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INTRODUCTION

Most of the provisions of the California Mobilehome Residency Law (MRL) were
enacted piecemeal over a number of years and eventually codified under
Chapter 2.5 of the Civil Code in 1978. Since 1978, a number of sections have
been amended and others added to the Code. The MRL is divided into nine
Articles, by subject, as indicated in the accompanying Table of Sections.

Violations of the Mobilehome Residency Law, like provisions of conventional
landlord-tenant law, are enforced by the courts; that is, the disputing parties must
enforce the MRL against one another in a court of law. The State Department of
Housing & Community Development (HCD) does not have authority to enforce
these Civil Code provisions. For example, a park owner, not the state, must
utilize an unlawful detainer procedure in a court to evict a homeowner for non-
payment of rent or failure to abide by reasonable park rules. By the same token,
a homeowner in a park, not the state, must sue the park in court to enforce a
notice or other MRL requirement, or obtain an injunction, if the management will
not otherwise abide by the MRL.

Other selected laws not part of the MRL but related to park residency are
included in this booklet beginning on Page 53. These include the Recreational
Vehicle Park Occupancy Law, first enacted in 1979, governing tenancies in RV
parks. The RV Park Occupancy Law was substantially revised in 1992, dividing
it into seven Articles. Violations, like those in the Residency Law, are
enforceable through legal action in the courts.

Also enclosed are relevant laws on mobilehome resale disclosure, an Elections
Code Section relating to mobilehome polling places, a provision of the Vehicle
Code relating to traffic enforcement in mobilehome parks, an Appendix of
frequently asked questions, and a comprehensive Index.

For 2012, there are no changes to the Mobilehome Residency Law. However,
the Appendix (Frequently Asked Questions) has been edited for efficiency and
uniformity of tone, and the Index has been expanded.
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CHAPTER 2.5 OF THE CALIFORNIA CIVIL CODE

ARTICLE 1 - GENERAL

798 TITLE AND APPLICATION

This Chapter shall be known and may be cited as the “Mobilehome Residency Law.”
(Amended by Stats. 1992, Chap. 958 (SB 1655, Craven), eff. 9/28/1992)

798.1 APPLICATION OF DEFINITIONS

Unless the provisions or context otherwise requires, the following definitions shall govern the
construction of this chapter.
(Amended by Stats. 1978, Chap. 1031 (SB 2119, Mills), eff. 1/1/1979)

798.2 DEFINITION OF MANAGEMENT

“Management” means the owner of a mobilehome park or an agent or representative
authorized to act on his behalf in connection with matters relating to a tenancy in the park.
(Added by Stats. 1978, Chap. 1031 (SB 2119, Mills), eff. 1/1/1979)

798.3 DEFINITION OF MOBILEHOME

(&) “Mobilehome” is a structure designed for human habitation and for being moved on a
street or highway under permit pursuant to Section 35790 of the Vehicle Code.
Mobilehome includes a manufactured home, as defined in Section 18007 of the Health
and Safety Code, and a mobilehome, as defined in Section 18008 of the Health and
Safety Code, but, except as provided in subdivision (b), does not include a recreational
vehicle, as defined in Section 799.29 of this code and Section 18010 of the Health and
Safety Code or a commercial coach as defined in Section 18001.8 of the Health and
Safety Code.

(b) “Mobilehome,” for purposes of this chapter, other than Section 798.73, also includes
trailers and other recreational vehicles of all types defined in Section 18010 of the Health
and Safety Code, other than motor homes, truck campers, and camping trailers, which are
used for human habitation if the occupancy criteria of either paragraph (1) or (2), as
follows, are met:

(1) The trailer or other recreational vehicle occupies a mobilehome site in the park, on
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November 15, 1992, under a rental agreement with a term of one month or longer, and
the trailer or other recreational vehicle occupied a mobilehome site in the park prior to
January 1, 1991.

(2) The trailer or other recreational vehicle occupies a mobilehome site in the park for nine
or more continuous months commencing on or after November 15, 1992.
“Mobilehome” does not include a trailer or other recreational vehicle located in a
recreational vehicle park subject to Chapter 2.6 (commencing with Section 799.20).

(Amended by Stats. 2005, Chap. 595 (SB 253, Torlakson), eff. 1/1/2006)

798.4 DEFINITION OF MOBILEHOME PARK
“Mobilehome park” is an area of land where two or more mobilehome sites are rented, or held
out for rent, to accommodate mobilehomes used for human habitation.
(Added by Stats. 1978, Chap. 1031 (SB 2119, Mills), eff. 1/1/1979)
798.6 DEFINITION OF PARK
“Park” is a manufactured housing community as defined in Section 18210.7 of the Health &

Safety Code, or a mobilehome park.
(Amended by Stats. 2007, Chap. 596 (AB 382, Saldana), eff. 1/1/2008)

798.7 DEFINITION OF NEW CONSTRUCTION
“New Construction” means any newly constructed spaces initially held out for rent after January

1, 1990.
(Added by Stats. 1989, Chap. 412 (SB 1241, Leonard), eff. 1/1/1990)

798.8 DEFINITION OF RENTAL AGREEMENT
“Rental agreement” is an agreement between the management and the homeowner establishing
the terms and conditions of a park tenancy. A lease is a rental agreement.

