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SBRPA Executive Director Laura Bode
Letter to Members - Current State of Affairs
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santa barbara RENTAL PROPERTY ASSOCIATION

March 20, 2020
Dear Members,

It's been a surreal month hasn't it? New legislation seems to be spreading even faster than
Covid-19. Here are some highlights. For more detail, read this month's PRESIDENT'S REPORT
by Betty Jeppesen.

MORTGAGE FORBEARANCE

SBRPA current President Betty Jeppesen and immediate Past President Jim Carrillo and | had
a discussion with the Chair of the California Assembly's Banking and Finance committee - our
own local Assembly Member Monique Limon.

Monique was very distressed to hear that some of you have been refused mortgage forbear-
ance. She and her committee had been working closely with state charter banks and had an
agreement from them for 3 months forbearance. Monique asked those of you having difficul-
ties to contact her directly with the name of your bank as she would like to help.

Assembly Member Monique Limon  assemblymember.limon@asm.ca.gov

We also discussed with Limon AB 828, (Ting's bill proposing that there be a 25% reduction on
rent for tenants against whom you are eventually forced to file an unlawful detainer for
non-payment of rent.) Monique gave us a lot of good advice and suggested that this bill may
no longer go through because of the new judicial order that was put in place the previous
week.

A copy of the notes Betty made of our discussion are included in the magazine.
(see page 20)

ABA 828

Also included in the magazine are pages 8 and 9 of the Amendments to Assembly Bill No. 828.
(see page 25). Full bill on www.sbrpa.org website.

JUDICIAL COUNCIL

At an April 6, 2020 emergency meeting, California's Judicial Council's approved Emergency
Rule 1 - Unlawful Detainers, which provides for a 25% reduction in rent during unlawful
detainer actions. In the magazine you will find a letter written by SBRPA Board President and
CalRHA's Legal Affairs committee asking for modification of the Rule.




Current State of Affairs, page 2

CITY OF SANTA BARBARA JUST CAUSE EVICTION ORDINANCE

The April 21st hearing on the Just Cause Eviction Ordinance has been postponed, giving
you until May 15th to send your comments to City Attorney Ariel Calonne on the draft
ordinance. In this magazine you will find the first 7 pages of the Draft Ordinance. The full
draft is on the sbrpa.org website. It includes the results of the “Relocation Assistance
Study” commissioned by the City which recommends tenant relocation assistance of the
following amounts:

Proposed Relocation Assistance Amounts

Within the City Studio 1-Bedroom | 2-Bedroom | 3+ Bedroom
General Population $2,365 $2,700 $4,583 $7.125
Special Needs $2,571 $2,021 $5.468 $8,460

SBRPA.ORG WEBSITE

Please refer to the sbrpa.org website for further information. For example, you will find a
report by the Wall Street Journal on April rent payments. In this report, you will learn:
+ Changes in rent payment behavior for the month of April
+ Notable shifts towards partial payment behavior
+ Adoption of COVID-19 resident relief programs, including payment plans
+ Comparisons and trends across major metro areas
+ Behavior and impact by asset class

Also on the website, use the “Voter Voice" link to contact your Member of Congress and
demand Congress protect apartment communities!

Currently, | am your only staff member at SBRPA. Much of my time is being absorbed by
tracking new legislative initiatives and lobbying on your behalf. In addition, we are in the
process of setting up a new financial software system at SBRPA. So, if | don't respond to
your email immediately, please know | am working as hard as | can to get back to all of
you quickly. It's a challenging time. What keeps me going? All the positive feedback and
encouragement you have been sending mel!

Thank you so much. | am proud to be part of SBRPA.

Yours,

MQ.BO&

Executive Director, SBRPA

Santa Barbara Rental Property Association « 123 W. Padre St., Ste D - Santa Barbara, CA 93101
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President’'s Message

Betty L. Jeppesen Esq. « Attorney at Law and Real Estate Broker

What a month April has been! | hope that you are all
safe and healthy and observing the recommendations to
halt the COVID-19 pandemic. Rest assured that your
Board of Directors has been working diligently on your
behalf during this crisis.

In the landlord and tenant field, we ended March with
the City Council unanimously adopting on March 24th,
Ordinance No. 5941, an “AN UNCODIFIED EMERGENCY
ORDINANCE OF THE COUNCIL OF THE CITY OF SANTA
BARBARA ENACTING A TEMPORARY MORATORIUM ON
EVICTIONS FOR NON-PAYMENT OF RENT BY RESIDEN-
TIAL AND COMMERCIAL TENANTS WHO HAVE BEEN
HARMED FINANCIALLY AS A RESULT OF COVID-19."
This meant that tenants who sent their landlords written
notice with documentation by April 21, 2020, that they
had been financially affected as a result of the COVID-
19 pandemic would not have to pay rent through May
31st. The rent was not forgiven but deferred. Santa
Barbara City Attorney, Ariel Calonne, was gracious to
send the draft to me for review and took into consider-
ation many of the suggestions. He also stated several
times during the City Council meeting that SBRPA had
made many helpful suggestions.

Friday, April 17, | received this message from City Attor-
ney Colonne: “On February 11, 2020, the Santa Barbara
City Council directed preparation of a Just Cause
Eviction Ordinance which would be more protective
than the state's Tenant Protection Act of 2019 (AB
1482). The City Council also directed preparation of a
Relocation Assistance Nexus Study for further consider-
ation of possible relocation assistance payments for
no-fault just cause evictions. The City retained Keyser
Marston Associates, Inc. (KMA) to prepare the study.”

On April 17, 2020, the City Attorney's Office released a
Public Comment Draft package including four docu-
ments: 1) Staff report to the City Council's Ordinance
Committee, 2) draft Just Cause Eviction Ordinance, 3)
draft Relocation Assistance Payment Amount Resolu-
tion, and 4) the KMA Relocation Assistance Study. The
package is available for download from the City
Attorney’s Office Rental Housing Information webpage
(https://www.santabarbaraca.gov/documents/Public%
20Comment%20Draft%20SB%20Just%20Cause%20E
viction%200rdinance%620042120.pdf).

This matter was originally scheduled to be heard by the
City Council Ordinance Committee on April 21, 2020. Due
to COVID-19, this meeting is being delayed to accommo-
date and encourage increased written public participation.
You are invited to deliver written comments to City Attor-
ney Ariel Calonne at acalonne@SantaBarbaraCA.gov no
later than May 15, 2020. Your comments will be summa-
rized and presented to the Ordinance Committee during its
deliberations.

Please call City Attorney Ariel Calonne at (805) 564-5326
should you have questions.

I will be reviewing this draft ordinance and make com-
ments to me or directly to Mr. Calonne by May 15th. See
page 33 for the draft Just Cause Eviction Ordinance.

The City of Goleta, on the same day as Santa Barbara,
March 24th, adopted Resolution No. 20-18 specifically
section B which placed a temporary moratorium on
evictions for non-payment of rent by residential tenants
impacted by the COVID-19 crisis.

April 6, 2020, the California Judicial Council chaired by
California Supreme Court Chief Justice Tani G. Cantil-
Sakauye enacted emergency Rules 1 through 11 effective
immediately. These are now part of the California Rules of
Court, Rules 1 — 11. Rule 1 concerns Unlawful Detainer
actions in California. The Courts are directed not to issue
Summons in Unlawful Detainer cases unless the case is
“necessary to protect public health and safety” and the
court must so find. This means that you can FILE an
unlawful detainer case but you cannot serve it on the
tenant; so, your case does not move forward. This super-
sedes the local rules because this is state-wide. And, this
is for all reasons for eviction not just non-payment of rent
UNLESS you can prove that the action is necessary to
protect public health and safety. It is possible, |1 have one
case out for service by the Sheriff’s Civil Bureau right now.
But, my understanding is that it is the only one in the Court
right now. The worst part is that the “sunset” of this Rule
of Court is: “This rule will remain in effect until 90 days
after the Governor declares that the state of emergency
related to the COVID-19 pandemic js_lifted, or until
men rr | h icial ncil.”
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Proportics 17or Rent
View our Web Page
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SAN ROQUE REALTY

*A Friend on Your Side”.

Ed Fuller

Broker/Owner

GRI, ABR, BPOR, SRES, e-Pro, GREEN
Selling Santa Barbara Real Estate Since 1979
Office 805.687.1551 Cell 805.570.6988
55 Hitchcock Way Suite 202

Santa Barbara, CA 93105

CalDRE Lic #00661695

Ed@SanRoqueRealty.com

Jon Standring
Founder
DRE# 01893163

(805) 626-0112

Beach House Inn

West Beach - Santa Barbara
(805) 966-1126

all us for your
Furnished Apartments

Free Parking & WiFi
Kitchens

During your
* Fumigation
* Remodeling
* New Floors
* Water Damage

TheBeachHouselnnegcom

John Koskinen
Associate
DRE# 02036512

(805) 450-1999



President’s Message from page 7

As a member of the CalRHA Legislative Committee, |
attend, on your behalf, weekly meetings about upcoming
legislation. CalRHA formed an Emergency Judicial Council
Task Force which | co-chair to write to the California
Judicial Council asking them to meet again and to amend
Rule 1. Please see page 22 for a copy of the letter that
went to the Judicial Council on April 15, 2020. Landlords
cannot wait until 90 days after the Governor declares the
state of emergency ended to receive rent. Landlords have
their mortgages to pay and maintenance and utilities to
pay for along with many other expenses. Not all banks are
deferring mortgage payments. It is only Freddie Mac and
Fannie Mae loans that have been given specific directions
and we understand that banks are not granting relief.
Executive Director Laura Bode will be giving you informa-
tion about the difficulties that most of our members have
encountered when trying to reach their lending institu-
tions. Also, landlords have property taxes to pay. The
Governor and the Legislature have left it up to the
individual counties what to do in this regard. Santa
Barbara County is taking applications for waiver of penal-
ties following the property tax due date of April 10th on an
individual basis but there is no guarantee that any penalty
waiver will be granted.

On April 15th, as arranged by Board Member and former
President, Jim Carrillo, he, your Executive Director Laura
Bode and | had a telephone conference call with Assem-
blymember Monique Limoén. Please see page 20 for my
notes from that conversation. | learned a lot. She is asking
us all to give her information about what is working and
what is definitely not working. For example, she thought
that the mortgage payments were definitely being
deferred by all banks. Not so. She has asked for specific
examples of your situations. So, please give them to Laura
so that we can pass them on to Ms. Limén

We are still watching Assembly Bill 828, which is to be
considered when the Legislature meets again. It is
currently in the Senate and will then go to the Assembly
for discussion and vote. That is so because AB 828

started out as a Bill against human trafficking but in
order to get a new Bill before the Legislature, it was
gutted and is now known as Amended AB 828 as you
may discover when you try to Google it. Please see
page 25 for a copy of AB828. Assemblymember Phil
Ting is the author of this Bill. Please write to your repre-
sentatives with your thoughts. If this Bill passes, if an
owner files an unlawful detainer action against a tenant
and that tenant successfully demonstrates that he or
she did not pay rent because he or she was financially
affected by the COVID-19 pandemic, the owner must
reduce the rent for the unit by 25% for the next 12
months; there will be no late fees or attorney fees
owed; and, this section would be in effect until January
1, 2022.

It is important that you join us in the fight against this
Assembly Bill's enactment. We are working for you but
we need your voices to be heard about why this will
significantly impact you. You will be receiving an email
with bullet points plus contact information for the mem-
bers of the California Judicial Council. It is important to
be respectful but they must hear from you about your
difficulties.

