
 

 

ALERTS AND CFA ARCHIVES 
 
2021 
 
Eviction Moratorium Vacated and Stayed 
May 10, 2021 

UPDATE-California’s eviction moratorium remains in effect until June 30th and the foreclosure 
moratorium remains in place for 90 days after the state of emergency ends. You can find more 
information HERE. NAR has provided an update on the status of the eviction moratorium.  

On May 5, 2021, the U.S. District Court for the District of Colombia struck down the Center for 
Disease Control’s (CDC) nationwide eviction moratorium set to expire at the end of June, 
concluding the moratorium exceeds the limits Congress placed on the CDC’s authority. 

The Department of Justice (DOJ) quickly filed a notice of appeal and a motion for an emergency 
stay of the order pending its appeal. In response, the D.C. District Court issued a temporary 
administrative stay on its order vacating the moratorium pending resolution of the DOJ’s 
motion. This means the CDC eviction moratorium remains in place across the country pending 
further action by the court. 

Housing providers should continue to monitor the case as the eviction moratorium is still in 
effect until a ruling has been provided by the D.C. District Court pending its ruling on the 
appeal. We will continue to provide updates as the cases is decided. 

 

 
 
2020 
 
Election 2020: What You Need to Know 
As absentee ballots are due to arrive in mail boxes soon (if not already), the following is election 
information, deadlines and PFAR recommendations to help you make decisions on some of the 
key real estate-related issues along with district recommendations on your ballot. 

First and foremost, be sure you vote.    

https://realtorparty.realtor/wp-content/uploads/dlm_uploads/2021/05/NAR-IIW-05.06.2021_Final.pdf


 

 

You will, or will have received, you ballot in the mail. As you are filling it out to return (and do 
so early!) 

PFAR Recommendations for Your Votes on Real Estate Related Issues on Your Ballot 

• Proposition 15 | Split Roll   NO 
• Proposition 19 |  Portability  YES 
• Proposition 21 | Rent Control  NO 
• Measure O (Pasadena) NO 

District Recommendations 

Pasadena 

• PUSD District 2 | Wayne Hammock 
• PUSD District 4 |  Patrick Cahalan 
• PUSD District 6 | Crystal Czubernat 

La Cañada 

• LCUSD |  Josh Epstein and Caroline Anderson 

Voter Resources 

• Voter Registration (Deadline Oct 19) | CLICK HERE 
• Ballot Propositions | CLICK HERE 
• Ballotpedia | CLICK HERE 
• Qualified Ballot Measures | CLICK HERE 

 
2019 
 

NEW PASADENA ORDINANCE REGARDING RETROFIT OF “SOFT STORY” BUILDINGS 

 

Why was this adopted? 

https://pfar.org/election-2020/%E2%80%A2%09https:/www.sos.ca.gov/elections/voter-registration
https://calmatters.org/explainers/california-november-2020-ballot-propositions-final-list/
https://ballotpedia.org/California_2020_ballot_propositions
https://pfar.org/election-2020/%E2%80%A2%09https:/www.sos.ca.gov/elections/ballot-measures/qualified-ballot-measures


 

 

The city has a concern regarding a certain type of building which is more susceptible to serious 

damage in an earthquake. One such category of vulnerable buildings are “soft-story” buildings. 

Per the City, “(s)oft-story buildings are wood-framed buildings with more than one story that 

typically have extensive ground story windows, garage doors, or open-air spaces (such as 

parking) with little or no solid walls.” Other cities, including the City of Los Angeles, have 

already adopted similar ordinances to force the retrofit of buildings determined to be 

vulnerable in this manner. 

 

Which properties are affected? 

            Wood frame buildings or parts of buildings on which permit for construction applied for 

on or before 11/12/76, with a ground floor or basement portion of the structure containing 

parking or open floor space that causes “Soft, Weak, Open-Front Wall Lines.” The terms “Soft-,” 

“Weak-,” and “Open-front“ as applied to walls involve engineering assessments of the 

percentage of strength. For example, a “weak” wall line is a wall which is less than 80% the 

strength of the wall above it. 

Per the City of Pasadena, an estimated 493 buildings may fall under the scope of this 

Ordinance.  

 

Which properties are exempt? 

• Single family residences 

• Multiple family residential properties with four or less units.  

• Buildings with ground floors or basements with concrete podium construction.  

• “Affordable housing” (may be wholly or partially exempt). 
 

What must the property owner do? 

            The building’s owner must obtain an investigation and structural analysis of the building 

by a licensed civil or structural engineer. 

 

When must the building owner act? 



 

 

            The owner may submit a screening form within 1 year from receiving notice from the 

City. 

            Retrofit plans and building permit for the retrofit work must be in place within 3 years 

from date of notice to owner from City. 

            Retrofit construction must be complete within 7 years of the date of notice from City to 

owner. 

 

What if the owner does not receive the notice? 

If an owner is issued notice (they will be issued via certified mail), the time to comply runs from 

when it is sent – if the owner does not receive it, they are not relieved of responsibility to 

comply. 

 

Can an owner be exempted from the retrofit requirement even if their building falls under 

the ordinance? 

The ordinance provides for a 1 year “screening period” in which an owner may apply to the City 

for a statement that earthquake resistance retrofit is not required. The application must be 

signed by a licensed civil or structural engineer who must attest to the building complying with 

the earthquake design provisions of the ordinance. 

 

Further disclosure 

If a retrofit project is planned, notice must be given to current and prospective residents and 

tenants of the scope of work, duration and contact information for the contractor’s 

representative. 

 

Consequences of noncompliance 

If a violation of the requirements is unresolved, after first giving notice the City can record a 

Notice of Violation on the property, and could pursue Code enforcement action. 



 

 

 

Realtors® are not expected to determine or recommend whether a given structure may fall 

under the new ordinance or to determine what action the owner should take if a notice is 

received from the City. Brokers should consult with their legal counsel to determine what if any 

disclosure should be made on properties which may fall under the ordinance. If a notice has 

been given by the City, such fact must be disclosed by buyer and by the Realtor® (if known by 

the Realtor®). 

 

Assembly Bill 1482 has been passed by the California legislature. It is not yet law, but 

Governor Newsom has signaled his approval of the bill and is expected to sign it. 

 

Quick Summary of the law and C.A.R.’s Lease Addendum 

Rent Cap 

• Rent increases are capped at 5 percent plus inflation, or up to a hard cap of 10 percent, 

whichever is lower. 

• All rent increases since March 15, 2019 will count toward the rent cap, and if above the 

permissible rent cap, will have to be rolled back effective January 1, 2020. 

 

Just Cause 

• Landlords may only evict for “just cause.” There is a list of 15 reasons. 

• The just cause reasons are divided into two categories: 

• “At fault” termination of tenancy is generally based upon a tenant’s breach of the lease, 

among other reasons, and does not require the payment of relocation assistance. 

• “At fault” reasons include non-payment of rent, nuisance, criminal activity, refusal to 

allow entry, and breach of a material term of the lease. 

• “No fault” termination of tenancy is allowed when the tenant has not breached the lease 

and will require the landlord to pay one month’s rent in relocation assistance. 



 

 

• “No fault” reasons include owner occupancy, withdrawal from the rental market, 

substantial remodeling and compliance with government order to vacate the property, 

• Just cause eviction only applies to tenants who have been continuously and lawfully 

occupying the property for 12 months. 

 

Exemptions 

 

• Exempts single family properties and condos if: 

• Notice of the exemption is provided to the tenants and; 

• The owner is not a REIT, a corporation, or an LLC where an owner is a corporation 

• Other exemptions include: 

• New construction where certificate of occupancy was issued within the last 15 years 

• Owner occupied duplexes 

• Owner occupied single-family properties renting no more than two bedrooms including 

Accessory Dwelling Units (“ADU”s). (This exemption applies only to just cause but not the 

rent cap). 

CAR’s Rent Cap and Just Cause Addendum (Form RCJC) 

 

What do I need to provide to my tenants? 

CAR’s new “Rent Cap and Just Cause Addendum” (Form RCJC) – available in December pending 

approval of the Standard Forms Advisory Committee. 

 

When do I provide it? 

It needs to be provided by January 1, 2020. 

 

My tenant is month to month. Does that matter? 



 

 

Yes. For month to month tenants, the addendum should be incorporated into the rental 

agreement by providing the notice by a change in terms of tenancy. Use Form “Notice of 

Change in Terms of Tenancy” (Form CTT). 

 

What about leases? 

If your tenant is on a lease, then you’ll provide the addendum as a stand-alone notice. 

 

What needs to be done for new or renewed tenants? 

For all tenants signing a new lease or rental agreement or a renewed lease or rental agreement 

after January 1, 2020, the addendum must be included. 

 

What if the tenant whose lease has expired refuses to sign a new rental agreement with the 

addendum? 

