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Mobile Home Park Investments

Northern California’s Source for Mobile Home Brokerage Services

Confi dentiality & Disclaimer

The information contained in this marketing brochure 

(“Materials”) is proprietary and confi dential. It is intended 

to be reviewed only by the person or entity receiving it 

from Cassidy Turley Real Estate (“Agent”).  The Materials 

are intended to be used for the sole purpose of preliminary 

evaluation of the subject property (“Property”) for potential 

purchase.

The Materials have been prepared to provide unverifi ed 

summary fi nancial, physical, and market information to 

prospective buyers to enable them to establish a preliminary 

level of interest in potential purchase of the Property. The 

Materials are not to be considered fact. The information 

contained in the Materials is not a substitute for thorough 

investigation of the fi nancial, physical, and market conditions 

relating to the Property.

The information contained in the Materials has been obtained 

by Agent from sources believed to be reliable, however, no 

representation or warranty is made regarding the accuracy or 

completeness of the Materials. Agent makes no representation 

or warranty regarding the Property, including but not limited to 

income, expenses, or fi nancial performance (past, present, or 

future); size, square footage, condition, or quality of the land 

and improvements; presence or absence of contaminating 

substances (PCB’s, asbestos, mold, etc.); Compliance with 

laws and regulations (local, state, and federal); or, fi nancial 

condition or business prospects of any tenant (tenant’s 

intentions regarding continued occupancy, payment of rent, 

etc). Any prospective buyer must independently investigate 

and verify all of the information set forth in the Materials.  

Any prospective buyer is solely responsible for any and all 

costs and expenses incurred in reviewing the Materials and/

or investigating and evaluating the Property.

By receiving the Materials you are agreeing to the 

Confi dentiality and Disclaimer set forth herein.

All Property showings are by appointment only and 
must be coordinated through the Agent.

Any Prospective purchaser shall represent and warrant that 

neither it nor any of its affi liates is a related person to [CRE 

LJ CA LLC], OneWest Bank, FSB (“OneWest”) or OneWest’s 

owners or “Afi liates”, their principals and their principals’ 

immediate family members.  In the [defi nitive purchase 

agreement] Prospective Purchaser shall be required to 

make a more detailed representation and warranty that 

neither [Prospective Purchaser], nor any of its “Affi liates” 

are a “Related Person” to Seller, OneWest or its “Affi li-

ates” (which terms shall be defi ned more specifi cally in the 

[defi nitive purchase agreement]. Prospective Purchaser is 

advised todiscuss this matter with the designated [Seller] 

representative if they have any concern they or any of their 

“Affi liates” may be a “Related Person” to OneWest or its 

“Affi liates”.

Rent SurveyMt. Vista Mobile Home Park, Oroville, CA
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Investment Overview

Asking Price:  $850,000

Financing:   TBD, Buyer to Procure 

Construction Units %

SW MHP Space 4 5%

DW MHP Space 2 3%

RV Spaces 52 91%

Total 58*

Utilities Paid By Meter Other 

Electric Owner Submetered Tenant Billed

           All spaces 30 amp electric connections except DW’s

Gas Owner Submetered Tenant Billed

Water  Owner 

           All water lines galvanized steel

Sewer Owner 

           All sewer lines 4 inch ABS

Trash Owner 

Cable TV Tenant Direct Bill

*HCD states 56 units (8 mobile home spaces & 48 RV sites per permit)

The property is over 10 acres, previous owners have contacted local planning depart-

ments and have achieved tentative approval to subdivide an approximate 1 acre 

parcel that fronts Hilldale Ave.  This site could easily be subdivided and sold off at a 

later date.  Any perspective buyer should contact local authorities to confi rm this.

