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Ojai Single Family Alteration & Addition Reach Code — Tenant Impact Analysis

Tenant Vulnerability to Rent Increases

If mandated to do decarbonization retrofits, landlords are likely to recoup costs through rent
increases to tenants. Rent stabilization is the strongest form of protection tenants have against
this threat. The city of Ojai has a Rent Stabilization Ordinance (RSO) that caps annual rent
increases, but only for multifamily residential properties. Due to restrictions on local
governments imposed by California’s Costa Hawkins Rental Housing Act, the city is prohibited
from applying local rent caps to single family homes. In the context of reach codes, this means
Ojai does not have a local mechanism for capping how much of a project cost can be passed
onto tenants in single-family homes.

However, some single-family homes in Ojai are subject to statewide rent caps under California’s
Tenant Protection Act of 2019 (TPA). The TPA applies to single-family homes older than 15
years (calculated on a rolling basis) and owned by a real estate investment trust, a corporation,
or an LLC with at least one corporate member.’,> Under the TPA, tenants cannot receive annual
rent increases that exceed the lesser of (1) five percent plus the Consumer Price Index, or (2)
ten percent. The city of Ojai should provide resources to tenants covered by the TPA to ensure
these rights are being upheld.

Still, there will be tenants in single-family homes who are exempt from Ojai’s local RSO and
California’s TPA who could receive unrestricted annual rent increases after their homes undergo
renovations. To better protect these tenants, the city could adopt an economic displacement
policy that requires landlords to provide relocation assistance to tenants who are forced to
relinquish their tenancy due to excessive rent increases. Examples of such policies exist in Los
Angeles and Santa Cruz. Because economic displacement policies still allow for unrestricted
rent increases, they do not conflict with the restrictions on local governments imposed by Costa
Hawkins Rental Housing Act.

" In order for a non-corporately owned single family home to be exempt from the TPA, the landlord must notify the
tenant in writing that the tenancy is not subject to just-cause eviction protections and rent increase limitations under
the TPA.

2 The TPA's exemption for single-family homes only applies if the property is alienable separate from the title to any
other dwelling unit.


https://ecode360.com/44876205#44876207
https://leginfo.legislature.ca.gov/faces/codes_displayText.xhtml?lawCode=CIV&division=3.&title=5.&part=4.&chapter=2.7.&article
https://codelibrary.amlegal.com/codes/los_angeles/latest/lamc/0-0-0-361694
https://codelibrary.amlegal.com/codes/los_angeles/latest/lamc/0-0-0-361694
https://www.codepublishing.com/CA/SantaCruz/html/SantaCruz21/SantaCruz2103.html

Recommendations:

1. Provide know-your-rights outreach, education and counseling services to tenants
covered by California’s Tenant Protection Act of 2019 (TPA) to ensure they are not
receiving rent increases beyond the allowable limit established by the law.

2. Adopt an economic displacement fee policy to provide relocation assistance to tenants
who are vulnerable to being displaced by large rent increases because they are exempt
from local and statewide rent stabilization policies.

Tenant Vulnerability to Evictions for Renovation Work

Mandating decarbonization work through a reach code could also cause tenants to be evicted
for renovation work. Strong eviction protections are essential to ensuring tenants can maintain
their tenancy during and after the time period in which renovations are made. The city of Ojai
has a Just Cause Evictions and Tenant Protections Ordinance which limits the allowable
grounds for eviction for most tenants in the city and requires landlords to provide relocation
assistance for “no-fault” evictions, but it does not protect tenants from evictions for renovation
work. The ordinance contains a “substantial remodel” provision which allows for evictions in
cases where units are being substantially remodeled, defined as:

the replacement or substantial modification of any structural, electrical, plumbing, or
mechanical system that requires a permit from a governmental agency, or the
abatement of hazardous materials, including lead-based paint, mold, or asbestos, in
accordance with applicable Federal, State, and local laws, that cannot be reasonably
accomplished in a safe manner with the tenant in place and that requires the tenant to
vacate the residential real property for at least 30 days (Municipal Code Section
11-2.05).