If the lease has expired after January 1, 2020, the owner may choose to evict on this basis. Or 

the owner may simply allow the tenant to go month to month and then incorporate the 

addendum into the rental agreement by delivery of a notice to change terms of tenancy (Form 

CTT). Do not, however, sign a new or renewed lease of rental agreement without the 

addendum. 

 

Table of Contents 

I. Important Dates 

II. Rent Cap 

III. Rent Roll Back 

IV. Exemptions from the Rent Cap  

V. Just Cause 

VI. Relocation Assistance  

VII. Exemptions from Just Cause  

https://www.car.org/riskmanagement/qa/landlord-tenant-folder/Rent-Cap-and-Just-Cause-Eviction-Law#I.
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https://www.car.org/riskmanagement/qa/landlord-tenant-folder/Rent-Cap-and-Just-Cause-Eviction-Law#VI.
https://www.car.org/riskmanagement/qa/landlord-tenant-folder/Rent-Cap-and-Just-Cause-Eviction-Law#VII.


 

 

VIII.  Preemption of Just Cause 

 

 

I. Important Dates 

Q: When does this law go into effect? 

A: January 1, 2020. 

Q: Can landlords increase the rent right now before January 1, 2020? 

A: Yes. But they might be required to lower the rent at the first of the year if they exceeded the 

maximum rent increase. And any rent increase now may affect the amount of future rent 

increases. See the next two questions. 

Q: Do rent increases after March 15, 2019 but before January 1, 2020 count toward the 

permissible maximum rental rate? 

A: Yes. All rent increases beginning from March 15, 2019 count toward the maximum rental 

rate. A landlord who increased the rent on or after March 15, 2019, but prior to January 1, 

2020, cannot increase the rent beyond the maximum rental rate within any 12-month period. 

Q: Is there is a rent roll back provision? 

A: Yes. A landlord who increased the rent on or after March 15, 2019, but prior to January 1, 

2020, beyond the maximum rental rate would be required to roll back the rent. The rent 

reduction would be effective January 1, 2020. 

Q: Should a landlord provide any notice to the tenant before January 1, 2020?  

A: Yes. In order for a landlord to take advantage of certain exemptions, written notices to the 

tenant or new lease provisions will be necessary. C.A.R.’s Rent Cap and Just Cause Addendum 

(RCJC) should be provided to all tenants before January 1, 2020. 

If the tenant is a month to month tenant, then the addendum should be incorporated into the 

rental agreement by changing the terms of tenancy. Form “Notice of Change in Terms of 

Tenancy” (Form CTT) may be used for this purpose. If the tenant is on a fixed term lease, then 

https://www.car.org/riskmanagement/qa/landlord-tenant-folder/Rent-Cap-and-Just-Cause-Eviction-Law#VIII.


 

 

the addendum can be given to the tenant as a stand-alone notice. 

For any new or renewed leases or rental agreements, do not sign any without the addendum. 

See “C.A.R.’s Rent Cap and Just Cause Addendum (Form RCJC)” above. 

Q: Is there a sunset date? 

A: Yes. This law sunsets after ten years (January 1, 2030). 

II. Rent Cap 

Q: Does this law apply to commercial property? 

A: No. It’s covers only residential property. 

Q: How much can a landlord raise the rent? 

A: 5% of the lowest gross rent charged during the previous 12-month period plus cost of living, 

or 10%, whichever is lower. 

Q: Do rent increases from 2019 count as “during any 12-month period?” 

A: Yes. All rent increases beginning from March 15, 2019 count toward the rent cap. A landlord 

who increased the rent on or after March 15, 2019, but prior to January 1, 2020, cannot 

increase the rent beyond the maximum rental rate within any 12-month period. A landlord is 

permitted to increase the rent two times within 12 months of March 15, 2019, but must still 

remain within the overall rent cap. 

Q: Which cost of living index is used? 

A: The regional Consumer Price Index published by the United States Bureau of Labor Statistics 

(using the 12-month period from April to April). See this 

link: https://www.bls.gov/regions/subjects/consumer -price-indexes.htm#CA  

If the regional index is not available, then the California Consumer Price Index for All Urban 

Consumers, as determined by the California Department of Industrial Relations, shall apply. See 

this link: https://www.dir.ca.gov/OPRL/CPI/EntireCCPI.PDF  

https://www.bls.gov/regions/subjects/consumer-price-indexes.htm#CA
https://www.bls.gov/regions/subjects/consumer-price-indexes.htm#CA
https://www.dir.ca.gov/OPRL/CPI/EntireCCPI.PDF


 

 

Q: What does “lowest gross rent” mean? 

A: The “lowest gross rent” is the lowest gross rental rate charged for the dwelling unit at any 

time during the 12 months prior to the effective date of the increase. However, it excludes any 

rent discounts, incentives, concessions, or credits offered by the owner of such unit of 

residential real property and accepted by the tenant. 

For example, if a 12-month lease stated the monthly rent was $1000.00 but the landlord 

offered a $200.00 incentive for the first month, the “lowest gross rent” for that period would 

still be 1,000.00 not $800.00. 

Some landlords may be tempted to create artificial concessions which are continuously 

granted. Landlords who do employ some such scheme do so at their own risk since the “{L}aw 

respects form less than substance.” (Civil Code § 3528). 

Q: Can an owner “bank” a rent increase? In other words, if an owner does not increase the 

rent at all in one year, can the rent then be increased by double the permissible amount in 

the next? 

A: No. An owner is limited to the rent cap maximum for any 12-month period. This 12-month 

period includes any rent increase beginning from March 15, 2019. 

Q: Should a landlord specify the gross rent and any discounts in the lease? 

Yes. The gross per-month rental rate and any owner-offered discounts, incentives, concessions, 

or credits must be separately listed and identified in the lease or rental agreement or any 

amendments to an existing lease or rental agreement. 

Q: What about storage, parking or pet rent? Can they be included in “gross rent?” 

A: Nothing in the definition of “gross rent” would prohibit a landlord from including other 

charges as part of gross rent. However, gross rent must be separately listed and identified in 

the lease. Otherwise it is unclear whether these other charges could be included in a rent 

increase calculation. 



 

 

Q: Can a landlord increase the rent as often as they like as long as the total rent increase is 

not more than the rent cap? 

A: No. A landlord can increase the rent no more than two times during any 12-month period. 

Q: What if a new tenant is added? Can the landlord then increase the rent by any amount? 

A: No. As long as a previous tenant continues to occupy the property, adding a tenant does not 

permit a rent increase beyond the maximum. The only difference adding a tenant would make 

is that the landlord would be permitted two more rent increases during a 12 month period as 

long as they comply with the overall restrictions governing gross rental rate increases. 

Q: Does this law permit vacancy decontrol? 

A: Yes. For a new tenancy in which no tenant from the prior tenancy remains in lawful 

possession of the residential real property, the owner may establish the initial rental rate.   

Q: I’m considering charging a tenant a very low rent on condition that the tenants waive their 

rights under this law. Is such an agreement enforceable? 

A: No. Neither the rent cap nor just cause eviction portions of the law are waivable. This type of 

rental agreement would be “void as contrary to public policy.” (Civil Code §§ 1946.2(h) and 

1947.12(i)). 

Q: If a landlord is exempt from this law, is the landlord then permitted to increase rent by any 

amount? 

A: It depends. First, an owner may be subject to a local rent control law. But even if no local 

rent control law is in place, a landlord may still be subject to the anti-price gouging law based 

upon declared states of emergency which will restrict rent increases of more than 10% for 

properties located in counties affected by declared states of emergency. Finally, even if no such 

rent limitations apply, the owner must still abide by the 30 and 60-day notice rules for raising 

rent. 

Q: I am the owner of a property under “Section 8,” and the property is therefore exempt 

from the rent cap (and just cause, too). How much rent may I charge on my property if I exit 



 

 

the Section 8 program? 

A: The owner may establish the initial rental rate for that tenant or a new tenant, but going 

forward will be subject to both the rent cap and the just cause eviction rules. (Civil Code 

§1947.13). 

 

III. Rent Roll Back 

Q: Can a landlord increase the rent before January 1, 2020, by any amount? 

A: Yes. Under AB 1482 there is no restriction against the landlord increasing the rent by any 

amount for a month to month tenant with proper notice. But the owner might have to lower 

the rent on the first of the year if the total rent increase exceeds the maximum permissible 

increase. And rent increases made now may affect the amount of future rent increases. See the 

following questions. 

Q: Does the rent cap law apply only to rent increases after January 1, 2020?  

A: No. The rent cap law applies to all rent increases occurring on or after March 15, 2019. 

Q: What is a rent roll back? 

A: It’s a requirement that a landlord reduce rent. A landlord who increased the rent on or after 

March 15, 2019, but prior to January 1, 2020, beyond the maximum rental rate would be 

required to roll back the rent. The rent reduction would be effective January 1, 2020. 

Q: How much would the landlord be required to roll back the rent? 

