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CUSTOMIZED
EARTHQUAKE
COVERAGE

BILL TERRY

Insurance Agency
Proudly Serving Santa Barbara communities for over 35 Years

Lic#0L60662

OUR UNIQUE APPROACH...

One size does not fit all! Our unique products allow you to select specific coverages
based on your individual needs to protect your home and real estate.

COVERAGE...

We offer Deductables as low as 2.5% which can reduce your out of pocket
expense in the event of an earthquake loss. Additonally, broader coverages are
available to protect your home, other structures (swimming pools, patios,
fences, retaining walls, etc), personal property (Fine arts, Jewelry & crystal,
etc.) and additonal living expense due to damage caused by an earthquake

CALL US TODAY AFFORDABLE...

F[]H A [IUDTE Flexible, convenient payment options and plans
are available to work within your budget.
(805) 563-0400
Proud Member of
WWW.BIllTerryl ceAgency.COM
lHlerryinsuranceAgency Q OMNIA

Insurance & Risk Solutions Inc
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Closed for lunch 12-1pm
123 West Padre Street, Suite D
Santa Barbara, CA 93105

www.sbrpa.org
Phone: (805) 687-7007
Fax: (805) 687-9708
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Products and services advertised herein are not warranted, expressly or
impliedly by the publisher or by its board of directors. No investigation has
been conducted to ascertain the quality of the products and services advertised
herein. The publisher takes no responsibility should the quality of the products
and services not be as advertised.

The Rental Property News Magazine is published monthly by the Santa Barbara
Rental Property Association, Inc. Editorial / advertising offices are located at 123
West Padre Street, Suite D, Santa Barbara, CA 93105. Phone (805) 687-7007,
Fax (805) 687-9708. Subscription is included in the annual membership dues.

3



Commercial & Residential
Parking Lots & Driveways

e Asphalt Paving * Seal Coating ¢ Concrete
e Chip Seal » Patching & Crack fill

e Striping

() 805 665 3292
WWW.CCPAVE.COM

License Number : 1022233
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New Year, New Laws Seminar
Tues., 1/14/2020, 8:30 AM
Wed., 1/15/2020, 8:30AM

By popular demand, we will have two
additional Members Only reviews of the
2020 New industry laws prior to the
Property Management classes. New 2020
Legal Forms will be provided. For more
info, call (805-687-7007) or email
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programs@sbrpa.org (see page 17).

Property Management Essentials

Tues., 1/14/2020 South County, SB Elks Club
Wed, 1/15/2020 North County, SM Radisson
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Class runs from 10:00 AM to 4:00 PM, lunch
included. Attendees should make sure to send
in lunch choice (see page 18).

Landlord & Property Manager Luncheon

with U.S. Congressman Carbajal

Tues., 1/21/2020 11:30AM - 1:.00 PM

Tydes Restaurant, Coral Casino

1260 Channel Drive, Santa Barbara, CA

Hosted by New Beginnings Counseling Center,
learn how landlords can benefit working with
the Supportive Services for Veteran Families
and the Safe Parking Program. RSVP to
mberton@sbnbcc.org. (see page 30).

HASB Legal Information Session

Wed., 1/22/2020 10:00AM - 12:00 PM
Presidio Springs Community Room,

721 Laguna St., Santa Barbara, CA
Session covering a review of new legal
notices and legislation including AB 1482
and SB 329. RSVP to jeremy@hacsb.org

(see page 22).
N/
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NAA Campus Connex
Tues.-Wed., 2/18-2/19/2020
New Orleans, Louisiana

The National Apartment Association will be
holding their annual Campus Connex event
exploring What's New in Student Housing.
Info: https://www.naahq.org/campusconnex

Office Hours: M-F, 9:00AM-5:00PM
Closed for lunch, 12:00 -1:00PM

1/1/2020, Office closed New Year's Day
1/14-1/15/2020, Closed for Prop Mgmt Seminars
1/30-31/2020, Closed CalRHA Conference

OTHER SANTA BARBARA COUNTY EVENTS

Santa Barbara International Film Festival
Wed., Jan. 15 through Sat., Jan. 25, 2020

SBIFF is a renowned festival paying homage

to SB's rich history of film production. The film
screenings are held at several local beautiful
and historic venues including the Fox Arlington,
Lobero, and Riveria Theaters. Info: x
https://santabarbaraca.com/businesses/ mﬁ]m
santa-barbara-international-film-festival/ o5

Scholar Talk - Mud that Made the City, Adobe
Construction in Santa Barbara

Wednesday, January 22, 2020

Learn about earthen architecture and the his-
tory of adobe constructions in Santa Barbara in
this informative talk by Michael Imwalle from
the Santa Barbara Trust for Historic Preserva-
tion. Info; https.//www.santabarbara.com/
calendar/show_event.asp?event_key=2715
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SPECIALIZING IN COMMERCIAL

AND RESIDENTIAL PROPERTY
THE Santa Barbara's Oldest
kﬂHpﬁﬁ% Full-Service Property
i.l., oot Management Company

Laura Lerman

Commercial & Residential
Property Manager

DRE California Salesperson
License #torgnliny

Call Today to See
; ~ How We Can Meet Your
4 Commﬂrc;af and Remdenhal B
Proﬁerty Managemeut Needs " st
_ 7 - lﬂﬁfmfmh;i:k% |

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 A _--q o
Andy Sillers, Broker 3 r]
(805) 681-6268 “ R4

SPECTRUMREALTY.COM

WE HAUL

WE DO THE DIRTY WORK FOR YOU!

OUR SERVICES

* Foreclosure Clean up

+ Commercial Junk Removal
* Residential Junk Removal
* Deliveries

+ Storage Clean up

* Moving (storages, homes, offices, etc.)

* Local or Long Distance Item Transportation

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

NOTE: Students must show current
student ID card upon payment

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.

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

We look forward to serving you!

ROGERS, SHEFFIELD & CAMPBELL, LLP

A

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

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

Condominium & HOA

Family & Divorce

Real Estate Civil Litigation
Landlord-Tenant
Probate, Wills & Trusts

Wine & Agricultural

Estate Planning
Business & Tax

Construction

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




SBRPA President’'s Message

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

SBRPA President

Looking back, 2019 was an extremely busy year for
SBRPA’s Board, staff and members.

Locally, the City of Santa Barbara, after much debate
and many meetings of the City Council and the year-long
work of the Task Force, enacted the Mandatory One-Year
Lease Ordinance. A Town Hall was held in June to assist
our members to understand the definitions and duties
under that Ordinance, which is now a part of the San-
ta Barbara Municipal Code as Chapter 26.40 REQUIRED
ONE-YEAR LEASE OFFERS TO RESIDENTIAL TENANTS.

State-wide, Governor Newsom’s Executive Order limit-
ing rent increases for 5 counties in California affected
by natural disasters, including Santa Barbara, to 10%,
was extended from its sunset in May to December.
Since then, the Governor signed A.B. 1482 in Octo-
ber, which is added to the Civil Code as California Civil
Codes Sections 1946.2, 1947.12 and 1947.13, mandat-
ing rent caps and implementing “Just Cause” eviction
procedures. A special meeting was held on December
9t to help members understand the intricacies of these
new laws. Attendance at that program reached maxi-
mum capacity; herefore the program will be repeated
in conjunction with the New Year, New Laws! Programs
on January 14, 2020 in South County and January 15,
2020 in North County.

As we begin a new decade of service to our members and
the rental housing industry, we face the challenge of ev-
er-increasing regulations, mandates and rules. Navigat-
ing the waters of the new laws is complex and sometimes
alarming and intimidating.

