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SUBJECT: INFORMATIONAL REPORT ON JUST CAUSE EVICTION AND RENT
STABILIZATION PROGRAMS

RECOMMENDATION:

It is recommended the City Council receive and file this informational Just Cause Eviction and
Rental Stabilization report. As developments regarding these programs are announced, staff will
keep the City Council and the community apprised of new information.

BACKGROUND:

The City Council previously requested staff bring forward information regarding eviction protection
and rent stabilization programs in anticipation of the County’s COVID-19 Tenant Protection
Program (Eviction Moratorium) expiring on January 31, 2022. The Los Angeles County Board of
Supervisors is expected to take action on a possible extension to the Moratorium in January 2022.
An extension may have direct impact on considerations by the City Council on a Just Cause
Eviction Ordinance and Rent Stabilization Ordinance. This report summarizes staff research on
such programs including design criteria and technical program considerations.

Under the 2021-22 Strategic Plan, the City Council identified high priority for a Just Cause Eviction
Ordinance to help protect more than 17,000 renter households in Alhambra. Among them, the
elderly and large family households are noted as experiencing the highest level of housing issues.

A Just Cause Eviction (JCE) program is generally designed to prevent arbitrary, retaliatory, or
discriminatory evictions. Landlords can only evict for specific reasons (ie, failure to pay rent,
breach of contract, etc.). By enforcing just causes for eviction, the JCE program is recognized as
an important tool toward housing stability especially within communities that may be vulnerable
for rent increases and low vacancy. A JCE also protects tenants from retaliatory evictions for
reporting inadequate housing conditions.

There are various design considerations in a Just Cause Eviction program.
e What type of rental units are eligible for protection?

What are the causes for evictions? Fault or No Fault?

Are there protections if the property is under foreclosure?

What penalties exist if a landlord illegally evicts?

Is there relocation assistance for no-fault reasons for eviction?



¢ What education/outreach is needed to ensure understanding of the program and tenant
rights?

Another

important consideration of a JCE program is Rent Stabilization. JCE programs are

sometimes paired with a Rent Stabilization Ordinance (RSO). Rent under an RSO is generally
limited to a percentage between 3 and 5% per year or to a percentage of the change in the
Consumer Price Index over the most recent 12 months.

Protections In Response to the COVID-19 Pandemic

Over the past two years, Just Cause Eviction and Rent Stabilization policies have been more
aggressively pursued as a result of the COVID-19 Pandemic. The federal government, states,
counties and several cities have actively restricted evictions and rent increases while under the
state of emergency. Such protections have specifically included:

Federal Government:

In September 2020, the Center for Disease Control (CDC) enacted nationwide bans on
evictions. However, one year later, the United States Supreme Court ruled the CDC
lacked the authority to issue these types of orders. Such federal eviction protection
measures ended on September 30, 2021. Currently, no nationwide eviction measures
remain.

State of California:

AB 832: COVID-19 Tenant Relief Act, which expired on September 30, 2021, extended
protections under AB 3088 and SB 91 including preventing evictions because of
nonpayment of rent as a result of COVID-19 impacts. Some just causes for evictions
were allowed. Because of the COVID-19 Tenant Relief Act expiring, unless other local
measures are in place, landlords can evict without just cause, after a notice to terminate.
(Note: California currently places special eviction restrictions for nonpayment issues.
For rent due between September 2020 and September 2021, tenants and landlords
must apply for the state’s Renter Assistance Program.)

AB 1482: This measure currently provides rent control over the next 10 years (limited to
5% + CPI, not to exceed 10%, whichever is lower); relocation payments (one month
rent), and just cause evictions (nonpayment, breach, nuisance, criminal activity,
subletting, access refusal, failure to vacate, new similar lease, unlawful purpose,
employee failure to vacate). However, the law exempts certain properties including
single family units and condominium constructed within the last 15 years. In cities that
already have a rent control ordinance in place (under the Costa Hawkins rental Housing
Act), AB 1482 extends rent caps to some additional housing that is otherwise not
covered under the existing local ordinance. AB 1482 expires in 2030.

Los Angeles County

The Los Angeles County Eviction Moratorium expires on January 31, 2022. The
moratorium applies to all unincorporated parts of the County and County cities that
have no local eviction moratorium. No fault evictions are banned, with some
exceptions. According to the County Board of Supervisors (Solis’ Office), there are
intentions for the County Board of Supervisors to discuss the eviction moratorium (and
possible extension) before its January 31, 2022 expiration date.



