
AGENDA REPORT

Meeting Date: January 24, 2017
Item Number: F—i

To: Honorable Mayor & City Council
From: James R. Latta, Human Services Administrator

Subject: REQUEST BY MAYOR MIRISCH AND VICE MAYOR KRASNE FOR
CONSIDERATION OF NO-CAUSE TERMINATION RELOCATION
FEES, REVIEW OF 10% ANNUAL RENT INCREASES AND
ADOPTION OF ORDINANCES AND A REPORT ON THE HUMAN
RELATIONS COMMISSION LIAISON RECOMMENDATIONS.

Attachments: 1. Tenant Landlord Policy Update Human Relations Commission
Liaison Memo, January 12, 2017

2. Renter Demographics and Tenant Landlord Complaints
3. Human Relations Commission Rent Stabilization Priorities

(2016)
4. City of Los Angeles Rental Registry Form
5. Proposed Rental Housing Inspection Program (September 4,

2007)
6. Rental Registry Proposal Flow Chart
7. Relocation Fee Survey of Beverly Hills Adjacent Cities
8. An Urgency Ordinance of the City of Beverly Hills Amending the

Beverly Hills Municipal Code to Establish the Requirement to
Pay Relocation Fees to Tenants Who are Evicted from
Apartment Units that are Subject to the Provision of Chapter 6
of Title 4 of the Beverly Hills Municipal Code and Declaring the
Urgency Thereof

9. An Ordinance of the City of Beverly Hills Amending the Beverly
Hills Municipal Code to Establish the Requirement to Pay
Relocation Fees to Tenants Who are Evicted from Apartment
Units that are Subject to the Provisions of Chapter 6 of Title 4 of
the Beverly Hills Municipal Code

10. How Los Angeles Housing County’s Housing Market is Failing
to Meet the Needs of Low-Income Families; Confronting Los
Angeles County’s Rent and Poverty Crisis: A Call for
Reinvestment in Affordable Homes; California’s High Housing
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Costs Causes and Consequences
11. Los Angeles Housing and Community Investment Department

Allowable Rent Increases

RECOMMENDATION
In response to requests by Mayor Mirisch and Vice Mayor Krasne, this report discusses
No-Cause Terminations and the maximum allowable rent increases as well as
a follow-up on the Human Relations Commission (HRC) Council Liaison meeting on
January 12, 2017 (Attachment 1). At the conclusion of the meeting, Councilmembers
Bosse and Reims asked City Council to consider the following recommendations:

1) Create a database for the approximately 8600 Multi-family units (duplex and
above)

2) Utilize database to establish a Rental Registry Program in the City of Beverly
Hills

3) Change the current No-Cause Termination ordinance in Beverly Hills to include a
relocation fee

4) Develop methods to limit annual 10% rent increases

INTRODUCTION
The HRC, in facilitating the Tenant Landlord Forum, has accomplished two of their three
objectives towards improving the environment for tenants and landlords in Beverly Hills.

Objective One: Increase tenant and landlord awareness of rights and responsibilities.
Status: Accomplished; as evidenced by the production and distribution of the Tenant
Landlord Rights and Responsibilities (TLRR) Handbook, 10,000 postcards were sent to
Beverly Hills renters and landlords notifying them of the guide; copies were placed at the
City Library and Community Centers.

Objective Two: Assist tenants and landlords in navigating legal and governmental
systems to resolve their issues.
Status: Accomplished; as evidenced by establishing the Tenant Landlord Forum for
either party to seek consultation on resolving issues. The HRC facilitates 10 minute
assessments during their monthly commission meeting. The Commission has found that
tenants are afraid to submit maintenance requests and general complaints to landlords
because of the potential to receive a notice of No-Cause Termination. A summary of
Beverly Hills’ renter demographics and a summary of the comments received from
tenants and landlords are included (Attachment 2).

Objective Three: Utilize issues presented by tenants and landlords at the Forum and
recommend changes to City of Beverly Hills’ Rent Stabilization Municipal Codes.
Status: Pending; changes to the Municipal Code have been a more difficult and
extremely complex task than anticipated.