Your SBRPA Board and Executive
Director Laura Bode are commit-
ted to assisting you to the best of
our abilities. I look forward to serving as your new Presi-
dent in 2020 although I am not new to the Board nor to
most of you since I have served on the Board of Direc-
tors for over 25 years. For those of you who don’t know
me, I have been an attorney for 38 years specializing in
landlord-tenant law. For 32 years, I served as In-House
Counsel for a local company that owned and managed
some 1,500 apartment units in Santa Barbara, two shop-
ping centers here and in Northern California, two office
buildings, 7 self-service storage complexes and 4 aircraft.
For 30 years from 1982 to 2012, I served as an elected
member and most often Chair of the Santa Barbara Del-
egation to the California Conference of Bar Associations
which suggests changes, additions or deletions to Cali-
fornia Code Sections. In 2003, while I was President of
the Santa Barbara County Bar Association, I successfully
lobbied a change to California Civil Code Section 1950.7
at that Conference which passed and was then sponsored
by Congressman Kevin McCarthy and enacted into law. It
concerns Commercial Property Security Deposits and re-
mains unchanged to this day. For 3 years, I was a part of
the State Bar of California Resolutions Committee which
was also concerned with changes, additions or deletion of
laws on a State Bar level. I hope to use this knowledge
and experience to support you. If I can assist you in any
way, please call or e-mail me.

I hope that this new year 2020 will bring good tidings,
good will and prosperity to you all.

Thank you to Jim Carrillo for serving as President for the past 2 years and for alll
the board members who gave of their time and expertise to the association over
the past 12 months.




PROPERTY MANAGEMENT

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 24 HOUR MAINTENANCE

* Craigslist, Newspaper, our website * 24/7 on call maintenance team

* Over 10 online rental websites * Lic. & Bonded

o Tenant locator services * In house maintenance lowers expenses
« 94/7 Phone attendant * Budgeting for large capital expenses

* Market to Students, Adults, Seniors SCREEN PROSPECTIVE TENANTS

* Credit and background check

* Employment verification

* Past landlord verification

* Prior eviction check and

* Iace to face interview with all applicants

SETTING RENT AMOUNTS

* Full market survey for each vacancy
* Maximize monthly rent

* Minimizing vacancy period

MANAGEMENT LIABILITY

* Collect rents * We confirm you have adequate insurance

* Bilingual staff ¢ Current lawyer endorsed leases

* Handle slow or non paying tenants * Mold, and lead disclosures used

» Pay monthly expenses * Conduct any necessary evictions

* Produce monthly statements for owners OUR RESULTS

* Distribute monthly proceeds to owners * Annual portfolio occupancy rate consistently over 98%
* Our experienced staff’ protect your asset * Consistently lowest maintenance expenses in the industry
* Regular site inspections * 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




RHA
LegislativeUpdate

Chris Zgraggen, Capitol Advocacy

December continues to be a slow month in the Legislature as Members are in their
districts for the interim recess. Legislative staff and advocacy groups generally use this
slow period to plan for next year and consider legislation that they would like to run. It is
clear that Assemblyman David Chiu will propose a clean-up bill to his rent control bill
passed this year. This clean-up bill will attempt to rectify implementational problems and
unintended consequences of AB 1482, Discussions about what will be included in this bill
will continue into January.

After discussions with Senator Scott Wiener's office, we know that he intends to move
forward with his housing bill SB 50, which would permit larger and denser housing near
transit hubs. The Senator intends to incorporate amendments to allow local govern-

Senator Scott Wiener  MeNts the first attempt at rezoning if they choose to do so. They do not plan to increase
or decrease any fees under the bill.

With the 2020 election only 11 months away, interest groups have been
active in their efforts to collect signatures to qualify a number of different
initiatives for the ballot. Of specific interest is the proposed rent control
initiative led by the AIDS Healthcare Foundation which is currently only
polling at around 40% in favor. The proponents recently submitted signa-
tures to qualify the measure for the ballot. The next step is ensuring that
there are enough valid signatures to qualify it. The measure needs over
600,000 valid signatures to qualify. Other efforts of interest are those that
intend to raise taxes, or change Proposition 13 to create a split roll structure
in order to raise money for education. This month, the initiative that was led
by the California School Boards Association was dropped. This initiative AIDS Healthcare Foundation
would have raised personal and corporate taxes to raise money for schools. Rent Control Proponents
A split roll initiative, which would remove commercial properties from the
protections of Proposition 13 will appear on the ballot in 2020.

CalMatters.org

As we approach the holidays and the end of 2019, focus has shifted towards
2020. Below are a number of key legislative deadlines in the early portion of
2020:

- January 1: Statutes from 2019 take effect.

- January 6: Legislature reconvenes.

- January 10: Governor Newsom must submit his budget.

- January 31: Last day for each house to pass bills introduced in the Proposition 13 Reform Activists
odd-numbered year.

- February 21: Last day for bills to be introduced.

Just as it was in 2019, housing will continue to be a dominant topic in the Legislature in 2020. Addressing the
housing supply shortage is a key issue for the Governor as well as the Legislature. With 2020 being the second
year of a two-year session, the Legislature will have to make decisions on all of the two-year bills that were
introduced in 2019, and will conclude all business on August 31st as it is Constitutionally required.



MEET SBRPA’S NEW PRESIDENT

BETTY L. JEPPESEN

HIGHLIGHTS OF QUALIFICATIONS

- 38 years' experience in real estate, contract, aircraft leasing law and civil litigation. California State Bar License

100947. California Department of Real Estate License 01247995 since 1998.
Over 20 years' experience in direct commercial leasing management and contract law.

-+ 2003 President of the Santa Barbara County Bar Association
< 2006 Santa Barbara Women Lawyers' Attorney of the Year

-+ 2012 Santa Barbara County Bar 30 Year Recognition for California Conference of Bar Associations concerning
legislation of new, revised, deleted laws

-+ 2017 Santa Barbara County Bar Foundation Legal Community Appreciation Award

PROFESSIONAL EXPERIENCE
- General Counsel for Islay Investments from 1982 to 2014. In charge of litigation and legal management of 1,500
apartments in Santa Barbara, over 150,000 sf of commercial space in Santa Barbara and Northern California,
7 self-service storage facilities in both Northern and Southern California and 4 commuter passenger aircraft
including all negotiations, leasing, and maintenance. Attorney of record for all litigation including two major
cases involving a $1,056,000.00 verdict and a $1,225,000.00 settlement as well as a 22-year class action suit
with over 1,000 plaintiffs.

- Attorney with a local Santa Barbara law firm and real estate firm from 2014 to June, 2018.

- June 25, 2018 to present founded the Law Offices of Betty L. Jeppesen and affiliated as a broker with Sun Coast
Real Estate.

PROFESSIONAL/COMMUNITY ORGANIZATIONS
- Trustee on the Santa Barbara and Ventura Colleges of Law Board of Trustees

- Co-Chair, Santa Barbara and Ventura Colleges of Law 2018-present.

- Member, Santa Barbara Women Lawyers 1998-present. President 2015,

- Member, Santa Barbara Women Lawyers Foundation, 1998-present. President 2014.

- President, Santa Barbara Rental Property Association 2020, Director,1999-present.

- Chair, In-House Counsel and Corporate Law Section of the Santa Barbara County Bar Association 1997-present.

+ Director, Casitas Village HOA 2017-present.

+ 2006-2008 President, Santa Barbara County Bar Foundation Board. Director 2003-2005.

- Santa Barbara County Bar Association Director 1998-2004. Editor of the Santa Barbara Lawyer Magazine 1999.
Officer from 2000-2004.ns 1982-2012. Chair of the Santa Barbara Delegation 1997, 2001-2002, 2009-2012.

- Elected Member of the California State Bar Resolutions Committee 2000-2002.

+ Member, SBCBA MCLE Committee 1995-2002.