The renovation work required by a flexpath reach code could trigger substantial remodel
evictions. To prevent this unintended consequence, the city of Ojai should remove substantial
remodels as a basis for eviction. Many other jurisdictions in the Southern California region have
also adopted policies to prohibit or disincentivize substantial remodel evictions because they
are commonly used to displace long-standing tenants and flip units for profit.3*

% Policies have been passed in Los Angeles, Santa Barbara, Inglewood, Alhambra, Burbank, South Pasadena, Long
Beach, Maywood, Culver City and Claremont.

* Video of landlord attorney Dennis Block encouraging landlords to utilize substantial remodel evictions as a means
to “beat rent control”



https://ecode360.com/44876304#44876305
https://ecode360.com/44876304#44876334
https://ecode360.com/44876304#44876334
https://www.youtube.com/watch?v=xN82HIzJWS0
https://clkrep.lacity.org/onlinedocs/2024/24-1225_ord_188561_3-11-25.pdf
https://www.independent.com/2025/04/23/santa-barbara-passes-tenant-protections-addressing-renovictions/
https://www.cityofinglewood.org/AgendaCenter/ViewFile/Item/11271?fileID=7019
https://www.cityofalhambra.org/DocumentCenter/View/4964/Extension-of-Renoviction-OrdinanceO2M23-4822-posted-effective
https://www.burbankca.gov/documents/20124/82332/Attachment+1+-+Burbank+URGENCY+Tenant+Protection+Ordinance+Updated.pdf/b4508b0c-1030-65e2-d579-20b42f2a1c72?t=1694649492885
https://www.southpasadenaca.gov/home/showpublisheddocument/33762/638360735593800000
https://assets.noviams.com/novi-file-uploads/aagla/Articles/Temporary_Eviction_Moratoriums-_Novel_Coronavirus__COVID-19_/021522_ORD-21REVISED.pdf
https://assets.noviams.com/novi-file-uploads/aagla/Articles/Temporary_Eviction_Moratoriums-_Novel_Coronavirus__COVID-19_/021522_ORD-21REVISED.pdf
https://www.cityofmaywood.com/DocumentCenter/View/2663/Ordinance-No-23-11-Amending-in-its-Entirety-Chapter-17-of-Title-8-of-the-Municipal-Code-Regarding-Tenant-Protections?bidId=
https://www.culvercity.org/files/content/public/v/90/services/housing-homeless-human-services/rent-control-tenant-protection-measures/2020-09-29__ord-2020-015_tenant-protections-ordinance.pdf
https://www.ci.claremont.ca.us/home/showpublisheddocument/19832/638193048278700000

Additionally, Ojai’s Just Cause Evictions and Tenant Protections Ordinance only applies to
single-family homes owned by a real estate investment trust, a corporation, or an LLC with at
least one corporate member; all other single-family homes are exempt.>® Duplexes where the
owner occupies one of the units as their principal place of residence are also exempt. Landlords
can evict tenants in these properties at the end of their lease term for any reason and are not
required to provide relocation assistance.

The city of Ojai should address the lack of protections for tenants living in non-corporately
owned single family homes by expanding the Just Cause Evictions and Tenant Protections
Ordinance to cover all single-family homes. There is no legal basis for excluding these
properties from the city’s eviction protections.

Recommendations:

1. Remove substantial remodels as a basis for eviction in Ojai’s Just Cause Evictions and
Tenant Protections Ordinance.

2. Expand the protections of Ojai's Just Cause Evictions and Tenant Protections Ordinance
to tenants living in non-corporately owned single-family homes.

Construction Impacts on Tenants

Major additions and alterations can be expensive and time-consuming; a reach code may
exacerbate these conditions, thereby incentivizing landlords to conduct construction work
cheaply and illegally to cut costs and expedite project timelines. Unregulated and shoddy
construction can pose dangerous threats to tenants, such as excessive noise, indoor pollution
and loss of utility services. As documented by tenant advocates in New York and Los Angeles,
some landlords undertake construction work with the intention of creating living conditions so
dangerous or uncomfortable that tenants self-evict, leaving properties vacant and vulnerable to
drastic rent hikes.