(Amended by Stats. 1982, Chap. 1397 (AB 2429, Cortese), eff. 1/1/1983)

798.9 DEFINITION OF HOMEOWNER

“Homeowner” is a person who has a tenancy in a mobilehome park under a rental agreement.
(Amended by Stats. 1982, Chap. 1397 (AB 2429, Cortese), eff. 1/1/1983)
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798.10 DEFINITION OF CHANGE OF USE

“Change of use” means a use of the park for a purpose other than the rental, or the holding out
for rent, of two or more mobilehome sites to accommodate mobilehomes used for human
habitation, and does not mean the adoption, amendment, or repeal of a park rule or regulation.
A change of use may affect an entire park or any portion thereof. “Change of use” includes, but
is not limited to, a change of the park or any portion thereof to a condominium, stock
cooperative, planned unit development, or any form of ownership wherein spaces within the park
are to be sold.

(Amended by Stats. 1980, Chap. 137 (AB 760, Ellis), eff. 1/1/1982)

798.11 DEFINITION OF RESIDENT

“Resident” is a homeowner or other person who lawfully occupies a mobilehome.
(Amended by Stats. 1982, Chap. 1397 (AB 2429, Cortese), eff. 1/1/1983)

798.12 DEFINITION OF TENANCY

“Tenancy” is the right of a homeowner to the use of a site within a mobilehome park on which to
locate, maintain, and occupy a mobilehome, site improvements, and accessory structures for
human habitation, including the use of the services and facilities of the park.

(Amended by Stats. 1982, Chap. 1397 (AB 2429, Cortese), eff. 1/1/1983)

798.13 STATE OWNED PARKS - EMPLOYEES

(a) This chapter does not apply to any area owned, operated, or maintained by the state for the
purpose of providing employee housing or space for a mobilehome owned or occupied by
an employee of the state.

(b) Notwithstanding subdivision (a), a state employer shall provide the occupant of a privately
owned mobilehome that is situated in an employee housing area owned, operated, or
maintained by the state, and that is occupied by a state employee by agreement with his or
her state employer and subject to the terms and conditions of that state employment, with a
minimum of 60-days’ notice prior to terminating the tenancy for any reason.

(Added by Stats. 2000, Chap. 471 (AB 2008, Committee on Housing), eff. 1/1/2001)

798.14 DELIVERY OF NOTICE

Unless otherwise provided, all notices required by this chapter shall be either delivered
personally to the homeowner or deposited in the United States mail, postage prepaid, addressed
to the homeowner at his or her site within the mobilehome park.

(Added by Stats. 1988, Chap. 301 (AB 3720, Hauser), eff. 1/1/1989)
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ARTICLE 2 - RENTAL AGREEMENT

798.15 IN-WRITING AND REQUIRED CONTENTS

The rental agreement shall be in writing and shall contain, in addition to the provisions otherwise

required by law to be included, all of the following:

(&) The term of the tenancy and the rent therefor.

(b) The rules and regulations of the park.

(c) A copy of the text of this chapter shall be attached as an exhibit and shall be incorporated
into the rental agreement by reference. Management shall do one of the following prior to
February 1 of each year, if a significant change was made in this chapter by legislation
enacted in the prior year:

(1) Provide all homeowners with a copy of this chapter.

(2) Provide written notice to all homeowners that there has been a change to this chapter
and that they may obtain one copy of this chapter from management at no charge.
Management must provide a copy within a reasonable time, not to exceed seven days
upon request.

(d) A provision specifying that (1) it is the responsibility of the management to provide and
maintain physical improvements in the common facilities in good working order and
condition and (2) with respect to a sudden or unforeseeable breakdown or deterioration of
these improvements, the management shall have a reasonable period of time to repair the
sudden or unforeseeable breakdown or deterioration and bring the improvements into good
working order and condition after management knows or should have known of the
breakdown or deterioration. For purposes of this subdivision, a reasonable period of time to
repair a sudden or unforeseeable breakdown or deterioration shall be as soon as possible in
situations affecting a health or safety condition, and shall not exceed 30 days in any other
case except where exigent circumstances justify a delay.

(e) A description of the physical improvements to be provided the homeowner during his or
her tenancy.

() A provision listing those services which will be provided at the time the rental agreement is
executed and will continue to be offered for the term of tenancy and the fees, if any, to be
charged for those services.

(g) A provision stating that management may charge a reasonable fee for services relating to
the maintenance of the land and premises upon which a mobilehome is situated in the event
the homeowner fails to maintain the land or premises in accordance with the rules and
regulations of the park after written notification to the homeowner and the failure of the
homeowner to comply within 14 days. The written notice shall state the specific condition to
be corrected and an estimate of the charges to be imposed by management if the services
are performed by management or its agent.

(h) All other provisions governing the tenancy.

(Amended by Stats. 2010, Chap. 90 (AB 2120, Silva), eff. 1/1/2011)
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798.16 INCLUSION OF OTHER PROVISIONS

(&) The rental agreement may include other provisions permitted by law, but need not include
specific language contained in state or local laws not a part of this chapter.