EDUCATION

- J.D. Santa Barbara and Ventura Colleges of Law
+ B.A. University of California, Santa Barbara (French and German)
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BERKSHIRE HATHAWAY

KEN SWITZER  Copvverciar Division

SELLERS BUYERS
e Custom targeted marketing program e Thorough knowledge of value
* High-end professional representation * Custom financial analysis/scenarios
e Full outreach, online and traditional e Expert negotiation and service

INVESTMENT PROPERTY LISTINGS / RECENT SALES

FOR SALE
ISLA VISTA (NEW) 4 UNITS $2,950,000
SANTA BARBARA 7 UNIT COMPOUND $2,800,000
GOLETA 4 UNITS $1,650,000
SANTA BARBARA (NEW) 3 UNITS $1,450,000
LOMPOC COMMERCIAL $695,000
SOLD
ISLA VISTA 2 UNITS $826,500 (SELLER)
SANTA BARBARA 2 UNITS $1,485,000 (BUYER)
SANTA BARBARA 5 UNITS $1,550,000 (BUYER)
SANTA BARBARA 4 UNITS $1,840,000 (BUYER)
ISLA VISTA RENTAL / DEVELOPMENT $1,450,000 (BUYER/SELLER)
SANTA BARBARA 12 UNITS $4,650,000 (SELLER)
SANTA BARBARA 5-UNIT COMPOUND $1,825,000 (BUYER/SELLER)
MONTECITO 4 UNITS $2,500,000 (BUYER)
ISLA VISTA 2 UNITS $1,290,000 (SELLER)
SANTA BARBARA 11 UNITS $2,170,000 (BUYER)
SANTA BARBARA 2 UNITS (BEACH) $2,000,000 (SELLER)
ISLA VISTA 9 UNITS $2,960,000 (BUYER/SELLER)
ISLA VISTA 4 UNITS $2,075,000 (SELLER)
SANTA BARBARA 3 UNITS $1,240,000 (BUYER/SELLER)
SANTA BARBARA 2 UNITS (3-BR EACH) $1,285,000 (SELLER)
SANTA BARBARA 4 UNITS (BEACH) $2,800,000 (BUYER/SELLER)
SANTA BARBARA 3 UNITS $1,142,500 (SELLER)
ISLA VISTA 2 UNITS $1,052,500 (BUYER)
=
KSwitzeR@BHHSCaL.Com KEN SWITZER — . \','; priaway
WWW.REALESTATESB.Com 805-680-4622 R Olsfsess

©2019 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 thatinformation.
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Frequently Asked Questions
“ 7 on1482 RENT CAP

ANNUAL RENT INCREASE LIMITATIONS (“RENT CAP")

¢ Q: How much can | raise the rent each year?

. A: You may raise the rent up to 5% plus the applicable Consumer Price Index
(CPI) or 10%, whichever is lower. Percentage change in the CPI would mean the
percentage change from April 1 of the prior year, to March 31 of the current year

— for the region in which the rental property is located. Your calculation must be
from the lowest gross rental rate charged for the unit at any time during the 12
months prior to the effective date of increase.

Currently, owners in Santa Barbara County should use the “All California” CPI of 3.34%. The CPI will
be recalculated in April every year.

CONSUMER PRICE INDEX - ALL URBAN CONSUMERS"

. _ Los Angeles San Francisco San Diego Riverside
All California Long Beach Oakland Carlsbad@ |San Bernadino
Anaheim Haywood Ontario®
April 2018 271.210 265.095 283.422 — —
May 2019 — = — 289.243 102.929
April 2019 280.275 273.945 294.801 — —
May 2019 - = = 300.303 105.959
3.34% 3.34% 4.01% 3.82% 2.94%

@ Source, U.S. Department of Labor, Bureau of Labor Statistics.

@ Beginning with November 2017 data, indexes for San Diego-Carlsbad are published bi-monthly on
odd-numbered months only (January, March, etc.) and, therefore, the month of May is used.

3 Indexes for San Bernardino-Riverside are published bi-monthly on odd-numbered months only
(January, March, etc.) and therefore, the month of May is used.

Q: How many times may | increase the rent each year?
A: For renters who have lived in the unit for more than 12 months, you may raise the rent up to two
times within that period, as long as the total increases do not exceed the state's rent cap.

Q: What happens if | raised the rent above the allowable amount before January 1, 20207
A: If you raised the rent more than 5% plus CPI prior to March 15, 2019, the rent remains in effect

without any change needed. If you raised the rent more than 5% plus CPI after March 15, 2019, you
will need to adjust the rent down to the March 15, 2019 rent, plus 5% plus CPI or 10% (whichever is
lower AS OF January 1, 2020.) No refund will be due to the tenant for rent collected from March 15,
2019 to January 1, 2020. This is because the bill was written with a retroactive rent date included.

Q: If the renter moves out, can I raise the rent to more than 5% plus CPI?

A: Yes, the new law does not affect your right to raise the rent to market once a tenant vacates
the unit. However, once a new renter is placed in the unit, any future rent increases on that tenant
will be subject to the rent cap.

Q: What if my unit is currently vacant? Sal™ 5:!

A: You may choose the initial rent for the new tenant. But once the new renter is SBRP
in the unit, any future rent increases will be subject to the rent cap.

santa barbara RENTAL PROPERTY ASSOCIATION
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JUST CAUSE EVICTIONS ?

Q: How do evictions work under AB 14827

A: All applicable evictions must be based on “just cause”" meaning the owner must 3
have a just cause for the eviction. “Just cause” is divided into two categories — at-fault
evictions and no- fault evictions. The law requires that you provide a reason for the

eviction (in the notice to quit) and it must fall within the permissible reasons, as set

forth by the law. You may no longer just issue a 30 or 60-day notice of termination of

tenancy.

Q: Which renters do the eviction protections apply to?

A: As of January 1, 2020, it applies to renters who have resided in the unit for 12 months or more.
If an additional renter(s) is added to the lease (prior to an existing renter continuously residing in
the unit for 24 months) then the just cause provisions do not apply until all renters have continu-
ously resided in the unit for 12 months or more, or at least one of the renters has continuously
resided in the unit for 24 months or more.

Q: What is an “at-fault” just cause eviction?

A: At fault eviction causes are based on the actions or activities of the renter that fall within the
scope of the permissible reasons under the law (see below for a full list of reasons).

Q: What is a “no-fault” just cause eviction?

A: No fault eviction causes are when the eviction is not based on the actions of the renter, but
rather due to the owner's actions or the owner's compliance with a government entity.

Q: What am | required to do if | have a just cause for eviction?

A: If the eviction is based on a curable violation (e.g. non-payment of rent), you must provide the
renter with notice of the violation, setting forth the time period in which to cure the violation. If
the violation is not cured within the time period provided in the notice, a 3-day notice to quit
without the opportunity to cure may be served to terminate the tenancy. If the tenant does not
vacate the unit by the date of the notice to quit, the owner may move toward an Unlawful
Detainer in a court of law.

Q: May | pay part in relocation assistance and part in a rent waiver?
A:No

Q: How do you calculate “one month's rent” if different rent amounts have been paid?
A: ltis the rent rate in effect as of the date that the notice of termination of tenancy was issued.

Q: What happens if | fail to pay relocation assistance or provide a rent waiver?
A: The notice of termination of tenancy is void.

Q: What are the notice requirements?

A: You are required to issue a notice of termination based on the no fault just cause and include
the renter's right to relocation assistance or a rent waiver. If you decide to issue a rent waiver,
the notice should provide the amount of the rent waiver and state that no rent is due for the last

month the tenancy.
/y«\f
SBRP
— e S

page 2 santa barbara RENTAL PROPERTY ASSOCIATION
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JUST CAUSE EVICTIONS (continued)

Q: Are there circumstance in which | would not be required to provide relocation
assistance or a rent waiver?

A: Yes, if it is determined by any government agency or court that the renter is at fault
for the condition or conditions triggering an order to need to vacate as set forth in the
law. Under those limited circumstances, the renter would not be entitled to relocation
assistance.

Q: If I do a no-fault eviction on a Section 8 tenant, do you | have to pay them the one month
relocation fee?