Whew. We have been working hard. Please help us by
helping to fund the PAC so that we can cover expenses
and by giving us your input.

Finally, ending on a happy note, subject to certain
requirements, if you filed an income tax statement for
2018 or 2019, you should find an automatic deposit in
your bank account for $1,200 for each filing adult and
$500 each per child. Check the IRS website to see if you

qualify.

Stay safe and healthy!

Ba&g L]
President, SBRPA

WELCOME NEW SBRPA MEMBERS

MEGAN AHEARN, BAILLIE BROWN, PEGGY COCHRANE,
JOHN EDMONSON, LINDA FIBICH,

CIRRUS - Cook STREET, CIRRUS — WESTERN COLLECTION APTS.,
FRANK K. JOHNSTON, DAVID MORENO, MARY JO WILLIAMS



= YARDI breeze

A refreshingly simple way to
manage your properties
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Residential Commercial Affordable Self Storage Condo/HOA Manufactured

Breeze Breeze Premier

Discover what you can do with
Starting at Starting at

per unit per unit
per month per month

(minimums apply) (minimums apply)

intuitive & powerful property
management software $

Easy setup

Property accounting
Vacancy & prospect tracking
ILS posting

Online applications

Online payments

Online maintenance

Email & text communications
Vendor payments

Owner payments & reports
Live chat support

Renters insurance

Resident screening*
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Corporate websites*

Property websites
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NardilBreezeys easy to use Online state-based lease documents

Tenant trocking, maintenance Customer relationship management
requests and online support ... Job cost tracking
| love everything about it! Invoice approval & processing

Danielle Drozdek Corporate accounting
RB Homes, Inc.

Customizable financial statements
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Menu-level security

*Additional fees apply

Get a free, personalized demo to see why

thousands of companies choose Yardi Breeze

YardiBreeze.com | (800) 866-1144
=D YARDI breeze
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SBRPA MEMBERSHIP APPLICATION

1. FILL IN MEMBESHIP APPLICATION, save form as PDF file.

M 2. Mail with check to SBRPA, 123 West Padre St., Suite D, Santa Barbara, CA.
93105, or if paying by credit card or you wish to be invoiced, please email
application to admin@sbrpa.org.

GB R I If you have difficulty completing the form, call the office for assistance at
805-687-7007 or admin@sbrpa.org.

santa barbara RENTAL PROPERTY ASSOCIATION . . .
123 West Padre St. Suite D - SB, CA 03105 - 805-687-7007, W look foward to having you join the SBRPA community!

I hereby make application for Membership:

Cell ‘ ‘ FAX ‘

Name(s) | |
Mailing Address | |
City | | State | | Zip)| |
E-mail Address \
Telephone  Work | | Home | |

|

|

How did you hear about us?

RENTAL UNITS OWNED OR MANAGED (continue on separate page if necessary)
Street Address(es) No. of Units

Total Units

ASSOCIATION FEES: How to calculate membership fees
O Registration Fee (Firstyearonly) ........... ... i i $ 25.00
[ Basic Annual MembershipDues............. i $150.00
[ Unit Fees (calculate as follows)
Up to 200 units, add $5.00 perunit ~ No.of Unitsupto200|  x$500=9% |
Over 200 units, add $1.00 per unit No.of Unitsover200 | [x$100-=9% |

PAC CONTRIBUTIONS: ($40 recommended)

Your contribution goes to support or oppose ballot issues and candidates through
SBRPA's participation in local, state and national level PACs. $S

Total Paid | |

METHOD OF PAYMENT:
[ check enclosed (payable to SBRPA) Credit card: [ visa [ Mastercard [JAmX

crediteard# | || || || J[ JL L JLJ LI ILILILI ] exomamoyn| [ ][
Name on Card‘ ‘ Billing ZipDDDDD SeCCOdeDDDD

Contributions or gifts to SBRPA are not deductible as charitable contributions for federal income

tax purposes. However DUES PAYMENTS ARE DEDUCTIBLE by members as an ordinary and

necessary business expense. In accordance with the ‘Revenue Reconciliation Act of 1993." the O RTENoc T
portion of our SBRPA dues that are allocable to non-deductible lobby expenditures for the 2017

year is 7.8%.

Serving the Central Coast since 1929

San Luis Obispo « Santa Maria - Lompoc -« Santa Ynez Valley - Goleta - Isla Vista - Santa Barbara + Montecito - Carpinteria



Helping You Increase Your Bottom Line!

Residential « Commercial « Multi-Family

Sandpiper Property Management is an Accredited Residential Management Company (ARM)
with the Institute of Real Estate Management (IREM)

MARKETING

* Craigslist, Newspaper, our website
* Over 10 online rental websites

* Tenant locator services

* 24/7 Phone attendant

* Market to Students, Adults, Seniors

SETTING RENT AMOUNTS
* Full market survey for each vacancy
* Maximize monthly rent

* Minimizing vacancy period

MANAGEMENT

* Collect rents

* Bilingual staff

* Handle slow or non paying tenants

» Pay monthly expenses

* Produce monthly statements for owners
* Distribute monthly proceeds to owners
* Our experienced staff protect your asset
* Regular site inspections

24 HOUR MAINTENANCE

* 24/7 on call maintenance team

* Lic. & Bonded

* In house maintenance lowers expenses
* Budgeting for large capital expenses

SCREEN PROSPECTIVE TENANTS

* Credit and background check

* Employment verification

* Past landlord verification

* Prior eviction check and

* Iace to face interview with all applicants

LiaBILITY

* We confirm you have adequate insurance
* Current lawyer endorsed leases

* Mold, and lead disclosures used

* Conduct any necessary evictions

OUuRrR RESULTS

* Annual portfolio occupancy rate consistently over 98%
* Consistently lowest maintenance expenses in the industry

* High client retention rate

Call 805-705-4744 for a free consultation.

1811 State Street, Santa Barbara CA. 93101

805-705-4744

www.SandpiperPropertyManagement.com
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Meet the Office Support

Office Support, Miss Coco

Meet SBRPA's new Office Support, Miss Coco Loco.

Coco is doing her best to act as Executive Director Laura
Bode's office assistant and helping her hold down the fort
during the COVID-19 pandemic. While many people are not
working, our Board of Directors and Officers (and assistants)
have been busy keeping track of the new ordinances and
laws that affect our industry.

Coco enjoys her current

job tasks, and hopes she
can continue to lend her
personality and skills to

the SBRPA office staff.

When working from home,
Coco is a great calming
influence. When at the
office, Coco is the visitor
early warning system, a

handy tool for proper
) ) ) soci aSll distan cirFI) P Acting as a Good Will Ambassador
Coco ready to help with the daily mail g at 2019's Santa Ynez Day
Casual Friday
o . outin th Working remote means you don't
Dressed up for the job interview. utin vii ;rl;%fgf some have to get dressed up

13



License # 923073

Bob Ulmer

cell: 805.636.1087
bob@hermosapainting.com

1224 Bath St. #A Santa Barbara, CA 93101

1010 East 62nd Street
Los Angeles, California 90001-1598

Contact us for a free quote or catalog!
Phone: 1-800-624-5269
Fax: 1-800-624-5299
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CalRHA 2020 Housing Legislation

Chris Zgraggen, Capitol Advocacy

April 16, 2020

Legislative business

was turned on its head

in mid-March when the

COVID-19 outbreak

became a pandemic

and Governor Newsom

declared a State of

Emergency in California.

Instead of policy and budget committee hearings,
COVID-19 mitigation and response dominated state
business. Lawmakers passed emergency COVID-19
funding legislation on March 16th before closing the
Capitol and adjourning for an early, extended spring
recess until May 4th (or later). On March 19th, Gover-
nor Newsom issued a statewide stay-at-home order,
(https./www.gov.ca.gov/2020/03/19/governor-
gavin-newsom-issues-stay-at-home-order/) directing
all non-essential services to close and most Califor-
nians to stay at home.

Because the Legislature is on

recess, the Governor has had near-

total authority to lead the state.

He has issued over two-dozen

executive orders, including a state- vwide moratorium
on residential evictions through

May 31st.

Prior to this order, Newsom

released an Executive Order Governor Newsom
(https./www.gov.ca.gov/2020/03/16/governor-
newsom- issues-executive-order-to-protect-renters-
and-homeowners- during-covid-19-pandemic/)
authorizing local governments to temporarily ban
evictions. Although the more recent order applies to
tenants across the state, it does not supersede more
stringent local ordinances. Local governments that
have implemented their own ordinances include Los
Angeles, Oakland, Sacramento, San Francisco, San
Diego, San Jose, and Santa Barbara - just to name a
few.

In order for a tenant to qualify for the protection under
the Governor's Executive Order, the tenant must have
“paid the rent due” to the property owner prior to
March 27th pursuant to an “agreement”; must notify
the property owner within seven days of the rent due

15

date that they will be unable to pay some or all of
the rent due to a COVID-19 related financial hard-
ship; and must have “verifiable documentation” to
support their claim that they cannot pay. Although
the Executive Order is in effect through May 31st,
2020, it could be extended depending on the
status of the outbreak.

The outbreak of COVID-19 has impacted everyone
living and doing business in California. The economic
impacts of the virus are far-reaching. Although the
State Capitol is closed and non-essential workers
are sheltering in place, CalRHA has been busy
advocating for protections for rental property owners.
CalRHA's advocacy since the COVID-19 State of
Emergency was declared include:

Property Tax Delay

CalRHA called on Governor Newsom to implement
a 9o-day property tax payment delay throughout
the state to provide more relief to Californians and
businesses as they attempt to navigate their way
through the public health crisis. Although the Gov-
ernor did not institute a 9o-day delay, he supported
the actions of local jurisdictions that offered relief,
including California counties that stated they
would cancel penalties and other charges for
homeowners, small businesses and other property
owners with demonstrated economic hardship, on
a case-by-case basis, due to COVID-19.

Opposed AB 828 (Ting)

AB 828 by Assemblyman Phil

Ting (D-San Francisco) is a new

bill that creates a duplicative

statewide moratorium on evic-

tions related to COVID-19 and

establishes a court-ordered,

blanket reduction of rent by

twenty-five percent during, and

after, the COVID-19 State of Assemblymember
Emergency. It also creates an Phil Ting
unlevel playing field for owners of ten or more
properties, assuming that those owners would not
suffer economic hardships under certain circum-
stances. Conversely, many larger rental properties



have additional expenses. Owners of rental proper-
ties large and small are negatively impacted by the
COVID-19 outbreak and struggling to stay afloat.
However, the proposed definition of “material
economic hardship” in AB 828 denies the court the
ability to assess the economic hardship to rental
housing providers.

CalRHA continues to advocate against AB 828. The
Legislature will not return to Sacramento until May
4th, so the bill will not move before then. (See
letter to Assemblymember Ting, page xx).

Statewide Renter Assistance Program

CalRHA is urging the Governor and state leaders to
implement statewide renter assistance to help
tenants during the COVID-19 outbreak. Now is the
time to focus on positive measures for providing
relief to both renters and rental property owners. A
statewide Renter Assistance Program will be an
essential means to achieve this goal. Such a
program will support ongoing voluntary efforts to
reach housing provider/renter negotiated rent
deferral and repayment plans, alleviate current and
future economic distress, reduce the likelihood of a
backlog of court cases following the emergency,
and prevent future homelessness.

Key components of this program would include:

1. Providing up to three months rental assistance
for renters who have demonstrated a docu-
mented loss of income arising out of COVID-19.

