Attachment to Agenda [tem No. 1

From: Suzanne Taylor

To: Kim J Metzler; Jennifer Crawford

Cc: Erica Taylor; Chrissy Summerville; Julie Paule
Subject: FW: Biannual Review Comments - Augusta
Date: Thursday, June 5, 2025 5:22:19 PM

Attachments: MNOI Biannual Review Ltr 012925 FINAL.pdf

Good afternoon, Jennifer,

[ am writing to follow up on two specific concerns regarding the staff report prepared for the
June 9, 2025, Special Meeting on the Biennial Review of the Mobilehome Rent Stabilization
Ordinance.

Although Augusta submitted the attached letter by the January 30 deadline, our organization
was not listed as a stakeholder in the report, the letter was not included as an attachment, and
our comments and supporting rationale were not reflected in the stakeholder summary. While
we appreciate that some of our feedback aligned with other stakeholders' comments and
therefore were discussed in the staff report, other specific recommendations were omitted,
including:

o Recognizing the unique regulatory and financial responsibilities of nonprofit park
ownership as legitimate management costs;

» Modifying the voting method for rent adjustment proposals so that outcomes are based
on votes cast, rather than the total number of regulated spaces; and

o Clarifying that owner-provided labor must meet minimum wage standards, with skilled
labor compensated at prevailing market rates.

Given the time and effort invested in preparing thoughtful, experience-based
recommendations, I respectfully request that Augusta Communities be formally included in
the public record as a participating stakeholder, our comment letter be appended to the staff
materials, and that this omission be acknowledged and corrected in the meeting record.

We want the City Council to understand that we are committed to this review process and
continuously focused on our affordable housing mission.

Sincerely,

Suzanne Taylor
Executive Director/CEO
Augusta Communities

From: Suzanne Taylor

Sent: Thursday, January 30, 2025 10:16 AM

To: Jennifer Crawford <jcrawford@yucaipa.org>

Cc: Kim J Metzler, CMC, CPM <keverts@yucaipa.gov>; 'John Davis <jdavis@havenms.com>
(jdavis@havenms.com)' <jdavis@havenms.com>; Milcah Vivanco <mvivanco@havenms.com>;
Chrissy Summerville <csummerville@augustacommunities.org>; Erica Taylor



<etaylor@augustacommunities.org>; Vanessa Hatch <vhatch@augustacommunities.org>;
julie@pauleconsulting.com
Subject: Biannual Review Comments - Augusta

Jennifer,

The attached letter responds to your request for suggested changes to the rent stabilization
ordinance and related administrative regulations. Thank you for the opportunity to share our ideas
and we look forward to further discussions.

Suzanne Taylor

CEO/Executive Director

Augusta Communities

@ (909) 942-7010

&7 staylor@augustacommunities.org
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January 29, 2025

Ms. Jennifer Crawford
Assistant City Manager/Rent Administrator
City of Yucaipa

Dear Ms. Crawford,

This memo responds to your request for suggested changes to the rent stabilization ordinance and
related administrative regulations, drawing on previous experience with the MNOI process. It outlines
key recommendations that strengthen communities from a nonprofit perspective. These
recommendations promote affordability, encourage homeownership, and help ensure sufficient rent
revenue to maintain and improve aging communities.

Key recommendations:

o Predictable Rent Increases — Implementing a structured rent adjustment framework with automatic
annual increases tied to the Consumer Price Index (CPl), with a 2% floor and 6% cap, to ensure
financial stability for both residents and park owners.

e Support for Nonprofit-Owned Parks — Addressing regulatory and financial challenges unique to
nonprofit ownership to maintain long-term affordability and compliance.

e Addressing Unforeseen Expenses — Establishing a process for rent adjustments due to unexpected
cost surges in critical expense categories, such as rising insurance rates.

e Improving Rent Adjustment Procedures — Enhancing collaboration through mediation, simplifying
financial reporting, revising voting procedures, and ensuring fair cost recovery in the Maintenance of
Net Operating Income (MNOI) process.

e Fair Labor Compensation — Ensuring owner-provided labor wages comply with minimum wage
requirements and reflect market rates for skilled labor.

e Long-Term Infrastructure Planning — Updating capital improvement approval criteria by replacing
subjective language ("dangerous") with objective standards ("end of useful life") and establishing a
practical funding process for necessary upgrades in aging parks.