A: By any amount above the maximum rental rate. On January 1, 2020, the applicable rent must 

be rolled back to no more than the rent as of March 15, 2019 plus the maximum permissible 

increase. 

Q: What about rent collected before January 1, 2020, which would have otherwise been too 

high under the rent cap law? Does an “overpayment” have to be returned? 

A: No. The landlord may keep any overpayment. 



 

 

Q: What if the rent is increased between March 15, 2019 and January 1, 2020, but not by 

more than the permissible rental increase? Does that restrict the ability of the landlord to 

raise the rent in the future? 

A: Yes. All rent increases beginning from March 15, 2019 count toward the maximum rental 

rate. A landlord who increased the rent on or after March 15, 2019, but prior to January 1, 

2020, cannot increase the rent beyond the maximum rental rate within any 12-month period. 

Q: What if a lease had been signed? Is a roll back provision that impairs a lease even 

constitutional? 

A: It is constitutional. An initial rollback of rents is not an unlawful impairment of contracts 

under the U.S. Constitution and need not be based on market value – even where there is an 

existing lease. (See Berman v Downing (1986) which involved a one-year written lease entered 

into four months before enactment of a rent control law; and Rue-Eli v City of Berkeley (1983) 

which involved a reduction in rents in existing leases). 

 

IV. Exemptions from the Rent Cap 

 

Q: What types of properties are exempt from the rent cap? 

 

1. Residential real property that is alienable separate from the title to any other dwelling unit. 

This means single-family residences and condominiums. However the exemption is only 

available if: 

One, a notice of the exemption is given to the tenants (and after July 1, 2020, is provided in the 

rental agreement) and 

Two, the owner is not a: 

i) Real estate investment trust; 

ii) Corporation; or 

iii) Limited liability company in which at least one member is a corporation. 



 

 

2. Housing that has been issued a certificate of occupancy within the previous 15 years; 

 

3. A duplex in which the owner occupies one of the units as his/her primary residence at the 

beginning of the tenancy so long as the owner continues in occupancy; 

 

4. Housing restricted by deed for persons and families of very low, low, or moderate income, as 

defined, or subject to an agreement that provides housing subsidies for affordable housing for 

persons and families of very low, low, or moderate income; 

 

5. Dormitories constructed and maintained in connection with any higher education institution 

within the state for use and occupancy by students in attendance at the institution; 

 

6. Housing subject to any form of rent or price control through a public entity’s valid exercise of 

its police power that restricts annual increases in the rental rate to an amount less than that 

provided above (that is, housing already subject to a local rent control ordinance). 

 

Q: The first exemption is for “residential real property that is alienable separate from the title 

to any other dwelling unit.” What does that mean? Does it include coops? 

A: It is the language drawn from Costa-Hawkins and refers generally to single family properties 

and condominiums. However, Costa-Hawkins additionally includes stock cooperatives, limited-

equity housing cooperatives and community apartment projects as exclusions. Because these 

references are absent as exclusions here, coops and TICs are likely subject to the rent cap law 

(and the just cause portion, too, since its exclusion is identical). 

Q: In order to claim the exemption for single-family or condos a notice is required to be given 

to the tenant. What kind of notice is required? 

A: The notice is statutory as follows: 

“This property is not subject to the rent limits imposed by Section 1947.12 of the Civil 

Code and is not subject to the just cause requirements of Section 1946.2 of the Civil Code. 



 

 

This property meets the requirements of Sections 1947.12 (c)(5) and 1946.2 (e)(7) of the 

Civil Code and the owner is not any of the following: (1) a real estate investment trust, as 

defined by Section 856 of the Internal Revenue Code; (2) a corporation; or (3) a limited 

liability company in which at least one member is a corporation.” 

Q: When must this notice be provided?  

A: It should be provided by January 1, 2020.  

Q: What happens if it isn’t provided? 

A: Then the landlord is not eligible for the exemption until it is provided. 

Q: Must it be added to the lease or rental agreement? 

A: It depends. Before July 1, 2020, no. But after that date, yes. As a best practice, C.A.R. is 

advising that it be provided by January 1, 2020. See the next question on how to do this. 

Q: How should the notice be provided? 

A: If the tenant is a month to month tenant, then the addendum should be incorporated into 

the rental agreement by changing the terms of tenancy. Form “Notice of Change in Terms of 

Tenancy” (Form CTT) may be used for this purpose. For a month to month tenant this 

effectively will add this provision to the lease entitling the owner to the exemption. (Civil Code 

§ 827). 

If the tenant is in a fixed term lease, then the addendum can be given to the tenant as a stand-

alone notice. For any new or renewed leases or rental agreements, the best practice is not to 

sign any without the addendum. See “C.A.R.’s Rent Cap and Just Cause Addendum” (Form RCJC) 

above. 

Q: I am a landlord. I have a tenant on a lease which will expire after July 1, 2020. I would like 

to have the tenant sign a new lease at that time. What should be included in it? 

A: All leases signed or renewed after July 1, 2020, must have the rent cap addendum. If the 

tenant refuses to sign, a landlord may accept rent after expiration of the lease and allow the 

tenant to go month to month but must deliver a change in the terms of tenancy (Form CTT) to 



 

 

include the addendum. 

For leases that expired after January 1, 2020, the landlord also has the option of demanding 

that the tenant sign a new lease of similar duration with similar terms to include the addendum 

(provided that the terms do not violate the just cause eviction law or any other law) and 

threatening to evict if the tenant fails to do so. 

Q: If the law requires that the notice be added to the lease or rental agreement after July 1, 

2020, how does providing the notice as a change in terms of tenancy constitute “addition of 

[the] provision” to the agreement? 

A: For a month to month tenant, a landlord may change the terms of a tenancy upon notice per 

Civil Code § 827. This code section states: 

“The notice, when served upon the tenant, shall in and of itself operate and be effectual to 

create and establish, as a part of the lease, the terms, rents, and conditions specified in the 

notice, if the tenant shall continue to hold the premises after the notice takes effect.” 

In other words, 30 days after a notice to change of terms of tenancy is served and after 

acceptance of rent, the terms in the notice will then be treated as “part of the lease.” 

Q: I thought that there was a limit of 10 single family properties that a person could own 

above which they no longer qualified for the exemption. 

A: That provision was struck from the final bill. There is no numerical limit to the number of 

single-family properties you can own and still qualify for the exemption. 

Q: What exactly is a REIT? 

A Real Estate Investment Trust (“REIT”) is defined in Internal Revenue Code § 856. Technically a 

REIT can be either a corporation, trust or association. However formal qualification as a REIT 

requires that it must have “transferable shares”; it must be otherwise taxable as a domestic 

corporation; and for each year it must file with its tax return an election to be treated as a REIT. 

Q: Does a single-family property with a detached grandmother unit qualify for the “duplex” 

exemption as long as the landlord occupies one of the units? 



 

 

A: There is no clear definition of “duplex.” But commonly a “duplex” means a single structure 

divided into two units on a single lot. So, it is not clear that a single-family property with a 

detached grandmother unit would qualify for the exemption. However, the just cause portion 

of the law has broader exclusions, so this type of owner-occupied property could still be 

exempt from just cause eviction. 

Q: I own a duplex and rent out both units. If I decide to occupy one of them, is the other one 

now exempt? 

A: No. The exemption applies only to a duplex in which the owner occupied the property at the 

beginning of the tenancy. 

Q: Are Section 8 properties exempt from the rent cap law? 

A: Likely yes. The fourth exemption (as indicated in the list above) is not entirely clear, but it 

would seem to include housing that is subject to an agreement to provide subsidized housing 

for low income persons even if it is not “deed restricted.” 

Q: Does the rent cap law preempt more restrictive local rent control laws? 

A: No. A landlord must comply with the local rent control ordinance if it is more restrictive. If 

the state rent cap law is more restrictive, then the landlord must comply with the state law. A 

landlord must comply with whichever law results in lower permissible rents. 

For example, the city of Los Angeles has a rent control ordinance that applies roughly to 

properties built before 1979. The city issues annually a notice indicating by how much rent may 

be increased. This year it was 4%. So owners of property subject to the Los Angeles rent control 

law must abide by the 4% increase maximum. 

However, a “new construction” property not subject to Los Angeles rent control would come 

within the state law rent cap. 

Q: Are the exemptions in the rent cap portion of the law different from those in the just 

cause portion? 

A: Yes and no. The exemptions in the rent cap portion for new construction, owner-occupied 

duplexes, condos and single-family properties, and government subsidized housing are identical 



 

 

with the just cause portion. 

However, the just cause portion contains a few exemptions which are simply not present in the 

rent cap. Most significantly, the just cause portion exempts a single-family property that is 

owner-occupied but rents out up to two units or bedrooms even including ADUs or junior 

accessory units; and exempts housing accommodations in which the tenant shares bathroom or 

kitchen facilities with the owner occupant. 

 

V. Just Cause 

 

Q: Does this law apply to commercial property? 