2. Funded by federal funds received by the state
of California under the federal CARES Act
and/or as part of California’'s current budget
proposal and/or through available housing
funds and state reserves;

3. Implemented through state funding to existing
local or regional government agencies that
currently administer rental assistance (such as
housing authorities) or other state benefit
programs. Using existing entities and their
funds distribution infrastructure and/or assis-
tance programs will quicken the distribution of
these needed rental assistance funds.

4. Designed to stabilize the rental housing indus-
try by providing rental housing providers the
rent differential directly to rental housing
providers.

16

CalRHA is also

mobilizing allies to

form a coalition in

support of statewide

renter assistance,

including federal

CARES Act protec-

tions for renters and

property owners, and the Governor's proposed
funding for emergency renter assistance in the
2020-21 State Budget. (See draft, page xx)

Shelter in Place Order

Californians were ordered by the Governor to
shelter at home on March 19th. Governor
Newsom's order (https://www.gov.ca.gov/
2020/03/19/governor-gavin-newsom-issues-stay-
at-home-order/) directs all non-essential services
to close and restaurants to offer take-out or deliv-
ery only. Schools are closed for the remainder of
the school-year and most Californians — except
those working in “essential” industries - are staying
home until further direction from the Governor.

Industries that are considered “essential critical
infrastructure” include healthcare/public health,
construction, emergency services, food and agricul-
ture (e.g. grocery, restaurant take-our/delivery, phar-
macy, farming), transportation, and communications.

The Shelter at Home Order is in place until further
notice. Californians are still able to go to the grocery
store, get gas, go to the bank, go to the doctor/pick up
prescriptions, and access other essential services. But
activities like dining out, going to the gym or the
movies, going to the salon, and attending public
gatherings are all prohibited.

On April 14th, Governor Newsom announced six
“critical indicators” that the state will examine before
considering ending the Shelter in Place order and
reopening the economy. Among the criteria are the
state's ability to track and trace the virus, adequate
testing, the capacity of the healthcare system to meet
COVID-19 demand, and the ability to protect
California's most vulnerable residents. The Governor
did not provide a specific date but did say that he may
be able to offer a timeline in two weeks, if at that point
there is a decline in ICU admissions and healthcare
workforce and personal protective equipment needs
are being met. So while the Governor's tone is more
optimistic, it appears as though California will be
sheltering in place for a while longer.



Newsom also entered into an agreement with the
Governors of Oregon and Washington on a “shared
vision" for reopening each state's economy.
Although no specific date has been identified, the
plan includes criteria that must be met before stay
at home orders are modified - namely that there
must be a decline in the spread of the virus. Each
state will follow these principles while maintaining
their own, state-specific plans.

There is currently some friction between the
Governor and legislators. Because of the COVID-19
State of Emergency, Governor Newsom has near-
total control of the state during this crisis. Legislators
-who are not able to do much while not in session-
are beginning to question some of Newsom's
actions, including the purchase of hundreds of
millions of masks without releasing much detail.
This frustration, coupled with the June 15th consti-
tutional deadline to pass a state budget, prompted
legislative leaders to call for interim hearings over
the next week to discuss COVID-19 response.

Senate pro Tem Toni Atkins
established a Senate Special
Budget Subcommittee on
COVID-19 response, which will
meet on April 16th. In the Assem-
bly, a budget subcommittee
will meet on April 2o0th. Both

pro Tem Atkins and Assembly
Speaker Anthony Rendon have
stated that the committees will
examine and oversee emergen-
cy COVID-19 spending by the
Governor that was approved by the Legislature
before adjourning in March.

Senate Pro Tem
Toni Atkins

Although May 4th is the Legislature’s current
return date, it is subject to change given the fluid
nature of the crisis.

Contact your representatives and give them your opinion on AB 828 and other COVID-19 legislature

(See sample letters, pages 27-28).

California State Senator
Hannah-Beth Jackson

Hannah-Beth Jackson represents
the 1gth Senate District encompass-
ing Santa Barbara County and most
of Ventura County. She has been
appointed her to serve on the newly
established Senate Special Committee
on Pandemic Emergency Response.
The bipartisan committee of eleven
senators is tasked with reviewing the
state's response to the COVID-19 crisis.

Santa Barbara District Office
222 E. Carrillo, Ste 309, SB, CA 93101
Phone: (805) 965-0862

Oxnard District Office

300 E. Esplanade Dr, Ste 430,
Oxnard, CA 93036

Phone: (805) 988-1940

California Assembly
Monique Limon

Monique Limon is currently serving
in the California State Assembly
representing the 37th Assembly
District, encompassing over half of
Santa Barbara County, as well as
nearly a quarter of Ventura County.

Santa Barbara County Office
101 W. Anapamu St., Ste A,
Santa Barbara, CA 93101
Phone:: (805) 564-1649

Ventura County Office
89 S. California St., Ste F,
Ventura, CA 93001
Phone: (805) 641-3700
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US. Congressperson
Salud Carbajal

Salud Ortiz Carbajal represents
California's 24th district, which
includes San Luis Obispo and
Santa Barbara, counties, as well
as western Ventura County.

Santa Barbara Office

360 S. Hope Ave,, Ste C-301
Santa Barbara, CA 93105
Phone: (805)-730-1710
San Luis Obispo Office
1411 Marsh St., Ste 205
San Luis Obispo, CA 93401
Phone: (805) 546-8348
Santa Maria Office

1619 S. Thornburg St.
Santa Maria, CA 93458
Phone: (805) 730-1710



Berkshire Hathaway Commercial Division congratulates Ken Switzer for
achieving Chairman’s Circle in 2019 placing in the top 1% of their agents,
and for representing 4 res. income properties closed in 1st Quarter 2020.

e 26 years of local experience, over 650 closings

» Berkshire Hathaway Lifetime Legend Award
(awarded for Chairman’s Circle 15+ years)

» Kelly Award for complex investment transactions

~Amaa ]

SOLD JANUARY 2020 4 Units in Goleta Ellwood Area $1,637,000
SOLD JANUARY 2020  Duplex in Isla Vista Near Ocean $1,630,000
SOLD MARCH 2020 4 Units by Girsh Park (low rents)  $1,550,000
SOLD MARCH 2020 4 Units by Girsh Park (med. rents)  $1,650,000

NOW FOR SALE
Isla Vista 4 Oceanfront Units $2,950,000

2 large adjacent duplexes on the Del Playa blufftop.
~$335K rent, unmatched opportunity for energetic investors.

NEW! 11 UNITS FOR SALE
4455 Hollister Avenue $3,350,000

Rare multi-family investment opportunity in the price range.
Well-located, 11 studios in 2 buildings, annual rent roll $201K.

COMING SOON!
Boutique Inn in Santa Barbara $8,000,000

Family-owned pride-of-ownership inn in superb location.
First time for sale in over 30 years, loyal clientele, upside.

COMING SOON

KEN SWITZER

BERKSHIRE HATHAWAY

BERI'{SHIRE1 II‘-II_IQ;I‘HAWAY
S 805.680.4622 COMMERCIAL DIVISION
T KENSWITZER 1 @YAHOO.COM

©2020 Berkshire Hathaway HomeServices California Properties (BHHSCP) is a member of the franchise system of BHH Affiliates LLC. BHH
Affiliates LLC and BHHSCP do not guarantee accuracy of all data including measurements, conditions, and features of property. Information is
obtained from various sources and will not be verified by broker or MLS. Buyer is advised to independently verify the accuracy of that information.
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SBRPA President Betty Jeppesen’s Letter to Members

AB 828 & Judicial Council Emergency Rules

e

santa barbara RENTAL PROPERTY ASSOCIATION

Dear SBRPA Members,

| bring you good news about Assembly Bill 828. It has not passed yet. It is going to be considered
in the next legislative session when the Legislature returns. So, unless and until it does, you do
not need to comply with its provisions.

IF PASSED, WHAT WOULD AB 828 REQUIRE?

AB 828 would NOT require you provide a "blanket reduction” of 25% rent to all tenants. AB 828
proposes that after the Eviction Moratorium expires, if an owner files a UD (unlawful detainer
eviction action) against a tenant, and that particular tenant successfully demonstrates he or she
has not paid rent because of COVID-19, the owner must allow that tenant a 25% reduction in rent
owed.

SBRPA has joined with other members of our state association, CalRHA, to help fight against AB
828's enactment. Please support this effort by writing in opposition to AB 828 to the sponsor of
the bill, Congressman Ting. (assemblymember.ting@asm.ca.gov) As you are able, please continue
to make donations to SBRPA so our Government Relations Committee can continue our fight
against this unjust and ill-advised bill.

NEW: APRIL 6, 2020 EMERGENCY RULES BY CALIFORNIA'S JUDICIAL COUNCIL

In addition, | wanted to write you immediately to let you know that late yesterday afternoon, the
Judicial Council of California adopted 11 emergency rules. Basically, the new rules state that
effective immediately and until 9o days after the governor declares the pandemic to be lifted, no
evictions -can be pursued in Court unless the Court determines that the eviction is necessary “to
protect public health and safety”. In legal verbiage:

No Summons may be issued for an Unlawful Detainer action unless that UD is necessary to protect
the health and safety of the public (so the action cannot be served on the tenant). If an action was
already filed, an entry of default may not be made unless the action is necessary to protect public
health and safety; and the defendant has not appeared within the time prescribed. The time for
trial if the defendant has appeared in the action may not be set until 60 days after the request
unless the court determines that it is necessary to have an earlier trial to protect public health and
safety. Sunset of these emergency rules is 90 days after the Governor declares that the state of
emergency related to the COVID-19 pandemic is lifted, or until amended or repealed by the Judicial
Council”

Please know that | am continually monitoring what is happening both on a state and local level. It
is an extremely challenging fight, but | am using all aspects of my legal expertise in volunteering
my time to continue to fight for you.

Your SBRPA Board President,

Betty L. Joppesen
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SBRPA President Betty Jeppesen Notes
from Telephone Conference Call with
Assemblywoman Monique Limoén

April 15, 2020 4:00 p.m.

The Santa Barbara Rental Property Association, at the suggestion of Jim Carrillo,
set up a conference call with our local Assemblywoman Monique Limon.
This is what we learned:

1. The Legislature is set to go back in session in Sacramento on May 4th.
BUT, the Constitution says that if the Legislature is in session, then the
public must be allowed to attend. Therefore, it is a huge question
whether they will reconvene due to the practical aspects of the number
of people who would come in.

2. Many Legislative policy deadlines have already been missed and
no-one knows how many Bills will actually be heard this year. Assem-
blywoman Limon shared that she has personally cut 50% of her Bills.

3. When they do go back in session, the Speaker Pro Tem has dictated
that the priority shall be: a) housing, b) wildfires and the electricity
shut-downs and c) COVID-19. They have been directed not to focus on
anything that is not essential.

Assemblywoman Limoén has been watching AB 828 which her Legisla-

4. tive analyst Samantha stated had just been amended April 8th.
[Actually, it was amended in Assembly on March 27th. This is important
because that was before the Judicial Council enactment of the emergency
Rules, California Rules of Court, Rules 1 to 11, specifically Rule 1 which
deals with Unlawful Detainers.]

Assemblywoman Limon stated that AB 828 is currently in the Senate for
review in June or July and will not come back to the Assembly until at
the earliest August. She said that honestly, the Bill would have a better
chance of getting through the Senate than the Assembly where the
Housing Committee Chair is Senator Weiner. She believes that the 25%
rent reduction may have been an initial negotiating point by Ting, the
Proponent of the Bill, knowing that you never get more than you ask for
so you always aim high.

| pointed out that with Rule 1 currently prohibiting the issuance of a
Summons in an Unlawful Detainer action unless "necessary to protect
public health and safety” for 9o days after the Governor has declared
the COVID-19 state of emergency is lifted, this could take several
months. Add to that a potential rent reduction of 25% for the subse-
quent 12 months (p. 5 Amendments to Assembly Bill 828, Section 5,
CCP1174.10(c)(2)), the Mom and Pop landlords will not be able to pay
their mortgages and are in real danger of losing the properties.

