicant’s representative, Doug Giffin, presented the project and answered question from
the Commission.
The Commission closed the public comment period and discussed the project.
7. Staff Communications
Staff updated the Commission regarding the El Dorado Townhomes Project and regulations for
short-term rentals.
8. Adjournment
9:37 p.m.
Planning Commission Minutes
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April 20, 2016

Community Development Department – Planning and Building Division
10890 San Pablo Avenue, El Cerrito, CA 94530
(510) 215-4330 - FAX: (510) 233-5401
planning@ci.el-cerrito.ca.us

PLANNING COMMISSION STAFF REPORT
Meeting Date: May 18, 2016
I.

SUBJECT

Application:
Applicant:
Location:
APN:
Zoning:
General Plan:
Request:

CEQA:
II.

PL14-0171
Urban Community Partners
5802, 5808 and 5828 El Dorado Street
510-037-001, -002, -027, and -028
RM (Multi-Family Residential)
High Density Residential
Planning Commission consideration of a recommendation to the City Council
regarding a Tentative Subdivision Map consisting of 6 lots (3 residential lots, 2
private streets, and one lot for bio-retention/open space.) The project proposes
27 townhome units in three buildings.
Categorically Exempt, Section 15332, Class 32: In-Fill Development Projects

BACKGROUND

The project site consists of four parcels (APNs 510-037-001, -002, -027 and -028). Two parcels
(APNs 510-037-027 and -028) share the address of 5828 El Dorado Street. City records show that
the use of these two parcels is as a Recreational Vehicle Park (RV Park). State records confirm this
use.
The California Department of Housing and Community Development (HCD) has licensing
jurisdiction over mobile home parks and RV parks. Audiss RV Park is licensed by HCD under
Permit 07-0005-MP and is listed in Department’s database as having 28 “RV spaces with drains,”
zero mobile home spaces and zero RV spaces without drains. City staff has contacted staff at the
Department of Housing and Community Development who verified that the park is permitted as an
RV park.
The remaining two parcels are located at 5800/5802 and 5808 El Dorado Street. 5800/5802 El
Dorado Street is located on the corner of El Dorado Street and Santa Clara Street. The property
contains two residential units. One of the units appears as if it may have been created without
benefit of permit. The other unit is a home that City records indicate was built in 1949.
Site Layout
The combined site is a total of 0.84 acres and extends through the block with street frontage along
both El Dorado and Avila Street. In addition, the site contains a small portion of frontage along
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Santa Clara Street. Santa Clara Street ends at the edge of the site at the boundary of Central Park.
Avila Street on the south side of the site also ends at the boundary of Central Park.

Existing multi-unit buildings lay to the east of the site along both El Dorado Street and Avila Street.
The surrounding neighborhood consists of a mixture of single family and multi-family land uses.
III.

DISCUSSION

Project Description
On December 17, 2014, the applicant, Urban Community Partners, submitted an application for a
Tentative Subdivision Map and Design Review to allow 27 townhome condominiums to be
developed on the site. The townhomes would be clustered into 3 buildings. One building would
face El Dorado Street, one building would face Avila Street and one building would be internal to
the project. The buildings would be served by two private driveways. One driveway would be
accessed from Avila Street and the other from Santa Clara Street.
Each townhome unit would contain a two-car garage on the ground floor, with one bedroom and
living space on the second floor and two additional bedrooms on the third floor. Most of the
garages would be in a tandem configuration as allowed by the Zoning Ordinance. Three of the end
units would have side by side two-car garages with a den/4th bedroom on the ground floor.
The site would also feature a small landscaped common area adjacent to Central Park. This area
would also serve as required stormwater treatment during rainy periods. In addition to this common
open space, each unit would include private open space in the form of upper level balconies and/or
ground level fenced yards. The private open space areas will be maintained by the unit owners,
while the common open space, private drives and the exteriors of the townhome buildings would be
maintained by a Homeowners Association.
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Central Park is directly adjacent to the site and the park is accessible from the ends of Santa Clara
Street and Avila Street as well as from Central Avenue. The park would provide residents of the
project additional outdoor and recreation opportunities in close proximity.
Zoning Standards
The site lies within the RM (Multi-Family Residential) zoning district, just outside the San Pablo
Avenue Specific Plan Area. A summary of the zoning standards is provided in the table below.
Required
35 du/ac

Proposed
32 du/ac

60% for lots less than
30% slope
35 ft.

47.6%

10 ft.

10 ft.

Sides

5 ft.; 10 ft. for portions
of buildings taller than
25 ft.

10 ft.

Rear

15 ft.

Over 45 ft.

Maximum Density

Maximum Lot Coverage
Maximum Height
Setbacks
Front

Parking Setback

Parking
Number of Curb Cuts

Vehicle Parking

Comment
The project proposes
27 units on 0.84 acres

35 ft.

20 ft.

1 per lot for sites less
than 1 acre

2 total

2 spaces/unit (54
spaces total)

2 spaces/unit (54
spaces total)

All buildings would be
35 ft. in height
therefore 10 ft. is
required in all
locations.
Only a small portion
of the project adjacent
to Central Park and an
adjacent parcel would
be classified as a rear
property line.
All parking will be
located on internal
private streets.

3 residential lots are
proposed as well as
two parcels for private
drives and one for
open space/bio
retention, for a total of
6 lots.
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Bicycle Parking

Landscape/Open Space
Maximum paving on street
facing yard
Minimum site area that
must be devoted to
landscaping
Minimum requirements for
common open space

Minimum requirements for
private open space

Required
Long Term: 1 space per
4 units (7 total)
Short Term: 2 spaces
minimum

Proposed
27 long term and 2
short term

50%

<50%

15% of the site

18%

150 sq. ft./unit
minus private open
space provided in
excess of requirement

1,191 sq.ft.

80% of units must be
provided with private
open space.
Min 100 sq. ft. for
ground level spaces and
50 sq. ft. for above
ground level spaces

100% of units have
private open space.
2,948 sq. ft. of
private open space
provided in excess
of requirement.

Comment
Each unit contains
space in the garage
that is not required for
automobile parking
that can accommodate
long-term bike
parking.

Required common
open space = (27 units
x 150 sq.ft.) - 2,948
sq.ft. of excess private
open space = 1,102
sq.ft.