A: No. It covers only residential property. 

Q: On what basis can a landlord evict? 

A: A landlord can no longer terminate a tenancy “at will” or without cause. Under AB 1482, a 

landlord must have “just cause.” 

Q: Does just cause apply to all tenants? 

A: No. It applies only to tenants who have been continuously and lawfully occupying the 

property for 12 months or more. 

Q: What if an additional tenant is added before 24 months? Does just cause still apply? 

A: It depends. Just cause will the apply only if: 

• All of the tenants have occupied the property continuously and lawfully for 12 months 

or more or 

• One or more of the tenants has continuously and lawfully occupied the property for 24 

months or more. 

Q: I have a month to month tenant that has been occupying the property for 10 months. Can I 

simply terminate this tenant by providing a 30-day notice without cause? 

A: Yes. The just cause portion of the law does not apply to this tenant. It is not necessary to 



 

 

state a reason for the termination. The tenancy may be terminated for no cause or any cause 

but not for an illegal cause. An owner may use a 30-day notice of termination for this purpose. 

(“Notice to Terminate Tenancy” C.A.R. form NTT). 

Q: I have a month to month tenant that I terminated after 10 months, but the tenant is still 

there, and it’s been over a year now. I haven’t accepted rent for any period beyond the notice 

termination date. Is the tenant now subject to just cause eviction? 

A: No. Assuming your notice of termination was proper, the tenant was never “continuously 

and lawfully” occupying the property for 12 months. 

Q: What constitutes just cause under AB 1482? 

A: The law provides a list of 15 separate reasons which constitute just cause. Any termination of 

tenancy must be based on one of those 15 reasons. 

Q: What are the just cause reasons? 

A: The just cause reasons are divided into two categories: “At fault” and “No fault.” 

• “At fault” evictions are allowed when a tenant has breached their lease and do not 

require the payment of relocation assistance. “At fault” reasons include: 

• Non-payment of rent 

• A breach of a material term of the lease after being given notice to correct the 

violation 

• Nuisance 

• Using the property for an unlawful purpose 

• Criminal activity on the property or common areas or criminal threats against the 

owner or agent on or off the property 

• Refusal to allow entry 

• “Waste” – meaning damage to the property. (By case law, this requires a showing 

of substantial or permanent diminishment or depreciation in the market value of 

the property. (Rowe v. Well Fargo (1985)) 

• Assigning or subletting the property in violation of the lease 



 

 

• The tenant had a written lease that terminated on or after January 1, 2020, and 

after a written request or demand from the owner, the tenant has refused to 

execute a written extension or renewal for an additional term of similar duration 

with similar provisions, provided that those terms do not violate the just cause law 

or any other law. 

• Failure of an employee or agent to vacate after termination of employment 

• When the tenant fails to vacate after providing the owner with their own 

termination notice or after an agreed upon surrender. 

• “No fault” evictions are allowed when the tenant has not breached the lease and will 

require the landlord to pay one month’s rent in relocation assistance. “No fault” reasons 

include: 

• “Owner occupancy” where the owner, or the spouse, domestic partner, children, 

grandchildren, parents or grandparents of the owner, decide to occupy the 

property, assuming there is a lease provision permitting it. 

• Withdrawal from the rental market 

• Substantial remodeling or demolition of the property 

• Compliance with a government order to vacate the property 

Q: If a landlord terminates a tenancy for one of the 15 reasons, is it necessary to state the 

reason in the notice? 

A: Yes. (Civil Code § 1946.2(a)). The cause must be stated in every notice to terminate, and the 

stated reason must be one of the 15 specified reasons. 

Q: Are the notice of termination time periods different from current law? 

A: Generally no, with one major exception. In general, the notice of termination time periods 

are the same as, and rely upon, existing law. 

The major exception is for a 3-day notice to perform covenant or quit. This notice alone cannot 

result in a termination of tenancy. But if the tenant fails to cure, the owner could issue a 3-day 

notice that could then include a termination of tenancy. The latter notice could at the owner’s 

option be non-curable. 



 

 

Additionally, under at fault terminations, there is an entirely new basis for eviction involving a 

tenant’s failure to renew a lease upon demand. This does not have a stated time period. 

  

Q: Could you remind me what does current law require in terms of the time periods 

necessary to terminate a tenancy and which type of notice to use? 

A: It depends on the reason and the type of tenancy. 

• For non-payment of rent --- a 3-day notice to pay rent or quit. 

 

• For nuisance, using the property for an unlawful purpose, waste, or improper assigning 

or subletting – a 3-day notice to quit. This type of notice is non-curable: that is, the 

tenant has no option to perform, but must simply quit after three days or face the 

possibility of a suit for unlawful detainer. 

 

• For a tenant’s refusal to renew a lease: When the tenant had a written lease that 

terminated on or after January 1, 2020 and the tenant after a written request or demand 

from the owner refused to execute a written extension or renewal of the lease for an 

additional term of similar duration with similar provisions refuses to sign the extension or 

renewal. There is no current law that pertains to this scenario. Giving the tenant a clear 

opportunity to re-sign within a reasonable time period, after which, a 3-day notice to quit 

may be delivered is recommended. 

 

• For failure of an employee or agent to vacate after termination of employment. There is 

no notice required after termination of employment. 

 

• For failure of a tenant to vacate after providing the owner with their own termination 

notice or after an agreed upon surrender – no further notice is required. This is exactly 

how the current law works. Currently a landlord can rely on a tenant’s written notice to 

vacate and bring a suit for unlawful detainer when a tenant does not vacate after 



 

 

expiration of the notice. 

 

• For “owner occupancy” where the owner, or the owner’s spouse, domestic partner, 

children, grandchildren, parents or grandparents decide to occupy the property, 

assuming there is a lease provision permitting it – a 60-day notice for a month to month 

tenant who has occupied the property for more than a year. 

 

• For withdrawal from the rental market -- a 60-day notice for a month to month tenant 

who has occupied the property for more than a year. 

 

• For substantial remodeling or demolition of the property -- a 60-day notice for a month 

to month tenant who has occupied the property for more than a year 

Q: Is an owner automatically entitled to terminate a tenancy based upon owner or family 

member occupancy? 

A: No. The “Rent Cap and Just Cause Addendum” (Form RCJC) will need to be provided. For 

month to month tenants, this can be incorporated into the lease with a notice of change in 

terms of tenancy (C.A.R. form CTT). C.A.R. recommends doing this by January 1, 2020. For 

tenants on a fixed term lease, it should be provided as a stand-alone notice. 

As a technical matter, the requirement of adding the owner move-in provision only applies to 

leases entered into on or after July 1, 2020. Therefore, a landlord is not required to include this 

as part of the lease or rental agreement until July 1, 2020, and then only after a lease has 

expired and a new one is being entered into. 

However, as a best practice, C.A.R. recommends that the addendum be incorporated into the 

lease at the first opportunity. This means that for any new or renewed lease or rental 

agreement signed after January 1, 2020, the addendum must be used. And for month to month 

tenancies, the addendum should be incorporated by January 1, 2020 by using a notice to 

change terms of tenancy. 



 

 

Q: I am terminating a tenancy so that my child may move in. How long does she have to live 

there? 

A: The law is silent on how much time is necessary for an owner or family member occupant to 

remain in the property after move in. In any case, under no circumstances should an owner 

terminate a tenancy on the basis of an owner move-in without intending to in fact occupy the 

property. Doing so is a type of fraud. Although not directly applicable to the state-wide just 

cause requirement, Civil Code 1947.10 sets a minimum occupancy of six months for local rent 

control laws. 

Q: How much notice must an owner provide to terminate a tenancy for the purpose of 

withdrawing the property from the rental market? 

A: 60 days for a month to month tenant. The Ellis Act, which sets permissible notice time 

periods by a locality, or even the state, still requires adoption of these extra notice periods by 

the locality. AB 1482 has not adopted these permissible Ellis Act rules, so the termination notice 

period is simply 60 days for any tenant that has occupied the property for more than a year. 

Q: What does it mean to “substantially remodel” the property? 

A: “Substantially remodel” means the replacement or substantial modification of any structural, 

electrical, plumbing, or mechanical system that requires a permit from a governmental agency, 

or the abatement of hazardous materials, including lead-based paint, mold, or asbestos, in 

accordance with applicable federal, state, and local laws, that cannot be reasonably 

accomplished in a safe manner with the tenant in place and that requires the tenant to vacate 

the residential real property for at least 30 days. Cosmetic improvements alone, including 

painting, decorating, and minor repairs, or other work that can be performed safely without 

having the residential real property vacated, do not qualify as substantial rehabilitation. 

 

VI. Relocation Assistance 

Q: When is relocation assistance required? 

A: Whenever a tenancy is terminated based on a no-fault reason. 



 

 

Q: My tenant makes over $200,000 a year. Am I still required to pay relocation assistance? 

A: Yes. There is nothing in this law that varies the amount of relocation assistance based on any 

characteristic personal to the tenant. 