Jim Carrillo spoke to the landlord's expenses that do not go away such
as the plumbing, electricity, water and other essentials that must still be
prepared by vendors who must still be paid. | stated that as in San Jose
just last week, any rent reduction faces a real Constitutional challenge
as a “taking".




Limon said: “l don't disagree.” She also said that her approach is a holistic one which does not
focus on only one facet of the population bearing the brunt of the burden brought on by this
unprecedented situation in which we all find ourselves. She stated that while she has only been
in the Assembly for 4 years, Senator Hannah-Beth Jackson who has been in Sacramento for
years, said that there has never been a year like this one in the Legislature.

5. We discussed a Renters' Assistance Program and she said that candidly this would be a much
better solution but the funding would have to come from the Federal Government because
California is simply out of funds. She stated that: “California had 21 billion dollars in reserves
that have just been shot.”

6. The non-functioning 9o-day loan forbearance was floated by Laura Bode as a theory that in
practice has not been found to hold up. She has received a number of phone calls and has
talked to many people who have tried unsuccessfully to contact their mortgage lender. Only
one of those who did get through to their bank, received a 30-day loan forbearance. We all
know that Fannie Mae and Freddie Mac are working with their borrowers but these are for loans
less than $500,000. And, it does not include State banks.

Assemblywoman Limon found this to be very informative because she believed that this at
least was working out. She said that she is the Chair of the Banking and Finance Committee and
wants letters from people with specific details about their loans and the specific banks that are
not working with them. There were 30 members of the Legislature who signed on to the letter
regarding this assistance. She has promised to forward a copy of the letter which | will then
provide.

7. Since no-one knows how many Bills will actually be addressed this year, Assemblywoman
Limon stated that the place to watch are the Budget Bills.

FULL SERVICE MANAGEMENT

@W/ﬂ% %ﬁ ONE TIME LEASING

DMH PROPERTIES

PROPERTY MAINTENANCE

PROPERTY MANAGEMENT COMPANY

Serving Santa Barbara,
Santa Ynez, & the North County

[ 805-331-3963
@ 805-962-3707

DANIELLEHOLZER@DMHPROPERTIES.NET

DMHPROPERTIES.NET

336 NORTH CALLE CESAR CHAVEZ SANTA BARBARA, CA 93103 DRE LIC. # 01369548
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Judicial Council Emergency Rules

Letter from Task Force to California Judicial Council (page 1 of 3)

APARTMENT
Cirlifieraid

ASSOCIATION

il Sauthers Cities

Judicial Council of California
455 Golden Gate Avenue
San Francisco, CA 94102

Re: Request for Amendment to Emergency Rule 1 adopted on April 6, 2020

To: The Honorable Chief Justice Tani G. Cantil-Sakauye and
Esteemed Members of the Judicial Council:

The California Rental Housing Association (CalRHA) represents 22,000+ rental housing
providers and management companies with more than 514,000 rental units. CalRHA’s
members are made up of small, medium, and larger rental housing owners throughout the
state. We support a holistic regulatory effort to maintain renters in place during the
COVID-19 state of emergency. However, we are extremely concerned with the substance
and scope of the Judicial Council’s emergency court rules adopted at the Judicial
Council’s April 6, 2020 emergency meeting. Of particular concern is Emergency Rule 1
— Unlawful Detainers (“Emergency Rule 1”).

In the interest of comity, and without waiving the right of CalRHA, its Affiliates or
Affiliates’ members to later challenge the propriety of Emergency Rule 1, we ask that the
Judicial Council amend Emergency Rule 1 to recognize and allow non-COVID-19
unlawful detainers to proceed, particularly because Emergency Rule 1 (A) encourages
renters to “game the system” and (2) makes it nearly impossible for a rental housing
provider to protect residents who depend on their provider to keep order when faced with
renters who materially breach “behavior” covenants in rental agreements or flout laws
such as creating a nuisance. Stated another way, Emergency Rule 1 has many unintended
consequences unrelated to keeping renters adversely affected by the COVID-19
pandemic, sheltered in place.

In Emergency Rule 1(e) you reserve the right to amend this rule. We are asking you to do
so now, due to the unintended consequences of the enactment of Emergency Rule 1. You
have received many letters regarding requests for reconsideration. Ours will be different.

We will cut to the chase.

We request your consideration of the following amendments to California Rules of
Court, Rule 1.

Emergency rule 1. Unlawful detainers

(a) Application

Notwithstanding any other law, including Code of Civil Procedure sections 1166, 1167,
1169, and 1170.5, this rule applies to all actions for unlawful detainer.

(b) Issuance of summons

A court shall issue a summons on a complaint for unlawful detainer if the court finds,
in its discretion and on the record, that the action is brought against a defendant who

CalRHA, 1121 I Street, Sacramento, CA
info@cal-rha.org |916.594.7311
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Judicial Council Emergency Rules

Letter from Task Force to California Judicial Council (page 2 of 3)

has not been significantly, financially affected by the COVID-19 pandemic or is necessary to allow
the Plaintiff to fulfill his/her duties to other renters or neighboring properties. A Plaintiff’s
declaration provided under penalty of perjury that the Plaintiff has either (a) not received notice from
the defendant(s) that the defendant(s) have been adversely affected by COVID-19 or (b) even if
Plaintiff has received such notice, the action is necessary to enforce a rental agreement’s provisions
or a local jurisdiction’s or court’s order pertaining to the maintenance of the peace or health and
safety of the occupants, other residents or neighboring properties. Nothing herein shall bar a
defendant from raising the affirmative defense that the action is a violation of state or local COVID-
19 restrictions to unlawful detainer actions.

(c) Entry of default

A court may not enter a default or a default judgment for restitution of possession of property in an
unlawful detainer action for failure of defendant to appear unless the court finds:

(1) The action was brought pursuant to Rule 1(b), above; and
(2) The defendant has not appeared in the action within the time provided by law, including by any
applicable executive order.

In such case, the court shall deem the defendant(s) to have filed a general denial and set the matter
for trial pursuant to rule 1(d).

(d) Time for trial

If a defendant has appeared in the action, the court shall set a trial date pursuant to existing non-
emergency rules unless the court finds that the defendant(s) has been, and continues to be,
significantly and financially adversely affected by the COVID-19 pandemic. Even if the defendant(s)
has been adversely affected by the COVID-19 pandemic, regular statutory times for trial will remain
in force if the court finds that the action is necessary to protect against a threat to public health and
safety. Any trial set in an unlawful detainer proceeding as of April 6, 2020 must be continued at least
60 days from the initial date of trial unless the court finds that an earlier trial is necessary as set forth
herein.

e) Sunset of rule

This rule will remain in effect until the Governor declares that the state of emergency related to the
COVID-19 pandemic is lifted, or until amended or repealed by the Judicial Council.

The Judicial Council is charged with the administration of justice within the court system in
California. The Judicial Council is not charged with promulgating social policy. That is the province
of the Governor and legislature. While the Governor, in Executive Order N-38-20, substantially
increased the power of the Judicial Council, that expansion was limited as follows: “This paragraph
is intended to remove any impediment that would otherwise prevent the Chairperson from
authorizing, by emergency order or statewide rule, any court to take any action she deems necessary
to maintain the safe and orderly operation of that court. [Emphasis added.] Executive Order N-38-20
was not a blank check allowing the Judicial Council to deny one class of litigants its meaningful
access to the courts.

CalRHA, 1121 | Street, Sacramento, CA
info@cal-rha.org |916.594.7311
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Judicial Council Emergency Rules

Letter from Task Force to California Judicial Council (page 3 of 3)

CalRHA, together with other rental housing providers are the means by which California’s renters
are able to shelter in place. Our concern is that Emergency Rule 1 goes significantly beyond the
restrictions already enacted by both the Governor and many local jurisdictions with respect to
keeping renters that are adversely affected by COVID-19 housed in place during the pendency of the
pandemic.

We are asking that rental housing providers:
1) be allowed to have his/her day in court;
2) HAVE a level playing field; AND
3) be allowed to proceed unless the court finds the circumstances provided in our proposed
amendments to Emergency Rule 1.

These unprecedented times require widespread sacrifice. However, by passing Emergency Rule 1,
the Judicial Council has placed the burden exclusively on rental housing providers in a way that will
have lasting and severe consequences going forward. We respectfully ask the Council to consider
these amendments that will bring the processing of unlawful detainer cases during this pandemic in
line with the Governor’s Executive Order N-37-20.

We appreciate your time and attention to this letter with its proposal for amendment of California
Rules of Court, Rule 1 and stand ready to supply any further information or clarification that you
may request.

Sincerely yours,

Betty L. %ppesen Ap%1%, 2020)

Betty L. Jeppesen, Chair
CalRHA Legal Affairs Subcommittee

aack Schwartz Jr. (Apr 15, zggg)t

Jack Schwartz Jr.
CalRHA Legislative Chair

cc: Governor Newsom
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Assembly Bill 828 - Stop Evictions & Foreclosures for those Affected by COVID-19

Excerpt of Proposed Changes (page 1 of 2, full document on www.sbrpa.org)

03/25/20 04:36 PM
RN 20 10824 P AGE 1
Substantive

LEGISLATIVE COUNSEL S DIGEST

AB 828, as amended;Ting. Humantrafficking-casewerkervietimprivitege—Temporary
moratorium on foreclosures and unlawful detainer actions: coronavirus (COVID-19).

Existing law confers a power of sale upon a mortgagee, trustee, or any other
person to be exercised after a breach of the obligation for which the mortgage or transfer
is a security. Existing law requires a trustee, mortgagee, or beneficiary to first file a
record in the ofice of the recorder a notice of default, and establishes other requirements
and procedures for completion of a foreclosure sale.

This bill would prohibit a person from taking any action to foreclose on a
residential real property while a state or locally declared state of emergency related to
the COVID-19 virusis in ef fect and until 15 days after the state of emergency has
ended, including, but notlimited to, causing or conducting the sale of the real property
or causing recordation of a notice of default.

Existing property tax law attaches taxes that are owed on that property as a lien
against that property. Existing law generally requires the tax collector to attempt to
sell residential property that has become tax defaulted 5 years or more after that property
has become tax defaulted.

This bill would require a tax collector to suspend the sale, and not attempt to
sell, tax-defaulted properties while a state orlocally declared state of emergency related
to the COVID-19 virus is in ef fect and until 15 days after the state of emergency has
ended.

Existing law requires a county recorder to record any instrument, paper, or notice
that is authorized or required to be recorded upon payment of proper fees and taxes.

This bill would prohibit a county recorder from recording any instrument, paper
or notice that constitutes a notice of default, a notice of sale, or a trustees deed upon
sale during the above-specified declared state of emergency relating to the COVID-19
virus. The bill would also prohibit a court from accepting a complaint in an action to
foreclose.

Existing law establishes a procedure, known as an unlawful detainer action, that
a landlord must follow in order to evict a tenant. Existing law provides that a tenant is
subject to such an action if the tenant continues to possess the property without
permission of the landlord in specified circumstances, including when the tenant has
violated the lease by defaulting on rent or failing to perform a duty under the lease.