A: Yes, as they are subject to the Just Cause portion of AB 1482.

Q: Do | pay the Section 8 tenant one month of their portion of the rent or one month of the total rent?
Am | required to pay the Housing Authority their portion of one month'’s rent as a relocation fee?

A: While we don't have a legal opinion on the matter, we recommend paying the tenant a fee
equivalent to one month of the total rent received by the owner and that there is no payment
due to the Housing Authority or subsidy program.

Q: Is there a difference between a Rent “CAP" and Rent “CONTROL"?

A: Yes, with a rent CAP you have vacancy decontrol. This means that if the renter moves out, you
can raise the rent to more than 5% plus CPI. You can raise the rent to market rate.

Q: What is a “Substantial Remodel’?

A: “The replacement or substantial modification of any structural, electrical, plumbing or
mechanical system that requires a permit from a government agency, or the abatement of haz-
ardous materials, including lead-based paint, mold, or asbestos, in accordance with applicable
federal, state and local laws, they 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. Cosmetic improvements alone, including painting, decorating, and minor repairs, or other
work that can be performed safely without having the residential real property vacated, do not
qualify as substantial rehabilitation.”

Q: Is selling the property a “no-fault” cause for terminating a tenancy?
A: No

Q: Is moving a resident manager into a unit a “no-fault” cause for terminating a tenancy?
A: No

Q: Is preparing to sell the property a “no-fault” cause for terminating a tenancy?
A: No

MT
SBRP
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santa barbara RENTAL PROPERTY ASSOCIATION
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A special message from the
Grinch who stole Christmas....

In December we received some coal in our stocking.

Rent CONTROL on the 2020 Ballot!

Tenants needed to submit 623,212 signatures before April to put
rent control on the ballot. In December, they submitted over
a million signatures to put Rent CONTROL on the ballot in 2020.

How does this new ballot initiative differ from the Rent CAP

going into effect on January 1, 20207 Under the rent CAP, you can
still reset your rent to market when the unit is vacant. Rent CONTROL
does not allow resetting rent rates to market rate when the units are
vacant. (*Vacancy Decontrol”)

We encourage you to attend one of the SBRPA's programs on
NEW LAWS in 2020. In addition to the 1482 Rent Cap, we'll cover
other new laws such as:

@ Senate Bill 329: Discrimination on the basis of source of income
@ Senate Bill 222: Discrimination on the basis of military status
@ Senate Bill 644: Reduced security deposit for service members

@ Senate Bill 1188: Tenant allowing occupancy of property to
person at risk of homelessness

@ Senate Bill 652: Religious items may be displayed on entry doors

8:30-9:45 a.m. Breakfast, plus review of new laws and legal forms.

Tuesday, January 14, 2020 Wednesday, January 15, 2020
Santa Barbara Elks Lodge #613  Santa Maria Radisson Hotel
105 N. Kellogg, Goleta, CA 3455 Skyway Dr, Santa Maria, CA

The NEW YEAR/NEW LAWS program in December filled up quickly.
We encourage you to register ASAP to ensure a seat.

REGISTRATION Mail to: SBRPA, 123 W. Padre St., Ste D, SB, CA 93105.
Call 805-687-7007 or email programs@sbrpa.org.

Name

Email Seminar Cost: $35.00 (members only)
|:| Tues., 01/14/2020 Santa Barbara

Method of Payment [ ] Wed. 01/15/2020 Santa Maria

[ ] Check enclosed (payable to SBRPA)

[ ] Credit Card: Visa Mastercard AMX

Credit Card Name

Credit Card No.

Expiration Date (MM/YY) Credit Card Zip

Security Code
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— AU AL
NEW YEAR NEW LAWS

If there is only 1 program you are going to attend this year-this is it!

Breakfast, review of new laws and legal forms prior to the
Property Management Seminar. For SBRPA Members only!

South County: Santa Barbara Elks Lodge#613, 150 N. Kellogg Ave., Goleta, CA

Tue., 01/14/2020 8:30 AM Welcome & induct newly elected SBRPA board members
8:45 AM New Year, New Laws review

North County: Santa Maria Radisson Hotel, 3455 Skyway Dr., Santa Maria, CA
Wed., 01/15/2020 8:30-9:45 AM New Year, New Laws review

V] We will help you figure out when your property is impacted and which new forms you must use.

[Vl Receive the new lease agreement, addendum forms and notice requirements. (If you don't
provide the proper notice form-your notice is void.)

] V] Question & Answer period to follow.

REGISTRATION Mail to: SBRPA, 123 W. Padre St., Ste D, Santa Barbara, CA 93105. Questions?
Call 805-687-7007, or email programs@sbrpa.org.

Name Seminar Cost: $35.00 (members only)

Email |:| Tues., 01/14/2020 Santa Barbara
|:| Wed., 01/15/2020 Santa Maria

Method of Payment

[ ] Check enclosed (payable to SBRPA)

[ ] Credit Card: Visa __ Mastercard __ AMX

Credit Card Name
Credit Card No.
Expiration Date (MM/YY) Credit Card Zip

Security Code
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PROPERTY MANAGEMENT ESSENTIALS

A SBRPA Certificate Class”

eening Applicay,

South County:
Tuesday, January 14, 2020

Elks Lodge Santa Barbara #613
150 N. Kellogg Ave,, Santa Barbara, CA

North County:
Wednesday, January 15, 2020

Radisson Hotel Santa Maria
3455 Skyway Dr., Santa Maria, CA

Member: $150 -+ NonMember: $250
10:00AM—4:00PM * Lunch Included

“Upon completion of the program, attendees receive a Graduation
Certificate at a wine & cheese reception with regional property managers.

attaglia Danielle Holzer Joyce Hulsebos  Laura Bode

CABRE Owner, SBRPA Board Member SBRPA
Group  Battaglia Real Estate  DMH Properties & Property Owner  Executive Director

0: SBRPA, 123 ¥. Padre St., Ste. D, SB, CA 93105. Questions? Call Grace at 805-687-7007,

or email grace@sbrpa.org.
Santa Barbara, 1/14/2020

Name Lunch selection, choose one:
Email [ ] Chicken Alfredo
Method of Payment [] satmon

[ ]Check enclosed (payable to SBRPA) Santa Maria, 1/15/2020

Lunch selection, choose one:
[ ] Tri-tip Sandwich

[ ] Chicken Caesar Salad

[ ]Credit Card: Visa____ Mastercard AMX

Credit Card Name
Card No Card zip
Exp date (MM/YY) Sec Code

Seminar Cost:
[ ] $150, Member
[ ] $250, NonMember
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Tower Property Management

i/

‘ Placement or Full Management
% Properiics For Rent
View our Web Page
307 15 Occan Ave. = Lompoc, CA 934306
HENRY 805 682-1778 Phone (805) 740-0023 Fax (8BO5) 736-7359
JH EROMANTICGA F O.CO[\@ WIWW,TOWCTPITLCOIM

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

A refreshingly simple way to
manage your properties

“You can't go wrong with

——— O Yardi Breeze. It will make
Tha Jessica Apts your life so much easier!”
— Joni, GF Property Management Group
Ayt
I it}
ot = FREY | (S1T91)
Fioor Plans L]

Property management software for smaller portfolios
See for yourself at YardiBreeze.com | 888.571.5344

ﬁRpMm Single Family | Multifamily | Commercial m"m

PARTNER SPONSOR 2018 RO PARTNER
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FULL SERVICE MANAGEMENT
W % ONE TIME LEASING
PROPERTY MAINTENANCE

DMH PROPERTIES

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

BEAU BRUNNER PAINTING

LIC. # 929377
TENANT CREDIT REPORTS
Beau Anthony Brunner
OWNE% Credit Reports and background checks are one of
7464 Evergreen Dr. the most important things a landlord can do prior
Goleta, CA 93117 . . .
to renting a property. The tenant screening will
CELL: (805) 218-5251 help you select who is best suited to live in your
FAX: (805) 685-0776 rental property.
EMAIL: beaubrunnerpainting@gmail.com As an SBRPA member you can become certified

to do credit reports online.