Q: How much is the relocation assistance? 

A: One month of rent as of the time the termination notice was issued. 

Q: What are the owner’s options for how this amount is to be paid? 

A: The owner has two options: 

1. The relocation assistance amount may be provided as a direct payment to the tenant 

with 15 calendar days of serving the termination notice. In this case, the notice of 

termination must notify the tenant of the tenant’s right to relocation assistance. Or, 

 

2. The owner may notify the tenant in writing that the payment of rent for the final 

month of the tenancy is waived, prior to it becoming due. In this case, the notice of 

termination must state the amount of rent waived and that no rent is due for the final 

month. 

Q: What happens if I do not pay the relocation assistance? 

A: The notice of termination will be rendered “void.” In fact, the law states that any failure of 

the owner to “strictly comply” with the relocation assistance rules will render the termination 

notice void. 

Q: What happens if the tenant fails to vacate after expiration of the notice? 

A: Then the actual amount of the relocation assistance or rent waiver can be recouped as 

damages as part of an unlawful detainer action. 

 

VII. Exemptions from Just Cause 

Q: What types of properties are exempt from the just cause eviction law? 

A: 1. Residential real property that is alienable separate from the title to any other dwelling 



 

 

unit. This means primarily single-family residences and condominiums. However the exemption 

is only available if: 

One, a notice of the exemption is given to the tenants (and after July 1, 2020, is provided in the 

rental agreement) and 

Two, the owner is not a: 

i) Real estate investment trust; 

ii) Corporation; or 

iii) Limited liability company in which at least one member is a corporation. 

2. Housing that has been issued a certificate of occupancy within the previous 15 years; 

 

3. A duplex in which the owner occupies one of the units as his/her primary residence at the 

beginning of the tenancy so long as the owner continues in occupancy; and 

 

4. Housing restricted by deed for persons and families of very low, low, or moderate income, as 

defined, or subject to an agreement that provides housing subsidies for affordable housing for 

persons and families of very low, low, or moderate income. 

 

Notice that these first four exemptions are identical to the exemptions from the rent cap 

portion of AB 1482. Additional exemptions include: 

 

5. Housing accommodations where the tenant shares bathroom or kitchen facilities with an 

owner occupant (must be principal residence). 

 

6. Single-family owner-occupied properties where up to two units or bedrooms are rented out. 

These can include an ADU or a junior ADU. 

 

7. Vacation rentals, meaning properties that are rented out for 30 days or less. 

 



 

 

8. School dormitories, non-profit hospitals, religious facilities, and licensed residential care 

facilities, among others. 

 

Q: If a property is exempt from just cause, can owner evict without cause? 

A: Yes. If exempted from the just cause eviction law, then no cause is required. A termination of 

tenancy can be based on no cause or any cause, just not an illegal cause, and the cause need 

not be stated in the notice. A standard 30 or 60-day notice may be used to terminate a tenancy. 

Q: What is the effect of a property being subject to the rent cap but being excluded from just 

cause? 

A: Exemptions listed as #5 and #6 on the above list allow for the possibility that the owner may 

be exempt from the just cause portion of the law while still being subject to the rent 

limitations. 

For example, an owner may own and live in a single-family property with a detached ADU 

which is rented out. This arrangement would mean that while the owner could evict the tenant 

in the ADU without cause, rents charged to the tenant would still be limited by the rent cap. If 

the owner did evict, no relocation assistance would be required to be paid. 

VIII. Preemption of Just Cause 

Q: Does a local just cause eviction ordinance preempt the state law? 

A: It depends. For any real property that is subject to a local ordinance requiring just cause, that 

local ordinance will preempt AB 1482 as long as it was adopted on or before September 1, 

2019. This is true even if the local law is less protective than AB 1482. However, a later 

amendment to the ordinance may mean that 1482 applies, unless the amendment is “more 

protective.” (See below as to what “more protective” means). 

For example, if a city has a weak just cause eviction law that was already in place before 

September 1, 2019, that weak local law will preempt AB 1482 even though AB 1482 might offer 

stronger protections to a tenant. 



 

 

Q: Does a local just cause eviction law adopted or amended after September 1, 2019, 

preempt the state law? 

A: Not necessarily. Any local just cause eviction law adopted or amended after September 1, 

2019, will only preempt AB 1482 if it is “more protective” of tenant rights. 

Q: What does “more protective” mean? 

A: In order for a local just cause eviction law to be more protective it must meet three criteria: 

1. The local law must be “consistent” with AB 1482. 

2. The local law must provide higher relocation assistance or provide additional 

protections. 

3. The local government has made a binding finding that their local ordinance is “more 

protective.” 

Q: Can a property be subject to both a local just cause ordinance and AB 1482? 

A: No. It’s one or the other. 

Q: If a local just cause ordinance is adopted after September 1, 2019 that is “less protective” 

than AB 1482, can it be enforced? 

A: No. 

Q: Where can I get additional legal information? 

A: This legal article is just one of the many legal publications and services offered by C.A.R. to its 

members. For a complete listing of C.A.R.'s legal products and services, please visit C.A.R. 

Member Legal Services . 

 

This legal article is just one of the many legal publications and services offered by C.A.R. to its 

members. The information contained herein is believed accurate as of the revision date 

above.  It is intended to provide general answers to general questions and is not intended as a 

substitute for individual legal advice. Advice in specific situations may differ depending upon a 

wide variety of factors. Therefore, readers with specific legal questions should seek the advice 

https://www.car.org/legal/miscellaneous-contacts/memberlegalservices
https://www.car.org/legal/miscellaneous-contacts/memberlegalservices


 

 

of an attorney. For a complete listing of C.A.R.'s legal products and services, please visit 

Member Legal Services. 

Readers who require specific advice should consult an attorney. C.A.R. members requiring legal 

assistance may contact C.A.R.'s Member Legal Hotline at (213) 739-8282, Monday through 

Friday, 9 a.m. to 6 p.m. and Saturday, 10 a.m. to 2 p.m.  C.A.R. members who are broker-

owners, office managers, or Designated REALTORS® may contact the Member Legal Hotline at 

(213) 739-8350 to receive expedited service. Members may also submit online requests to 

speak with an attorney on the Member Legal Hotline by visiting Legal Hotline on car.org.  

Written correspondence should be addressed to: 

CALIFORNIA ASSOCIATION OF REALTORS® 

Member Legal Services 

525 South Virgil Avenue 

Los Angeles, CA 90020. 

________________________________________ 

The information contained herein is believed accurate as of September 20, 2019. It is intended 

to provide general answers to general questions and is not intended as a substitute for 

individual legal advice. Advice in specific situations may differ depending upon a wide variety of 

factors. Therefore, readers with specific legal questions should seek the advice of an attorney. 

Written by Robert Bloom, Esq.  

Copyright© 2019 CALIFORNIA ASSOCIATION OF REALTORS® (C.A.R.). Permission is granted to 

C.A.R. members to reprint this material in hardcopy or PDF format only for personal use or with 

individual clients. This material may not be used or reproduced for commercial purposes. Other 

reproduction or use is strictly prohibited without the express written permission of the C.A.R 

Legal Department. All rights reserved. 

  

 
 



 

 

 

Prop 13(AB 48) and what you need to know for the March 3rd ballot 

The only initiative on the March 3rd ballot is entitled Prop 13 (AB48). 

PROP 13 AUTHORIZES BONDS FOR FACILITY REPAIR, CONSTRUCTION, AND MODERNIZATION 
AT PUBLIC PRESCHOOLS, K–12 SCHOOLS, COMMUNITY COLLEGES, AND UNIVERSITIES. 
LEGISLATIVE STATUTE.  

What it does: 

Authorizes $15 billion in state general obligation bonds for construction and modernization of 

public education facilities. Fiscal Impact: Increased state costs to repay bonds estimated at 

about $740 million per year (including interest) over the next 35 years. 

What your vote means: 

YES Vote NO Vote 

A YES vote on this measure means: The state 

could sell $15 billion in general obligation 

bonds to fund school, community college, 

and university facility projects. In addition, 

school districts and community college 

districts would be authorized to issue more 

local bonds, and school districts would have 

new limits on their ability to levy developer 

fees 

A NO vote on this measure means: The state 

could not sell $15 billion in general obligation 

bonds to fund education facility projects. The 

state also would not make changes to school 

districts’ and community college districts’ 

existing local borrowing limits or the existing 

rules for school districts to levy developer 

fees. 

    

For more information | CLICK HERE.   

You can find a link to the Title and Summary of Prop 13(AB 48) | CLICK HERE.   