Entitlement Process
The Design Review Board conducted Preliminary Conceptual Design Review of the project on
October 7, 2015. The Board gave many comments to the applicant as part of this review and the
applicant has responded to the Board’s comments by substantially revising the exterior architecture
of the project. If the Tentative Subdivision Map is approved, the project will return to the Design
Review Board for consideration of the Final Design Review.
Section 18.04.020 of the El Cerrito Municipal Code establishes the Planning Commission as the
“advisory agency with respect to the subdivisions as provided in the Subdivision Map Act, of the
state of California.” The Planning Commission, therefore, is being asked to consider a
recommendation to the City Council regarding the Tentative Subdivision Map. The map will
proceed to the City Council for consideration along with the Commission’s recommendation.
Further, Section 18.12.100 outlines what the purview of the Planning Commission on which they
may make a recommendation:
A. The Commission must find that the tentative map is in conformity with the provisions of law
and of this title, and upon that basis within thirty days after the filing of the tentative map
approve, conditionally approve, or disapprove the same and shall report such action direct
to the subdivider and shall also transmit to the city engineer a copy of the tentative map, and
a memorandum setting forth the action of the commission thereon.
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This application was deemed complete on March 23, 2016, contingent upon the applicant providing
a report on the impacts of closure of the RV park on the existing residents, discussed further below.
Based on the analysis in the staff report, staff recommends that the project has been designed in
accordance of the Zoning Ordinance and General Plan of the City of El Cerrito.
B. The Commission may require the subdivider to dedicate suitable areas for the parks and
playgrounds and set aside areas for schools and other public building sites that will be
required for the use of the population which is intended to occupy the subdivision under the
plan of proposed property uses therein. In all cases the planning commission shall suggest
to the subdivider such measures as will make for excellence of residential, commercial, or
industrial development.
The applicant has exceeded the requirements for open space for the project. In addition, the
applicant shall pay fees to the West Contra Cost Unified School District in accordance with
District’s Master Fee Schedule.
C. The Commission may refuse to approve a tentative map when the only practical use which
can be made of the property proposed to be subdivided, is a use prohibited by ordinance or
law or if the property is deemed unhealthful or unfit for human habitation or occupancy by
the health officer of the city.
The proposed use of the site is 27 residential dwelling units that shall be constructed in compliance
with the building code in place at the time of the submittal of the building plans. The use and
condition of the property when the project is complete shall comply with the municipal code.
Housing Element Policies H1.1 and H1.2 state:
H1.1 Encourage neighborhood preservation and housing rehabilitation of viable older
housing to preserve neighborhood character and , where possible, retain supply of very low,
low, and moderate-income units.
H1.2 Discourage the conversion of residential uses to non-residential uses, unless there is a
finding of clear public benefit and equivalent housing can be provided for those who would
be displaced by the proposed conversion.
These goals do not entirely apply to the project. Recreational vehicles are not a housing type which
is compatible with rehabilitation for ongoing long-term use. By nature, the vehicles are mobile and
the recreational vehicles at the park have transitioned as tenants have transitioned through the park.
These units are not “viable older housing” as anticipated by Goal H1.1. In addition, the project
does not propose to convert a residential land use to a non-residential land use as stated in Goal
H1.2.
However, taken in total, these Housing Element goals appear to discourage the displacement of
existing El Cerrito residents, especially those for very low, low and moderate income residents.
City staff recognized that although Audiss RV Park is licensed and operated as an RV park, some
park residents have resided at the park for many years, and staff worked with the applicant to
address the issue of displacement as it related to the project.
Section 66427.4 of the Government Code (Subdivision Map Act) requires that when a map is
submitted for a subdivision that would convert a mobile home park to another use, that the applicant
prepare a report on the impact of the conversion upon the displaced residents the of the park. This
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requirement applies specifically to mobile home parks and floating home marinas; the section does
not mention RV parks.
Although the section does not explicitly apply to RV Parks, City staff requested that the applicant
provide a similar report as part of the application as a way to provide additional information to
decision-makers as they consider the project. The applicant agreed to produce such a report and the
City and the applicant agreed upon the contents of the report. (Attachment 3.)
The report documents the existing conditions at the park at the time that the application was
submitted in December 2014. Detailed information on the residents, vehicles, and rents is described
in the ‘Existing Conditions and Tenant Information’ section of the report and in Attachment A. The
report found that, in December 2014, approximately 33 people lived at the park in the 27 available
RV spaces. The report documented that these residents had resided at the park anywhere from 1 to
25 years. The rents at the park ranged from $575 to $795 per month.
In addition, the report documents the housing plans of the remaining park tenants and assistance
that was provided to the tenants by the property owner and operator of Audiss RV Park. The
conclusion of the report is that the assistance provided to the tenants was comparable to the
assistance that the City could require as mitigation if the project were converting a mobile home
park to another use.
Although the report presents a list of affordable housing resources nearby, wait times for this
housing can often be long due to the shortage of available affordable housing. The City of El
Cerrito does not have an ordinance requiring the inclusion of affordable housing in the project.
However, Program H2.8 of the Housing Element commits the City to examine the feasibility of
such a requirement. Although a requirement to provide affordable housing does not exist, staff
discussed with the applicant that provision of affordable housing is one criterion that could qualify
the project for exceptions to zoning standards under the City’s incentives program. However, the
project has been designed to be consistent with the zoning requirements and the applicant declined
to redesign the project.
Environmental Review
Pursuant to the California Environmental Quality Act (CEQA) Guidelines, Section 15332 Class 32
– Infill Development Projects, the project is exempt from review under CEQA.
Section 15332 of the CEQA Guidelines establishes following conditions for in-fill projects which
are exempt from CEQA review:
(a) The project is consistent with the applicable general plan designation and all applicable
general plan policies as well as with applicable zoning designation and regulations.
As discussed, above, the project is consistent with the General Plan and the RM zoning district.
(b) The proposed development occurs within city limits on a project site of no more than five
acres substantially surrounded by urban uses.
The project is within the City of El Cerrito and the site is 0.84 acres.
(c) The project site has no value as habitat for endangered, rare or threatened species.
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The San Pablo Avenue Specific Plan EIR did not identify any “candidate, sensitive, or specialstatus species” with habitat in the San Pablo Avenue Specific Plan Area. While the site is not
within the San Pablo Avenue Specific Plan Area, the site sits about 150 feet from the plan area.
The site has been extensively disturbed by past development and no longer provides suitable
habitat for any special-status animal or plant species.
(d) Approval of the project would not result in any significant effects relating to traffic, noise,
air quality, or water quality.
The applicant commissioned traffic analysis, a Noise Impact Assessment, an Air Quality Impact
Assessment, a Water Quality Impact Assessment, and a Stormwater Control Plan. These studies
are included as Attachments 4-9. The studies concluded that the project would not have any
significant effects in these areas.
(e) The site can be adequately served by all required utilities and public services.
The site is currently served by all utilities. Pursuant to the requirements of the Stege Sanitary
District, the applicant has prepared a sewer capacity study which shows that existing sewers
have capacity to serve the project.
General Plan
The project is consistent with the El Cerrito General Plan and will implement the following General
Plan policies:
LU1.2 Multifamily Neighborhoods. Ensure that new development in multifamily neighborhoods
supports, rather than detracts from the existing residential character of the area.
The proposed project is consistent with the multi-family character of the surrounding neighborhood.
The project will feature townhomes that will face the adjacent streets, add to surveillance of the
street and integrate well into the surrounding community.
LU1.3 Quality of Development. Ensure that all multifamily or mixed-use development in residential
areas addresses compatibility and quality of life issues.
The proposed project is consistent and compatible with the surrounding multi-family neighborhood.
The project has been reviewed thoroughly to ensure that is will not negatively impact the
surrounding neighborhood.
LU1.5 Suitable Housing. Promote suitably located housing and services for all age groups within
the city. Variety of Housing Types. Encourage diverse housing types, such as live-work units,
studio spaces, townhouses, co- housing, congregate care, and garden apartments.
The project proposed 27 new townhome units. This housing type will provide new multi-family
ownership housing opportunities to an area with few condominium units.
LU1.7 Maximum Density. Maintain the maximum multifamily density at 35 dwelling units per acre,
except as otherwise provided in this Plan.
The density of the proposed project is 32 units/acre.
Page 7 of 10