Since 1964 M E N D E Z e
BUILDING SERVICES INC. e

OCnnO T ONCnAonnnroeT

LIC#005132 | o water Damage Specialists SLRLRLLE AN T e
406 W. Figueroa St . NN
SB, CA 93101 ¢ Carpet Steam Cleaning
963-3117 ¢ General Building Maintenance -

689-8397 ¢ Wood Floor Refinishing & Repair

Rafael Mendez ¢ www.mendezservices.com
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Dot yeating

& Air Conditioning Inc.

8095-683-2233.- -

Lic# C20-483508

Lic. # £20- 483508

N Time for a Change!
_l - It's time to get ready for winter. Remember to schedule

| | ‘ = service & maintenance for your heating system. It's a good
time to replace the batteries on your smoke and CO»

{ detectors too!
e ————

Call now to schedule maintenance on your existing system,
or ask us for a free estimate on a new HVAC installation.

Family Owned and Operated for 35 years

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

email: donsheatingsb@gmail.com
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JOIN U FOR OUR LEGAL INFORMATION SESSION
covering legal notices and a review of new
legislation including AB 1482 and SB 329 with
Attorney Cristi Michelon Vasquez.

WEDNESDAY, JANUARY 22"

10:00 AM - 12:00 PM
PRESIDIO $PRINGS COMMUNITY ROOM
(721 LAGUNA STREET)

CRISTI MICHELON VASQUEZ focuses her practices in the
areas of business, real estate, landlord/tenant, trust litigation,
conservatorships and general civil litigation. Known for her strong
client service skills, the clarity of her advice and straightforward
legal approach. Cristi received her law degree from Santa Barbara
College of Law in 2001 and was then admitted to practice law in
the State of California. She was also admitted to practice before
the United States District Court, United States Court of Appeal,
and the Supreme Court of the United States. Cristi is a member
of the State Bar of California, the Santa Barbara County Bar Association, Santa Barbara
Women Lawyers and California Women Lawyers.

FOR MORE INFORMATION OR TO RSVP A
please contact Janett Emery at (805) 897—1082
or jemery@hacsb.org IS
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License # 923073

HERMO SA

NTING

b Proudly Partnering With
Bob Ulmer b Local Businesses For Over 60 Years

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! " s
Phone: 1-800-624-5269 Order, Factory,Direct!
Fax: 1-800-624-5299 Volume Discounts!
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. Battaglia Commercial

REAL ESTATE

Select Sale History Serving Apartment Investors
Units List Price R .
6  GroverBeach  $1.199,000 Carpinteria to Paso Robles
12 Santa Maria $2,700,000
ii SanLta Barbara ig"s‘zg’ggg Experienced Brokerage Services
ompoc ,550,
24 Solvang $2.700.000 1031 Tax Deferred Exchanges
143 Visalia $9,075,000 Targeted Marketing Campaigns
7 Los Olivos $1,749,000
16 Santa Maria 1,595,000
11 Santa Barbara 2,250,000

2o Auiye G 235000 Providing exceptional service
16 Grover Beach $1,665,000 g

and expert representation...
it’s what I do.

Steven R. Battaglia ~ DRE 01318215

805.688.5333 ~ www.BattagliaRE.com ~ steve@BattagliaRE.com

MERIDIAN GROUP

Real Estate Management, Inc.

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 S u ndance PreSS
Since 1999

Short Run Publication Printing

Sundance Press is the proud printer of

Locally Owned and Managed b
Y gea oy The Rental Property News Magazine.

Robert Kooyman, CPM® & Robert Ramirez
CA DRE License #01272282 Call to see how we can help with printing your
5290 Overpass Road, Building “D” newsletter, ad mailers or other short run publication.

Santa Barbara, CA 93111
P. (805) 692-2500 / F. (805) 692-5020
www.meridiangrouprem.com 520.622.5233

sundancepress.com
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Christos Celmayster Santa B arbfzra s native
Parties multifamily expert.

805.898.4388
christos@hayescommercial.com Call for a FREE ANALYSIS

BRE# 01342996
of your property!

Thank you to my clients and colleagues for a wonderful
2019. I look forward to working with you in 2020!

Warmest Regards,
Y/
f h/‘-&7;,?‘f&=-"'_

| = 4 H a e s HayesCommercial.com
222 E. Carrillo St, Suite 101, Santa Barbara, California

COMMERCIAL GROUP




1. FILL IN MEMBESHIP APPLICATION, save form as PDF file.
N A7\ 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 info@sbrpa.org.
R I If you have difficulty completing the form, call the office for assistance at
— . 805-687-7007 or info@sbrpa.org.

RENTAL PROPERTY ASSOCIATION . . -
123 West Padre St. Suite D - SB. CA 93105 - 8056877007 W€ look foward to having you join the SBRPA community!

| hereby make application for Membership:

Cell ‘ FAX

Namel(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

|;] Registration Fee (Firstyearonly) ........ ... i $ 25.00
[_] Basic Annual MembershipDues . ... $150.00
[ Unit Fees (calculate as follows)
Up to 200 units, add $5.00 perunit ~ No.of Unitsupto200  [x$500-$ |
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: B B
[] Check enclosed (payable to SBRPA) Credit card: [ visa [ ] Mastercard [_]AmX

crediteard# [ J[ [ [ J[ LI CICICICTLILIC L] exeamzyn[ L]
Name on Card | sitingZip|_|[ | [ [ | seccodel [ [ ] |

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 i A

portion of our SBRPA dues that are allocable to non-deductible lobby expenditures for the QFFOATUNITY
2018 vear is 12.4%. Serving the Central Coast since 1929

San Luis Obispo - Santa Maria - Lompoc - Santa Ynez Valley - Goleta - Isla Vista + Santa Barbara - Montecito - Carpinteria
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CARPETS DRAPES
VINYL BLINDS

JODY’S
WINDOWS AND FLOORS

(805) 637-6343

JODYSWINDOWSANDFLOORS@GMAIL.COM

CONTRACTOR’S LICENSE #854700 < FAX (805) 564-2959
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JOHN E. PEAKES INSURANCE AGENCY INC.

- 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-Family Dwelling
and Single Family !

- Proud Member of the Santa Barbara Rental Property Association
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The Attorney’s Corner

David M. Grokenberger, Esq. ¢ Rogers, Sheffield & Campbell, LLP

Landlord’s Duty of Care

Common sense and good management practices
are the best protection against a claim that a
landlord has failed to properly protect a tenant
either from defects on the premises or from third
persons. When common sense fails, the common
law doctrine of negligence steps in: "Was a landlord
negligent in meeting the duty of care owed a
tenant?” That answer often comes at the end of a
very expensive jury trial. Regular inspection and
maintenance will go a long way toward keeping you
from getting a first hand and personal experience
in our courts. This article provides an overview of
the applicable standards that will apply to a claim
that a property owner was negligent in the conduct
of business.

As a general guiding principle, a landlord must
exercise due care and must act reasonably toward
a tenant as well as to unknown third persons. (Mora
v. Baker Commodities (1989) 210 Cal.App.3d 771,
781.) This is a broad standard and is based on the
California Civil Code section 1714 requirement that
owners of property owe a duty to exercise care in
the management of their property to prevent injury
to other persons. A breach of this duty is actionable
in negligence.

Case law provides some guidance as to the
standard of due care that a landlord must exercise
towards a tenant. In the first instance, at the time
the lease is executed and upon renewal a landlord
has a right to reenter the property, has control of
the property, and must inspect the premises to
make them reasonably safe from any dangerous
conditions that might exist. Such an inspection of
the premises does not require huge expenditures
of time and money, such as destructive inspection,
to find every possible danger that exists on the
premises. The duty to inspect charges the landlord
only with those matters which would have been
disclosed by a reasonable inspection.