The Commission’s research and recommendations supports City Council FY 16/17
priorities; identified as a priority-B initiative, Evaluate the City’s Rent Stabilization Policy:
Utilize feedback from the Tenant Landlord Forum to determine possible recommended
modifications. The Commission’s Forum served as one source of a needs assessment
of the tenant landlord landscape. The Commission utilized information from the Forum to
generate the policy and programmatic recommendations initially made to the Human
Relations Liaison Committee on March 14,2016. At that time the Commission
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recommended five programmatic and policy considerations (Attachment 3) to the Liaison
Committee:

1) Rental Registry Program
2) Just-Cause Termination for Chapter 6 tenants (eliminates No-Cause

Termination)
3) Re-Evaluate 10% Maximum Allowable Rent Increase
4) Tenant Protection or Anti-Harassment Ordinance
5) Legal Resources

At the HRC Council Liaison meeting on January 12, 2017, Council members Bosse and
Reims reviewed a wide range of recommendations provided by the Human Relations
Commission and provided the following direction:

1. Create a database for the approximately 8,600 Multi-Family units (duplex and
above)

2. Staff will utilize database to establish a Rental Registry Program in the City of
Beverly Hills

3. Change the current No-Cause Termination ordinance in Beverly Hills to
include a relocation fee

4. Develop methods to limit annual 10% rent increases

DISCUSSION
In the City, there are two ways that a landlord can evict a tenant from their unit. The first
method would be to evict a tenant for just-cause (non-payment of rent, violation of lease
terms, etc.) through the court system. The second method would be through a No-
Cause Termination notice. In this scenario, a landlord can serve any tenant on a month-
to-month lease with a 60-day notice to vacate without a reason. Currently, tenants who
are served with 60-day No-Cause Termination notice are not provided with a relocation
fee, or any type of compensation to help cover their moving costs and security deposit
on their next apartment. Furthermore, these tenants have a very difficult time finding a
new place to live within the 60 day timeframe.
However, the City currently has no way to identify which tenants are being evicted since
the City does not maintain an inventory of existing units. Likewise, the City does not
have any record of rental rates or which apartments have annual rent increase of 10%.
Thus, the HRC Council Liaisons recommended first that a database be established to
understand the existing rental units in the City.
1) Create a database for the approximately 8,600 multi-family units (duplex and
above):
Currently the City relies on the TLRR Handbook and a complaint driven process to
trigger Code Enforcement activity. Having a description of each of the 8,600 units and
their current condition would provide the City the information needed to resolve
problems. In addition, once completed, a database could be made available for tenants
to review before signing a new lease.

To establish an accurate and effective registry, it should be tied to the existing apartment
rental housing stock in a practical manner. Currently, the City requires property owners
to maintain a current business tax registration renewable annually and billed through the
City’s Finance Department. It would be appropriate to use this existing database to
incorporate the rent registry. Additionally, the potential to use this database may also
serve to process annual billing of fees.
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The registry database, once established, would require staff to maintain all transactions,
documents and inspections in an organized and transparent manner. As the registry
database develops, a clear and accurate history of rent stabilization related matters are
tracked for compliance with codes. Similarly, the same database may be used to track
compliance with housing standards and related housing violations.

2) Utilize database to establish a Rental Registry Program in the City of Beverly
Hills:
The HRC Council Liaison recommendations move the level of the City’s involvement in
the tenant-landlord relationship from very little involvement to significant involvement. To
increase City involvement, there must be a database, updated annually, as a baseline to
work from. The City of Los Angeles Rental Registry (Attachment 4) includes the name
of the owner and manager/management company, the building address, number of
units, who pays the utilities, parking spaces included, bedroom size of units, move-in
date, current monthly rent, and effective date for the last rent increase given. The
amount of information needed depends on what issues the City wants to address.