Rent SurveyMt. Vista Mobile Home Park, Oroville, CA
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Northern California’s Source for Mobile Home Brokerage Services

Investment Overview

•  Investment Overview 

•  HCD Approved for 56 Spaces, as is 58: 6 MHP / 52 RV 

•  City Water & City Sewer 

•  No Rent Control in Oroville

•  1.5 Miles from Gold County Casino  

•  Underdeveloped property with the potential to add both MHP and RV spaces as well    

    as a potential subdivide of a 1 ± lot fronting Hilldale Avenue. 

Mt. Vista RV Park is a working class family community serviced by South Feather Water and city 

of Orville sewer.  The property was constructed in 1950’s and is not impacted by any rent control 

ordinances.  The property contains 2 doublewide homes, 4 single wide homes and 52 RV spaces 

ranging in size and location.  The property currently has 8 vacant spaces, and eight more that will 

be vacant, as evictions have comenced.  The manager is running an ad campaign on Craigslist in 

an effort to fi ll these vacant spaces.  The front entry street is gravel and the interior streets are 

older asphalt, but in many areas the asphalt has not been repaired and has been covered with 

gravel.   There is a large area in the front of the property that has the potential to be an additional 

12 mobile home or RV spaces, this space has historically been rented out to nightly campers, 

although management is not marketing this option currently.   You will also fi nd a large vacant fi eld 

in the rear of the property between the existing RV’s and the manager’s home.  It is believed that 

this piece of land is approximately 4 acres and could house approximately 30-35 new RV spaces.  

The property currently has an on-site manager, he has been on-site for approximately 6 months.  

He lives at the rear of the property in what is believed to be a 28 x 56 double wide home.  He 

is currently receiving $2500 a month to manage the property plus a $1,000 a month credit. He 

would like to continue his duties as manager with the new owner.   His duties consist of collecting 

and depositing rents, issuing notices to tenants for violations of the community’s rules and regula-

tions, marketing the vacant spaces, as well as overseeing all service and maintenance issues within 

the community.    He has his own vehicle and its use for community projects is included in his 

compensation.  Tenants have access an on-site laundry room with 3 coin operated washers and 2 

coin operated dryers, these are leased to the property by coincach.  The cost to use the machines is 

.75 two both and wash and dry.   These units are located in the common area bathroom.  You will 

fi nd a large bathroom with showers for men and one for women.  These facilities and serviced and 

maintained by the park.   The tenants also have access to an on-site pool.  This pool is open and 

operational year round.  The pool is not heated by ownership.   The pool is adjacent to the offi ce, as 

well as the storage facility. Manager Home

Rent SurveyMt. Vista Mobile Home Park, Oroville, CA
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Location Overview

The subject property is located in the Eastern portion of the city of Oroville.  The City of Oroville is located in Butte County in the Sierra Nevada Foothills within the 

Northern Sacramento Valley.  The City is considered the gateway to Lake Oroville and Feather River recreational areas.  Lake Oroville, which is adjacent to the City, is 

the second largest lake in California.  Lake Oroville was created with the construction of the Oroville Dam, the tallest earthen dam in the United States.  The lake offers 

many sporting activities throughout the year, such as skiing, sailing, swimming, fi shing, camping and picnicking.

The recreation areas in the greater Oroville area are some of the most signifi cant attractions in the Oroville region.  The California Department of Parks and Recreation 

reported over one million visitors to Lake Oroville State Recreation Area in 2005.  The number of visitors has increased signifi cantly over the last decade.

The City of Oroville has a population of approximately 14,500, and is the third largest municipality in Butte County, followed by Chico and Paradise.

       

Oroville is positioned off of Highway 70 and is in close proximity to Highway 99, which connects Butte County with Interstate 5, which travels the length of California. 

Oroville is approximately 65 miles north of Sacramento, the California State Capitol. Oroville is a good 2.5 hours from the San Francisco Bay Area and Reno.