The burden of reducing or avoiding the risk and the
likelihood of injury will affect the determination of
what constitutes a reasonable inspection. In other
words, a scale is used to determine whether a
landlord performed a reasonable inspection of the
premises: burden of reducing or avoiding the risk,

29

such as time, expense and complexity of inspection
and repair, vs. the likelihood that a tenant or other
person will sufferinjury on the premises in its present
condition. In sum, a landlord’s obligation is only to
do what is reasonable under the circumstances.
The landlord need not take extraordinary measures
or make unreasonable expenditures of time and
money in trying to discover hazards unless the
circumstances warrant such extraordinary measures.
(See Lopez v. Superior Ct. (1996) 45 Cal.App.4th
705, 715; Resolution Trust Corp. v. Rossmoor Corp.
(1995) 34 Cal.App.4th 93, 102-103; Mora v. Baker
Commodities, supra, at 781-782.)

Included in a landlord’s general duty of care to a
tenant is a landlord’s potential duty to protect the
tenant from crimes committed by third persons.
Case law provides that in recent years, the
landlord-tenant relationship, at least in the urban,
residential context, has given rise to liability under
circumstances where landlords have failed to take
reasonable steps to protect tenants from criminal
activity. It has been held that since only the landlord
is in the position to secure common areas, he has a
duty to protect against types of crimes (1) of which
he has notice, and (2) which are likely to recur if
the common areas are not secure. A landlord’s duty
to protect a tenant against criminal acts does not
make the landlord an insurer of the tenant’s safety;
rather the duty is merely to exercise reasonable
care. Generally the criminal act of a third person
negates the liability of a landlord unless the landlord
realized or should have realized the likelihood
that his conduct created an opportunity for the
commission of crimes and that a third person
might avail himself of the opportunity. (See Ann M.
v. Pacific Plaza Shopping Ctr. (1993) 6 Cal.4th 666,
674; Frances T. v. Village Green Owners Assoc.
(1986) 42 Cal.3d 490, 501; Penner v. Falk (1984)
153 Cal.App.3d 858, 865; Kwaitkowski v. Superior
: Trading Co. (1981)
123 Cal.App.3d 324,
326-327; O’Hara v.
Western Seven Trees
Corp. (1977) 75 Cal.
App.3d 798, 803.)

In addition to case

Continued on page 31
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PROPERTY MANAGEMEN’

cssenaLs_ SN If you Manage It...
PRO GF AT . W We’re Unmatched in

ceening APplicap,

_* Reliability
\@ +* Satisfaction
~
A = * Customer Service

If you're a property manager, contact MasterCare”
for a customized Property Services Cleaning Quote.
Let's get you started by using one of our four Special
Value Offers* to give your clientele measurable value.

Offer #1: Schedule 1 Cleaning, get
a 2nd for 20% Off

Be sure to email usyour Offer #2: Schedule 2 Cleanings, get
lunch choice! . . a 3rd for 30% Off

I . Offer #3: Schedule 3 Cleanings, get
Send to: admin@sbrpa.org a 4th for 40% Off

. Offer #4: Schedule 4 Cleanings, get
LUNCH, SELECT ONE: a 5th for 50% Off
Santa Barbara 1 . X ! *Note: Scheduled cleanings must be of equal value
|| Chicken Alf

] salmon NN WY Y 1
Santa Maria, 1/15/2020 MaSter Car €
I:l Trl-tlp Sand HOME CLEANING SERVICES

D Chicken Caes

www.mastercarehomecleaning.com

We’re Unmatched!

» We've Never Missed an Appointment!

* Your Satisfaction is Guaranteed!

« Staff of 27 Fully Trained Cleaning Techs
e Licensed, Bonded and Insured to $2M

¢ Green Cleaning Products and Techniques




Attorney’s Corner from page 29

law standards of protection of a tenant, California
Civil Code section 1941.3 provides certain statutory

security requirements imposed on landlords. In

sum, a landlord is required to install and maintain BeaCh House Inn
locks on doors to the units and common areas and West Beach - Santa Barbara
security or locking devices on windows. The code - (805) 966-1126 N
provides specifics as to exactly what type of locking
devices are required, so I recommend that you read \
or review that section in order to ensure compliance all us for your aycation

with its requirements. Once a landlord complies

with the code’s security lock requirements, it then Furnished Apartments

becomes the tenant’s responsibility to notify the Free Parking & WiFi

landlord when the tenant becomes aware of any Kitchens

inoperable locking mechanisms. Under the code, a
landlord is not liable for any violation unless he fails
to correct the violation within a reasonable time :
after he either has actual notice of a deficiency or | DA your
receives notice of a deficiency. . . Fumugahpn

* Remodeling
The information contained in this article is not * New Floors
intended as legal advice for any specific situations < 2 * Water Damage
or individuals, and as always, it is important to seek \ :
independent legal counsel as to your own 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@rogerssheffield.com; or
Scott Soulages at ssoulages@rogerssheffield.com.

with U.S. Congressman Carbajal

Hosted by the New Beginnings Counseling Center

= ta Barbara CA Photo: Noozhawk.com
US. Congressman Salud Carbajal

nch and learn how you can benefit from working with

S for Veteran Families (SSVF) Program and the Safe Parking
ental vacancies. Seating is limited. For more information or to RSVP,
ichael Berton at mberton@sbnbcc.org or at (805) 963-7777 x112.

orRing and complimentary Lunch Program and Q&A, g ﬁ

with representative speakers from New Beginnings Counseling .
Center and participating local landlords and tenants. e | SafeParking

PROGRAM
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California Civil Code section 1941.3

CIVIL CODE - CIV
DIVISION 3. OBLIGATIONS [1427 - 32731 ( Heading of Division 3 amended by Stats. 1988, Ch. 160, Sec. 14.)
PART 4. OBLIGATIONS ARISING FROM PARTICULAR TRANSACTIONS [1738 - 32731 ( Part 4 enacted 1872.)
TITLE 5. HIRING [1925 - 1997.270] ( Title 5 enacted 1872.)

CHAPTER 2. Hiring of Real Property [1940 - 1954.05] ( Chapter 2 enacted 1872.)

1941.3. (a) On and after July 1, 1998, the landlord, or his or her agent, of a building intended for human habitation
shall do all of the following:

(1) Install and maintain an operable dead bolt lock on each main swinging entry door of a dwelling unit. The dead
bolt lock shall be installed in conformance with the manufacturer's specifications and shall comply with applicable
state and local codes including, but not limited to, those provisions relating to fire and life safety and accessibility for
the disabled. When in the locked position, the bolt shall extend a minimum of13/16 of an inch in length beyond the
strike edge of the door and protrude into the doorjamb.

This section shall not apply to horizontal sliding doors. Existing dead bolts of at least one-half inch in length shall
satisfy the requirements of this section. Existing locks with a thumb-turn deadlock that have a strike plate attached
to the doorjamb and a latch bolt that is held in a vertical position by a guard bolt, a plunger, or an auxiliary mecha-
nism shall also satisfy the requirements of this section. These locks, however, shall be replaced with a dead bolt at
least 13/16 of an inch in length the first time after July 1, 1998, that the lock requires repair or replacement.

Existing doors which cannot be equipped with dead bolt locks shall satisfy the requirements of this section if the
door is equipped with a metal strap affixed horizontally across the midsection of the door with a dead bolt which
extends 13/16 of an inch in length beyond the strike edge of the door and protrudes into the doorjamb. Locks and
security devices other than those described herein which are inspected and approved by an appropriate state or
local government agency as providing adequate security shall satisfy the requirements of this section.