The city of Ojai should work to ensure that its construction regulations, such as permitting
requirements and habitability standards, are stringent and enforced. Oftentimes, the fines
associated with unpermitted and illegal construction are not high enough to dissuade landlords

® In order for a non-corporately owned single-family home to be exempt from the Ojai's Just Cause Evictions and
Tenant Protections Ordinance, the landlord must notify the tenant in writing that they are exempt.

¢ Ojai’'s Just Cause Evictions and Tenant Protections Ordinance exemption for single-family homes only applies if the
property is alienable separate from the title to any other dwelling unit.



https://www.nytimes.com/interactive/2018/05/20/nyregion/affordable-housing-nyc.html
https://www.ccedla.org/uploads/9/9/1/0/99101578/harassmentforkeysreportjuly2022_eng_1.pdf

from doing it. The city should evaluate the efficacy of its existing permitting and code inspection
policies and increase penalties for violators—especially repeat offenders—if necessary.

Many jurisdictions in California also have policies that require landlords to relocate tenants to a
comparable unit or pay per diem relocation assistance to tenants if they are temporarily
displaced by renovation work or repairs.” These policies ensure tenants are safe from invasive
construction work while maintaining their tenancy and allowing them to return to their units
when work is completed. Ojai could also offer reductions in rent to tenants who experience
inconveniences and loss of services due to renovation work, similar to Santa Monica's
construction-related rent reduction policy.

Recommendations:

1. Evaluate efficacy of permitting requirements and code compliance policies in dissuading
illegal construction work.

2. Create and enforce stringent penalties for illegal construction.

3. Develop policies to protect tenants from construction work, such as requiring temporary
relocation assistance and rent reductions during periods of construction.

7 Cudahy, Bell Gardens, Berkeley, Beverly Hills, Culver City, Hayward, Inglewood, Los Angeles, Oakland, Richmond, San
Erancisco, Santa Monica, Unincorporated L.os Angeles County, and West Hollywood all require landlords to provide

temporarily relocation assistance or comparable units to tenants temporarily displaced by renovation or repair work.



https://www.santamonica.gov/process-explainers/how-to-file-a-construction-related-decrease-petition
https://www.santamonica.gov/process-explainers/how-to-file-a-construction-related-decrease-petition
https://www.documentcloud.org/documents/23842907-ordinance-no-736-rent-stabilization/
https://www.bellgardens.org/home/showpublisheddocument/5995/638017232055970000
https://berkeley.municipal.codes/BMC/13.84
https://www.beverlyhills.org/DocumentCenter/View/5586/Means-and-Method-Plan-PDF#:~:text=Tenant(s)%20will%20need%20to,2B
https://codelibrary.amlegal.com/codes/culvercity/latest/culvercity_ca/0-0-0-77503
https://www.hayward-ca.gov/sites/default/files/documents/Tenant%20Relocation%20Assistance%20Summary_English_20220418.pdf
https://www.cityofinglewood.org/DocumentCenter/View/16860/FAQS-GENERAL-HP-INFORMATION---11022021
https://housing.lacity.gov/rental-property-owners/tenant-habitability-program
https://www.oaklandca.gov/resources/code-compliance-relocation-program
https://library.municode.com/ca/richmond/codes/code_of_ordinances?nodeId=ARTXIPUSAWE_CH11.102RERETEREREUN
https://www.sf.gov/information--temporary-eviction-capital-improvements
https://www.sf.gov/information--temporary-eviction-capital-improvements
https://www.santamonica.gov/housing-tenant-relocation-fee
https://library.municode.com/ca/los_angeles_county/codes/code_of_ordinances?nodeId=TIT8COPRBUWARE_DIV3HO_CH8.52RESTTEPR_8.52.110REAS
https://www.weho.org/city-government/rent-stabilization/rental-housing/for-tenants/tenant-habitability-plans