Cities

¢ As a result of COVID-19, over 150 cities and counties in California quickly enacted
ordinances banning either residential or commercial evictions or both. Intended as
short-term “stop-gap” measures, most of them expired on September 30, 2020. Cities
like Los Angeles, Pasadena, and Beverly Hills continued their no-fault eviction
protections while under their local state of emergency. Some of their efforts included
tenant protections up to 60 days after the expiration of the local emergency if
considering conversion or withdrawal of rental units from the housing market (Ellis
Act). Both the City of Beverly Hills and Los Angeles recently extended their temporary
halt on evictions and rent increases during the COVID-19 Pandemic.

o |If a local ordinance exists, how the state and county rules affect existing local
ordinances can feel a bit convoluted. Essentially, the law that is most protective will
take effect. Of particular consideration to local eviction protection and rent control
polices is incorporating AB 1482 plus avoiding conflict with the following notable
existing laws:

o Costa Hawkins Rental Housing Act: Existing law that protects a landlord’s right
to raise the rent to market rate on a unit once a tenant moves out. Prevents
cities from establishing rent restrictions on units constructed after 1995.
Exempts single family homes and condominiums.

o Ellis Act: Existing law that provides landlords unconditional right to evict
tenants to “go out of business.” All units owned are removed from the rental
market. By invoking the Ellis Act, the apartment cannot be re-rented, except
at the same rate the evicted tenant was paying, for five years after the eviction
and must be first offered to the evicted tenant for ten years after the eviction.
There are no restrictions on converting these units to ownership (commonly,
condominiums). A building is officially withdrawn from the market after a 120-
day period.

Permanent Tenant Protection Measures

High rent cities like Oakland, San Jose, and San Diego, either prior to the COVID-19 Pandemic
or recently, instituted more permanent and stricter eviction protection measures and rent control;
however, such actions have sometimes been strongly contested by landlord groups, because
policies are said to be interfering with a housing provider’s ability to respond to economic and
operational needs, and such policies disincentivize the development of new housing (National
Apartment Association).

Other cities like Glendale, Santa Ana, Inglewood, and Culver City have also enacted protected
ordinances for reasons including: housing stability and to mitigate the displacement of residents;
concerns over rapid development including jobs and increases in housing demand; and to
respond to the homeless crisis.

Enforcement

Under a Just Cause Eviction and Rent Stabilization program, the City of Alhambra may not
necessarily be expected to be responsible for the enforcement of new measures. Similar to the
State’s Tenant Protection Act of 2019 (AB 1482), a tenant may seek relief from the appropriate
court to enforce any provision of the rules, regulations, orders and Ordinance(s). However,
consultants are often hired by agencies to administer an owner’s right to a fair return process
under its Rent Stabilization Ordinance. These rent control measures can include the creation and




operation of a Rent Control Board or similar body, a rent registry, and the related costs thereof.
The City of Santa Monica, for example, retains a Rent Control Board, which consists of 25 staff
members. The City of Santa Ana, with a population in excess of 300,000, which just recently in
2021 instituted permanent measures, is in the midst of creating the same.

Worth noting of a Just Cause Eviction program and a Rent Stabilization program is the hiring of
consultants to first evaluate the feasibility of creating rent stabilization and eviction protections
ordinances. Consultants ensure there are no issues or delays for tenants and landlords after
the initial approval of ordinances. They can be used for the significant outreach and education
that would be needed both prior to adoption of such programs and as part of the implementation
of any adopted programs. Furthermore, consultants help the City avoid conflicts with state
requirements; namely, with AB 1482, the Costa Hawkins Rental Housing Act, and the Ellis Act.

CONCLUSION

The City Council has requested information on eviction protections and rent stabilization. Staff
recommends the City Council receive and file this report as staff awaits additional information -
from the Los Angeles County Board of Supervisors on the COVID-19 Tenant Protection Program
(Eviction Moratorium).

FINANCIAL ANALYSIS:

The financial issues associated with a JCE and a Rent Stabilization program are the
administration and management tasks required to successfully implement the Ordinances. In
Santa Ana, for example, a total $300,000 was requested to enter into negotiations and execute
agreements with qualified consultants for the overall administration of eviction protections and
rent limits; however, Santa Ana continues to study the implementation needs of their program.

ATTACHMENT:

None




























































































































































































