(b) Management shall return an executed copy of the rental agreement to the homeowner
within 15 business days after management has received the rental agreement signed by the
homeowner.

(Amended by Stats. 2004, Chap. 302 (AB 2351, Corbett), eff. 1/1/2005)

798.17 RENTAL AGREEMENTS EXEMPT FROM RENT CONTROL; RIGHT TO INSPECT

(@) (1) Rental agreements meeting the criteria of subdivision (b) shall be exempt from any
ordinance, rule, regulation, or initiative measure adopted by any local governmental
entity which establishes a maximum amount that a landlord may charge a tenant for
rent. The terms of a rental agreement meeting the criteria of subdivision (b) shall
prevail over conflicting provisions of an ordinance, rule, regulation, or initiative measure
limiting or restricting rents in mobilehome parks, only during the term of the rental
agreement or one or more uninterrupted, continuous extensions thereof. If the rental
agreement is not extended and no new rental agreement in excess of 12 months’
duration is entered into, then the last rental rate charged for the space under the
previous rental agreement shall be the base rent for purposes of applicable provisions
of law concerning rent regulation, if any.

(2) In the first sentence of the first paragraph of a rental agreement entered into on or
after January 1, 1993, pursuant to this section, there shall be set forth a provision in at
least 12-point boldface type if the rental agreement is printed, or in capital letters if the
rental agreement is typed, giving notice to the homeowner that the rental agreement will
be exempt from any ordinance, rule, regulation, or initiative measure adopted by any
local governmental entity which establishes a maximum amount that a landlord may
charge a tenant for rent.

(b) Rental agreements subject to this section shall meet all of the following criteria:

(1) The rental agreement shall be in excess of 12 months’ duration.

(2) The rental agreement shall be entered into between the management and a homeowner
for the personal and actual residence of the homeowner.

(3) The homeowner shall have at least 30 days from the date the rental agreement is first
offered to the homeowner to accept or reject the rental agreement.

(4) The homeowner who executes a rental agreement offered pursuant to this section
may void the rental agreement by notifying management in writing within 72 hours of the
homeowner’s execution of the rental agreement.

(c) If, pursuant to paragraph (3) or (4) of subdivision (b), the homeowner rejects the offered
rental agreement or rescinds a signed rental agreement, the homeowner shall be entitled to
instead accept, pursuant to Section 798.18, a rental agreement for a term of 12 months or
less from the date the offered rental agreement was to have begun. In the event the
homeowner elects to have a rental agreement for a term of 12 months or less, including a
month-to-month rental agreement, the rental agreement shall contain the same rental
charges, terms, and conditions as the rental agreement offered pursuant to subdivision (b),
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during the first 12 months, except for options, if any, contained in the offered rental
agreement to extend or renew the rental agreement.
Nothing in subdivision (c) shall be construed to prohibit the management from offering gifts
of value, other than rental rate reductions, to homeowners who execute a rental agreement
pursuant to this section.
With respect to any space in a mobilehome park that is exempt under subdivision (a) from
any ordinance, rule, regulation, or initiative measure adopted by any local governmental
entity that establishes a maximum amount that a landlord may charge a homeowner for rent,
and notwithstanding any ordinance, rule, regulation, or initiative measure, a mobilehome
park shall not be assessed any fee or other exaction for a park space that is exempt under
subdivision (a) imposed pursuant to any ordinance, rule, regulation, or initiative measure.
No other fee or other exaction shall be imposed for a park space that is exempt under
subdivision (a) for the purpose of defraying the cost of administration thereof.
At the time the rental agreement is first offered to the homeowner, the management shall
provide written notice to the homeowner of the homeowner’s right (1) to have at least 30
days to inspect the rental agreement, and (2) to void the rental agreement by notifying
management in writing within 72 hours of the acceptance of a rental agreement. The failure
of the management to provide the written notice shall make the rental agreement voidable at
the homeowner’s option upon the homeowner’s discovery of the failure. The receipt of any
written notice provided pursuant to this subdivision shall be acknowledged in writing by the
homeowner.
No rental agreement subject to subdivision (a) that is first entered into on or after
January 1, 1993, shall have a provision which authorizes automatic extension or renewal of,
or automatically extends or renews, the rental agreement for a period beyond the initial
stated term at the sole option of either the management or the homeowner.
This section does not apply to or supersede other provisions of this part or other state law.
(Amended by Stats. 1993, Chap. 9 (SB 6, Craven), eff. 4/29/1993)

798.18 LENGTH OF AGREEMENT; COMPARABLE MONTHLY TERMS

(@)

A homeowner shall be offered a rental agreement for (1) a term of 12 months, or (2) a
lesser period as the homeowner may request, or (3) a longer period as mutually agreed
upon by both the homeowner and management.

(b) No agreement shall contain any terms or conditions with respect to charges for rent,

(€)

utilities, or incidental reasonable service charges that would be different during the first 12
months of the rental agreement from the corresponding terms or conditions that would be
offered to the homeowners on a month-to-month basis.

