~
s~

CITY AUDITORS IMPARTIAL FINANCIAL ANALYSIS OF Proposed Amendments to
Oakland’s Just Cause for Eviction and Rent Adjustment Ordinances

This measure proposes amendments to the Rent Adjustment Program (RAP) and Just
Cause for Evictions (Just Cause) ordinances (O.M.C. 8.22.100 and 8.22.300,
respectively) to, if approved by voters:

(1) require residential rental property owners and landlords to file petitions for rent
increases other than those based on the annual consumer price index or
banking (effective February 1, 2017);

(2) increase transparency and reporting; and

(3) modify the Just Cause for Eviction Ordinance to apply to units constructed on or
before December 31, 1995 (currently October 14, 1980).

The last two components of the measure go into effect, if ap’proved by the voters, 10
days after the results of the vote are declared by the City Council.

Financial Impact

Property owners of residential rental units covered under these ordinances are
assessed an annual Rent Program Service fee per unit (owners may pass through one-
half of the fee to the tenant). These monies are used to support RAP operations.

An increase (or decrease) in cost to operate the program relates primarily to changes in
workload and. staff time due to a greater (or lesser) number of petitions submitted to
RAP. Under this measure, landlords must petition RAP to increase rent in excess of the
allowable limits or to pass on the costs of capital improvements to their tenants.
Tenants may continue to appeal petition decisions and may use the petition process to
contest decreased housing services. Given this, it is probable that the number of
petitions will increase under this measure and add to the caseload.. Expanded
informational reporting may also impact staff workload. If these changes result in
significant increased costs, the Program Service fee may need to be increased to
support the costs of the RAP operations.

Further, this measure will expand the properties covered under Just Cause from those
built prior to October 14, 1980 to those constructed prior to December 31, 1995.
Owners of these properties will be assessed the annual Rent Program Service fee.

Background

Oakland’s RAP presently permits landlords to petition for rent increases, but in most
cases tenants petition to contest rent increases that exceed an annual rent allowance.
Under the proposed measure, rent increases are restricted to the Consumer Price Index



or banked rents unless a petition, filed by the landlord or property owner, is approved by
the RAP.

Currently, RAP requires an annual reporting on its activities and operations. The
proposed measure expands the reporting requirements to include Rent Board
vacancies, Rent Board meeting cancellations, and other statistics and information.

The effective dates for and the protections afforded under RAP and Just Cause
ordinances are different. Tenants living in rental units constructed prior to January 1,
1983 are afforded protections under the Just Cause and RAP ordinances. Tenants
residing in rental properties built between January 1, 1983 and prior to December 31,
1995 are only protected under the Just Cause for Evictions Ordinance.
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Notrce to Landlords and Tenants

The measure would- amend the Rent Ordlnance to requrre the Crty to provide an annual
notice fo residents and owners of all covered units. The notice would include the
amount of the allowable COLA i increase-and explain‘how te get information to petition
for-a rent increase exceeding the COLA or how to challenge such a petition.
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