(2) Install and maintain operable window security or locking devices for windows that are designed to be opened.
Louvered windows, casement windows, and all windows more than 12 feet vertically or six feet horizontally from the
ground, a roof, or any other platform are excluded from this subdivision.

(3) Install locking mechanisms that comply with applicable fire and safety codes on the exterior doors that provide
ingress or egress to common areas with access to dwelling units in multifamily developments. This paragraph does
not require the installation of a door or gate where none exists on January 1, 1998.

(b) The tenant shall be responsible for notifying the owner or his or her authorized agent when the tenant becomes
aware of an inoperable dead bolt lock or window security or locking device in the dwelling unit. The landlord, or his
or her authorized agent, shall not be liable for a violation of subdivision (a) unless he or she fails to correct the
violation within a reasonable time after he or she either has actual notice of a deficiency or receives notice of a
deficiency.

(c) On and after July 1, 1998, the rights and remedies of tenant for a violation of this section by the landlord shall
include those available pursuant to Sections 1942, 1942.4, and 1942.5, an action for breach of contract, and an action
for injunctive relief pursuant to Section 526 of the Code of Civil Procedure. Additionally, in an unlawful detainer
action, after a default in the payment of rent, a tenant may raise the violation of this section as an affirmative defense
and shall have a right to the remedies provided by Section 1174.2 of the Code of Civil Procedure.

(d) A violation of this section shall not broaden, limit, or otherwise affect the duty of care owed by a landlord pursu-
ant to existing law, including any duty that may exist pursuant to Section 1714. The delayed applicability of the
requirements of subdivision (a) shall not affect a landlord's duty to maintain the premises in safe condition.

(e) Nothing in this section shall be construed to affect any authority of any public entity that may otherwise exist to
impose any additional security requirements upon a landlord.

(f) This section shall not apply to any building which has been designated as historically significant by an appropriate
local, state, or federal governmental jurisdiction.

(9) Subdivisions (a) and (b) shall not apply to any building intended for human habitation which is managed, directly
or indirectly, and controlled by the Department of Transportation. This exemption shall not be construed to affect the
duty of the Department of Transportation to maintain the premises of these buildings in a safe condition or abrogate
any express or implied statement or promise of the Department of Transportation to provide secure premises.
Additionally, this exemption shall not apply to residential dwellings acquired prior to July 1, 1997, by the Department
of Transportation to complete construction of state highway routes 710 and 238 and related interchanges.

(Added by Stats. 1997, Ch. 537, Sec. 1. Effective January 1, 1998.)
https://leginfo.legislature.ca.gov/faces/codes_displaySection.xhtml?lawCode=CIV&sectionNum=1941.3
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Terry A. Bartlett « Reetz, Fox & Bartlett LLP

Santa Barbara City Looks to Overhaul AUD Program
to Add Units Downtown

Santa Barbara City Council is in the process of revising
the Average Unit-Size Density (AUD) program. The AUD
program was set to expire on January 1, 2021, or when
250 units were built (over 220 units have been built so
far). Initially approved in 2013, the AUD program was
designed to encourage developers to build more rental
apartments in certain parts of the City, including the
Eastside and the Milpas Street area. The City Council is
now moving the AUD program away from the Eastside/
Milpas Street area and into the downtown corridor. The
City Council’s hope is that this this will attract young
professionals into the area, giving struggling merchants
new customers. Parking needs are not addressed.
(Editor’s note: Welcome to Santa Monica North).

The City Council also agreed to increase maximum building
heights from 45 to 48 feet. Some Councilmembers raised
concerns over maintaining the historical character of the
City, which prompted the City Council to vote to exclude
the Brinkerhoff, Castillo, and De la Vina historic districts
from the high-density housing zones.

In a move that fails to recognize that low income people
really do have cars, proposed changes to the program
include allowing developers to pay an in-lieu fee of
$10,000 instead of providing an off-street parking space
in the central business district and allowing developers
to separate parking fees from rent so that people without
cars can pay less. Some Councilmembers suggested
allowing renters to park in downtown lots and compete
with downtown business customers for parking spaces.
Others correctly worry that the high-density housing
will increase the traffic and congestion around State
Street. Placing limits on the sizes of units instead of the
total number was also suggested (because people with
smaller units absolutely do not have cars). This would
allow developers to build more smaller units.

The proposed changes were conceptual, and the
council must return to cast official votes to change the
ordinance. The City Council is set to decide in the middle
of December (after this article goes to print) whether or
not to amend the AUD Program or let it expire.

Goleta to Increase
Requirements

Inclusionary Housing

The Goleta City Council voted 4-1 in support of increasing
the amount of required affordable housing from 10% to
15-20% for projects with 5 or more units. If developers
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in Goleta want to build a housing project with 5 units,
they need to set aside 1 unit as affordable.

In Goleta, the median income is $79,600, and the
inclusionary housing ordinance is targeted at people
ranging from 50% of area’s median income to 120% of
the area’s median income.

Opponents of this ordinance raised concerns that small
developers would be less likely to build because they
do not have the sufficient capital to incur all the costs
associated with development and then have to rent one
unit at less than the market rate. With the small builders
priced out, only large companies will be left to provide
new housing.

Inclusionary housing is just one part of the possible
adoption of Goleta’s New Zoning Ordinance. Other
components include Environmentally Sensitive Habitat
Area regulations, residential care facilities in single family
and planned residential zones, and other projects. More

information can be found at http://www.goletazoning.com/

Lompoc City Council
Expansion West

Approves Residential

Rather than increase downtown densities beyond good,
livable levels for the community, Lompoc City Council
recently adopted a new plan expanding the existing city
limits west to allow for new developments that would
help with the housing needs and city’s financial problems.
(Editor’s note: Kudos to Lompoc).

The current proposal includes the addition of 140
acres on the west side of the City along Bailey avenue
for the construction of 469 residential units. Lompoc
Councilmembers had faced opposition in previous
attempts to add the land, due to the ongoing debate
between preserving agricultural land and the city’s desire
to expand.

The next hurdle for the City of Lompoc will be obtaining
required approval from the Santa Barbara Local Agency
Formation Commission (LAFC).

“Just” Cause for

Statewide Rent Control and

Eviction Now in Effect

In October 2019, Governor Newsom signed Assembly
Bill 1482 (Bill), implementing statewide rent control
starting January 1, 2020. The Bill prevents property
owners from raising rent more than 5%, plus inflation
(typically 2.5%+/-) in one year with a cap of 10%.

Continued on page 35



BELGIUM & NORTHERN EUROPE

A Journey Across Blght Countries

In July we travel in the footsteps of the Vikings and venture to the stunning capitals and towns
of Northern Europe including a multi-day stay in one of the most beautiful towns in Europe —
Brugge, Belgium. It’s a wonderful tour including 5 nights of hotel across Belgium and Denmark
followed by a cruise across the Baltics in style with Princess Cruises.

Our 18-day tour starts with 3 days in the medieval city of Brugge and includes all touring. You'll
be right in the heart of the historic quarter of this amazing scenic town. Next, we’ll fly to
Copenhagen, Denmark for two nights with wonderful touring of this beautiful city.

For our Baltics cruise, we’ll board the brand new Sky Princess, just launched in 2019. This
beautiful Royal Class ship will be our home as we explore the gems of Northern Europe.
Wonderful coastal cities like Tallinn, Estonia; Oslo, Norway; Helsinki, Finland; and Stockholm,
Sweden, plus a 2-day visit in incredible St. Petersburg, Russia including experiences from the
legendary Catherine’s Palace and the Hermitage to the Peterhof Palace and the City Canals.

We are 75% full on this tour, so don’t wait to join the fun!