No rental agreement for a term of 12 months or less shall include any provision which
authorizes automatic extension or renewal of, or automatically extends or renews, the rental
agreement beyond the initial term for a term longer than 12 months at the sole option of

either the management or the homeowner.
(Amended by Stats. 1992, Chap. 289 (SB 1454, Craven), eff. 1/1/1993)
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798.19 NO WAIVER OF CHAPTER 2.5 RIGHTS

No rental agreement for a mobilehome shall contain a provision by which the homeowner waives
his or her rights under the provisions of Articles 1 to 8, inclusive, of this chapter. Any such
waiver shall be deemed contrary to public policy and void.

(Amended by Stats. 1982, Chap. 1397 (AB 2429, Cortese), eff. 1/1/1983)

798.19.5 PARK OWNER RIGHT OF FIRST REFUSAL TO PURCHASE HOME

A rental agreement entered into or renewed on and after January 1, 2006, shall not include a

clause, rule, regulation, or any other provision that grants to management the right of first refusal

to purchase a homeowner’'s mobilehome that is in the park and offered for sale to a third party

pursuant to Article 7 (commencing with Section 798.70). This section does not preclude a

separate agreement for separate consideration granting the park owner or management a right

of first refusal to purchase the homeowner’'s mobilehome that is in the park and offered for sale.
(Added by Stats. 2005, Chap. 35 (SB 237, Migden), eff. 1/1/2006)

798.20 NO PRIVATE CLUB DISCRIMINATION

(&) Membership in any private club or organization that is a condition for tenancy in a park
shall not be denied on any basis listed in subdivision (a) or (d) of Section 12955 of the
Government Code, as those bases are defined in Sections 12926, 12926.1, subdivision (m)
and paragraph (1) of subdivision (p) of Section 12955, and Section 12955.2 of the
Government Code.

(b) Notwithstanding subdivision (a), with respect to familial status, subdivision (a) shall not be
construed to apply to housing for older persons, as defined in Section 12955.9 of the
Government Code. With respect to familial status, nothing in subdivision (a) shall be
construed to affect Sections 51.2, 51.3, 51.4, 51.10, 51.11, and 799.5, relating to housing for
senior citizens. Subdivision (d) of Section 51 and Section 1360 of this code and subdivisions
(n), (0), and (p) of Section 12955 of the Government Code shall apply to subdivision (a).

(Amended by Stats. 2006, Chap. 578 (AB 2800, Laird), eff. 1/1/2007)

798.21 NON-PRINCIPAL RESIDENCE - RENT CONTROL EXEMPT

(a) Notwithstanding Section 798.17, if a mobilehome space within a mobilehome park is not
the principal residence of the homeowner and the homeowner has not rented the
mobilehome to another party, it shall be exempt from any ordinance, rule, regulation, or
initiative measure adopted by any city, county, or city and county, which establishes a
maximum amount that the landlord may charge a tenant for rent.

(b) Nothing in this section is intended to require any homeowner to disclose information
concerning his or her personal finances. Nothing in this section shall be construed to
authorize management to gain access to any records which would otherwise be confidential
or privileged.

(c) For purposes of this section, a mobilehome shall be deemed to be the principal residence
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of the homeowner, unless a review of state or county records demonstrates that the

homeowner is receiving a homeowner’'s exemption for another property or mobilehome in

this state, or unless a review of public records reasonably demonstrates that the principal
residence of the homeowner is out of state.

Before modifying the rent or other terms of tenancy as a result of a review of records, as

described in subdivision (c), the management shall notify the homeowner, in writing, of the

proposed changes and provide the homeowner with a copy of the documents upon which
management relied.

The homeowner shall have 90 days from the date the notice described in subdivision (d) is

mailed to review and respond to the notice. Management may not modify the rent or other

terms of tenancy prior to the expiration of the 90-day period or prior to responding, in writing,
to information provided by the homeowner. Management may not modify the rent or other
terms of tenancy if the homeowner provides documentation reasonably establishing that the
information provided by management is incorrect or that the homeowner is not the same
person identified in the documents. However, nothing in this subdivision shall be construed
to authorize the homeowner to change the homeowner’'s exemption status of the other
property or mobilehome owned by the homeowner.

This section does not apply under any of the following conditions:

(1) The homeowner is unable to rent or lease the mobilehome because the owner or
management of the mobilehome park in which the mobilehome is located does not
permit, or the rental agreement limits or prohibits, the assignment of the mobilehome or
the subletting of the park space.

(2) The mobilehome is being actively held available for sale by the homeowner, or
pursuant to a listing agreement with a real estate broker licensed pursuant to Chapter 3
(commencing with Section 10130) of Part 1 of Division 4 of the Business and
Professions Code, or a mobilehome dealer, as defined in Section 18002.6 of the Health
and Safety Code. A homeowner, real estate broker, or mobilehome dealer attempting
to sell a mobilehome shall actively market and advertise the mobilehome for sale in
good faith to bona fide purchasers for value in order to remain exempt pursuant to this
subdivision.