LU1.8 Neighborhood Maintenance. Maintain the appearance of existing residential areas by
discouraging paving of front yards and parkway strips, excessively wide curb cuts and driveways,
and inappropriate fence materials in front yards.
Each unit will contain a private residential front yard which is fenced and landscaped except for
short pathway that accesses the unit entry.
CD1.3 High-Quality Design. Encourage higher- quality design through the use of well-crafted and
maintained buildings and landscaping, use of higher-quality building materials, and attention to the
design and execution of building details and amenities in both public and private projects.
The proposal was revised to respond to the Design Review Board's preliminary comments. The
project will be considered by the Design Review Board as required to ensure high-quality materials
and design.
CD2.1 Street Frontages. Encourage street frontages that are safe, by allowing for surveillance of
the street by people inside buildings and elsewhere, and are interesting for pedestrians. Require
buildings in development centers and neighborhood commercial centers along San Pablo Avenue to
be directly abutting sidewalks, with window openings and entries along the pedestrian frontage.
The townhome units will face Avila Street and El Dorado Street and will contain front yards along
those street frontages as well as upper level balconies which will allow for surveillance of the street.
CD3.2 Usable Open Spaces. Require the provision of usable open space in the form of ground-floor
patios, upper- floor decks, and balconies, as well as common recreational facilities.
The townhome units will feature ground level yards and upper level balconies. The project also
features landscaped common open space.
CD3.3 Site Landscaping. Improve the appearance of the community by requiring aesthetically
designed screening and landscaping on public and private sites. Ensure that public landscaping
includes entry areas, street medians, parks, and schools. Require landscaping for all private sites,
yard spaces, parking lots, plazas, courtyards, and recreational areas.
The project incorporated landscaping as required by the Zoning Ordinance. The landscaping will be
considered by the Design Review Board, as required, to ensure that it is of high-quality design and
appropriate for the site.
CD3.4 Fencing. Require that residential streets maintain open front yards and not be enclosed with
fences that exceed three feet in height. Allow fences up to six feet in height to enclose front yards
along major arterials, heavily used pedestrian ways or to protect yards from deer and other
animals.
All front yard fencing will be a maximum of 3 feet in height.
CD4.2 Building Articulation. Ensure that buildings are well articulated. Avoid large unarticulated
shapes in building design. Ensure that building designs include varied building facades, rooflines,
and building heights to create more interesting and differentiated building forms and shapes.
Encourage human scale detail in architectural design. Do not allow unarticulated blank walls or
Page 8 of 10

unbroken series of garage doors on the facades of buildings facing the street or the Ohlone
Greenway.
The proposed building facades are well-articulated and will be considered by the Design Review
Board, as required, to ensure a well-designed building form.
CD4.3 Front Yards. Provide front yards in residential areas with structures and parking lots
stepped back along public streets in keeping with the character and setbacks of surrounding
buildings. Ensure that yard spaces are landscaped appropriately to fit the surrounding context.
Each townhome along a public street will feature a landscaped front yard. All parking is accessed
from internal private streets. Parking will not be visible from public streets.
CD5.1 Design Review Process. Continue design review and approval process for all new
development, changes, additions, and modifications of existing buildings (except for single- family
homes on existing lots).
The Design Review Board conducted Preliminary Conceptual Review of the project on October 7,
2015. The design elements of the project will be considered by the Design Review Board as
required.
H1.6 Retain existing residential zoning and discourage non-residential uses in these zones. The
City will strictly enforce the Zoning Code which states that non-residential uses in residential areas
are limited to churches, daycares, and schools.
The project is within the RM (Multi-Family Residential) zoning district. The zoning designation
will remain in place as part of the project. The project proposes a residential use in the district.
H2.1 Provide adequate residential sites for the production of new for-sale and rental residential
units for existing and future residents.
The project will produce 27 new for-sale housing units.
H2.8 Encourage diversity of unit size and number of bedrooms within multifamily housing
developments and strive to provide family housing of 3 to 4 bedroom units within projects.
All units within the project will contain 3 or 4 bedrooms.
H5.5 Continue to enforce the State Energy Conservation Standards for new residential construction
and additions to existing structures.
The project will conform with the energy standards of Title 24 of the California Building Code.
Findings
Pursuant to Section 66473.5 of the California Government Code (Subdivision Map Act), the
following findings must be made in order to approve the proposed Tentative Subdivision Map for
the project:
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The proposed subdivision, together with the provisions for its design and improvement, is consistent
with the general plan required by Article 5 (commencing with Section 65300) of Chapter 3 of
Division 1, or any specific plan adopted pursuant to Article 8 (commencing with Section 65450) of
Chapter 3 of Division 1.
The project will implement the following standards of the General Plan: LU1.2 Multifamily
Neighborhoods, LU1.3 Quality of Development, LU1.5: Suitable Housing, LU1.7 Maximum
Density, LU1.8 Neighborhood Maintenance, CD1.3 High-Quality Design, CD2.1: Street Frontages,
CD3.2 Usable Open Spaces, CD3.3: Site Landscaping, CD3.4 Fencing, CD4.2: Building
Articulation, CD4.3 Front Yards, CD4.5 Energy and Resources, CD5.1: Design Review Process,
and H1.6, H2.1, H2.8, H5.2, and H5.5. The project is not within the area of any adopted specific
plan.
IV.

RECOMMENDATION

Staff recommends the Planning Commission make a recommendation of approval of Planning
Application No. PL14-0171 to the City Council as conditioned by the draft resolution in Attachment
1, Resolution No. 16-05.
Proposed Motion:

Move adoption of Planning Commission Resolution 16-05 recommending
approval of a Tentative Subdivision Map consisting of 6 lots (3 residential
lots, 2 private streets, and one lot for bio-retention/open space.)

Appeal Period:

Within ten (10) working days after the date of the decision, the Planning
Commission action may be appealed to the City Council.

Attachments:
1)
2)
3)
4)
5)
6)
7)
8)
9)
10)
11)
12)
13)

Draft Resolution
Plans dated February 23, 2016
Closure Analysis Report, dated April 13, 2016
Traffic Impact Assessment, dated February 2015
Noise Impact Assessment, dated February 2015
Memorandum containing noise measurements, dated September 17, 2015
Air Quality Impact Assessment, dated February 2015
Water Quality Impact Assessment, dated February 2015
Stormwater Control Plan, dated January 30, 2015
Arborist Report, dated March 25, 2015
Geotechnical Feasibility Assessment, dated July 18, 2014
Email from Nick Galloro, Ronnie Polonsky, and Terra and Alfred Laggner, dated April 28,
2016
Letter from Keith McCoy, Urban Community Partners, dated May 9, 2016
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ATTACHMENT 1
Planning Commission Resolution PC16-05
APPLICATION NO. PL15-0097
A RESOLUTION OF THE CITY OF EL CERRITO PLANNING COMMISSION
RECOMMENDING APPROVAL OF A TENTATIVE SUBDIVISION MAP CONSISTING OF 6
LOTS (3 RESIDENTIAL LOTS, 2 PRIVATE STREETS, AND ONE LOT FOR BIORETENTION/OPEN SPACE) FOR A PROJECT THAT INCLUDES 27 TOWNHOME
CONDOMINIUM UNITS.
WHEREAS, the current addresses of the site are 5802, 5808 and 5828 El Dorado Street;
WHEREAS, the current Assessor’s Parcel Numbers of the site are 510-037-001, 510-037-002,
510-037-027, and 510-037-028;
WHEREAS, the General Plan land use classification of the site is High Density Residential;
WHEREAS, the zoning district of the site is RM (Multi-Family Residential);
WHEREAS, the project is Categorically Exempt under Section 15332, Class 32 – Infill
Development Projects, pursuant to the California Environmental Quality Act;
WHEREAS, on December 17, 2014, the applicant submitted an application for a Tentative
Subdivision Map and Design Review;
WHEREAS, on October 7, 2015, the Design Review Board conducted Preliminary Conceptual
Design Review for the project;
WHEREAS, on May 18, 2016, the Planning Commission, after due consideration of all evidence