The goal of a Rental Registry Program is to ensure adherence with State and Local
Health and Safety Codes, to preserve the City’s rental housing stock, and to protect
the health, safety and welfare of tenants and the public.

The HRC discussed the different forms of a rental registry. First there was the most
extensive form where staff recommended an ordinance to be developed establishing a
rental housing registry program which was presented to Council on November 7, 2006
Study Session. This was a systematic housing inspection program developed to
ensure that all residential multi-family rental dwelling units met and exceeded
minimum habitability standards. The rental housing stock in this scenario would be
routinely inspected and the quality of life for renters in the City would remain constant
and in many cases improve. This would be achieved by conducting systematic
inspections of these buildings and individual dwelling units on a two to three year
basis. On September 4, 2007, after receiving stakeholder feedback, Staff proposed a
less intensive rental housing inspection designed to focus on only the problematic
landlords and not all landlords (Attachment 5).

The Commission in collaboration with Community Development recommended a
similar Rental Registry Program (Attachment 6). This program asks landlords to
provide an annual self-assessment of building and unit conditions. In this scenario,
the City investigates tenant complaints and only targets landlords whose self-
assessments do not match the tenant complaint.

The proposed program framework focuses City resources on problem buildings
instead of systematically inspecting the interior and exterior of all buildings. This
proposal includes six elements:

Outreach and Notification - Staff will conduct necessary outreach and inform the
community about the program prior to implementation. The information and
outreach efforts will include, but are not be limited to, working with rental housing
industry stakeholders, neighborhood and homeowner associations, and providing
presentations, printed materials, and website information. Owners and managers
will be provided information about program expectations along with information
about State and Municipal Housing and Health and Safety Codes.
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Self-Assessment - Owners and managers will complete a self-assessment checklist
and submit it to Community Development on an annual basis and prior to a new
tenant’s occupancy. Included on this checklist are questions related to the interior and
exterior of the building including fire department requirements.

Exterior Inspections - Staff will inspect the exterior of all multi-family properties
and verify conditions submitted on the checklists. (The Fire Department currently
inspects apartment buildings with three or more units.)

Random Interior Inspections of Self Certified Properties - A small percentage of
units City-wide will be inspected to verify the interior conditions stated on the
checklists. Upon request, the greater of 1 (one) or 20% of an apartment building
may be inspected by the City. As a result of the inspection, if hazardous
conditions are observed, the City may require full inspection of each unit on the
property. Interior inspections typically focus on verification that the exterior of the
building is watertight and secure, the electrical systems function with no exposed
wiring and working ground fault circuit interrupters (GCFIs), the plumbing systems
are installed safely and not leaking or clogged, stairways and handrails are
secured, heaters are properly functioning, and smoke detectors, carbon monoxide
sensors and fire extinguishers are in place.

Complaint Driven Inspections - Staff will continue to respond to tenant complaints.

Systematic Inspections - If a building is verified to be substandard and is not repaired
in a reasonable amount of time, the City may issue an Administrative Citation and will
place the property on a mandatory systematic inspection program (this is a 2016
iteration noted on Attachment 5). This measure includes a process to allow a property
owner the opportunity to appeal their case to an independent hearing officer. In an
effort to reduce ongoing costs, workload associated with enforcement in these cases
will be endured by the owner of the problem property.

The least restrictive form of a Rental Registry Program that was not recommended by
Council Liaisons is the Inspection Checklist Program (Attachment 1 section 4). This
program relies on the tenant and landlord to document the condition of the unit before
the lease is signed. If there is a conflict, the City has documentation to work from.

3) Change the current No-Case Termination Ordinance in Beverly Hills to include a
relocation fee:
Amend the State of California No-Cause Termination Ordinance with a local ordinance
requiring payment of a relocation fee.

At the January 19, 2017 meeting the HRC will review a Relocation Fee Survey of
Beverly Hills Adjacent Cities (Attachment 7) and time permitting, make
recommendations to City Council at the Formal meeting on January 24, 2017.