- 18 Days Tour —July 5-22, 2020

- Tour from $7,199 pp (Based on Cruise Category Chosen)

- All Touring, Hotels, Transfers & Guides

- Most meals included on the entire tour

- Small Group Experience with under 25 travelers

- All land stays are 2-3 nights featuring Five-Star Hotels

- Whisper Headsets to Enhance Touring Experience

- Handpicked Local City Guides & Touring Included in All Ports!
- All Land Gratuities, Porterage, Taxes Included

Copenhagen

Oslo smcmo;mf‘,':“','m - Escorted by Mark & Vicki Stewart — Stewart Tours Founders
t. , l"' Tallinn
‘| , /4 8t Petersburg P
S FOR MORE INFORMATION Stewart Jours
annr:mmdn CALL 1.866.944.3036 Small Groups Great Experiences
e Brugge, Belgium or Online at StewartTours.com 10+ Years Of World Travel
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Santa Barbara Happenings from page 33

The requirements of the new laws are notice intense,
meaning landlords bear the burden of providing tenants
with the required information.

California also now requires that a landlord have and
state a “just” cause, as specified, in order to evict tenants
who have occupied the premises for a year.

Generally, no-fault just cause occurs when the property
is going to be occupied by a family member, is being
withdrawn from the rental market, or is ordered vacated
by a government agency. In these instances, the owner
must pay relocation expenses or waive payment of rent
for the final month of the tenancy.

At-fault just cause eviction is based on a tenant’s
failure to sign a landlord requested extension of the
lease; a tenant’s violation of the lease, such as failure
to pay rent; maintaining a nuisance; committing waste;
criminal activity; or unauthorized assignment and
subletting. These evictions are allowed without payment
of relocation expenses or waiving payment of the last
month’s rent.

Both the rent cap and the just cause provisions are
subject to limited exemptions including, among others,
single family homes and a related accessory dwelling
unit, a duplex in which one unit is occupied by the owner,
and housing built in the past 15 years. There are also
exemptions for condominiums and similar units not
owned by a real estate investment trust, a corporation,
or an LLC in which one member is a corporation. The
full text of the bill can be found at: https://leginfo.
legislature.ca.gov/faces/billTextClient.xhtmI?bill
id=201920200AB1482

Despite the passage of the AB 1482, the rent control
debate is not over. The L.A. based AIDS Healthcare
Foundation is collecting signatures to put another, even
more concerning, rent control measure on the November
2020 ballot. This measure will call for the repeal of
the Costa-Hawkins Rental Housing Act. If repealed,
governments will have the power to regulate rent even
after a tenant leaves voluntarily and existing vacancy
decontrol (allowing the landlord and tenant to set rates
at the start of a new tenancy) will be lost.

Goleta Makes Changes to Conform to Statewide
Accessory Dwelling Unit Legislation

Beginning January 1, 2020, new statewide rules go
into effect regarding Accessory Dwelling Units (ADUs)
and cities must approve any ADUs or Junior ADUs that
conform to state rules. To account for this change, Goleta
has been shifting its ADU regulations to be in line with
statewide legislation. An ADU is a secondary dwelling unit
(sometimes called a granny flat) that may have complete
independent living facilities for one or more persons.

In 2016, California passed ADU legislation (SB 1069)
essentially allowing multiple residential units on all land
now zoned for single family homes, in hopes of boosting
available housing. The goal of the legislation was to
limit the amount of red tape that local governments can
impose on building small additional dwelling units on
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residentially-zoned properties. New rules increase the
maximum allowable size of a one-bedroom ADU to 850
feet and 1,000 feet for a two bedroom. ADUs are still
limited to 10% of the lot size, but now must look the
same as the primary residence. New laws also allow for
ADUs in multifamily buildings where building standards
are met.

In accordance with state rules, Goleta can no longer
require a zoning permit for ADUs that comply with the
vast number of new size and construction rules. The
only reason ADUs can now be denied by the City are
for inadequate sewer or water availability, or adverse
impacts to traffic flow and public safety. Building permits
are still required.

Note: Terry Bartlett was fully committed to client
projects this month so Randy Fox did the drafting. Angry
comments should be addressed to him at 805-965-0523.
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~BETTY L. JEPPESEN

1528 STATEST. * SB, CA 93101
(805) 450-1789
JEPPESENLAW @GMAIL.COM
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RENTAL PROPERTY ASSOCIATION

Comprehensive and Up-to-date
Rental Forms

Over 40 management, screening, and rental
forms, most available in ‘fillable' PDF format
available online and in the office.

Credit Reporting Services for

Residents & Employment Screening
(on the phone or online)

Bwtal | Credi Agplistins

- Credit Reports
+ Eviction Searches

State & National Affiliations

With your SBRPA Membership you also gain
membership in the California Rental Housing
Association (CalRHA) and the National Apart-
ment Association (NAA), and the use of their
resources, benefits, and publications including
the NAA's monthly Units magazine.

RHA NF£

7 NATIDWAL APARTMENT ASSOCIATION
[Y | PPN | BV
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SBRPA

MEMBERSHIP BENEFITS
Stay Informed & Current

Educational Programs, Seminars,
Workshops & Fun

« Speakers on topics of current interest

+ Annual Fair Housing & Property Manage-
ment Seminars

+ Keeping members abreast of changes in
the law that affect how we do business

- Networking with other rental property
owners, managers, and vendors

+ Annual charity golf tournament, and
other outings of interest

LYY
e RP

Fall Classic
gp!thunmmmt

e

Legislative Advocacy in Sacramento
and Washington D.C. t

Experienced and effective
legislative advocacy in
Sacramento and
Washington D.C,,
constantly working
on your behalf!

Rental Property News Magazine

Articles of interest, including:

- SBRPA President's Message - current events

- Attorney's Corner - timely topics in property
management from a legal perspective

- Santa Barbara Happenings - local goings-on,
for rental property owners and managers

- CalRHA and NAA Updates - state and
national news updates 3 Toe

Copies of the 2019 and
2018 Rental Property News
are available online:
www.sbrpa.org
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ntral Coast
Apartment Assets

Residential rental income properties of all sizes continue to be a hot
commodity in our market at a time of extremely low inventory. We have
buyers ready to pounce with exchange dollars or all-cash offers.

If you’ve been waiting for the right time to sell, now may be that time!

Enter The Radius Team...

Steve Golis consistently delivers the goods for the buyers and sellers he
represents. In 2018 he amassed more than $222 Million in sales including
over 353 units. In 2013 and 2018 he was awarded the Santa Barbara
Association of Realtors Jack Kelly Award for the Most Challenging 1031
Exchange, as well as the Howard C. Gates Achievement Award recognizing
the stand-out sale of the year in 2018.

Put The Golis Team to work for you today!

Sharif Elseify
805.879.9650
selseify@radiusgroup.com
BRE 0194886

Steve Golis
805.879.9606
sgolis@radiusgroup.com
BRE 00772218

SOLD

1407 BATH ST.
SANTA BARBARA

6-Unit Boutique Apartment
Building Listed At $1,875,000

Recent Multi-family
transactions by
The Radius Team:

28 W. Pedregosa St.
802-808 N. Voluntario St.
1501 Santa Barbara St.
4028 Invierno Dr.
523 W. Islay St.
1410 San Andres St.
1511 Bath St.

1822 San Andres St.
1628 San Andres St.
221 N. N St.

950 S. 14th St.

RADIUS

Commercial Real Estate

205 E. CARRILLO ST. STE 100 | SANTA BARBARA CA 93101 | 805.965.5500 | RADIUSGROUP.COM
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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

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

INSURANCE

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

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

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

HAPPYNEW

Radius Group - The Golis Team
www.radiusgroup.com

Steve Golis
sgolis@radiusgroup.com

(805) 879-9606

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
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805-284-5992

sales@darkblade.com
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“”Let us take care of your-laundry

At WASH, we are transforming multifamily laundry rooms Learn more at wash.com/care
with innovative tech, better options, and unparalleled 800-777-1484
service and support.

+ Energy Efficient Washers & Dryers - Mobile Payment lUHSH

+ Expert Management * Experience That Counts /—\