The following table demonstrates how readily accessible Oroville is from the following major metropolitan cities:

Where Mileage Travel Time

Chico 24 miles 25 minutes

Sacramento 66 miles 1 hour

San Francisco 152 miles 2.5 hours

San Jose 185 miles 3 hours

The following table demonstrates how readily accessible 

Oroville is from the following major metropolitan cities:

•  City of Oroville Population - Approximately 14,700

•  Greater Oroville Area – Approximately 55,000

•  Butte County Population - Approximately 220,400

•  Average Growth Rate - 1%

ESTIMATED VISITORS TO LAKE OROVILLE AND BUTTE COUNTY

Lake Oroville (1) Day Use 2005

Overnight in SRA (campgrounds) 1,265,856

Total 61,615

Butte County (2)
Leisure travelers 1,800,000

%Overnight 53%

Number Overnight 954,000

% Stay in hotel/motel 30%

Number stay in hotel/motel 286,200

(1) All areas of the SRA, as reported by DPR. 

(2) California Division of Tourism.

Rent SurveyMt. Vista Mobile Home Park, Oroville, CA
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Location Overview

# Employer # of Employees

1 County of Butte 2,384

2 Oroville Hospital 1,233

3 Pacifi c Coast Producers 725

4 Gold Country Casino 520

5 Sierra Pacifi c Industries 135

6 Currier Square 127

7 City of Oroville 119

8 The Home Depot 105

9 Roplast Industries 103

10 RCBS 96

According to the City’s 2008 Comprehensive Annual Financial Report, the top employers in the city are:

Rent SurveyMt. Vista Mobile Home Park, Oroville, CA
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Demographics

Rent SurveyMt. Vista Mobile Home Park, Oroville, CA
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Property Details

CALIFORNIA DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT
The State of California Housing and Community Development Department (HCD) 
has oversight responsibilities concerning mobile home parks throughout the 
State. SELLER’S REPRESENTATIVE conducted email correspondence with Mr. 
Eric Jackson HCD (Eric.Jackson@hcd.ca.gov, (916) 255-2501) on Friday, March 
1st. Mr. Jackson indicated that the park permit number is 04-0099, that the 
permit is currently active, and that the permit expires on July 31, 2013. In addi-
tion, Mr. Jackson indicated that there are no HCD violations, issues, or concerns 
pertaining to the park.

COUNTY OF BUTTE CODE ENFORCEMENT
On Monday, March 4th, SELLER’S REPRESENTATIVE conducted email corre-
spondence with Mr. Nick Hoekstra, County of Butte Code Enforcement Offi cer 
(nhoekstra@buttecounty.net, (530) 538-7601). Mr. Hoekstra indicted that there 
are no outstanding violations or complaints associated with the Property.

BUTTE COUNTY HOUSING AUTHORITY
On Friday, March 1st, SELLER’S REPRESENTATIVE conducted email corre-
spondence with Mr. Larry Guanzon, Housing Director County of Butte Housing 
Authority (LarryG@Butte-Housing.com, (530) 895-4474). The Housing Author-
ity administers affordable housing programs in the County including the federal 
Section 8 voucher program. Mr. Guanzon indicated that there are no Section 8 
tenants located at Mt. Vista RV Park and that there are no other matters, issues or 
concerns associated with the Property from the Housing Authorities perspective

UTILITIES
Sewer
On Monday, March 4th, SELLER’S REPRESENTATIVE conducted a telephone 
interview with Mr. Rick Walls, Senior Civil Engineer with the City of Oroville 
(wallsr@cityoforoville.org, (530) 538-2507). Mr. Walls indicated that sanitary 
sewer effl uent from the Property is collected into a City-owned system and treated 
at a sewage treatment plant owned by the Sewerage Commission Oroville Region 
(SCOR). Mr. Walls indicated that sewer fees are collected on the property tax bill 
and currently amount to $3210.24 per year. He also indicated that the sewer 
charge to be collected on the tax bill is likely to increase
by 15% per year over the next several years.