(3) The legal owner has taken possession or ownership, or both, of the mobilehome from
registered owner through either a surrender of ownership interest by the registered

owner or a foreclosure proceeding.
(Amended by Stats. 2003, Chap. 132 (AB 1173, Haynes), eff. 1/1/2004)

798.22 RECREATIONAL VEHICLES IN PARKS — DESIGNATED AREAS

(a) In any new mobilehome park that is developed after January 1, 1982, mobilehome spaces

shall not be rented for the accommodation of recreational vehicles as defined by Section
799.29 unless the mobilehome park has a specifically designated area within the park for
recreational vehicles, which is separate and apart from the area designated for
mobilehomes. Recreational vehicles may be located only in the specifically designated
area.

(b) Any new mobilehome park that is developed after January 1, 1982, is not subject to the

provisions of this section until 75 percent of the spaces have been rented for the first time.
(Amended by Stats. 1993, Chap. 666 (AB 503, Rainey), eff. 1/1/1994)
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ARTICLE 3 - RULES AND REGULATIONS

798.23 APPLICATION TO PARK OWNERS AND EMPLOYEES

(&) The owner of the park, and any person employed by the park, shall be subject to, and
comply with, all park rules and regulations, to the same extent as residents and their guests.
(b) Subdivision (a) of this section does not apply to either of the following:
(1) Any rule or regulation that governs the age of any resident or guest.
(2) Acts of a park owner or park employee which are undertaken to fulfill a park owner’s
maintenance, management, and business operation responsibilities.
(Amended by Stats. 2002, Chap. 672 (SB 1410, Chesbro), eff. 1/1/2003)

798.23.5 SUBLEASING

(@) (1) Management shall permit a homeowner to rent his or her home that serves as the
homeowner’s primary residence or sublet his or her space, under the circumstances
described in paragraph (2) and subject to the requirements of this section.

(2) A homeowner shall be permitted to rent or sublet pursuant to paragraph (1) if a
medical emergency or medical treatment requires the homeowner to be absent from his
or her home and this is confirmed in writing by an attending physician.

(b) The following provisions shall apply to a rental or sublease pursuant to this section:

(1) The minimum term of the rental or sublease shall be six months, unless the
management approves a shorter term, but no greater than 12 months, unless
management approves a longer term.

(2) The management may require approval of a prospective renter or sublessee, subject
to the process and restrictions provided by subdivision (a) of Section 798.74 for
prospective purchasers of mobilehomes. A prospective sublessee shall comply with
any rule or regulation limiting residency based on age requirements, pursuant to Section
798.76. The management may charge a prospective sublessee a credit screening fee
for the actual cost of any personal reference check or consumer credit report that is
provided by a consumer credit reporting agency, as defined in Section 1785.3, if the
management or his or her agent requires that personal reference check or consumer
credit report.

(3) The renter or sublessee shall comply with all rules and regulations of the park. The
failure of a renter or sublessee to comply with the rules and regulations of the park may
result in the termination of the homeowner’s tenancy in the mobilehome park, in
accordance with Section 798.56. A homeowner’s tenancy may not be terminated under
this paragraph if the homeowner completes an action for unlawful detainer or executes
a judgment for possession, pursuant to Chapter 4 (commencing with Section 1159) of
Title 3 of Part 3 of the Code of Civil Procedure within 60 days of the homeowner
receiving notice of termination of tenancy.

(4) The homeowner shall remain liable for the mobilehome park rent and other park
charges.

(5) The management may require the homeowner to reside in the mobilehome park for a
term of one year before management permits the renting or subletting of a mobilehome
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or mobilehome space.

(6) Notwithstanding subdivision (a) of Section 798.39, if a security deposit has been
refunded to the homeowner pursuant to subdivision (b) or (c) of Section 798.39, the
management may require the homeowner to resubmit a security deposit in an amount
or value not to exceed two months’ rent in addition to the first month’s rent.
Management may retain this security deposit for the duration of the term of the rental or
sublease.

(7) The homeowner shall keep his or her current address and telephone number on file
with the management during the term of rental or sublease. If applicable, the
homeowner may provide the name, address, and telephone number of his or her legal
representative.

(c) A homeowner may not charge a renter or sublessee more than an amount necessary to
cover the cost of space rent, utilities, and scheduled loan payments on the mobilehome, if
any.

y (Added by Stats. 2002, Chap. 672 (SB 1410, Chesbro), eff. 1/1/2003)

798.24 POSTING OF COMMON AREA FACILITY HOURS

Each common area facility shall be open or available to residents at all reasonable hours and
the hours of the common area facility shall be posted at the facility.
(Amended by Stats. 2001, Chap. 83 (AB 1202, Harman), eff. 1/1/2002)

798.25 AMENDMENTS TO RULES AND REGULATIONS — NOTICE

(a) Except as provided in subdivision (d), when the management proposes an amendment to
the park’s rules and regulations, the management shall meet and consult with the
homeowners in the park, their representatives, or both, after written notice has been given to
all the homeowners in the park 10 days or more before the meeting. The notice shall set
forth the proposed amendment to the park’s rules and regulations and shall state the date,
time, and location of the meeting.