Thank you for your consideration of these comments.
Regards,
/C)%ﬂu%ﬁ ﬂw

Suzanne Taylor
Executive Director/CEO
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COMMENT #1

Maintain NOI with automatic increases. Approve a 5% increase on turnover and an annual increase
based on 100% of the CPI with a 2% floor and 6% cap. This approach protects residents from
unreasonable increases and provides predictable increases for both park owners and homeowners. This
is a common approach in other rent control jurisdictions because it provides predictable increases while
protecting affordability and ensuring the park remains financially viable in the long run.

Protecting current residents is important and aligns with a nonprofit owner's mission. However, mobile
home park owners must also manage rising costs, including aging infrastructure (many parks are around
50 years old), increased maintenance expenses (roads, utilities, plumbing, electrical), and higher
insurance and labor costs. Properly maintaining the community preserves home values and improves
residents' quality of life while contributing to a safer living environment for everyone.

A reasonable increase on turnover will provide gradual revenue growth without displacing residents.
This approach helps park owners cover rising costs and incrementally fund capital accounts for future
improvement projects. It may also reduce the need for an MNOI increase, which affects all residents.

Rent adjustments are linked to San Bernardino’s regional CPI, ensuring fairness and transparency by
preventing arbitrary increases. The 6% cap protects residents from steep rent hikes during periods of
high inflation, as seen in 2022 and 2023. Meanwhile, the 2% minimum increase ensures the park can
cover essential rising costs, including the annual 2% property tax increase, staffing, maintenance, and
insurance.

COMMENT #2

Supporting Nonprofit Ownership in Affordable Housing. Nonprofits are regulated entities that play a
critical role in preserving affordable housing, yet they face regulatory and financial burdens unique to
their 501(c)3 status.

Nonprofits are required by agreement to comply with strict affordability and income covenants,
ensuring that low-income households have stable, well-maintained housing. This requires substantial
time and resources available to collect tenant income and occupancy data, maintain affordability
records, and submit detailed compliance reports. Additionally, nonprofits are bound by agreements that
require funds to be set aside for future capital improvements and to adhere to maintenance standards.
All compliance reports are subject to review by an independent oversight agent, who verifies accuracy
and distributes findings to other agencies and interested parties.

These obligations are essential to ensuring affordability but impose additional costs that should be
recognized as management expenses by the ordinance rather than be absorbed as operating losses.
Failure to account for these expenses could weaken the financial sustainability of nonprofit-owned parks
and discourage future nonprofit ownership.

COMMENT #3

Incorporate a process for approving rent increases directly tied to specific, unexpected increases in
necessary expenses. For example, in Valley View, annual insurance costs rose by 227% over five years,
jumping from $11,000 to $36,000—a per annum average increase of 27%. Recovering these costs
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through the current MNOI process is too expensive, forcing park owners to shift funds scheduled for
operations, improvements, and services to cover the increasing expenses.

COMMENT #4
Encourage collaborative decision-making during the Meet and Confer process to avoid costly and

uncertain MNOI process.

a. Incorporate an informational component to the MNOI process. Host information sessions to
help park owners and homeowners make informed decisions, reduce misunderstandings, and
work together more effectively. Include data collected by the city on the costs involved in the
process and how these expenses are divided between parties, using real examples to provide
clarity.

b. Substitute audited financial statements for a full MNOI. The current MNOI application process
is complex and costly, requiring detailed financial calculations and multi-year data analysis that
can be challenging for both professionals and residents. Audited financial statements provide a
clearer, more accessible view of the park’s true financial position.

¢. Incorporate and fund independent mediation during the meet and confer process. Meet and
confer processes are contentious by nature. An independent mediator will help facilitate
meaningful collaboration, reach compromises, and reduce the need for full engagement in the
formal MNOI process. This approach would be more productive and far less costly than the
lengthy and expensive MNOI proceedings, temporary rent increases, and higher registration
fees that ultimately raise housing costs for homeowners.

d. Democratic Voting Method for Rent Stabilization Decision. The current ordinance determines
approval by calculating the percentage of “yes” votes based on the total number of regulated
spaces, rather than only those that participate in the vote. This method is unfair because it
allows non-voting spaces to affect the outcome, making it harder for a proposal to pass. To
ensure fair representation and align with democratic principles, approval should be based solely
on the percentage of spaces that actively cast a vote, rather than the total number of spaces in
the park.

e. Revise the Procedure for Recovering Costs in MNOI Hearings. Under Yucaipa's Mobilehome
Under Yucaipa’s Mobilehome Rent Stabilization Ordinance, a park owner who successfully
obtains a rent adjustment may request a temporary rent increase to recover reasonable costs
for professional services incurred during the application process. However, the ordinance gives
the city broad discretion in determining the amount eligible for reimbursement.