and reports offered for review does find and determine the following:
1. The project will implement the following standards of the General Plan: LU1.2 Multifamily
Neighborhoods, LU1.3 Quality of Development, LU1.5: Suitable Housing, LU1.7 Maximum
Density, LU1.8 Neighborhood Maintenance, CD1.3 High-Quality Design, CD2.1: Street
Frontages, CD3.2 Usable Open Spaces, CD3.3: Site Landscaping, CD3.4 Fencing, CD4.2:
Building Articulation, CD4.3 Front Yards, CD4.5 Energy and Resources, CD5.1: Design
Review Process, and H1.6, H2.1, H2.8, H5.2, and H5.5. The project is not within the area of
any adopted specific plan.
NOW, THEREFORE, BE IT RESOLVED, that after careful consideration of maps, facts, exhibits,

correspondence, and testimony, and other evidence submitted in this matter, and, in consideration of
the findings, the El Cerrito Planning Commission hereby recommends approval of Application No.
PL14-0171, subject to the following conditions:
Planning Division:
1. The project will be constructed substantially in conformance with the plans dated February 23,
2016. Minor changes may be approved by the Zoning Administrator. All improvements shall
be installed in accordance with these approvals. Once constructed or installed, all
improvements shall be maintained as approved.
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2. If applicant constructs buildings or makes improvements in accordance with these approvals,
but fails to comply with any of the Conditions of Approval or limitations set forth in these
Conditions of Approval and does not cure any such failure within a reasonable time after
notice from the City of El Cerrito, then such failure shall be cause for nonissuance of a
certificate of occupancy, revocation or modification of these approvals or any other remedies
available to the City.
3. These Conditions of Approval shall apply to any successor in interest in the property and
Applicant shall be responsible for assuring that the successor in interest is informed of the
terms and conditions of this approval.
4. If not vested, this Tentative Subdivision Map approval shall expire 24 months from the date of
this action, unless extended by subsequent action of the City.
5. The applicant shall share the following conditions of approval with their general contractor for
the project. The general contractor shall sign at the bottom of this list to acknowledge that
he/she is aware of all these conditions of approval and will comply as directed.
Prior to the issuance of a building permit, this signed list shall be returned to the planning and
building division and kept as part of the project file:
a. Water all active construction areas at least twice daily and more often during
windy periods. Active areas adjacent to residences should be kept damp at all
times.
b. Cover all hauling trucks or maintain at least two feet of freeboard.
c. Sweep daily (with water sweepers) all paved access roads, parking areas, and
staging areas and sweep streets daily (with water sweepers) if visible soil
material is deposited onto the adjacent roads.
d. Enclose, cover, water twice daily, or apply (non-toxic) soil binders to exposed
stockpiles.
e. Replant vegetation in disturbed areas as quickly as possible.
f. Suspend construction activities that cause visible dust plumes to extend beyond
the construction site.
g. Clear signage at all construction sites shall be posted indicating that diesel
equipment standing idle for more than five minutes shall be turned off. This
would include trucks waiting to deliver or receive soil, aggregate, or other bulk
materials. Rotating drum concrete trucks could keep their engines running
continuously as long as they were on-site or adjacent to the construction site.
h. The contractor shall install temporary electrical service whenever possible to
avoid the need for independently powered equipment (e.g., compressors).
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i. All construction equipment shall be maintained and properly tuned in
accordance with the manufacturer’s specifications. All equipment shall be
checked by a certified visible emissions evaluator.
j. Post a publically visible sign(s) with the telephone number and person to
contact at the Lead Agency regarding dust complaints. This person shall
respond and take corrective action within 48 hours. The Air District’s phone
number shall also be visible to ensure compliance with applicable regulations.
k. All project construction activities shall be limited to the following hours: 7:00
a.m. to 6:00 p.m, Monday through Friday; and 8:00 a.m. to 5:00 p.m. on
Saturdays. Construction activities shall be prohibited on Sundays and holidays.
l. The applicant or contractor shall designate a Construction Noise Coordinator
who is responsible for posting required signs, explaining the construction
timeline, responding to noise complaints and managing noise through
appropriate work practices and other appropriate measures. If complaints are
received, the Coordinator shall determine the cause of the noise complaints
(e.g., starting too early, bad muffler, etc.) and institute reasonable measures to
correct the problem.
m. Signs shall be posted at the construction site, which provide the permitted
construction hours, a day and evening contact number for Construction Noise
Coordinator and a contact number for the City of El Cerrito.
n. Notification shall be sent to the City and businesses, residences, or noisesensitive land uses in proximity to the subject site, containing the construction
schedule prior to the start of construction. Notice shall also be sent in advance
of each expected loud activity or impulsive noise activity.
o. Noisy stationary equipment (e.g. generators and compressors) and materials
unloading and staging areas shall be located away from adjacent sensitive uses
including residences on Kearney Street to the southeast and east.
p. All construction equipment shall be in good working order with properly
installed mufflers. Diesel engines shall not be idled unnecessarily.
q. The removal of trees, shrubs, or weedy vegetation shall be avoided during the
February 1 through August 31 bird nesting period and roosting bats to the
extent possible. If no vegetation or tree removal is proposed during the nesting
period, no further action is required. If it is not feasible to avoid the nesting
period, the project applicant shall retain a qualified wildlife biologist to conduct
a survey for nesting birds no sooner than 14 days prior to the start of removal of
trees, shrubs, grassland vegetation, buildings, grading, or other construction
activity. Survey results shall be valid for 21 days following the survey;
therefore, if vegetation or building removal is not started within 21 days of the
survey, another survey shall be required. The area surveyed shall include access
roads, and staging areas, as well as areas within 150 feet outside the boundaries
of the areas to be cleared or as otherwise determined by the biologist.
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r. In the event that an active nest is discovered in the areas to be cleared, or in
other habitats within 150 feet of construction boundaries, clearing and
construction shall be postponed for at least two weeks or until a wildlife
biologist has determined that the young have fledged (left the nest), the nest is
vacated, and there is no evidence of second nesting attempts.
s. A qualified biologist shall conduct pre-construction surveys for bats and
suitable bat roosting habitat at work sites where culverts, structures and/or trees
would be removed or otherwise disturbed prior to initiation of construction. If
bats or suitable bat roosting habitat is detected, CDFW shall be notified
immediately for consultation and possible on-site monitoring.
t. In the event that subsurface cultural or paleontological resources are
encountered during grading, digging or trenching construction activity, work in
the immediate vicinity shall be stopped and a qualified archaeologist and/or
paleontologist shall be retained to evaluate the finds following the procedures
described in the San Pablo Avenue Programmatic Environmental Impact
Report for this resource.
u. Project personnel shall not collect cultural resources.
v. If human remains are found, special rules set forth in State Health and Safety
Code section 7050.5 and CEQA Guidelines section 15126.4(b) shall apply.
6. Prior to issuance of building permit, the applicant shall demonstrate compliance with Chapter
13.50: Art in Public Places of the El Cerrito Municipal Code to the satisfaction of the Zoning
Administrator. The project shall be fully compliant with Chapter 13.50 prior to issuance of
Certificate of Occupancy.
7. The applicant shall submit a Stormwater Control Plan to the City for review and approval prior
to issuance of building permit. The Stormwater Control Plan shall include a site plan, showing
runoff reduction measures included in the project, along with project data form and completed
checklists for each of the runoff measures.
8. All required fees of the West Contra Costa Unified School District and the Stege Sanitary
District shall be paid prior to issuance of building permit. The applicant shall submit proof of
payment to the satisfaction of the Building Official.
9. The applicant shall pay all outstanding City costs associated with the project, including but not
limited to legal fees, to the satisfaction of the Community Development Director, prior to the
issuance of a building permit,.
Public Works Department:
10. The applicant shall re-pave the section of Santa Clara Street between El Dorado Street and the
Central Park entrance prior to issuance of Certificate of Occupancy.
11. The applicant shall construct an ADA compliant sidewalk and driveway (a path of travel
including truncated domes) on El Dorado Street at Santa Clara Street prior to issuance of
Certificate of Occupancy.
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12. The applicant shall construct an ADA path of travel, including truncated domes, with a striped
crosswalk, from the newly constructed sidewalk on Santa Clara Street to the park entrance
prior to issuance of Certificate of Occupancy.
13. The applicant shall provide pedestrian safety measures for pedestrians crossing from the
sidewalk to the park to the satisfaction of the Public Works Director. This may include but is
not limited to a convex mirror, sensors, or similar device to alert drivers or pedestrians if there
is a conflict.
14. The applicant shall construct ADA compliant curb ramps at the entrance on Avila Street prior
to issuance of Certificate of Occupancy.
15. The applicant shall replace sidewalk flags along the property frontage to meet City and ADA
standards prior to issuance of Certificate of Occupancy. Sidewalk replacement locations will
be at the discretion of the Public Works Director.
16. Any new street trees to be installed shall be from the City Master Tree List and be approved
by the City Arborist before installation.
17. For any street tree, sidewalk and driveway work, applicant shall obtain a Public Works
Encroachment Permit and pay all associated fees.
18. The applicant shall submit a detailed grading plan, obtain a Grading & Transportation Permit
and pay all associated fees for all earthwork and grading operations in excess of 50 cubic
yards.
19. The applicant shall provide drainage plan for new roof and any rain leaders. All drainage is
encouraged to stay on-site, draining away from the foundations, 10 feet from property lines,
and shall not cause a nuisance to neighboring properties.
Fire Department:
20. Building construction shall meet current Building, California Fire Codes, and the El Cerrito
Fire Code.
21. Prior to the issuance of the building permit, the applicant is responsible to meet the following
requirements to the satisfaction of the Fire Marshall:
a) Provide code analysis of required total firefighting water.
b) If required, plans for fire service underground shall be submitted for review, approval and
permit under separate cover.
c) Fire Department Connections (FDCs) shall be in locations acceptable to the fire
department for emergency operations.
d) Fire Department Connections (FDCs) shall be interconnected between all three buildings
and shall be located on El Dorado and Avila.
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e) All pathways required for Fire Department access shall remain open, clear and ungated.
f) “KNOX BOX” shall be installed with keys for all common areas.
g) Smoke detection shall be installed in each bedroom, in hallways adjacent to bedrooms, and
one detector per floor level (top and bottom of stairs).
h) Smoke detectors shall be 120v powered with battery backup.
i) Smoke detectors shall be interconnected.
j) Carbon monoxide alarm shall be installed outside of and adjacent to sleeping areas where
fuel-burning appliances are installed; and in dwelling units that have attached garages.
k) Carbon Monoxide detectors shall be installed in accordance with NFPA 720.
l) Carbon Monoxide alarms shall be120 v Powered with battery backup and be
interconnected with the smoke detectors.
m) All electrical breakers shall be labeled.
n) Approved numbers or address shall be provided in such a position to be plainly visible and
legible from the street fronting the property. Address shall be either internally or externally
illuminated.
o) Automatic Fire Sprinklers shall be installed throughout the Complex.
p) Fire sprinkler plans shall be submitted for review, approval and permit under separate
cover.
q) Every sleeping room shall have at least one operable window or door approved for
emergency escape or rescue in accordance with CBC 310.4.
r) Escape or rescue windows shall be installed in accordance with CBC 310.4.
Stege Sanitary District:
22. The applicant shall submit a sewer capacity study to Stege Sanitary District for review and
approval prior to issuance of building permit.
Planning Commission:
CERTIFICATION