As part of their ongoing discussions on No-Cause Termination, the Commission
considered the following policy options:

• Continue the No-Cause Termination Ordinance with no changes

• Continue the No-Cause Termination and amend with relocation tee requirements
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• Extend length of termination notice requirements from current 30-60 days State
of California requirement, to 60-90 days via a Beverly Hills Municipal Code
requirement

• Eliminate No-Cause Termination Ordinance, only allow evictions based on just
cause

The Commission unanimously agreed to recommend the continuation of the No-Cause
Termination Ordinance with an amendment requiring relocation fees be paid by the
landlord to tenants. This policy will likely reduce landlord use of No-Cause Termination
because of the increased costs. If utilized, relocation fees increase the tenant’s ability to
identify and secure their next apartment lease. The Commission did not establish a
majority vote in favor of any other policies listed in the prior bullets.

Staff will have to develop a means to identify, register and monitor No-Cause
Termination notices to ensure the tenant receives a relocation fee. There are many
possible considerations, all of which will be examined and discussed, time permitting, by
the Commission at their January 19, 2017 meeting. For example, with a database and
registry, the City could track the No-Cause Termination Notice process, and ensure the
tenant receives a relocation fee.

As part of recommendation 3, Council may consider updating relocation fees for Chapter
Five tenants. Presently Chapter Five tenants are eligible for relocation assistance if
evicted for major remodel, use by landlord, demolition, condominium conversion or Ellis
Act. The existing fees are as follows: Bachelor unit $2,000, Single unit $2,250, one or
more bedrooms $3000, Senior citizens, handicapped or terminally ill $5,000.

Finally, to address tenants who may receive a No-Cause Termination notice in the near
future, Staff prepared a draft urgency ordinance imposing a No-Cause Termination
relocation fee set at the current Chapter 5 levels that would apply to all Chapter 5 and 6
tenants equally (Attachment 8). The ordinance tracks the procedures of Chapter 5. This
has been prepared as an urgency ordinance and therefore requires a super majority of
four votes for passage. Also included is a regular ordinance which requires only three
votes for passage (Attachment 9). This option, if so desired by City Council, provides
protection to tenants while the other recommendations are developed.

To enact an urgency ordinance, there must evidence of the need to preserve the public
peace, health or safety. There are three studies attached to this staff report which
document the high cost of housing in California and Los Angeles County in particular
(Attachment 10). The high cost of housing exerts tremendous pressure on landlords to
evict tenants and raise rents. Furthermore, there’s been testimony before the
Commission, complaints to staff and filings of code enforcement cases which suggests a
pattern that the use of, or threat of, the No-Cause Termination places the health and
possible even the safety of some tenants at risk. Individuals who can’t afford to move,
typically seniors on fixed incomes who have lived in the city many years, have to cut
back on basics like food, health care (prescriptions) and other basic necessities to be
able to bear the costs of the move. This ordinance would address that situation by
requiring landlords to pay relocation fees which would help the tenants with the cost of a
move.
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If the City Council decides to adopt the urgency ordinance, the City Council should also
adopt a regular ordinance to ensure that the regular ordinance will take effect even if the
urgency clause is challenged.

4) Develop methods to limit annual 10% rent increases:
Without information provided by some form of a registry, the City is unable to ascertain how
many units receive an annual increase. The Commission will discuss options on how to best
achieve this recommendation, time permitting, at their January 19, 2017 meeting. One
possible means of limiting 10% rent increases would be not allowing more than an annual
5% increase in rent without proof of renovation or improvements to the unit. Another less
intensive means could be similar to the City of Los Angeles and how they limit rent increases
to tenant on a range between 3% to an 8% maximum based on the Consumer Price Index
(Attachment 11).

FISCAL IMPACT

To provide fiscal impact to the City, further research and study is required by Staff. Based on
Council recommendations, Staff will return to Council with estimated costs to develop and
manage: a multi-family unit database; a Rental Registry Program that includes inspection
and verification of condition; and a means to limit 10% annual rent increases.

Director C.S.
Approved By
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