In the case of Valley View, despite prevailing in the MNOI process, city staff arbitrarily ruled that
less than 50% of the costs could be recovered through a temporary rent increase, effectively
negating a significant portion of the adjustment awarded. This forced the park to absorb the
remaining expenses, diverting funds scheduled for operations, improvements, and resident
services.

To ensure fairness, the ordinance should guarantee that park owners can recover all legitimate
expenses incurred during the MNOI process. The city should be required to provide a detailed
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written explanation for any denied expenses, outlining the specific reasons and methodology
used. A formal appeal process should be established, allowing a neutral third party or rent board
to review disputes over cost reductions.

f. Revise the registration fee procedure so that park owners who prevailed in an MNOI process
are not included in the cost recovery formula. Modify the registration fee process to exclude
park owners who prevail in the MNOI process from the cost recovery formula. Under the
current ordinance, even park owners who prevail in the MNOI process must contribute to the
city's cost recovery calculation, leading to higher registration fees. This policy is inherently
unfair, as it penalizes successful applicants by offsetting the increase they were granted.

COMMENT #5

4.003.D.3.C.e. General Maintenance:

The lowest hourly rate should not be lower than the minimum wage for owner-provided labor. Skilled
labor should compensate at the market rate.

COMMENT #6
Most parks in Yucaipa were built in the 1950s, 60s, and 70s, making long-term financial planning for
infrastructure replacements essential to maintaining safe and well-kept communities.

a. Amend the process for approving rent increases related to health and safety capital
improvements. In Section 5.0006. IMPROVEMENTS NECESSARY FOR HEALTH AND SAFETY,
substitute “dangerous” with “reached the end of its useful life”.

Many industries, including municipalities, rely on the premise of "end of useful life" to guide
infrastructure improvements. This standard approach accounts for wear and tear based on the
expected lifespan of materials and structures. Aligning regulations with this method ensures
consistency with broader safety and maintenance protocols while providing a factual basis for
decision-making.

In contrast, the term "dangerous" is subjective and open to interpretation, which can lead to
disputes between park owners, residents, and regulators. "End of useful life" is an objective
measure based on quantifiable factors like age, condition, and expected durability. This clarity
reduces ambiguity and minimizes conflicts.

Waiting until infrastructure is deemed "dangerous" can put the community at risk by delaying
necessary upgrades. Additionally, it places responsibility and potential liability on the party
declaring an improvement as "dangerous." Using "end of useful life" as the standard allows park
owners to proactively address issues before they become hazards, ensuring long-term safety
and functionality.

b. Establishing a Clear Approval Process for Health and Safety Improvements. The current
ordinance requires property owners to complete a health and safety improvement before the
city determines whether it qualifies for a rent increase. This backward process discourages
much-needed infrastructure projects, particularly in parks built 50 or more years ago. Property
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owners are left uncertain about cost recovery, making them hesitant to invest in necessary
upgrades.

A better approach is to amend the ordinance to require that health and safety determinations
be made before construction begins rather than after completion. Park owners should submit
clear evidence that an improvement has reached the end of its useful life, along with a detailed
improvement plan and contractor bids to the city. The city must then evaluate and confirm
whether the project qualifies as a health and safety improvement before work starts. Residents
should have a say, but not a vote. Their input is important for transparency and addressing
concerns, but they do not carry the financial risk or responsibility of property ownership. Health
and safety projects must move forward based on facts, not opinions or popularity

This proactive process creates transparency and fairness for all parties. It ensures that only
genuinely necessary health and safety projects are approved, prevents disputes over rent
increases after work is completed, and allows property owners to plan with financial certainty.
Residents benefit from a system that prioritizes critical infrastructure upgrades without the risk
of being unfairly burdened by unjustified rent hikes.