I CERTIFY that this resolution was adopted by the El Cerrito Planning Commission at a regular
meeting held on May 18, 2016, upon motion of Commissioner ___, second by Commissioner ___:
AYES:
NOES:
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ABSTAIN:
ABSENT:

_________________________
Sean Moss, AICP
Senior Planner
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Introduction
5828 El Dorado, LLC (Developer) is proposing to acquire and redevelop 5828
El Dorado Ave, El Cerrito, CA 94530 (Subject Site or the Land).
The Developer is presently processing discretionary land use applications including a
subdivision map through the City of El Cerrito (City) for the development of a new
townhome project on the property. The Developer submitted its application for
discretionary land use approvals on December 14, 2014. The application was deemed
complete on September 28, 2015. However, the City and Developer agreed that a
Planning Commission hearing on the application would not be scheduled until this
report had been completed and submitted to the City after the City had an opportunity to
comment on a draft. The Developer agreed to provide the draft and final reports to the
City in sufficient time for City staff to incorporate the report’s findings into the staff report
for the Planning Commission hearing.
The Developer is hopeful that its application will go before the City’s Planning
Commission in early 2016 and that it will receive all required approvals shortly
thereafter.
The City requested (as part of its discretionary land use application review process) and
the Developer has agreed to prepare a report analyzing the existing conditions of the
Land and where tenants have moved (to the extent possible) as the Owner exercised its
discretion to exit the RV business.
The Developer retained Overland, Pacific and Cutler Inc. (OPC) to prepare the required
report. OPC is an experienced real estate services firm specializing in developing
relocation assistance plans and programs including the analysis and execution of
mobile home park closures. For over 35 years OPC has provided relocation analysis,
planning and implementation services to public agencies and developers throughout
California and the western United States. OPC has provided services on mobile home
park closures recently in Mountain View and South San Francisco.
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It should be expressly understood that the Land is not permitted by the State of
California Housing and Community Development Department (HCD) as a mobile home
park. The subject land is permitted as an RV Park and the operating permit number of
the RV Park is 07.005-MP.
Therefore, this report is not intended to meet the requirements of a Closure Impact
Report (CIR) as described under California Government Code 65863.7. Rather this
report has been prepared to provide an analysis of the existing conditions of the land
including known information regarding the current and former tenants and to describe
the assistance provided to them by the Land Owner. This report present’s OPC’s
professional, non-legal, opinions of the obligations the Developer has and does not
have in connection with the election of the Land Owner to cease the operation of the its
business on the Land. The Developer has no ownership interest in the Land.
Existing and Previous Conditions, Tenant and Trailer Information
Subject Site Location
The Subject Site is located in El Cerrito. El Cerrito is a city located in western Contra
Costa County. The Land is generally located between I-80 and Carlson Boulevard on El
Dorado Avenue in the central portion of El Cerrito.
Figure 1: Park Location
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Subject Site Description
The Subject Site consists of 28 travel trailer and RV spaces. The Subject Site’s
assessor parcel number is 510-037-028. The site consists of approximately 25,000
square feet (0.57 acres) of land. The site has residential duplex and related
improvements for this type of structure and for the RV/travel trailer spaces.
Improvements include asphalt paving and drains for the RV spots. Presently only 8
spaces are occupied and have trailers located on them.
Figure 2: Parcel Map