This bill would prohibit a state court, county sheriff, or party to a residential
unlawful detainer case from accepting for filing, or taking any further action including
executing a writ of possession or otherwise proceeding with an unlawful detainer action
during the timeframe in which a state of emergency related to the COVID-19 virus is
in effect and 15 days thereafterexcept as specified.

The bill would also authorize a defendant, for any residential unlawful detainer
action that includes a cause of action for a person continuing in possession without
permission of their landlord, to notify the court of the defenddmtesire to stipulate
to the entry of an orderThe bill would require the court, upon receiving that notice

R\2010824
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Assembly Bill 828 - Stop Evictions & Foreclosures for those Affected by COVID-19

Excerpt of Proposed Changes (page 2 of 2, full document on www.sbrpa.org)

03/25/20 04:36 PM
RN 20 10824 P AGE 2
Substantive

from a defendant, to notify the plaintiff and convene a hearing to determine whether
toissue an ordeyas specified. The bill would require the court, if it determines that
the tenan's inability to stay current on the rent is the result of increased costs in
household necessities or decreased household earnings attributable to the COVID-19
virus, to make an order for the tenant to remain in possession, to reduce the rent for
the property by 25% for the next yearand to require the tenant to make monthly
payments to the landlord beginning in the next calendar month in accordance with
certain terms.The bill would require declarations under these procedures to be filed
under penalty of perjury

The bill would make these provisions effective in a jurisdiction in which a state
or locally declared state of emergency is in effect until 15 days after the state of
emegency ends and would repeal these provisions on January 1, 2022.

By imposing new duties on county officials and also expanding the crime of
perjury, the bill would impose a state-mandated local program.

The bill would contain related findings regarding the economic hardships imposed
by the COVID-19 virus.

The California Constitution requires the state to reimburse local agencies and
school districts for certain costs mandated by the state. Statutory provisions establish
procedures for making that reimbursement.

This bill would provide that with regard to certain mandates no reimbursement
is required by this act for a specified reason.

With regard to any other mandates, this bill would provide that, if the Commission
on State Mandates determines that the bill contains costs so mandated by the state,
reimbursement for those costs shall be made pursuant to the statutory provisions noted
above.

tatute.
and

RN2010824
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Assembly Bill 828 - Stop Evictions & Foreclosures for those Affected by COVID-19

Sample Letter to Legislators

From:  Jim Carbone
Date: April 8, 2020

To: Assemblymember Ting (assemblymember.ting@asm.ca.gov);
Assemblymember Limon (assemblymember.limon@asm.ca.gov);
Assembllymember Rendon (assemblymember.rendon@asm.ca.gov)

Subject: Proposed Amendment to AB 828

This pandemic has created a terrible crisis and our hearts goes out to all of those affected.
However it is unjust and unfair to single out property owners to fund the financial burden
this has created for all of us. Our fundamental concern with this proposal being considered
is, “why are landlords being singled out in the proposed AB 828 amendment to bear the

responsibility for those impacted financially by this pandemic?” This is where govern-
ment needs to step in to provide direct assistance so the burden is shared by everyone.

My wife and | are retired and derive the majority of the income we need to survive from a

small number residential rental units that we own. We cannot apply for unemployment
insurance or any other financial assistance available to many. This is true for many elderly
landlords who derive a modest income from rental units we worked and saved for our
entire working life.

The proposed amendment to AB 828 would put undue hardship on us by being singled
out as land owners, while no other business is being forced by the government to reduce
prices by 25% for 1 year!! As proposed, almost anyone in the state would qualify under the
criteria of increased cost or decreased household earnings. We need this income to
provide the basic necessities for us to live on. It would be impossible for us to recover

from this hit at our age.

We are not looking to evict tenants. The reality of this situation is that even if we did, it
would be very difficult, if not impossible to find new tenants in this current situation. How-
ever, landlords do not have limitless funds and in fact many are no different than other
small businesses in that landlords also rely on continuous income to survive.

| would also like to point out that deferring property tax or mortgage payments may
provide temporary relief for some, but does not help people in our situation. As these bills
will still come due and payable at some point and we need the rental income to pay these
bills and have enough left over to live on.

In closing, this proposed amendment is unfair, would seriously impact many hard working
elderly individuals who rely on this income to live. | respectfully request you consider the
impact to people like my wife and | as you take up this issue. People need help now, but

the answer should not single out and hurt one demographic in the process. We urge you

not to pass this proposed amendment.

James and Michele Carbone
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Assembly Bill 828 - Stop Evictions & Foreclosures for those Affected by COVID-19

Sample Letter to Assemblymember Ting

Assemblymember Phil Ting
State Capitol

P.O. Box 942849
Sacramento, CA 94249-0019

Dear Assemblymember Ting,

I am the CEO of a small property management company. Most of my clients

are mom and pop owners. Most of my clients are retired and rely on the net income
of their rental property to make ends meet. Most of my clients have mortgages,
taxes, insurance, utilities and maintenance upkeep expenses that are essential in
order to provide their rental property to the tenants.

What income that may remain after paying the expenses helps pay for their own
living expenses; such as medical, food, vehicle maintenance and repairs, and other
costs. The 25% rent reduction as proposed in AB 828 without a reciprocal reduction
from mortgage lenders, insurance carriers, utility com-panies, state and local taxing
authorities, as well as property maintenance and repair companies could very well
put many of my clients underwater.

Deferring the expected rent is one thing, and hard enough, but to reduce the amount
of the contracted rent owed, and expect owners to underwrite the underlying
amount owed to them is simply unfair, and not right.

| ask that you take AB 828 off your agenda until amended in a manner that carries
the basic element of fairness.

Thank you for your time and consideration.

Clordss V. Edwrt; TU

Principal & CEO
EIPM, Inc.
Excellence In Property Management, Inc. ®
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SBRPA President Betty Jeppesen

Letter to S.B. City Council - Temporary Moratorium on Evictions

__lgsi

DATE: March 24,2020 santa barbara RENTAL PROPERTY ASSOCIATION
TO: Santa Barbara City Council

RE: TODAY'S AGENDA ITEM #4: An uncodified emergency ordinance of the council of
the city of Santa Barbara enacting a temporary moratorium on evictions for non-
payment of rent by residential and commercial tenants who have been harmed
financially as a result of COVID-19

Dear Santa Barbara City Council Member:

We have all been financially affected by COVID-19. | know that | have and I'm certain that you
have, too.

Who should bear the burden of this financial hardship for the tenants of our community?
Should it be the landlords?

TENANT EXPENSES LANDLORD EXPENSES

1. Rent 1. Mortgages (first, second, third)
2. Utilities (some) 2. Tenant's utilities (some or all)
3. Income tax 3. Income tax

4. Food 4. Property tax

5. Clothing 5. Real Property insurance

6. Entertainment 6. Real Property maintenance

7. Gardener's salary
8. Laundry room maintenance

9. Tenant's requested repairs to plumbing,
electrical, rain leaks, etc.

10. Tenant's requested replacement of
stoves, refrigerators, etc.

11. Property Manager's salary
12. Food

13. Clothing

14. Entertainment

It is important to consider that many if not most of the Santa Barbara landlords are “Mom and Pop”
who have only the one unit or one building to either build income for retirement and/or supple-
ment their social security check each month.
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Letter to Santa Barbara City Council —Temporary Moratorium on Evictions (continued)

Santa Barbara City Council Letter, page 2

These private landlords have the expenses listed in items 1 through 14 to live with. Now, you will
be considering adding the burden of not receiving any rent from the tenants for a period of time
with a longer time for repayment. How is this “deferred rent” supposed to be paid? If it is within 6
months, then can the tenant wait the entire time of 6 months and then tender the rent? What if
the tenant at that time tenders only a portion of the rent? What if the tenant doesn't tender any
rent at all? How is the landlord going to collect his/her money owed?

We have heard that Fanny Mae and Freddie Mac, the government-sponsored enterprises that
back millions of mortgages, have this week said that loan servicers “COULD" suspend payments
for a time. But, will they? What about landlords who have mortgages not government-
sponsored? Their mortgage payments will continue. Will we then have another run of foreclo-
sures as we did a decade ago? Will the landlords lose their properties? Quite possibly. It is not
just the tenants who are in danger of losing properties contrary to what many believe. It is easy to
say that tenants shouldn't have to pay their rent when there is this pandemic. But, the landlords
are also facing the financial burden of this pandemic.

We have heard that California property tax is still due April 10. That is less than a month away.
California county tax collectors cannot extend the April 10 deadline for making the second half of
the 2019-2020 property tax payments. So what is the landlord to do? Where will the money come
from if not the rent?

Income tax payments have been declared delayed until July 15 instead of April 15 for the land-
lords but it is the SAME for the tenants. Their income tax payments have also been delayed.

Most landlords pay some if not all of the tenants' utilities. All that | am aware of pay at least for
water and garbage. Those payments will continue for the landlord despite the lack of rent if that
is to be approved. According to California law, landlords are not allowed to cut off utilities nor do
they want to. But, where will the money come from when there is no rent payment?

Landlords pay for tenants' requested repairs such as plumbing stoppage, garbage disposal
malfunction, leaks, electrical, etc. Can the landlord ignore a tenant's request for repairs? Presum-
ably not. The current penalty is that if the landlord does not make the repairs, the tenant can
repair and deduct from the rent payment for such repair after notice and reasonable time to take
action. Since the rent may now be deferred, may the landlord defer repairs?

If a landlord owns a property consisting of 16 units, there must be a property manager according
to California Regulations. Oh, | know, it can be a gardener but there must be someone on the
premises. That means an apartment for that person that is not generating any rent for the land-
lord. This is in addition to that person'’s salary. Onemight think that if a landlord owns a property
containing that many units that landlord must be rich. Think again, please. Now, ALL 16 units will
not be paying rent. There will be zero dollars coming in to pay for the more expensive mortgage
for that building. There will be zero dollars coming in to pay for the more expensive property tax
for that building. There will be zero dollars coming in to pay for the property manager, etc.

Santa Barbara Rental Property Association - 123 W. Padre St., Ste D - Santa Barbara, CA 93101
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Letter to Santa Barbara City Council —Temporary Moratorium on Evictions (continued)

Santa Barbara City Council Letter, page 3

“California Awards $100 Million to Cities, Counties and Continuums of Care to
Help People Experiencing Homelessness During COVID-19 Pandemic”

This was the press headline from Governor Gavin Newsom yesterday for immediate release.

So, if the cities and counties are getting money, why shouldn't the cities and counties set up a
fund for the tenants for their payment of rent?

Why should the landlords who are not being offered money during this pandemic bear the
burden?

Please consider your options very carefully today as you consider what is best for your entire
community of constituents. It is kind and considerate to think only of the “most vulnerable
members of our society” but take care that the landlords do not by your actions themselves
become a part of that group. There are unintended consequences which must not be ignored.

Thank you for your consideration.

Yours sincerely,

Bdf@g L. ?W&n

President
Santa Barbara Rental Property Association

Santa Barbara Rental Property Association - 123 W. Padre St., Ste D - Santa Barbara, CA 93101
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COVID-19 and Your HVAC System

The American Society of Heating, Refrigerating and Air-Conditioning Engineers (ASHRAE) has developed
proactive guidance to help address coronavirus disease 2019 (COVID-19) concerns with respect to the
operation and maintenance of heating, ventilating and air-conditioning systems. ASHRAE guidance can
be found at https:/www.ashrae.org/technical-resources/resources

According to the CDC and ASHRAE, HVAC systems can play a vital role in mitigating the spread of dis-
eases like COVID-19. While an air filter can help trap dirt and germs, it will NOT kill germs or viruses. If you
are changing your own air filter and you suspect or know someone in your home has been diagnosed
with COVID-19, please take precautions: wear gloves and a face mask, have a plastic bag ready to dis-
pose of the used filter, turn off the system, carefully remove the used filter, place it in the plastic bag, tape
it shut and place it in an outside trash bin.