(b) Except as provided in subdivision (d), following the meeting and consultation with the
homeowners, the noticed amendment to the park’s rules and regulations may be
implemented, as to any homeowner, with the consent of that homeowner, or without the
homeowner’s consent upon written notice of not less than six months, except for regulations
applicable to recreational facilities, which may be amended without homeowner consent
upon written notice of not less than 60 days.

(c) Written notice to a homeowner whose tenancy commences within the required period of
notice of a proposed amendment to the park’s rules and regulations under subdivision (b) or
(d) shall constitute compliance with this section where the written notice is given before the
inception of the tenancy.

(d) When the management proposes an amendment to the park’s rules and regulations
mandated by a change in the law, including, but not limited to, a change in a statute,
ordinance, or governmental regulation, the management may implement the amendment to
the park’s rules and regulations, as to any homeowner, with the consent of that homeowner
or without the homeowner's consent upon written notice of not less than 60 days. For

10
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purposes of this subdivision, the management shall specify in the notice the citation to the
statute, ordinance, or regulation, including the section number, that necessitates the
proposed amendment to the park's rules and regulations.

(e) Any amendment to the park’s rules and regulations that creates a new fee payable by the
homeowner and that has not been expressly agreed upon by the homeowner and
management in the written rental agreement or lease, shall be void and unenforceable.

(Amended by Stats. 2005, Chap. 22 (SB 1108, Committee on Judiciary), eff. 1/1/2006)

The following intent language appears in Section 2 of SB 351 (Chap. 323, Stat. 1999) but not in this code:
“The Legislature finds and declares that this act is intended to prohibit park owners from amending park rules and
regulations to impose new fees on park residents. The act is not intended to limit the provisions of Article 4
(commencing with Section 798.30) of Chapter 2.5 of Title 2 of Part 2 of Division 2 of the Civil Code) with respect to
the imposition of fees.”

798.25.5 VOID AND UNENFORCEABLE RULES OR REGULATIONS

Any rule or regulation of a mobilehome park that (a) is unilaterally adopted by the management,
(b) is implemented without the consent of the homeowners, and (c) by its terms purports to deny
homeowners their right to a trial by jury or which would mandate binding arbitration of any
dispute between the management and homeowners shall be void and unenforceable.

(Added by Stats. 1993, Chap. 889 (AB 1012, Bornstein), eff. 1/1/1994)

798.26 MANAGEMENT ENTRY INTO MOBILEHOMES

(a) Except as provided in subdivision (b), the ownership or management of a park have no
right of entry to a mobilehome or enclosed accessory structure without the prior written
consent of the resident. The consent may be revoked in writing by the resident at any time.
The ownership or management shall have a right of entry upon the land upon which a
mobilehome is situated for maintenance of utilities, trees, and driveways, for maintenance of
the premises in accordance with the rules and regulations of the park when the homeowner
or resident fails to so maintain the premises, and protection of the mobilehome park at any
reasonable time, but not in a manner or at a time which would interfere with the resident’s
quiet enjoyment.

(b) The ownership or management of a park may enter a mobilehome or enclosed
accessory structure without the prior written consent of the resident in case of an emergency
or when the resident has abandoned the mobilehome or accessory structure.

(Amended by Stats. 2008, Chap. 115 (SB 1234, Correa), eff. 1/1/2009)

798.27 NOTICE OF ZONING OR USE PERMIT AND DURATION OF LEASE

(&) The management shall give written notice to all homeowners and prospective homeowners
concerning the following matters:
(1) The nature of the zoning or use permit under which the mobilehome park operates. If
the mobilehome park is operating pursuant to a permit subject to a renewal or expiration
date, the relevant information and dates shall be included in the notice.

11



2012 CALIFORNIA MOBILEHOME RESIDENCY LAW

(2) The duration of any lease of the mobilehome park, or any portion thereof, in which the
management is a lessee.

(b) If a change occurs concerning the zoning or use permit under which the park operates or a
lease in which the management is a lessee, all homeowners shall be given written notice
within 30 days of that change. Notification regarding the change of use of the park, or any
portion thereof, shall be governed by subdivision (g) of Section 798.56. A prospective
homeowner shall be notified prior to the inception of the tenancy.

(Amended by Stats. 1991, Chap. 190 (AB 600, Chacon), eff. 1/1/1992)

798.28 DISCLOSURE OF MOBILEHOME PARK OWNER’S NAME

The management of a mobilehome park shall disclose, in writing, the name, business address,
and business telephone number of the mobilehome park owner upon the request of a

homeowner.
(Amended by Stats. 1991, Chap. 62 (AB 577, Allen), eff. 1/1/1992)

798.28.,5 VEHICLE REMOVAL FROM PARK

(a) Except as otherwise provided in this section, the management may cause the removal,
pursuant to Section 22658 of the Vehicle Code, of a vehicle other than a mobilehome that is
parked in the park when there is displayed a sign at each entrance to the park as provided in
paragraph (1) of subdivision (a) of Section 22658 of the Vehicle Code.