Current and Former Tenants
Based on a review of information provided by the Owner’s (or Owner) representatives
including legal counsel and the former Manager, there were approximately 27 spaces
occupied on or around December 14, 2014. Of these 27, two were occupied by
overnight users and 25 by longer term occupants. The spaces were occupied by an
estimated 33 persons. Information pertaining to the age, race/ethnicity, income,
language requirements or special needs of the residents has not been obtained on a
per occupied trailer (i.e. RV) basis.
The Owner’s Representatives were able to ascertain during meetings with the tenants
that some are likely over the age of 62 and have disabilities. No persons under the age
of 18 are or were believed to be occupying the Land. Based on review of the tenant
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information provided by the Owner’s Representative there are and/or were persons
occupying the Land presumed to be of Hispanic origin.
Remaining RV Characteristics and Space Rent
In general the primary difference between a mobile and an RV is that mobile homes are
described in Section 18008 of the California Health and Safety Code as a structure
constructed prior to 1976, can be transported in one or more sections, and are 8 feet
wide or wider and 40 feet long or longer. RV’s (including trailers) generally are 400
square feet or less are self-propelled, truck mounted, or haulable.

The park

contains(ed) no mobile homes. Only travel trailers and other types of RVs were or are
present on the Land.
According to the Owner’s representative, space rents are in a range of $575 - $795 per
month (Attachment A provides the rent by space).
OPC conducted a “windshield” assessment of the vehicles in December of 2015. OPC
obtained model information. The model years were not determined. The trailers are
believed to mostly 1980’s and 1990’s vintage, with one vehicle possibly being of 2000’s
vintage. Estimated values cannot be determined with the limited information.
OPC has assessed all vehicles to be in at least fair condition. All trailers appear to
clean, well kept, and moveable. Table 1 below includes the information OPC was able
to gather.
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Table 1: Existing Coach Information
Space

Model or Description

RV Type

Condition

10

Dodge country square
(sportsman)

Motor Home/Truck camper

Fair-Presume Moveable

11

Loyton Celebrity

Travel Trailer

Good-Presume Moveable

12

Nomad

Travel Trailer

Good-Presume Moveable

21

Lakota by Mukarazi

Travel Trailer

Good-Presume Moveable

24

Wilderness Yukon
(Fleetwood)

Travel Trailer

Good-Presume Moveable

25

Resort by Fleetwood

Travel Trailer

Fair-Presume Moveable

36

Montana (newest one
onsite)

Travel Trailer

Good-Presume Moveable

37

Executive

Travel Trailer

Good-Presume Moveable

Remaining Tenant Relocation Information
On March 15th and 21st, 2016 OPC made contact with the eight remaining tenants.
OPC queried these tenants on their relocation plans including whether they had located
a new RV space or other type of housing, the rent and location, their timeline to vacate
the Park, whether they have received funds for relocation, and what challenges they
may be encountering in relocating.
Plans for Relocating RV: Of the 8 tenants spoken with, five plan to move their RV’s to
other parks, one has sold their RV, and two have arranged to leave their RV in the Park
for the Owner to dispose of.
Plans for Relocating to Other RV Park: Of the five that will move their RVs, two have
leased space at a new RV park; one at Trade Winds in Vallejo and the other at an
undisclosed RV park near El Cerrito. New rents for them range from $650-$800 plus
utilities.
The other three tenants who plan to move their RVs are still looking for a new space.
One is considering parks in San Leandro and San Pablo, one is looking for space in
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Concord, Pittsburgh, and Vallejo, and the other is looking for space anywhere in the Bay
Area. These tenants provided that rents range from $700-$800 per month based on
their searches for new space.
Two tenants stated they would move by the deadline, two tenant plan to vacate by the
end of March, and the other tenant plans to vacate by the end of April. All have received
financial assistance under agreement with the Owner. The terms of these agreements
are explained later in this report.
Plans for Relocating to Other Types of Housing: Of the three tenants not planning to
move their RVs, one tenant has acquired replacement housing in Emeryville, one is
seeking senior housing between the Bay Area and Southern California, and the other is
seeking housing in Alameda and Contra Costa Counties. The tenants seeking housing
indicated they would like more assistance locating housing; one tenant has applied but
for housing but has been placed on waitlists that have 1 to 2 year backlogs.
Two tenants plan to vacate by the end of April and the other will vacate once they have
secured replacement housing. All have received financial assistance under agreement
with the Owner. The terms of these agreements are explained later in this report.
Former Tenant Relocation Information
Of the 28 total spaces, 20 have been vacated. All 20 former tenants removed their own
vehicles from the Land at their own expense and either moved them to another facility
or disposed of the trailer. As previously stated there are 8 spaces remaining occupied.
Utilizing phone numbers provided by the Owner’s Representative OPC placed phone
calls to the former occupants not represented by legal counsel. OPC made three
attempts of contact former occupants the weeks of February 15 and 22nd of 2016.
The results of OPC’s contact attempts are provided below in Table 2. Details regarding
the current and former tenants are provided in Attachment A.
OPC attempted to contact 12 of the 20 former tenants. Only three persons were
responsive to OPC’s outreach. Of these three, two declined to participate. Eight were
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not reached due to wrong numbers or un-returned calls. Phone numbers were not
available and could not be further obtained by OPC through reverse search attempts for
six former tenants, one former tenant vacated prior to December 14 and 2014 and one
had been evicted since December 14, 2014.
Table 2: OPC Contact Results
Contacts Available