3463 State Street, Suite 477, Santa Barbara, CA 93105

email: donsheatingsb@gmail.com
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Santa Barbara Ordinance - Just Cause Eviction

Excerpt of Public Comment Draft (page 1 of 7, full document on www.sbrpa.org)

| FOR COMMENT |

CITY OF SANTA BARBARA

ORDINANCE COMMITTEE AGENDA REPORT

AGENDA DATE:  April 21, 2020

TO: Ordinance Committee
FROM: City Attorney’s Office
SUBJECT: Proposed Ordinance Requiring!Just Cause For Residential Evictions

And Resolution Establishing Relocation Assistance Payments For
No-Fault Just Cause Evictions

RECOMMENDATION: That the Ordinance Committee consider and make
recommendations to Council on the following matters:

A. An Ordinance of the Council of the City of Santa Barbara Amending the Santa
Barbara Municipal Code by the Addition of Chapter 26.50 Pertaining to Just Cause for
Residential Evictions;

B. A Resolution of the Council of the City of Santa Barbara Establishing Relocation
Assistance Payment Amounts for No-Fault Just Cause Evictions Pursuant to Santa
Barbara Municipal Code Chapter 26.50.

EXECUTIVE SUMMARY:

The proposed Just Cause for Residential Evictions Ordinance tracks AB 1482, but adds
“more protective” measures for tenants as directed by Council on February 11, 2020.
The Relocation Assistance Nexus Study prepared by Keyser Marston Associates, Inc.
determined that relocation assistance payments could range between $2,328 and
$8,460, depending upon the size of the rental unit, the distance of the move, and
whether the tenant has special needs.

DISCUSSION:

Background

Just cause eviction ordinances work in combination with state landlord/tenant laws to
limit the reasons a property owner can use to evict a tenant who is otherwise in good
standing. Last year, the state enacted the Tenant Protection Act of 2019, which
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Proposed Ordinance Requiring Just Cause For Residential Evictions And Resolution
Establishing Relocation Assistance Payments For No-Fault Just Cause Evictions
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established statewide rent control and just cause eviction requirements. (Stats. 2019,
ch. 597; “AB 1482.”) AB 1482 allows local just cause eviction and relocation assistance
ordinances, but requires newly enacted local ordinances to be “more protective” of
tenants than state law.*

On February 11, 2020, Council directed preparation of a Just Cause for Eviction
Ordinance mirroring the provisions of AB 1482 to the greatest extent possible. (Stats.
2019, ch. 597; “AB 1482.”) Council directed that the ordinance be “more protective” in
two ways. First, by removing the AB 1482 sunset date of January 1, 2030, the local
ordinance creates permanent protection which is “more protective” of tenants than state
law.

Second, a local ordinance that provides more than the one-month’s rent of relocation
assistance provided by AB 1482 is by definition “more protective” than state law. (Civ.
Code, §1946.2(g)(1)(B)(ii).) We advised that Council should obtain technical assistance
to determine the appropriate amount of relocation assistance. As a result, Council also
directed preparation of a Relocation Assistance Nexus Study to help determine the
amount of relocation assistance to be paid to residential tenants in good standing who
experience a no-fault eviction. We retained Keyser Marston Associates, Inc. to prepare
the study in mid-February. They completed the study on April 8, 2020. (Attachment
“1.7)

The Proposed Ordinance

The proposed ordinance mirrors the just cause eviction requirements of AB 1482 by
establishing two categories of just cause evictions: At-fault and No-fault. At-fault
evictions are defined to mean evictions justified by the following tenant behavior:

1 AB 1482 creates a three-part test to determine whether a local ordinance is “more
protective:”

“For purposes of this subparagraph, an ordinance is “more protective” if it
meets all of the following criteria:

(i) The just cause for termination of a residential tenancy under the local
ordinance is consistent with this section.

(ii) The ordinance further limits the reasons for termination of a residential
tenancy, provides for higher relocation assistance amounts, or provides
additional tenant protections that are not prohibited by any other provision
of law.

(iii) The local government has made a binding finding within their local
ordinance that the ordinance is more protective than the provisions of this
section.”

(Civ. Code, §1946.2(g)(1)(B)(i)-(ii).)
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Default in the payment of rent;

Breach of a material term of a lease;

Maintaining a nuisance;

Committing waste (destruction of property);

Tenant refusal to accept a lease extension on the same terms;
Criminal activity;

Unlawful assignment or sublease;

Refusal to allow the owner to enter lawfully;

Using the unit for unlawful purposes;

Failure to vacate employee housing after termination; and,
Tenant holdover after notice or surrender to owner.

Under both AB 1482 and the proposed ordinance, tenants who are evicted on an at-
fault basis are not entitled to a relocation assistance payment.

No-fault evictions entitle the tenant to a relocation assistance payment. Under AB 1482,
that payment is limited to one-month’s rent. In order to meet the requirement that the
City ordinance be “more protective,” proposed Section 26.50.020 establishes a
minimum relocation assistance payment of one-month’s rent plus one dollar or an
amount established by Council resolution, whichever is greater. By establishing a
“default” base relocation assistance of one dollar more than what AB 1482 requires, the
Council can be assured that the ordinance will remain effective even if future Councils
do not adopt a relocation assistance resolution or if a future relocation assistance
resolution is challenged legally.

Under AB 1482, no-fault just cause evictions are defined to mean:

e Intent to occupy the residential real property by the owner or their spouse,
domestic partner, children, grandchildren, parents, or grandparents;
Withdrawal of the rental unit from the rental market;

e The owner complying with court or government agency order, or local ordinance,
that necessitates vacating the rental unit; and,

¢ Intent to demolish or to substantially remodel the unit.

If an owner wishes to evict a “qualified tenant” for one or more of the no-fault just cause
reasons, the owner must pay relocation assistance. Under AB 1482, only tenants who
have continuously and lawfully occupied a rental unit for 12 months would meet the
proposed definition of “qualified tenant.” The Council may wish to substitute a more
protective standard that would reduce the number of months a tenant must reside in a
rental unit before relocation assistance protection becomes available. This can be
accomplished by changing the definition of “qualified tenant.”

Under AB 1482 and the proposed ordinance, relocation assistance payments must be
made to the qualified tenant within 15 calendar days after service of a no-fault
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termination notice. While this timing is beneficial to a tenant trying to find alternate
housing, it leaves the owner out-of-pocket if the tenant fails to surrender the rental unit
on time. AB 1482 and the proposed ordinance address this by enabling owners to
recover the relocation assistance payment in litigation if the tenant fails to vacate.
Another approach that is more protective of property owners would be to allow the
owner to delay the relocation assistance until as late as the date the tenant actually
surrenders occupancy of the rental unit. This “cash for keys” approach can be
accomplished by modifying Section 26.50.050 A. of the proposed ordinance.

Relocation Assistance Nexus Study

We retained Keyser Marston Associates, Inc. (KMA) to prepare a Relocation Assistance
Nexus Study. KMA!prepared a conservative analysis of typical relocation expenses
incurred by residential tenants of no-fault evictions. These expenses include moving
costs, short-term storage costs, increased security deposit costs, apartment application
fees and utility initiation fees. Typically, tenants will have to pay a portion of these
expenses in advance of their actual move date. The findings of the KMA analysis were
intended to be used to establish relocation assistance payment requirements that are
proportionate to costs experienced by tenants displaced in a no-fault just cause eviction.
As this area of the law is somewhat undeveloped, the factors and costs KMA
considered represent our best effort at developing a clearly defensible relocation
assistance payment. It is very possible that other factors and costs could also be
considered when determining the amount of relocation assistance that would be
reasonably related to the impacts otherwise absorbed by the tenant who is forced to
move through no fault of their own.

The financial burden associated with relocating from one rental unit to another varies
greatly. Factors that may impact the financial cost include:

e The size of the residential unit;

e The distance that the household will move; and,

e The amount of physical assistance required by the tenant to pack and load
belongings.

In order to account for a range in unit sizes, KMA estimated the costs of moving for
various unit sizes — studios at 500sf, one-bedroom units at 600sf, two-bedroom units at
1,000sf, and three-bedroom units at 1,500sf. KMA relied upon the average unit sizes
for each bedroom type within the City as published in the Dyer Sheehan Group, Inc.
March 2019 South Coast Apartment Market Survey (DSG Market Survey).
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KMA analyzed relocation costs under three scenarios regarding where displaced
tenants relocate:

e To another rental unit within the City;

o Within the “South Coast” region, defined as the area from Goleta to
Carpinteria; and,

e Outside of the South Coast region, defined as the area from Santa Maria to
Lompoc to Oxnard/Ventura.

In addition to the factors outlined above, there are many expenses that may be incurred
by a tenant as a result of an involuntary relocation. The following is a list of the
relocation expenses included in this analysis:

e Moving expenses, including:
o Packing; and
0 Loading / unloading;

e Payment of new security deposits;
Apartment application fees; and

o Utility fees for initiation of service.

Some households will experience greater relocation costs due to age, disabilities, or
presence of young children. Accordingly, KMA provided separate estimates of moving
costs for the general population and households with special needs that require
additional assistance with the packing and moving process.

Special needs tenants including disabled, elderly, and families with children often face
an increased burden when facing eviction. While an unexpected eviction presents
financial challenges for any tenant, it is especially burdensome for tenants with reduced
mobility due to age or disability. This increased burden is due to a greater need for
moving assistance, particularly among elderly and disabled tenants, and a greater
likelihood of household disruption and increased financial pressure that these
households will experience because of forced relocation.  Additionally, these
households do not always have adequate savings or financial capacity to absorb the
costs of an unplanned move. Families with children may face added challenges,
including securing affordable two or three-bedroom housing units, as well as changing
schools and/or school districts.

The increased impacts of displacement experienced by these tenant populations can
justify higher relocation assistance payments. KMA used the average of the high end of
each moving company’s hourly range to ensure sufficient relocation assistance to
provide the higher service levels required by special needs households. That is, the
moving companies provided ranges for the length of time it typically takes to move the
unit sizes provided by KMA. If a moving company provided KMA a range of four to
eight hours to move a studio apartment. KMA utilized the 8-hour estimate to arrive at
the average moving time necessary for special needs households.
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KMA'’s overall relocation expense conclusions are as follows:

Estimated Relocation Expenses

| Studio | 1-Bedroom [ 2-Bedroom | 3-Bedroom
Within the
City
General | $2,365 $2,700 $4,583 $7,125
Population
Special | $2,571 $2,921 $5,468 $8,460
Needs
Within the
South Coast
General | $2,328 $2,866 $4,564 $6,430
Population
Special | $2,534 $3,087 $5,449 $7,765
Needs
Outside the
South Coast
General | $2,698 $3,236 $5,007 $7,023
Population
Special | $2,904 $3,457 $5,892 $8,358
Needs

We believe any of the relocation expense estimates to be justifiable, but focusing upon
moves within the City seems most consistent with the City’'s Housing Element and the
desires of local rental residents. Accordingly, the accompanying resolution proposes
relocation assistance, with automatic Consumer Price Index adjustments, as follows:

Proposed Relocation Assistance Amounts

Studio 1-Bedroom 2-Bedroom 3-Bedroom
or larger
Within the
City
General | $2,365 $2,700 $4,583 $7,125
Population
Special | $2,571 $2,921 $5,468 $8,460
Needs
Santa Barbara Median Rents July 2019
Studio 1-Bedroom 2-Bedroom 3-Bedroom
or larger
$1,540 $1,875 $2,685 $3,925




Ordinance Committee Agenda Report

Proposed Ordinance Requiring Just Cause For Residential Evictions And Resolution
Establishing Relocation Assistance Payments For No-Fault Just Cause Evictions
April 21, 2020

Page 7

The table below expresses KMA's findings as the number of months’ rent the
assistance represents, using the City’s July 2019 median rent survey:

KMA Findings

KMA General Population | $2,365 $2,700 $4,583 $7,125

Findings
General Population in 1.54 1.44 1.70

Months’ Rent

KMA Special Needs | $2,571 $2,921 $5,468 $8,460
Findings

Special Needs in

Months’ Rent

This means that KMA’s approach found a range of relocation assistance for general
population tenants of between 1.54 months’ rent for a studio and 1.82 months’ rent for a
3-bedroom. For special needs tenants, KMA found the range to be between 1.67
months’ rent for a studio and 2.16 months’ rent for a 3-bedroom.