 

 What’s the Difference: 

Prop 13(AB 48) bond measure on the March 3rd ballot is vastly different from the original Prop 

13 that addresses Split Roll.  

https://vig.cdn.sos.ca.gov/2020/primary/pdf/quick-reference-guide.pdf
https://vig.cdn.sos.ca.gov/2020/primary/pdf/prop13-title-summ-analysis.pdf


 

 

Prop 13 is a California constitutional amendment that was passed in 1978.  The current 

initiative that wants to change Prop 13  is titled the California Tax on Commercial and 

Industrial Properties for Education and Local Government Funding Initiative; has qualified to 

appear on the ballot in California on the November 3, 2020 ballot. 

The original Prop 13 information | CLICK HERE.  

Ballot 

Initiative 

Title 

Prop 13 (AB 48) 

AUTHORIZES BONDS 

FOR FACILITY 

REPAIR, 

CONSTRUCTION, 

AND 

MODERNIZATION AT 

PUBLIC 

PRESCHOOLS, K–12 

SCHOOLS, 

COMMUNITY 

COLLEGES, AND 

UNIVERSITIES. 

LEGISLATIVE 

STATUTE. 

California Tax on 

Commercial and 

Industrial Properties 

for Education and 

Local Government 

Funding Initiative. 

 

Current Version of 

Prop 13 -Tax Reform  
C.A.R.’s: 

The Family 

Home 

Protection 

and 

Fairness in 

Property 

Tax Act 

2020 

Status Qualified Qualified CA Amendment In Progress 

Voter 

Date 

March 3, 2020 November 3,2020 June 6, 1978 November 

3, 2020 

What it 

Does 

• Modifies 
Facility Rules 
for Schools 

• Assess 
Commercial 
and Industrial 

• One Percent 
Rate Cap.  

 

https://ballotpedia.org/California_2020_ballot_propositions
https://ballotpedia.org/California
https://ballotpedia.org/California_2020_ballot_propositions
https://www.californiataxdata.com/pdf/Prop13.pdf


 

 

• Establishes 
New 
Expectations 
for Selection 
of University 
Projects. 

• Changes Local 
Funding Rules 
for Districts 

Property at 
Market Value. 

• Exempt Lower 
Value Business 
Personal 
Property. 

• Allocate New 
Revenues to 
Local 
Governments 
and Schools 

• Assessment 
Rollback.  
Rolled back 
property values 
for tax 
purposes to 
their 1976 
level.  

• Responsibility 
for Allocating 
Property Tax 
Transferred to 
State.  

• Reassessment 
Upon Change 
of Ownership.  

• Vote 
Requirement 
for State Taxes.  

•  6. Voter 
Approval for 
Local “Special” 
Taxes.  

 

 
 

Red Alert: Urge Your Senator AND Assembly Member to Vote NO on AB 1482 that Establishes 
Restrictive Rent Caps 
  

C.A.R. OPPOSES UNLESS AMENDED AB 1482 (Chiu), which creates a very restrictive statewide 
rent cap and burdensome “just cause” eviction standards. 



 

 

We know…busy Labor Day weekend, fun plans, the grind that never ends. But this is 

important. Your legislator is about to decide on a statewide 5% (+ inflation) RENT CAP and 

needs to hear from you!  

READ MORE HERE 

ACTION ITEM 

1. Call your Senator: 1-855-215-0152; 

Enter your NRDS ID (190011804) followed by the # key to get connected to your state Senator’s 

office. 

2. Call your Assembly Member: 1-800-798-6593; 

Enter your NRDS ID (190011804) followed by the # key to get connected to your Assembly 

Member’s office. 

When connected, please use the following script to urge both legislators  
to vote NO on AB 1482: 
  

“Hi, this is (insert your name). I’m a REALTOR® from your district. Please ask the 

Senator/Assembly Member to Vote No on AB 1482. The bill discourages the creation of rental 

housing and doesn’t address the real problem – lack of supply.” 

3. Use Twitter to encourage your legislators to vote NO! 

CLICK HERE to log in and send your message. 

C.A.R. OPPOSES UNLESS AMENDED AB 1482 (Chiu), which creates a very restrictive statewide 
rent cap and burdensome “just cause” eviction standards. C.A.R. had reached an agreement 
with the sponsors and the bill’s author to make reasonable amendments to remove C.A.R.’s 
opposition. The consensus language would have promoted tenant protections and protected 
property ownership. However, because our consensus language was not incorporated into the 
bill, C.A.R. is opposing AB 1482. The bill could be heard in the Senate as soon as Tuesday, 
September 3rd and in the Assembly within a day of that. YOUR ACTION IS NEEDED NOW. 

https://pfar.org/wp-content/uploads/2019/09/Pasadena-Foothills-AB1482-Red-Alert.pdf
https://www.votervoice.net/BroadcastLinks/cfIo2h0OoFFYZF2M7RdR-w


 

 

Issue Background 

Under current law, unless a local government has enacted rent control, there is no statewide 
cap on rent. Additionally, current law allows landlords to end a tenancy without cause when a 
lease expires. 

As introduced, AB 1481 and AB 1482 – previously combined into one bill, AB 1482 – would have 
established a rent cap of 5% plus regional CPI, as well as “just cause” evictions after 6 months of 
tenancy, through 2030 on all rental properties; required relocation assistance up to 3 months 
when a tenant is evicted under specified conditions; and included insufficient vacancy decontrol 
language. 

Per our agreement reached with the author and the sponsors, AB 1482 would have established 
a rent cap of 7% plus regional CPI, as well as “just cause” evictions after 12 months of tenancy, 
through 2023; limited relocation assistance to 1 month when a tenant is evicted under specified 
conditions; exempted single-family homes owned by a natural person, an LLC, or in a trust; and 
contained sufficient vacancy decontrol language. As proposed to be amended contrary to our 
agreement, the bill would revert back to its original rent cap of 5% plus regional CPI and last 
for a decade until 2030. 
  
Why C.A.R. is OPPOSING AB 1482 

• AB 1482 negatively impacts small property owners. For example, the bill does not allow 
for “pass throughs” for repairs, such as a broken HVAC system or leaky roof. A small 
property owner has no way to offset these repair costs and is unable to absorb such 
costs under such restrictive rent caps. As a result, small property owners may decide to 
their pull units off rental the market rather than be forced to limit rents to such a 
degree. Small property owners will also be discouraged from entering the rental market, 
leaving a greater concentration of ownership in the hands of large corporate entities. 

• AB 1482 discourages the creation of rental housing. Establishing restrictive rent caps 
and “just cause” eviction standards creates a disincentive for developers to build rental 
housing.  

• AB 1482 doesn’t address the core cause of the housing affordability crisis, which is the 
lack of supply. As other legislation designed to increase the housing supply languishes in 
the Legislature, AB 1482 not only doesn’t increase the supply, it discourages the 
provision of rental housing. 

 



 

 

Red Alert: Urge Your Assembly Member to Oppose Bill that Forces Landlords to Participate in 
Section 8 
  

C.A.R. OPPOSES Bill that Forces Landlords to Participate in Section 8 

***Even if you have made this call on a previous Alert for SB 329, it is VITAL to do so again as 
we are targeting your Assembly Members before they vote for this bill on the Assembly 
Floor!*** 

Action Item 

Contact Your Assembly Member TODAY. Urge a NO Vote on SB 329! 

Call 1-800-798-6593 

Enter Your PIN Number <NRDS ID> followed by the # sign to be connected to your Assembly 
Member’s Office 

  

When staff answers the phone, you can use the following script:   

“Hi, this is (insert your name). I’m a REALTOR® from your district. Please ask the Assembly 

Member to Vote No on SB 329. This isn’t about discrimination. Don’t force rental property 

providers into contractual obligations that they may not be able to meet.” 

  

C.A.R. OPPOSES SB 329 (Mitchell) because it effectively forces all residential rental property 

owners to participate in the voluntary Section 8 housing program by entering into a legally 

binding contract with a government agency – the provisions of which may be extremely difficult 

to comply with.   

  

Issue Background 

  

Under current law, participation by a rental property owner in the Department of Housing and 

Urban Development’s Housing Choice Voucher program, more widely known as Section 8, is 

voluntary. Under SB 329, which redefines “source of income” include Section 8, every 

residential rental property owner will be effectively forced to enter into a contract with the 



 

 

local housing authority upon receiving an application from a tenant who uses Section 8 housing 

vouchers to pay a portion of their rent. Because many housing authorities already lack the 

resources to process applications and inspect properties quickly, units may sit unoccupied for 

many weeks until all the administrative requirements are met. 

Why C.A.R. is OPPOSING SB 329 

Governor Brown vetoed a bill similar to SB 329 last year. Governor Brown vetoed SB 1427 last 
year. SB 1427 would have amended “source of income” to include Section 8 “HUD-VASH” 
vouchers while SB 329 is far more expansive in that it will amend “source of income” to include 
all Section 8 vouchers. In his veto message for SB 1427, Governor Brown stated: “…this bill goes 
too far. Specifically, it forces landlords and property owners to take part in what has always 
been a voluntary federal program with numerous requirements. These include registration with 
a local housing authority, participation in training, property inspections and modification of 
leases to conform with federal standards. I don’t believe a mandate to comply with all these 
requirements is warranted.” 