12

Contact Not Available

8

Represented by
Counsel

8

Total

28

No affirmative information was collected with the exception of the former park manager
who purchased a home and moved to West Sacramento, CA and one former tenant
who moved to San Pablo initially and now resides in Needles, CA. It was reported by
the Owner’s Representatives that 8 of the former tenants relocated their RV’s to other
parks in Castro Valley, Concord, and Petaluma. One tenant relocated to an apartment
or house in El Sobrante. Lastly, one was reported to have moved to the eastern United
States. The tenants new rent and relocation cost was not available to OPC.
RV Park Closure Requirements
California Mobile Home Park Residency Law versus RV Park Residency Law
California Civil Code Division 1, Part 2, Title 2 commencing with Section 798 (Mobile
Park Residency Law) is not applicable to RV parks. California Civil Code Division 1,
Part 2, Title 2.6 commencing with Section 799.2 (Recreational Park Residency Law) is
applicable to RV parks.
Closure Impact Report
In accordance with California Government Code 65863.7 when a mobile home park is
closed or its use is changed a CIR is required and local public agency has the
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responsibility to directly impose this requirement. A CIR assesses the impacts of the
closure on the parks tenants and describes the manner in which the tenants will be
assisted in the closure process including potential relocation assistance. The Subject
Site is an RV park not a mobile home park. A CIR is not required for RV park closures.
RV Park Residency Law does not provide any requirement to assess the closure
impacts of an RV park on the tenants, or provide mitigation measures similar to what is
required by California Government Code 65863.7.
Based on OPC’s analysis there are no provisions in California Civil, Government Code,
Health Code, applicable Contra Costa County Codes, or El Cerrito City Ordinances that
impose a CIR requirement and mitigation measures applicable to RV parks. There are
no requirements under applicable law that suggest or require that long-term tenants of
an RV park or persons who may be low-income or disabled any special rights in
connection with a Land Owner’s election to close down its RV park business.
Termination of Tenancy Notification
The advanced notice required for termination of tenancy is 60 days under California
Civil Code 799.70 (g). The noticing requirements provided under California Civil Code
798.56 (g) (2) are not applicable to RV parks.
Impact Mitigations and Relocation Assistance
There are no public funds being used in the Developer’s project. The closure of the
Subject Site is not subject to California Government Code Section 7260 (California
Relocation Assistance Law).
The Developer has no legal obligation to assess relocation impacts or provide any
relocation assistance to the Park’s tenants. The Park is required to be completely
vacated prior to the close of escrow of the property, which will transfer ownership to the
Developer.
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Relocation Assistance Process and Program Provided
The Owner (with no obligation to do so under any State of California, County of Contra
Costa or City of El Cerrito law, statute or regulation) has and is providing assistance to
the former and current tenants of the Land.
Outreach and Notification Process
In February of 2015 the Owner and his representatives conducted a tenant meeting to
explain the forthcoming closure, the noticing procedures and expectations to the
tenants.
On April 22, 2015, the Owner distributed the 60-day Notice of Termination of Tenancy
as required under 799.70(g). Under Recreational Park Occupancy Law this is the notice
required along with notification of the closure of the Owner’s business to the State of
California (State). The Owner has submitted notification of the closure to the State.
A second meeting was conducted with the remaining tenants on July 20, 2015. No
additional group meetings to discuss the closure process have been conducted since
this date with the exception of a meeting between the remaining tenants, their legal
counsel and the counsel of the current Owner in October of 2015.During the October
2015 meeting the Owner agreed to enter into assistance agreements with the remaining
8 tenants.
In November of 2015 legal counsel for the remaining tenants requested additional time
in light of the fact that development of the site would not commence for two to three
months. The Owner agreed to extend the date for vacating the land.
Tenant Relocation Assistance Provided by Current Owner
During the summer of 2015 the Owner provided the following assistance to the
remaining tenants.


Referrals to available RV spaces in nearby cities including Rodeo and Vallejo.
Referrals included the location, rent and contact information for the property.
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Referrals to senior housing properties in Contra Costa County. Referrals included
the location, rent and contact information for the property.

The Owner has agreed to an extension of time for the remaining 8 tenants to relocate.
Under previous agreement the tenants were to vacate the park by January 31, 2016.
The remaining tenants are now expected to have until April 30, 2016 to vacate. Final
agreements have been negotiated and signed with all of the 8 remaining tenants.
Under the eight original agreements, the Owner provided the following assistance to the
remaining tenants:


Move vehicles up to 50 miles from the Subject Site. Vehicles must be operable
and in good working order to be moved. Alternately the trailer can be abandoned
and the owner will incur any costs associated with the disposal of the coach.
Estimated value of this assistance is approximately $1,500.



Waiver of space rent for a period of up to two months. Value of this waiver would
range from $1,150 to $1,590 if the tenant moved at the end of the two month
period. In cases where back rent is owed to the owner; the rent waiver is used to
recover the back rent.



Lump sum payment of at least $4,000 upon the tenant entering into the
agreement with the owner. If the tenant moves out by the date indicated in the
agreement they would receive an additional $1,000 and the total relocation
payment would be increased to $5,000.

The proposed new agreement would provide all of the aforementioned assistance to
each of the 8 remaining tenants and would increase the rent waiver from two months to
up to six months. The increase of time would result in an additional cash benefit of
$2,500 to $3,180 to each of the tenants. The rent waiver value is only reduced if the
tenant moves prior to the end of the 6 month period between November 2015 and April
2016.
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Relocation Cost Estimate
OPC estimates that the owner could pay between $64,730 and $84,730 in total
assistance to the 8 tenants which includes the estimated cost to move their vehicle, the
rent waiver value (which could be reduced if the tenant moves earlier than April 30,
2016), and lump sum relocation payment (which may not be maximized if the tenant
does not move by April 30, 2016). The median value of the relocation assistance to the
tenants is between $8,110 and $10,610.

In comparison, a person displaced from a mobile home park who owns their unit would
only receive the reasonable relocation cost to move the mobile home. Based on OPC’s
experience working on mobile home park closures in the San Francisco Bay Area,
moving costs have ranged between $2,500 and $5,000 for a single wide mobile home.
The costs to dismantle, transport and re-emplace the coach in a new park are included
in these ranges. In cases were the vehicle can’t be moved, the trailer owner may only
receive the salvage value of the coach, which can in some cases be just several
hundred dollars.
In cases where a mobile home park parcel is being subdivided a jurisdiction has
legislative authority to impose a higher level of assistance on the subdivider. There is no
such legislative authority with respect to RV parks.
The Owner has already voluntarily imposed additional requirements upon itself beyond
its obligation under RV Park Occupancy Law. The owner, at this stage in the process,
could have simply evicted the remaining tenants who did not comply with the
Termination of Tenancy Notice and no compensation would be owed.
The Developer has no obligation to provide any relocation assistance in OPC’s opinion.
Replacement Housing Resources
As previously noted, the current owner provided referrals to RV and mobile home parks
that may accept RVs as well as senior housing. This was not a requirement imposed by
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any regulation or code. The Developer is also under no legal or statutory requirement to
provide referrals to replacement housing.
Per the request of the City, OPC has conducted a limited housing resource survey of
available spaces that may accommodate an RV as well as affordable housing units
within 25 Miles of Audiss RV Park. This is not intended to be a comprehensive search,
is not based on any verified needs of the tenants, is subject to change, and the
availability of resources cannot be guaranteed. The results of this search are located in
Attachment B.
Conclusion
As noted in this report, it is OPC’s opinion that a CIR is not required for the closure of
this RV Park. Neither the City of El Cerrito, County of Contra Costa or the State of
California have any substantive and prescribed or mandated requirements to either
prepare a CIR or provide any mitigation measures to assist the tenants who’s tenancy is
being terminated by the closure and redevelopment of the park.
The prescribed procedures under California RV Park Occupancy law have been
followed by the current owner, who voluntarily is providing reasonable assistance to
help the current tenants relocate.
OPC has made reasonable attempts to ascertain information regarding the former
tenants and no further contact is presumed to be beneficial or will attain any additional
information needed.
The Developer has no obligations to provide assistance. OPC has no recommendations
for any mitigation measures to be provided by the Developer in this matter given the
lack of substantive requirements that mitigation measures should be proposed for this
type of closure.
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Attachment A: Park Tenant Contact Details and Relocation Information
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Audiss
Space #

Rent

Phone
Number
Availability

Year
Entered
Park

Date/Time
Frame
Moved
From Park

Contact Made

Relocation
Outcome Initial Notes

Relocation
Assistance
Provided

Moved to
apartment in El
Sobrante.
Property name
unknown.

None.

11 Former

$750

Available

2008

Not
Available

No Longer
Residing at
Property.
Current
whereabouts
unknown.

11 Current

$750

Represented
by Counsel

2013

Still
Occupying.

Interviewed by
Owners Rep.

Plans Pending.

Assistance
provided under
agreement.

12

$575

Represented
by Counsel

1998

Still
Occupying.

Interviewed by
Owners Rep.

Still Occupying.
Plans Pending.

Assistance
provided under
agreement.

13

$575

Over Night
Occupant

Jan-14

None.