KMA notes that these relocation assistance costs are lower than in rent-controlled
jurisdictions because there is no rent differential between the rents paid by a tenant in
their original rental unit and market rents. KMA recognizes, as did the City Council in its
deliberations, that the effects of statewide rent control established by AB 1482 should
be monitored for impacts to the Santa Barbara rental market. The results of ongoing
monitoring can be presented to the Council annually with presentation of the budget fee
resolution.

BUDGET/FINANCIAL INFORMATION:
The Keyser Marston Associates contract cost is $12,500.

ATTACHMENT(S): 1. City of Santa Barbara Relocation Assistance Study, Keyser
Marston Associates, Inc., April 8, 2020.

PREPARED BY: Ariel Calonne, City Attorney
SUBMITTED BY: Ariel Calonne, City Attorney

APPROVED BY:
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The Attorney’'s Corner

David M. Grokenberger, Esq. « Rogers, Sheffield & Campbell, LLP
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Impacts of the COVID-19 Pandemic on Landlord-Tenant Relationships

In response to the COVID-19 pandemic, the City of
Santa Barbara and the Judicial Council of California
have issued new laws impacting landlord-tenant
relationships and unlawful detainers. The City’s
Ordinance No. 5941, which addresses rent defer-
rals, and the Judicial Council’'s April 6, 2020 Emer-
gency Order as it relates to unlawful detainers, will
be discussed in this month’s article.

The City of Santa Barbara Ordinance No. 5941
(the “Ordinance”) was enacted to protect tenants
who have suffered economically as a result of the
COVID-19 pandemic and related business and
social restrictions. Enacted in March, the Ordi-
nance does not apply to eviction notices served
on or before March 17, 2020. In general, the
Ordinance allows both residential and commercial
tenants to defer rent obligations through the end
of the local emergency.

With regard to residential tenancies, the Ordinance
provides that landlords shall grant a rent or lease
payment deferral to a tenant who has notified the
owner of a “Significant Negative Change to Their
Household Financial Condition”. A "“Significant
Negative Change to Their Household Financial Con-
dition” is a substantial decrease in household in-
come, and includes: (1) being sick with COVID-19
or caring for a household member who is sick with
it; (2) income reduction resulting from economic
or employer impacts of COVID-19; (3) compliance
with an order or recommendation from a govern-
ment authority to stay home or avoid congregating
with others; (4) extraordinary out-of-pocket med-
ical expenses as a result of COVID-19; or (5) child
care needs arising from school closures related to
COVID-19. To qualify for the protections of the
Ordinance, a tenant must notify the owner of the
reasons why a deferral is needed within 20 days
after the rent or lease payment is due. This notice
must describe the “Significant Negative Change
to Their Household Financial Condition”, including
documentation if necessary, and must set forth the
amount of rent the tenant wants deferred and the
amount they believe they can make on a current
monthly basis. Landlords must keep the medical
or financial information in these notices confiden-
tial, unless disclosure is necessary under the Ordi-
nance and otherwise lawful.

In addition, the Ordinance provides that upon the
tenant’s request, any residential tenancy which
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would by its terms expire before May 31, 2020,
shall be extended un the same terms until May 31,
2020, or such a later date as specified by action
of the City Council. After May 31, 2020, or such
later date the City Council enacts, the lease termi-
nates (unless it specifically provides that it goes
to month-to-month), but the landlord must offer
the tenant a one-year lease extension per Santa
Barbara Municipal Code (“SBMC”) section 26.40.
The one-year extension term can be backdated to
the date when the original lease would have ex-
pired, and so if a lease that would have terminated
May 1, 2020 is extended to May 31, 2020 due to
this Ordinance, then on May 31, 2020 the landlord
must offer the tenant a lease that runs through
April 30, 2021.

Like residential tenants, commercial tenants can re-
quest a rent deferral, which shall be granted by the
landlord if the commercial tenant has suffered “Un-
foreseeable Emergency Commercial Conditions.”
These conditions are defined in the Ordinance as
“[a] substantial decrease in business income or
substantial out-of-pocket medical expenses, or re-
duced hours of operation or modes of operation.”
As is the case with residential tenants, commercial
tenants must provide notice to the owner within
20 days of the rent being due, and must state how
much rent they need to defer and how much they
can pay on a current monthly basis. Commercial
tenants must describe the “Unforeseeable Emer-
gency Commercial Conditions” in the notice, and
must provide documentation that establishes such
conditions. Landlords must keep all medical and
financial information contained in the notice con-
fidential, unless disclosure is necessary under the
Ordinance and otherwise lawful.

Similar to residential tenancies, upon the tenant’s
request commercial tenancies that are to expire by
their terms before May 31, 2020, shall be extend-
ed to May 31, 2020 or such later time as the City
Council may decide. The lease terminates unless
it specifically provides that it converts to month-
to-month. The one-year extension offer and other
provisions of SBMC 26.40 do not apply here, as
they are only for residential tenancies.

The Ordinance also establishes enforcement mech-
anisms to prevent landlords from evicting tenants
who qualify for and properly request rent deferrals.
In particular, tenants can assert noncompliance

Continued on page 35
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Attorney’s Corner from page 33

with the Ordinance as an affirmative defense to an
unlawful detainer action based upon nonpayment
of rent. To exercise the defense, the tenant has
the burden of proving they qualify for a rent defer-
ral as set forth in the Ordinance. This defense does
not excuse other breaches of the lease or failure to
pay rent that is not subject to deferral.

For both residential and commercial tenancies, it is
important to remember this is a rent deferral, and
all rent deferred under this Ordinance are still the
lawful obligation of the tenant. The Ordinance spe-
cifically provides the owner with a cause of action
for repayment of any deferred rent if such rent is
not payed at the time the local emergency is termi-
nated. Furthermore, the Ordinance states that the
rent deferral provisions are to expire on May 31,
2020 unless extended by the City Council.

On April 6, 2020, the Judicial Council of California
issued an Emergency Order (“Order’) which affects
unlawful detainer proceedings. The Order prohib-
its a court from issuing a summons after a land-
lord files an unlawful detainer, unless necessary to
protect public health and safety. This means that,
even if a landlord files an unlawful detainer, the
tenant will not be under the normal five-day dead-
line to respond. The time for the tenant to respond
to a new unlawful detainer will not begin until the
rule is lifted, giving them time to seek out legal as-
sistance and assuring that no tenant is denied their
day in court is due to the emergency.

Moreover, the Order prohibits a court from entering
an automatic default judgment against the tenant
because the tenant failed to file a response, un-
less the court finds: (1) the eviction is necessary
to protect public health and safety; and (2) the
tenant failed to respond in the time required by
law, including any extension that may apply due to
the Governor’s Executive Order regarding evictions
during the COVID-19 emergency.

For unlawful detainers where the tenant has re-
sponded or appeared, the Order prohibits a court
from setting the case for trial earlier than 60 days
after a trial is requested, unless necessary to pro-
tect public health and safety. In addition, the Or-
der requires any trial in an unlawful detainer that
was already scheduled as of April to be postponed
until at least 60 days after the initial trial date.

The Order will be in effect until 90 days after
the state of emergency is lifted, or if the Order
is amended by the Judicial Council.As always, it
is important to seek independent legal counsel as
to your specific objectives and circumstances. If
you have questions on these topics and/or need
legal advice on these subjects, please call (805)
963-9721 or email David Grokenberger at David@
rogerssheffield.com; Michael Brelje at Mike@rog-
erssheffield.com, or Scott Soulages at ssoulages@
rogerssheffield.com.
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Mapped as Condominiums

e 4 Separate APNS

(1) 3Bed/1.75Bath
(3) 2Bed/1.5Bath

e GRM: 14.5
e Year Built: 1987

e Annual Income: $77,640

Providing exceptional service and
expert representation...
it’s what | do.

COMMITTED TO EXCELLENCE!

Full Service Real Estate Management
Commercial & Multi-Unit Residential
Over 30 Years of Experience

24/7 Maintenance Service

Online Application & Payment Options

ADDING VALUE TO YOUR INVESTMENT
Since 1999

Locally Owned and Managed by

Robert Kooyman, CPM® & Robert Ramirez
CA DRE License #01272282

5290 Overpass Road, Building “D”
Santa Barbara, CA 93111
P. (805) 692-2500/ F. (805) 692-5020
www.meridiangrouprem.com
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Sundance Press

Short Run Publication Printing

Sundance Press is the proud printer of
The Rental Property News Magazine.

(all to see how we can help with printing your
newsletter, ad mailers or other short run publication.

sundancepress.com
520.622.5233
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Santa Barbara Happenings

Terry A Bartlett - Reetz, Fox & Bartlett LLP

State and Local Emergency Moratoriums on Evictions Issued

On March 16, 2020, California Governor Gavin
Newsom issued Executive Order N-28-20 imposing
statewide substantive limitations on residential
and commercial evictions. These limitations apply
when the basis for eviction is nonpayment of rent
or foreclosure due to a substantial loss in household
or business income caused by COVID-19 or by the
government’s response to COVID-19. This order
does not relieve tenants of the obligation to pay
rent. On March 27, Newsom issued Executive order
N-37-20, adding that tenants must have paid the
rent due to their landlord prior to this order. Tenants
must also notify their landlord in writing of their
inability to pay rent no more than 7 days after rent
is due and provide documentation demonstrating
inability to pay full rent due to reasons related to
COVID-19. Reasons include but are not limited to
(i) tenant was sick or caring for a household or
family member with a suspected case of COVID-19,
(ii) tenant experienced a layoff or loss of hours,
(iii) tenant needed to miss work to care for a child
whose school was closed in response to COVID-19.
These protections will be in effect through May 31,
2020, unless extended. In response to Newsom'’s
orders, many local governments have passed
similar eviction moratoriums.

On March 25, the Santa Barbara City Council
unanimously voted to pass Ordinance No. 5941, an
emergency moratorium on evictions of residential
and commercial tenants who demonstrate inability
to pay rent due to a significant negative change
to their household financial condition related to
COVID-19. Tenants have 20 days after rent is
due to notify and provide documentation to their
landlord. While tenants are not relieved of the
liability for deferred rent, property owners may
not charge late fees for rent that is deferred then
repaid in a timely manner. The City Council will
revisit a timeline for repayment on May 12.

Goleta also issued an emergency moratorium
which follows the above-mentioned guidelines,
but gives tenants 30 days after rent is due
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to notify and show documentation of inability
to pay rent due to financial impacts related to
COVID-19. This order also specifies that deferred
rent must be repaid within six months of the local
emergency’s expiration.