(b) (1) Management may not cause the removal of a vehicle from a homeowner's or

resident's driveway or a homeowner's or resident's designated parking space except if
management has first posted on the windshield of the vehicle a notice stating
management's intent to remove the vehicle in seven days and stating the specific park
rule that the vehicle has violated that justifies its removal. After the expiration of seven
days following the posting of the notice, management may remove a vehicle that
remains in violation of a rule for which notice has been posted upon the vehicle. If a
vehicle rule violation is corrected within seven days after the rule violation notice is
posted on the vehicle, the vehicle may not be removed. If a vehicle upon which a rule
violation notice has been posted is removed from the park by a homeowner or resident
and subsequently is returned to the park still in violation of the rule stated in the notice,
management is not required to post any additional notice on the vehicle, and the vehicle
may be removed after the expiration of the seven-day period following the original
notice posting

(2) If a vehicle poses a significant danger to the health or safety of a park resident or guest,
or if a homeowner or resident requests to have a vehicle removed from his or her
driveway or designated parking space, the requirements of paragraph (1) do not apply,
and management may remove the vehicle pursuant to Section 22658 of the Vehicle

Code.
(Amended by Stats. 2004, Chap. 302 (AB 2351, Corbett), eff. 1/1/2005)

12
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798.29 NOTICE OF MOBILEHOME OMBUDSMAN

The management shall post a mobilehome ombudsman sign provided by the Department of
Housing and Community Development, as required by Section 18253.5 of the Health and Safety
Code.

(Amended by Stats. 1996, Chap. 402 (SB 1594, Craven), eff. 1/1/1997)

798.29.6 INSTALLATION OF ACCOMMODATIONS FOR THE DISABLED

The management shall not prohibit a homeowner or resident from installing accommodations for
the disabled on the home or the site, lot, or space on which the mobilehome is located,
including, but not limited to, ramps or handrails on the outside of the home, as long as the
installation of those facilities complies with code, as determined by an enforcement agency, and
those facilities are installed pursuant to a permit, if required for the installation, issued by the
enforcement agency. The management may require that the accommodations installed
pursuant to this section be removed by the current homeowner at the time the mobilehome is
removed from the park or pursuant to a written agreement between the current homeowner and
the management prior to the completion of the resale of the mobilehome in place in the park.
This section is not exclusive and shall not be construed to condition, affect, or supersede any

other provision of law or regulation relating to accessibility or accommodations for the disabled.
(Added by Stats. 2008, Chap. 170 (SB 1107, Correa), eff. 1/1/2009)

ARTICLE 3.5 - FEES AND CHARGES

798.30 NOTICE OF RENT INCREASE

The management shall give a homeowner written notice of any increase in his or her rent at
least 90 days before the date of the increase.
(Amended by Stats. 1993, Chap. 448 (AB 870, Umberg), eff. 1/1/1994)

798.31 AUTHORIZED FEES CHARGED

A homeowner shall not be charged a fee for other than rent, utilities, and incidental reasonable
charges for services actually rendered.

A homeowner shall not be charged a fee for obtaining a lease on a mobilehome lot for (1) a
term of 12 months, or (2) a lesser period as the homeowner may request. A fee may be charged
for a lease of more than one year if the fee is mutually agreed upon by both the homeowner and
management.

(Amended by Stats. 1984, Chap. 624 (SB 1487, Ellis), eff. 1/1/1985)

798.32 FEES CHARGED FOR UNLISTED SERVICES WITHOUT NOTICE

(@) A homeowner shall not be charged a fee for services actually rendered which are not listed

13
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in the rental agreement unless he or she has been given written notice thereof by the
management, at least 60 days before imposition of the charge.

(b) Those fees and charges specified in subdivision (a) shall be separately stated on any
monthly or other periodic billing to the homeowner. If the fee or charge has a limited
duration or is amortized for a specified period, the expiration date shall be stated on the
initial notice and each subsequent billing to the homeowner while the fee or charge is billed
to the homeowner.

(Amended by Stats. 1992, Chap. 338 (SB 1365, Leslie), eff. 1/1/1993)

798.33 PETS

(&) No lease agreement entered into, modified, or renewed on or after January 1, 2001, shall
prohibit a homeowner from keeping at least one pet within the park, subject to reasonable
rules and regulations of the park. This section may not be construed to affect any other
rights provided by law to a homeowner to keep a pet within the park.

(b) A homeowner shall not be charged a fee for keeping a pet in the park unless the
management actually provides special facilities or services for pets. If special pet facilities
are maintained by the management, the fee charged shall reasonably relate to the cost of
maintenance of the facilities or services and the number of pets kept in the park.

(c) For purposes of this section, “pet” means any domesticated bird, cat, dog, aquatic animal
kept within an aquarium, or other animal as agreed to between the management and the
homeowner.

(Amended by Stats. 2000, Chap. 551 (AB 860, Thomson), eff. 1/1/2001)

798.34 GUESTS AND LIVE-IN CARE PROVIDERS

(&) A homeowner shall not be charged a fee for a guest who does not stay with him or her for
more than a total of 20 consecutive days or a total of 30 days in a calendar year. A person
who is a guest, as described in this subdivision, shall not be required to register with the
management.