Water is provided to the Property via the South Feather Water & Power Company. 
On Friday, March 1st, SELLER’S REPRESENTATIVE conducted a telephone 
interview with Pat Sands of FWPC ((530) 533-4578). Ms. Sands indicated that 
there is one 2” master meter at the Property and that individual trailers are likely 
sub-metered. In addition, Ms. Sands indicated that water charges range between 
$400 and $1,500 per month (depending on the season), that there is currently a 
credit of over $600.00 on the
account, and that there is no deposit required upon transfer of a property to a new 
owner.

Gas and Electric service are provided to the Property by PG&E. SELLER’S REP-
RESENTATIVE currently maintains numerous commercial accounts with PG&E for 
other properties that it manages. SELLER’S REPRESENTATIVE conducted a tele-
phone interview with a PG&E business customer service representative on Monday, 
March 4th. The PG&E representative indicated that PG&E serves the Property for 
both gas and electric service and that there are currently three separate services: 
one for the RV park which includes the master gas and electric services for the 
Property; a separate electric only service for Unit 2 (the offi ce), and a separate 
electric only service for Unit D.

Trash and Recycling
On Friday, March 1st, SELLER’S REPRESENTATIVE conducted a telephone 
interview with Ms. Laura White, a representative of Recology Butte Colusa Coun-
ties (formerly Norcal Waste Systems of Butte County, Inc). Per Ms. White, trash 
services are provided by Recology and recycling services are not provided. There 
are currently 2 4-yard bins on the property that are services once per week. As of 
March 1st, there is a total unpaid balance of $897.27, of which $595.53 repre-
sents past-due charges for the months of
December 2012 and January 2013.

Zoning
The subject site is zoned AR (Agriculture Residential).  Permitted uses within this 
zoning district include residential. Agricultural and highway retail developments.  
Other uses require a conditional use permit.  The subject property has a use per-
mit on fi le (#UP 04-24) and has preliminary approval for 11 additional RV spaces;  
construction of these spaces must be complete by May 2008 or the approval will 
expire.  According to Butte County Planning Department, the subject is a legal, 
non-conforming use.  If the subject were destroyed, it could be rebuilt.  

Rent SurveyMt. Vista Mobile Home Park, Oroville, CA
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Property Overview

Details

Address Mountain Vista Mobile Home Park 

3864 Olive Hwy. Oroville, CA

County Butte County 

APN 068-341-027

County Use RV Community 

Attributes

Units HCD Approved for 56, 58 As Is

Price Per Sq. Ft Land $2.21

Land Area (Sq Ft) 449,104

Year Built 1968 (Tax Record)

Construction

Laundry Facilities 3W / 3D Leased

Pool/Spa On-site 

Management Offi ce On-site 

Manager’s Home DW 28x56*

Water City Services

Sewer City Services

Garbage City Services

* Exact size has not been determined

Rent SurveyMt. Vista Mobile Home Park, Oroville, CA
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Property Photos

Community Laundry & Bathroom Community Laundry & Bathroom Community Laundry & Bathroom

Rent SurveyMt. Vista Mobile Home Park, Oroville, CA
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Property Photos

Rent SurveyMt. Vista Mobile Home Park, Oroville, CA
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Park Map
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Parcel Map
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Aerial Map

ASSET OVERVIEW

Olive Hwy.

Included potential 1+ acre 

SFR site to subdivide 

Rent SurveyMt. Vista Mobile Home Park, Oroville, CA



The information set forth herein has been received by us from sources we 
believe to be reliable.   We do not warrant its accuracy or completeness. 15

Mobile Home Park Investments

Northern California’s Source for Mobile Home Brokerage Services

Aerial Map

ASSET OVERVIEW

GOLD COUNTRY CASINO

Mt. VISTA  MHP

LAKE OROVILLE                     
1,200,000 DAY USE VISITORS

OROVILLE DAM

DOWNTOWN OROVILLE
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Rent Comparable Map & Legend