SB 329 isn’t about discrimination and it doesn’t solve the problem. Proponents of SB 329 claim 
the bill is about ending discrimination against those using Section 8 vouchers. The reality is that 
the term “discrimination” has been co-opted to achieve a different goal – to effectively force all 
property owners, big and small, to accept Section 8, no matter how onerous the requirements. 
And the real kicker – SB 329 doesn’t even achieve the goal of making more units available for 
those with Section 8 vouchers. Instead it creates a murky new world where, according to the 
proponents, landlords can continue to refuse to accept Section 8; however, landlords who do 
refuse will be subject to claims of discrimination and possible litigation. In the end, small 
property owners will take their units off the market rather than be effectively forced to 
contract with a local housing authority. 
  
SB 329 effectively forces landlords into binding contracts. Amending the definition of “source 
of income” to include Section 8 vouchers means that you are effectively forcing a landlord to 
contract with the local housing authority when they get a Section 8 applicant. What if the local 
housing authority does not have the ability to process Section 8 applications and inspect units 
in a timely manner? Obviously in that situation the delays and time off the market become 
unduly burdensome for the landlord. SB 329 would seemingly be the only instance in state law 
where a private party is effectively forced to enter into a contract with a government agency. 

SB 329 doesn’t fix the underlying problems with Section 8. Because housing authorities are 
understaffed, it can take as long as 60 days before all applications are submitted, inspections 



 

 

are made, and contracts are signed. During that time, the unit sits vacant at a substantial loss to 
the property owner. Instead of fixing Section 8 by remedying this and other problems to attract 
more landlords to voluntarily participate in the program, SB 329 creates new mandates. C.A.R. 
encourages the Assembly Appropriations Committee to consider alternative proposals, such as 
SB 521 (Portantino), which would establish a tax credit to incentivize more landlords to 
voluntarily participate in Section 8. 

 

Government Affairs Update July 2019 Update | Tenant Protection Ordinances 
 

Recent Changes to Area City Tenant Protection Ordinances Revised July 2019 

Pasadena:  On July 13, changes to the City’s Tenant Protection Ordinance will go into 
effect.  The ordinance requirements: 

CLICK HERE for PASADENA’S TENANT PROTECTION FACT SHEET. 

NOTE: 

The TPO Fact Sheet is posted on the Housing Department website in the “Tenant Protection” 
box: https://www.cityofpasadena.net/housing/   Additional related information will be posted 
on the website soon, including guidance on how to document a TPO assistance claim and a 
Spanish language version of the TPO Fact Sheet. 

The Housing Rights Center is under City contract to provide assistance to tenants and landlords 
on TPO matters.  Contact information for the Housing Rights Center is provided on the second 
page of the TPO Fact Sheet. 

Questions? | Contact Government@pfar.org 

 

Red Alert: Urge Your Assembly Member to Oppose Bill that Forces Landlords to Participate in 
Section 8 
  

C.A.R. OPPOSES Bill that Forces Landlords to Participate in Section 8 

https://pfar.org/wp-content/uploads/2019/09/Tenant-Protection-Fact-Sheet-1-Pasadena-July-2019.pdf
https://www.cityofpasadena.net/housing/
mailto:Government@pfar.org


 

 

***Even if you have made this call on a previous Alert for SB 329, it is VITAL to do so again as 
we are targeting your Assembly Members before they vote for this bill on the Assembly 
Floor!*** 

Action Item 

Contact Your Assembly Member TODAY. Urge a NO Vote on SB 329! 

Call 1-800-798-6593 

Enter Your PIN Number <NRDS ID> followed by the # sign to be connected to your Assembly 
Member’s Office 

  

When staff answers the phone, you can use the following script:   

“Hi, this is (insert your name). I’m a REALTOR® from your district. Please ask the Assembly 

Member to Vote No on SB 329. This isn’t about discrimination. Don’t force rental property 

providers into contractual obligations that they may not be able to meet.” 

  

C.A.R. OPPOSES SB 329 (Mitchell) because it effectively forces all residential rental property 

owners to participate in the voluntary Section 8 housing program by entering into a legally 

binding contract with a government agency – the provisions of which may be extremely difficult 

to comply with.   

  

Issue Background 

  

Under current law, participation by a rental property owner in the Department of Housing and 

Urban Development’s Housing Choice Voucher program, more widely known as Section 8, is 

voluntary. Under SB 329, which redefines “source of income” include Section 8, every 

residential rental property owner will be effectively forced to enter into a contract with the 

local housing authority upon receiving an application from a tenant who uses Section 8 housing 

vouchers to pay a portion of their rent. Because many housing authorities already lack the 

resources to process applications and inspect properties quickly, units may sit unoccupied for 

many weeks until all the administrative requirements are met. 

Why C.A.R. is OPPOSING SB 329 



 

 

Governor Brown vetoed a bill similar to SB 329 last year. Governor Brown vetoed SB 1427 last 
year. SB 1427 would have amended “source of income” to include Section 8 “HUD-VASH” 
vouchers while SB 329 is far more expansive in that it will amend “source of income” to include 
all Section 8 vouchers. In his veto message for SB 1427, Governor Brown stated: “…this bill goes 
too far. Specifically, it forces landlords and property owners to take part in what has always 
been a voluntary federal program with numerous requirements. These include registration with 
a local housing authority, participation in training, property inspections and modification of 
leases to conform with federal standards. I don’t believe a mandate to comply with all these 
requirements is warranted.” 

SB 329 isn’t about discrimination and it doesn’t solve the problem. Proponents of SB 329 claim 
the bill is about ending discrimination against those using Section 8 vouchers. The reality is that 
the term “discrimination” has been co-opted to achieve a different goal – to effectively force all 
property owners, big and small, to accept Section 8, no matter how onerous the requirements. 
And the real kicker – SB 329 doesn’t even achieve the goal of making more units available for 
those with Section 8 vouchers. Instead it creates a murky new world where, according to the 
proponents, landlords can continue to refuse to accept Section 8; however, landlords who do 
refuse will be subject to claims of discrimination and possible litigation. In the end, small 
property owners will take their units off the market rather than be effectively forced to 
contract with a local housing authority. 
  
SB 329 effectively forces landlords into binding contracts. Amending the definition of “source 
of income” to include Section 8 vouchers means that you are effectively forcing a landlord to 
contract with the local housing authority when they get a Section 8 applicant. What if the local 
housing authority does not have the ability to process Section 8 applications and inspect units 
in a timely manner? Obviously in that situation the delays and time off the market become 
unduly burdensome for the landlord. SB 329 would seemingly be the only instance in state law 
where a private party is effectively forced to enter into a contract with a government agency. 

SB 329 doesn’t fix the underlying problems with Section 8. Because housing authorities are 
understaffed, it can take as long as 60 days before all applications are submitted, inspections 
are made, and contracts are signed. During that time, the unit sits vacant at a substantial loss to 
the property owner. Instead of fixing Section 8 by remedying this and other problems to attract 
more landlords to voluntarily participate in the program, SB 329 creates new mandates. C.A.R. 
encourages the Assembly Appropriations Committee to consider alternative proposals, such as 
SB 521 (Portantino), which would establish a tax credit to incentivize more landlords to 
voluntarily participate in Section 8. 



 

 

STATUS: In the Assembly. 

 

Updates on Red Alerts for AB 1481 and 1482 | June 2019 
  

C.A.R. issued Red Alerts on AB 1481 and AB 1482. PFAR actively supported C.A.R. in these 
alerts. These bills imposed unacceptable regulations on rental property owners. 

AB 1482 would have imposed a very restrictive rent cap and AB 1481 would have created an 
expansive “just cause” eviction right. C.A.R. was able to compromise with legislators creating a 
balance that allowed C.A.R. to remove its opposition. This compromise provided a balance 
between preserving the rights of rental property owners while allowing the protection of at-risk 
tenants. C.A.R. was able to alleviate concerns for small property owners and included a sunset 
date of 2023. 

To read more about these Red Alerts CLICK HERE for more information.  

A lack of supply and increasing costs are decreasing opportunities for first time 
homebuyers.  AB 1590 (Blanca Rubio) First-Time Homebuyer Tax Credit – Will allow certain 
first-time homebuyers to receive a tax credit for purchasing a principal residence under 
specified conditions. AB 1590 passed out of the Assembly Appropriations Committee in May 
2019. 

LA County Hearing On Rental Control Tuesday, April 9 
Monday, April 8, 2019   

The L.A. County Board of Supervisors will hear the issue of Rent Control 
TOMORROW 
Tuesday, April 9 at 9:30 a.m. 

We need YOUR SUPPORT! 

Arrive by 9 a.m. tomorrow at 500 W. Temple Street (Room 381B) in DTLA 
to fill out a speaker card and SHARE YOUR STORY. 