(b) A homeowner who is living alone and who wishes to share his or her mobilehome with one
person may do so, and a fee shall not be imposed by management for that person. The
person shall be considered a guest of the homeowner and any agreement between the
homeowner and the person shall not change the terms and conditions of the rental
agreement between management and the homeowner. The guest shall comply with the
provisions of the rules and regulations of the mobilehome park.

(c) A homeowner may share his or her mobilehome with any person over 18 years of
age if that person is providing live-in health care or live-in supportive care to the homeowner
pursuant to a written treatment plan prepared by the homeowner’s physician. A fee shall not
be charged by management for that person. That person shall have no rights of tenancy in
the park, and any agreement between the homeowner and the person shall not change the
terms and conditions of the rental agreement between management and the homeowner.
That person shall comply with the rules and regulations of the mobilehome park.

(d) A senior homeowner who resides in a mobilehome park that has implemented rules or

14
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regulations limiting residency based on age requirements for housing for older persons,
pursuant to Section 798.76, may share his or her mobilehome with any person over 18
years of age if this person is a parent, sibling, child, or grandchild of the senior homeowner
and requires live-in health care, live-in supportive care, or supervision pursuant to a written
treatment plan prepared by a physician and surgeon. Management may not charge a fee
for this person. Any agreement between the senior homeowner and this person shall not
change the terms and conditions of the rental agreement between management and the
senior homeowner. Unless otherwise agreed upon, park management shall not be required
to manage, supervise, or provide for this person’s care during his or her stay in the
mobilehome park. This person shall have no rights of tenancy in the park, but shall comply
with the rules and regulations of the mobilehome park. A violation of the mobilehome park
rules and regulations by this person shall be deemed a violation of the rules and regulations
by the homeowner pursuant to subdivision (d) of Section 798.56. As used in this
subdivision, “senior homeowner” means a homeowner who is 55 years of age or older.
(Amended by Stats. 2008, Chap. 170 (SB 1107, Correa), eff. 1/1/2009)

798.35 MEMBERS OF IMMEDIATE FAMILY - NO FEES

A homeowner shall not be charged a fee based on the number of members in his or her
immediate family. As used in this section, the “immediate family” shall be limited to the
homeowner, his or her spouse, their parents, their children, and their grandchildren under 18
years of age.

(Amended by Stats. 1995, Chap. 24 (AB 283, Cortese), eff. 1/1/1996)

798.36 ENFORCEMENT OF PARK RULES

(@) A homeowner shall not be charged a fee for the enforcement of any of the rules and
regulations of the park, except a reasonable fee may be charged by management for the
maintenance or cleanup, as described in subdvision (b), of the land and premises upon
which the mobilehome is situated in the event the homeowner fails to do so in accordance
with the rules and regulations of the park after written notification to the homeowner and the
failure of the homeowner to comply within 14 days. The written notice shall state the
specific condition to be corrected and an estimate of the charges to be imposed by
management if the services are performed by management or its agent.

(b) (1) If management determines, in good faith, that the removal of a homeowner’s or
resident’s personal property from the land and premises upon which the mobilehome is
situated is necessary to bring the premises into compliance with the reasonable rules
and regulations of the park or the provisions of the Mobilehome Parks Act (Part 2.1
(commencing with Section 18200) of Division 13 of the Health and Safety Code) or Title
25 of the California Code of Regulations, management may remove the property to a
reasonably secure storage facility. Management shall provide written notice of at least
14 days of its intent to remove the personal property, including a description of the
property to be removed. The notice shall include the rule, regulation, or code justifying
the removal and shall provide an estimate of the charges to be imposed by
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management. The property to be removed shall not include the mobilehome or its
appurtenances or accessory structures.

(2) The homeowner or resident shall be responsible for reimbursing to management the
actual, reasonable costs, if any, of removing and storing the property. These costs
incurred by management in correcting the rules violation associated with the removal
and storage of the property, are deemed reasonable incidental service charges and
may be collected pursuant to subdivision (e) of Section 798.56 if a notice of
nonpayment of the removal and storage fees, as described in paragraph (3), is
personally served on the homeowner.

(3) Within seven days from the date the property is removed to a storage area,
management shall provide the homeowner or resident a written notice that includes an
inventory of the property removed, the location where the property may be claimed, and
notice that the cost of removal and storage shall be paid by the resident or homeowner.
If, within 60 days, the homeowner or resident does not claim the property, the property
shall be deemed to be abandoned, and management may dispose of the property in
any manner. The homeowner’s or resident’s liability for storage charges shall not
exceed 60 days. If the homeowner or resident claims the property, but has not
reimbursed management for storage costs, management may bill those costs in a
monthly statement which shall constitute notice of nonpayment, and the costs shall
become the obligation of the homeowner or resident. If a resident or homeowner
communicates in writing his or her intent to abandon the property before 60 days has
expired, management may dispose of the property immediately and no further storage
charges shall accrue.

(4) If management elects to dispose of the property by way of sale or auction, and the
funds received from the sale or auction exceed the amount owed to management,
management shall refund the difference to the homeowner or resident within 15 days
from the date of management’s receipt of the funds from the sale or auction. The
refund shall be delivered to the homeowner or resident by first-class mail postage
prepaid to his or her address in the park, or by personal delivery, and shall include 