Properties

1. 3289 HWY 70 

Oroville, CA                                                                     

2. 2875 Morseman Ave, 

Chico, CA 95973

3. 4360 Pacifi c Heights Road 

Oroville, CA 

4. River One RV Park 

Oroville, CA 

5. 1023 14th Street 

Oroville, CA 

6. 1412 Nord Ave 

Chico, CA 

7. 703 Oro Dam Blvd West 

Oroville, CA 95965

Mt. VISTA MHP

Rent SurveyRent SurveyMt. Vista Mobile Home Park, Oroville, CA
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Rent Comparable Properties Summary

Properties Type Sq Ft Current Rent Comments

1. 3289 HWY 70 RV  $325  Mobile Homes, 5th wheels, and RV's all welcome. No Sec-

tion 8, currently 3 vacant spaces. Oroville, CA                                                                     

2. 2875 Morseman Ave, RV  $350  Large RV lots in MHP community, Month to month rent, 

Water, Sewer and trash included in rent. Cats, OK, small 

dogs OK, 

Chico, CA 95973  

 3. River Refl ections RV Park RV
No view, Small 

unit, On water 
$500  

Best RV Park in town,  located on the water with full ame-

nity package, 50 AMP service, daily, weekly and monthly 

rates.  All RV have to be newer and clean.  4360 Pacifi c Heights Road    $650  

Oroville, CA $800

 4. River One RV Park RV Under 33 $325  One of the nicer RV parks in town, basic cable avaliable at 

all sites, leashed pets welcome. Oroville, CA Over 33 $460

 5. Chateau Mobile Estates MHP & RV  $390  
Clean community, primaily MHP, with some RV, currently 

offering Monthly rates only. 
1023 14th Street 

Oroville, CA 

 6. Chico Trailer Haven RV  $345  
Clean large lots with mature shade trees, 1 month free with 

12 month lease, small dogs and cats OK. 
1412 Nord Ave     

Chico, CA 

 7. Golden Feather MHP & RV RV & MHP  $460  
Sister property to River One, same owner.  Clean property, 

rent does not include sewer, water or electric. 
703 Oro Dam Blvd West 

Oroville, CA 95965

Rent SurveyRent SurveyMt. Vista Mobile Home Park, Oroville, CA
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Sales Comparable Map & Legend

Properties

1. 3945 Taylor Road 

Loomis, CA 

2. 4939 Polk Street 

North Highlands, CA 

3. 14435 Marysville Road 

Comptonville, CA 

4. 2426 Wheelock Rd 

Oroville, CA 

5. 6368 Lincoln Blvd 

Oroville, CA 

6.  4720 Barham 

Corning, CA 

7. 975 Highway 99 W 

Corning, CA 

Mt. VISTA MHP

Rent Survey Investment MarketMt. Vista Mobile Home Park, Oroville, CA
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Sales Comparable Properties Summary

Properties Price Units $/Unit Cap Rate GRM COE

1. 3945 Taylor Road $2,475,000 203 $12,192 N/A N/A Active 

Loomis, CA

2. 4939 Polk Street $2,800,000 135 $20,741 7.00% N/A Dec-12

Norht Highlands, CA

3. 14435 Marysville Road $875,000 37 $23,649 N/A N/A Mar-12

Comptonville, CA 

4. 2426 Wheelock Rd $435,000 25 $17,400 N/A N/A Active 

Oroville, CA 

5. 6368 Lincoln Blvd $2,650,000 101 $26,238 8.30% N/A May-13

Oroville, CA 

6.  4720 Barham $475,000 59 $8,051 5.00% N/A Pending 

Corning, CA 

7. 975 Highway 99 W $1,600,000 91 $17,582 7.65% N/A Active 

Corning, CA 

Rent Survey Investment MarketMt. Vista Mobile Home Park, Oroville, CA
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Sales Comparable Properties