The hearing will focus on whether to extend the ordinance to temporarily limit rent increases 
and introduces a controversial “just cause” eviction element.  The just cause eviction 

https://www.car.org/difference/getinvolved/NoAB1481and1482


 

 

requirements will extend to single family homes as well. If approved, this just cause 
amendment WILL reduce your property values by at least 20%. We especially need Property 
Owners (though all are welcome) from unincorporated Los Angeles County to share how this 
extension and subsequent amendments would bring negative consequences to families across 
L.A. County. 

CLICK HERE for more information about the hearing. 
We are Item 1D 

We hope to see you tomorrow!  

  

Pasadena Occupancy Inspection Effective Monday, April 1 
Make Sure You Are Prepared 

PRINT INSTRUCTIONS HERE 
VISIT PASADENA PRESALE CERTIFICATION PROGRAM SITE HERE 

AMENDED INSTRUCTION 
Only the SELLER can request an inspection from city staff if he/she desires. 

Please see amended instructions below. 

The Pasadena Occupancy Inspection Changes are scheduled to go Live on Monday, April 1. 
  
Properties not eligible for a Presale Certificate of Completion 
require a Presale Certificate of Inspection. 
OR 
Properties that meet the requirements for a Presale Certificate of Completion (city inspection 
not required) are eligible for self-certification. 
  
Even if property meets the eligibility requirements; the property owner or agent can still 
voluntarily request a city inspection. 

PLEASE SEE STEPS BELOW TO PREPARE FOR THESE CHANGES 

  
PRESALE CERTIFICATE OF COMPLETION STEPS 

ttp://bos.lacounty.gov/LinkClick.aspx?fileticket=WkBktocTUPg%3d&portalid=1
https://pfar.org/wp-content/uploads/2019/04/PFAR-OIP-Knowledge-Base-Update.pdf
http://www.cityofpasadena.net/presaleprogram


 

 

  
 Eligible Properties (MUST MEET ALL CRITERIA LISTED BELOW)  

• Property has no outstanding/open code compliance cases/violations 
• Property satisfies Square Footage of living space requirement (must not exceed 10% 

more than what is shown in L.A. County Assessor files) 
• Property meets fire prevention, detection and exiting requirements 
• Property does not have any unpermitted new construction, additions, conversions or 

accessory structures greater than 120 square feet 

  
HOW TO COMPLETE  
  
Online (City encourages electronic submittal) 

• Visit: www.cityofpasadena.net/presaleprogram  
• Complete Presale Certificate of Completion Form electronically  
• Seller or Seller’s agent will complete application to verify eligibility (digital signature 

required) 
• Application will be routed electronically to Buyer’s agent for disclosure (digital signature 

of buyer also required) 
• Seller will be notified of fully executed form and will be prompted to pay the Sidewalk 

Assessment Fee (if applicable) and Form Fee online 
• Certificate of Completion will be immediately issued upon payment 

 In-Person 

• Visit: www.cityofpasadena.net/presaleprogram   
• Download and Complete Presale Certificate of Completion Form 
• Obtain signatures from both Buyer and Seller 
• Pay Sidewalk Assessment Fee (if applicable), Submit Form and Pay Form Fee In-Person 
• Certificate of Completion will be immediately issued upon form submission and 

payment 

Cost of Form (In-person): $27.78  
Cost of Form (Online): $27.78  (plus PayPal Fees) 
  
PRESALE CERTIFICATE OF INSPECTION STEPS 

http://cityofpasadena.net/presaleprogram
http://cityofpasadena.net/presaleprogram
http://cityofpasadena.net/presaleprogram
http://cityofpasadena.net/presaleprogram


 

 

Properties that don’t meet the eligibility requirement as specified above must complete the 
Certificate of Inspection 
  
HOW TO SET UP AN INSPECTION 

• Visit: https://ww5.cityofpasadena.net/planning/permit-center/online-services/ 
• Set up Inspection (Seller can request an inspection at any time should they wish) 
• Follow instructions on page, where you will enter property address and be redirected 

accordingly 
• Once Inspection is Complete/Approved; 

Visit: www.cityofpasadena.net/presaleprogram  
• Complete Presale Certification of Inspection Form online (recommended) or in-person 

(Sidewalk fees (if applicable), form fee, along with buyer and seller signatures can be 
submitted electronically or In-Person) 

Cost of Inspection (In-person): $150.38 
Cost of Inspection (Online): $150.38 (plus PayPal Fees) 

  

Important Information Regarding the Sidewalk Assessment Fee 
Seller has the option to Pay the fee directly  
Or 
Request the fee to be deducted from escrow 
(Escrow Deduction Form Required and available online or in-person) 
  
As a reminder, City Inspectors will ONLY look for the items that are of importance going 
forward. This includes: fire safety (smoke detectors, CO2 detectors, fire door), unpermitted 
additions and unpermitted conversions. 
  
For Rental Properties 
Single family homes, condos, townhomes and Accessory Dwelling units will no longer be subject 
to inspection requirements upon lease.  
The City will continue its quadrennial inspection program on 
all multi-family rental housing of three units or more. 

Questions about the Self-Certification Program? 
Visit 

https://ww5.cityofpasadena.net/planning/permit-center/online-services/
http://cityofpasadena.net/presaleprogram
http://cityofpasadena.net/presaleprogram


 

 

www.cityofpasadena.net/presaleprogram  
(626) 744-7144 
  
Need to Set Up a Property Inspection? 
Visit 
https://ww5.cityofpasadena.net/planning/permit-center/online-services/ 
  

Occupancy Inspection Changes Approved by City Council! 
Wednesday, January 29, 2019   
Great News! 

Last night, by a 6-1 vote (Councilman Madison absent and Mayor Tornek voting no), 
the Pasadena City Council last night approved significant changes 
 to the Occupancy Inspection Program.  

The changes will still need a second reading by the Council  
and would not take effect for approximately 30 days after that reading.   

Please look for future notices regarding when the program becomes effective (likely mid-
March).  
PFAR will update you on best practices to navigate the new rules.  
Until the program is finalized, the current inspection for single family homes remains in place. 

PFAR would like to thank the members of the OIP Task Force;  
who have worked for the last two years on this project.   
Please pass along your appreciation to Todd Hays, Armen Sarkissian, Crystal Narramore, Debor
ah Maxson, Emilie Broughton, and Bill Podley.   

They have gone above and beyond on your behalf. 

 
January 28 City Council Hearing on Changes to Occupancy Inspection Requirements 
  

January 28 City Council Hearing on Changes to Occupancy Inspection Requirements 

http://cityofpasadena.net/presaleprogram
http://cityofpasadena.net/presaleprogram
https://ww5.cityofpasadena.net/planning/permit-center/online-services/


 

 

LOCATION 
Monday, January 28, 2019 • 7:00 PM 
Pasadena City Hall 100 Garfield Ave., Pasadena 

As projected, the Pasadena City Council will discuss the proposed changes to the Occupancy 
Inspection requirements at its meeting on Monday, January 
28. It is currently Item 18 on the agenda and will be heard after 7pm. 

City Staff will recommend to the Council the following changes: 

Sellers of single-family homes will be able to go online to fill out 
and submit a form that certifies: 

 There are no fire code violations (smoke detectors and carbon monoxide detectors are in 
place; there is a fire door between the house and an attached garage) 

 There are no unpermitted additions or conversions 
 The square footage of existing living space must be consistent, within 10% of square 

footage on County Assessor roll. 

Properties that do not meet the above will be required to obtain an inspection as before.   

The form will be signed by both the seller and the buyer. 

All forms may be completed online.  The fee will be approximately $35. 

Rentals/leases of single family homes will no longer require inspection. 

Quadrennial inspection on multi-family housing will continue as currently existing. 

If approved by the Council on January 28, the changes will need a second hearing the 
following week and will go into effect approximately 40 days after that.   We are looking at 
around mid-March.   

Once all the details have been approved by the City Council, PFAR will provide further 
instructional materials for agents to familiarize themselves with the new process. 

  
Pasadena Occupancy Inspection Update 
January 9, 2019 



 

 

  
Pasadena Occupancy Inspection Update 

Your PFAR Task Force, GAD and CEO met with Pasadena city staff over the holidays to review 
the proposed changes to the city’s 
Occupancy Inspection program.   

These changes, once approved by the city council, will allow a seller to self-certify that his/her 
property meets fire safety standards and contains 
no unpermitted additions or conversions.   

We are to meet with staff once again in the next few weeks to review the finalized version 
before it goes to the City Council.  

The City Council hearing is tentatively set for January 28.   
As always, that date is subject to change.   
Please watch for further notices for an update on the official 
date, location and how you can help.   

Be advised that once the Council passes the ordinance it will still be 30 days before it will go 
into effect.   

We will fully publicize the details of the changes and when they begin once those details are 
ready.  

Until you see otherwise, the Occupancy Inspection Program stands 
as it currently exists.  
New ordinance is not likely to go into effect until early spring. 
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