$595

Available

2002

Tenant Evicted

None.

15

$575

Available

2002

Not
Available

Not
Attempted.
Did Not Call.
Was Evicted.
Party
answering
claimed wrong
number. No
other contact
available.

Over-nighter

14

Not
Available
Not
Available

Unknown

None.

16

$750

Represented
by Counsel

2007

Still
Occupying.

Plans Pending.

Assistance
provided under
agreement.

19

$750

No Information
Available

2012

Unknown

Unknown

None.

20

$595

No Information
Available

2013

Aug-13

Unknown

None.

21

$595

Represented
by Counsel

1989

Still
Occupying.

Interviewed by
Owners Rep.

Plans Pending.

Assistance
provided under
agreement.

Unknown

Contacted.
Declined to
participate.

Moved to Castro
Valley. Property
Information Not
Made Available.

None.

Unknown

Number
Disconnected.
No Other
Contact
Available.

Unknown

None.

22

23

$750

$750

Available

Contact
Provided

2009

2007

Audiss RV Park Closure Analysis Report

Interviewed by
Owners Rep.
No Information
Available –
Could Not
Contact.
No Information
Available –
Could Not
Contact.
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24

$695

Represented
by Counsel

2007

Still
Occupying.

Interviewed by
Owners Rep.

Plans Pending.

Assistance
provided under
agreement.

25

$695

Represented
by Counsel

2003

Still
Occupying.

Interviewed by
Owners Rep.

Plans Pending.

Assistance
provided under
agreement.

26

$695

Over Night
Occupant

Jan-14

Not
Available

Over-nighter

None.

27

$750

Available

2009

Unknown

Unknown

None.

28

$750

No Information
Available

Unknown

Unknown

Not
Attempted.
Left
Messages. No
Response.
No Information
Available –
Could Not
Contact.

Unknown

None.

$750

No Information
Available

Unknown

None.

Unknown

None.

Unknown

None.

Possibly moved
to Petaluma. No
additional
information
available.

None.

29

Unknown

Unknown

30

$750

Available

2013

11/1/2013?

31

$750

No Information
Available

Unknown

Unknown

32

$750

Available

Unknown

No Information
Available –
Could Not
Contact.
Party
answering
claimed wrong
number. No
other contact
available.
No Information
Available –
Could Not
Contact.

Unknown

Contacted.
Declined to
participate.

Moved to San
Pablo. No
property
information
available.
Moved to San
Pablo first.
Currently in
Needles, CA. No
details provided.

33

$750

Available

Unknown

Unknown

Busy number.
No contact
made.

34

$750

Available

Unknown

Feb. 2015

Responsive to
contact.

35

$675

Available

Unknown

Oct-13

Not
responsive to
contact.

Moved to
Concord

None.

36

$795

Represented
by Counsel

Still
Occupying.

Plans
Pending.

Interviewed by
Owners Rep.

Unknown

Assistance
provided under
agreement.
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37

Mgr
Space
No
Space #
Provided

$675

Represented
by Counsel

Still
Occupying.

Plans
Pending.

Interviewed by
Owners Rep.

Unknown

Assistance
provided under
agreement.

Purchased home
and moved to
West
Sacramento.

None.

Returned to
eastern U.S. to
own home.

None.

$0

Available

Unknown

Unknown

Responsive to
contact.

$750

Not Available Listing Search
Not
Conclusive

Unknown

Unknown

No listing
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Attachment B: Replacement Housing Resources
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Affordable Housing Properties Accepting Applications for Lease or
With Open Waitlists *
Property
Name

Address

Location

Occupancy
Requirements

Availability @
Time of
Survey

Park Alameda

2428 Central
Avenue

Alameda

Income
Restricted

Accepting
Applications

Rumford Plaza

3017 Stanton
Street

Berkeley

Income
Restricted

Accepting
Applications

Camara Circle

2554 Camara
Circle

Concord

Income
Restricted

Accepting
Applications

Caldera Place

2401 Bonifacio
Street

Concord

Income
Restricted

Accepting
Applications

Lakeside

1897 Oakmead
Drive

Concord

Income
Restricted

Accepting
Applications

Riley Court

2061 Riley
Court

Concord

Income
Restricted

Accepting
Applications

Idaho

10203 San
Pablo Avenue

El Cerrito

Income
Restricted

Accepting
Applications

Ambassador

3610 Peralta
Street

Emeryville

Income
Restricted

Accepting
Applications

Bay Bridge

1034 36th
Street

Emeryville

Income
Restricted

Accepting
Applications

Berrellesa
Palms

310 Berrellesa
Street

Martinez

Income
Restricted

Accepting
Applications

Emerson Arms

326 Ward
Street

Martinez

Income
Restricted

River House
Hotel

700 Alhambra
Avenue

Martinez

Income
Restricted

The Altenheim

1720
MacArthur
Boulevard

Oakland

Income
Restricted

Fox Courts

555 19th Street

Oakland

Income
Restricted

Monte Verde
Senior
Apartment

2 Irwin Way

Orinda

Income
Restricted

Aspen Court

121 Aspen Dr,

Pacheco

Income
Restricted
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Accepting
Applications
Accepting
Applications
Accepting
Applications
Accepting
Applications
Accepting
Applications
Accepting
Applications

Distance From
Audiss

Rent
Based on 30%
of household
income
Based on 30%
of household
income
Based on 30%
of household
income
Based on 30%
of household
income
Based on 30%
of household
income
Based on 30%
of household
income
Based on 30%
of household
income
Based on 30%
of household
income
Based on 30%
of household
income
Based on 30%
of household
income
Based on 30%
of household
income
Based on 30%
of household
income
Based on 30%
of household
income
Based on 30%
of household
income
Based on 30%
of household
income
Based on 30%
of household
income

13 Miles

6 Miles

25 Miles

25 Miles

25 Miles

25 Miles

0.2 Miles

7 Miles

7 Miles

24 Miles

23 Miles

22 Miles

11 Miles

8 Miles

14 Miles

22 Miles
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Church Lane

2555 Church
Lane

San Pablo

Income
Restricted

Villa
Vasconcellos

1515 Geary
Road

Walnut Creek

Income
Restricted

Accepting
Applications
Accepting
Applications

Based on 30%
of household
income
Based on 30%
of household
income

5 Miles

22 Miles

*At time of the search the week of April 11, 2016 all properties were reporting housing opportunities as
shown in the table above. Availability is subject to change at any time and without notice to OPC or any
other party.
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Parks Accepting RV’s Within 25 Miles

Distance from Auddiss

Lots Available @
Time of Survey

Marlins RV Park
381 Arthur Road
Martinez, CA 94553

24 Miles

Yes

$600-$600

Rodeo Mobile Home and
RV Park
339 Parker Avenue
Rodeo, CA 94572

12 Miles

Yes

$800-$900

Trailer Haven Inc.
2399 East 14th Street
San Leandro, CA 94577

19 Miles

Yes

$900-$1000

Lemon Tree Trailer Park
1750 Lemon Street
Vallejo, CA 94590

17 Miles

Yes

$500-$600

Park Name

Approximate Rent
Range *

Tradewinds Mobile Home
Park
16 Miles
Yes
$500-$600
239 Lincoln Road West
Vallejo, CA 94590
Vallejo Mobile Home
Community & RV Park
20 Miles
Yes
$500-$600
1867 Broadway Street
Vallejo, CA 94589
*Availability, rent ranges, and permission to emplace RV’s are subject to change
without notice.
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