With millions not paying rent, COVID-19 may
spark a housing crisis in the next several months.
Landlords are currently without the ability to evict
certain tenants, yet the mortgage payments from
the months landlords couldn’t collect rent, to pay
the mortgage, will still be there. Some landlords
will likely end up losing their properties. There is
also not enough government provided housing to
shelter people who will eventually be evicted, and
the emptying of rental units could lead to mass
bankruptcies for property owners as they attempt
to hold onto their assets.

The Court gets in the Act: California Judicial
Council Places Significant Procedural Restrictions
On Unlawful Detainer Actions

Effective April 6, 2020, the Judicial Council
amended the California Rules of Court with 11
new emergency rules. Emergency rule 1 provides
several procedural restrictions that temporarily
make pursuing unlawful detainer actions impossible
except for matters effecting public health and
safety.

First, the rule requires that a court may not issue
a summons on a complaint for unlawful detainers
unless the court finds the action necessary to
protect public health and safety. Effectively,
a landlord must show good cause, relating to
protecting health and safety, before the court will
allow an unlawful detainer action to be served on
the defendants.

Second, a court may not enter a default or default
judgement for failure to appear in an unlawful
detainer action unless the court finds (i) the action
is necessary to protect public health and safety, and

Continued on page 39



Santa Barbara’s native
multifamily expert.

Call for a FREE ANALYSIS
of your property!

When challenging times come, our community pulls together.

I am here to help with any questions about local rental ordinances or
potential impacts of the pandemic on your property.

Stay safe, stay well. This will pass.

- Christos Celmayster

CHRISTOS’S RECENT SALES UNDER CONTRACT

Pride of Ownership
10+ Unit

West Beach Apartment

46



Santa Barbara Happenings from page 37

(ii) the defendant has not appeared in the action
within the time provided by the law, including by
any applicable executive order.

Third, if the defendant has appeared, the court
may not set a trial date earlier than 60 days after
a request for trial is made (unless the court finds
that an earlier trial date is needed to protect public
health and safety). Any trial set in an unlawful
detainer proceeding (as of April 6) must be
continued at least 60 days from the initial start
date set for trial.

Notably, and unfortunately, none of these restrictions
are specifically tied to COVID-19. So it appears that
even if a tenant’s breach of lease is not connected to
COVID-19 these rules would still apply.

These rules remain in effect until either they are
amended or repealed by the Judicial Council or 90
days after the Governor declares an end to the state
of emergency caused by the COVID-19 pandemic.
A text of all the emergency rules adopted by the
Judicial Council can be found at https://www.

courts.ca.gov/documents/appendix-i.pdf.

California Schools and Universities Shift to
Remote Education

On March 13, the Santa Barbara County Education
Office closed schools due to the spread of COVID-19.
This closure applies to all 20 school districts in the
Santa Barbara County. The closure of K-12 schools
alone means that more than 67,000 students
must stay at home, causing their parents to stay
home from work. All public schools, colleges, and
universities will remain closed until next fall.

Rather than stopping, or pausing the school year,
schools throughout California have been advised to
transition to remote online learning.

Both UCSB and SBCC have closed their campuses
and have shifted to online learning. UC President
and the university system’s regents will also be
suspending the standardized test requirement for
students applying for fall 2021 freshman admission.

The future of education, at least for the foreseeable
future, has changed. Students, teachers, and
parents must adapt to this uncertain time and learn
to communicate differently. Although there are no
final plans yet, the Santa Barbara Unified School
District has been working to come up with a long-
term remote education plan for each grade level.
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Goleta City Council Adopts Two Additional
Emergency Ordinances

Goleta City Council unanimously voted to adopt a
resolution in order to provide tax relief to hotels
and motels. The resolution will allow hotels and
motels to defer transient occupancy tax payments
(TOT payments) for the months of March and
April, as long as payments are made on or before
June 30. The resolution also allows City Manager
Michelle Green to defer TOT payments, upon
written request, for months following April in two-
month increments.

Hotels and motels, according to Councilman Roger
Aceves, are the biggest contributor to the budget.
Without the usual tourism, hotels and motels will
not be able to contribute what they normally do.
Historically, TOT payments have accounted for
nearly 40% of the city’s general fund. This year,
city staff is anticipating a decrease of $2.1 million
from the city’s initially adopted budget of $10.4
million. Although Goleta relies on these taxes,
councilmembers are hopeful that a two-month
deferment may help local hotels stay in business.

Goleta City Council also unanimously passed an
urgency ordinance adding a penalty section to
Goleta’s municipal code so that city orders can
be enforced during an emergency. Enforcement
mechanisms include an administrative citation
or prosecution for a misdemeanor. These efforts
will hopefully slow the spread of COVID-19 so
businesses can reopen.

Looking Toward the Future (Beyond the Stay-
at-Home Order)

The devastating effects of the COVID-19 pandemic
go far beyond the stay at home order and are likely
to remain into the foreseeable future. Research
indicates that the economic damage resulting from
COVID-19 has already surpassed that of the Great
Recession (2008-09). As small businesses struggle
to stay open, the surge in personal and business
bankruptcies is expected to continue through the
year and exceed the numbers filed during the
Great Recession. In addition, more than 17 million
workers have claimed unemployment benefits (as
of mid-April), compared the 8.7 million jobs lost
during the Great Recession.

With a vaccine still months away, it is crucial to
evaluate how the economy will look in the next
several months and years to come.



- We offer blanket policies for multiple properties

- Office Locations in Ventura, Lancaster and Monterey

- Carriers offered: Mercury, Philadelphia, Travelers, CSE Insurance,
Nationwide, Oregon Mutual and many more.

- Coverage provided for all Commercial Properties, Multi- Famlly Dwellmg
and Single Family

- Proud Member of the Santa Barbara Rental Property Association
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WE DO THE DIRTY WORK FOR YOU!

OUR SERVICES

* Foreclosure Clean up

« Commercial Junk Removal
+ Residential Junk Removal
¢ Deliveries

+ Storage Clean up

DISCOUNTS
Seniors & Military: 10%
USCB & CalPoly students: 10%

NOTE: Students must show current
student ID card upon payment

* Moving (storages, homes, offices, etc.)
* Local or Long Distance Item Transportation

SPECTRUM

Realty of Santa Barbara
“There is no substitute for experience”

PROPERTY MANAGEMENT
« Strict rent collecting policy
Fast tenant turnaround
Obtain competitive bids and get YOUR approval
Careful tenant screening
On call 24 hours / 7 days a week
No conflict of interest with “In-House’maintenance
Easy to read monthly statements
In business over 30 years
Member SBRPA / IREM CPM candidate

We increase cash flow and control expenses
fo maximize property value.

Call today for a free consultation
Andy Sillers, Broker

(805) 681-6268
SPECTRUMREALTY.COM

Don't see a service you need on this list?
Give us a call and ask us if it is something we can help you with!

Have a question about our services?
To get a free quote, or if you have
questions or special requests, just

give us a call.

We look forward to serving you!

Contact number: (805) 235-6855
Email: wehauljunkforless@gmail.com
Website: wehauljunkforless.com
Hours: Monday - Sunday: 7 AM - 7 PM

ROGERS, SHEFFIELD & CAMPBELL, LLP

- A

ANNOUNCEMENT
Grokenberger & Smith, P.C. has merged
with Rogers, Sheffield & Campbell, LLP.

Since 1973, Rogers, Sheflield & Campbell, LLP, has provided
sophisticated legal advice to Central Coast businesses and
individuals. Learn more by visiting rogerssheffield.com

Real Estate Civil Litigation Condominium & HOA
Estate Planning Landlord-Tenant Family & Divorce
Business & Tax Probate, Wills & Trusts

Construction Wine & Agricultural

SBRPA Members can call with questions regarding areas of
practice, and are billed at a “Preferred Client” rate if they
decide to retain the firm for Landlord-Tenant matters.

152 E. Carrillo Street, Santa Barbara, CA 93101 rogerssheffield.com

t805.965.7746 f805.845.2356 e david@rogerssheffield.com
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Index of Advertisers

ATTORNEYS AT LAW
Betty L. Jeppesen,
Attorney At Law
jeppesenlaw@gmail.com
(805) 450-1789

Rogers, Sheffield & Campbell, LLP
www.rogerssheffield.com

(805) 963-9721

David @rogerssheffield.com

Kimball, Tirey & St. John LLP
www.kts-law.com
(213) 337-0050

CARPETS/FLOORING
Jody’s Windows & Floors
(805) 637-6343

CLEANING/MAINTENANCE
SERVICES

MasterCare Home Cleaning
Services
www.MastercareHomeCleaning.com
(805) 683-1915

Mendez Building Services
www.mendezservices.com
(805) 963-3117

COIN-OPERATED LAUNDRY
Wash Laundry Systems
www.washlaundry.com

(800) 421-6897

HEATING/AIR

Don’s Heating & Air
Conditioning
donsheatingsb@gmail.com
(805) 683-2233

HOTEL/MOTEL

Beach House Inn
www.thebeachhouseinn.com
(805) 966-1126
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INSURANCE

Bill Terry Insurance
www.billterryinsuranceagency.com
richard@billterryinsuranceagency.com
(805) 563-0400

John E. Peakes
Insurance Agency Inc.
www.peakesinsurance.com
cpeakes@peakesins.com
(805) 658-2423

PAINTING

Beau Brunner Painting
www.beaubrunnerpainting.com
(805) 218-5251

Hermosa Painting
Bob.ulmer@verizon.net
(805) 952-3418

PAVING

Central Coast Paving
justin@ccpave.com
(805) 636-1200

PRINTING
Sundance Press
(520) 622-5233

PROPERTY MANAGEMENT
DMH Properties
danielleholzer@dmhproperties.net
(805) 962-3707

Meridian Group
www.meridiangrouprem.com
(805) 692-2500

Sandpiper Property Management
www.sandpiperpropertymanage-
ment.com

(805) 705-4744

Spectrum Realty
www.spectrumrealty.com
andy@spectrumrealty.com
(805) 681-6268



The Laurel Company
www.thelaurelco.com
(805) 963-5945

The Towbes Group
www.towbes.com
(805) 962-2121

Tower Property Management
www.towerpm.com
(805) 740-0023

REAL ESTATE
Battaglia Commercial
Real Estate
www.battagliare.com
steve@battagliare.com
(805) 688-5333

Beachside Partners

Lori Zahn
lori@BeachsidePartners.com
Beachsidepartners.com
(805) 626-3150

Berkshire Hathaway
Ken Switzer
www.realestatesb.com
kswitzer@bhhscal.com
(805) 680-4622

Hayes Commercial
www.hayescommercial.com
christos@hayescommercial.com
(805) 563-2111

Radius Group — The Golis Team
www.radiusgroup.com

Steve Golis
sgolis@radiusgroup.com

(805) 879-9606

Darkblade

San Roque Real Estate
ed@SanRoqueRealty.com
(805) 687-1551

SOFTWARE
YARDI
www.yardi.com
(805) 699-2040

WATER TECHNOLOGY
Sensor Industries
www.sensor-industries.com
(888) 893-6493

Sol Wave Water

Steve Nipper
steve@SolWaveWater.com
www.solwavewater.com
(805) 845-5443
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At WASH, we are transforming the laundry experience Learn more at wash.com/tech
with intelligent systems and easy-to-use apps. 800-777-1484

+ Pay from your phone with mobile payment

+ Check machine availability and get alerts when your laundry is done
« Scan a barcode on a washer to request service UIHSH
/

Because there is more to life than laundry.