Comparable #1

3945 Taylor Road Price $2,475,000 Cap Rate (Current) N/A Comments: 81 RV sites, plus a 3+2 managers apartment 

and studio.  56 of the residents are long term, 1991 or 

newer RV's allowed.  81 sites with full hookups, all sites 

updated with 30/50 Amp service. City water & Sewer, 

Loomis, CA Units 203 Cap Rate (Market) N/A

$/Unit $12,192 GRM (Current) N/A

Sq Ft  GRM (Market) N/A

$/Sq Ft  COE Active 

Unit Mix 81 RV Sites, 122 RV Storage, 

Comparable #2

4939 Polk Street Price $2,800,000 Cap Rate (Current) 7.00% Comments: Out of state owner, property was 30% vacant 

at closing.  Originally listed for 3.155,000 and sold for 

$2.8 million.  
North Highlands, CA Units 135 Cap Rate (Market) 9.00%

$/Unit $20,741 GRM (Current) N/A

Sq Ft  GRM (Market) N/A

$/Sq Ft  COE Dec-12

Unit Mix 100 MHP, 35 RV 

Comparable #3

14435 Marysville Road Price $875,000 Cap Rate (Current) N/A Comments: Large 25 acre lot, property 60% vacant at 

close, 3+2 managers house on-site, large clubhouse with 

meeting and billard room.  
Comptonville, CA Units 37 Cap Rate (Market) N/A

$/Unit $23,649 GRM (Current) N/A

Sq Ft  GRM (Market) N/A

$/Sq Ft  COE Mar-12

Unit Mix 37 MHP & RV 

Rent Survey Investment MarketMt. Vista Mobile Home Park, Oroville, CA
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Sales Comparable Properties

Comparable #4

2426 Wheelock Rd Price $435,000 Cap Rate (Current) N/A Comments:  Park is on septic & well, has been 

on the market for 120 days, 25 spaces, 10 

park owned home.  Seller will fi nance, 2 vacant 

units, property is on 17 acres, with creek 

frontage. Rec room and laundry.  Gravel roads 

direcet electirc, propane. 

Oroville, CA Units 25 Cap Rate (Market) N/A

$/Unit $17,400 GRM (Current) N/A

Sq Ft  GRM (Market) N/A

$/Sq Ft  COE Active 

Unit Mix 25 Spaces 

Comparable #5

6368 Lincoln Blvd Price $2,650,000 Cap Rate (Current) 8.30% Comments:  Clean property, with stable 

income. Buyer put down 35% and got a loan 

from local lender.  
Oroville, CA Units 101 Cap Rate (Market) 8.80%

$/Unit $26,238 GRM (Current) N/A

Sq Ft  GRM (Market) N/A

$/Sq Ft  COE May-13

Unit Mix 81 MHP, 13 Vacant, 5 RV 

Comparable #6

4720 Barham Price $475,000 Cap Rate (Current) 5.00% Comments:  Property built in 1994, sign 

frontage to I-5, mostly M to M income, daily, 

weekly and some monthly rentals.  
Corning, CA Units 59 Cap Rate (Market) N/A

$/Unit $8,051 GRM (Current) N/A

Sq Ft   GRM (Market) N/A

$/Sq Ft  COE Pending 

Unit Mix 59 RV Spaces 

Rent Survey Investment MarketMt. Vista Mobile Home Park, Oroville, CA
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Sales Comparable Properties

Comparable #7

975 Highway 99 W Price $1,600,000 Cap Rate (Current) 7.65% Comments:  Clean well maintained RV Park on 

5 acres, both full time and part time residents, 

large club house, with full kitchen, patio area, 

bbq, large laundry, swimming pool, bathroom 

facilities, 1 block off I-5, 5 minutes from Roll-

ing Hills Casino.   

Corning, CA Units 91 Cap Rate (Market) N/A

$/Unit $17,582 GRM (Current) N/A

Sq Ft  GRM (Market) N/A

$/Sq Ft  COE Active 

Unit Mix 91 RV Spaces 

Rent Survey Investment MarketMt. Vista Mobile Home Park, Oroville, CA


