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herein. The publisher takes no responsibility should the quality of the products 
and services not be as advertised.
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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. 
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Commercial & Residential 
Parking Lots & Driveways

• Asphalt Paving • Seal Coating • Concrete

• Chip Seal • Patching & Crack fill

• Striping

License Number : 1022233

WWW.CCPAVE.COM
805 665 3292



5

CalendarCalendar
Tuesday, June 4, 2019     10:00am - 12 noon
N.County-Santa Maria Fair Housing Seminar
Santa Maria Radisson, 3455 Skyway Drive, Santa Maria 
The North County-Santa Maria Fair Housing Seminar 
will be co-sponsored by the Legal Aid Foundation of 
Santa Barbara and SBRPA. Guest speaker is Chandra 
Carr from the Legal Aid Foundation. 
   
RSVP to programs@sbrpa.org. For more information, 
see page 18.

NEW DATE & Location

Wednesday-Thursday, June 26-27, 2019     
NAA National Apartmentalize Conference
Colorado Convention Center, Denver, Colorado 

Come to the Apartment Industry’s premier event.  
New this year is NAA’s “20 in their Twenties” event 
scholarship, to recognize the 20 best & brightest 
property management professionals in the rental 
housing industry.  

For more information:

SBRPA 
Member Mtg

Santa Ynez
Old Days

Celebration

Saturday, June 8, 2019     11:00am - 4:00pm
Old Santa Ynez Day Celebration
Sagunto Street, Santa Ynez, CA 
Come join SBPRA Board Members and the Executive 
Director at their booth, to discuss your questions 
about the current local and state legislation that is 
going to impact your business.

For more information, 
see page 20.

Thursday, June 20, 2019     9:00am - 10:15am
SBRPA Member Meeting
SBAOR, 1415 Chapala St, Santa Barbara, CA 93101 
Come to a special meeting with Santa Barbara City
Attorney Ariel Calonne, who will answer questions
on the new Mandatory 1-year Lease ordinance.

For more information, 
see page 10.

Photo: Santa Barbara Independent

JUNE 2019 EVENTS
June 4, Tue., Santa Maria Fair Housing Seminar
June 8, Sat., Old Santa Ynez Day Celebration

June 18, Tue., Office closed, BOD Meeting (1:00-5:00PM)

June 20, Thu., Special SBRPA Member Meeting 
June 26-27, NAA National Apartmentalize Conference

Ofc closed 
1PM BODMtg

The office will be closed on Fridays throughout the summer. 

N. County
Santa Maria
Fair Housing

Seminar

NAA National Apartmentalize
Conference - Denver

www.aagaonline.com/events/naa_apartmentalize
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NEW LISTING -- ISLA VISTA A++ LOCATION   $3,150,000

 BRE# 01245644

BERKSHIRE HATHAWAY HOMESERVICES

COMMERCIAL DIVISION
KEN SWITZER
805-680-4622

A rare opportunity and price point to invest in income property in a highly 

valued and supply-protected prized location.  This 9-unit building is just a 

few feet from the UC Santa Barbara campus and only 1 block to beach access, 

featuring a favorable configuration with decks, patios and ample parking.  

No amount of future apartment or dorm supply will ever supplant the 

demand for this best of locations.  Unit mix is 2 x 2/1, 6 x 1/1, 1 x studio.  

This is a brand new listing, please call for details.

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 
to maximize property value.

Call today for a free consultation 
Andy Sillers, Broker
(805) 681-6268
spectrumrealty.com
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SBRPA President’s Message

James Carrillo • CPM®, SBRPA President

When I was a kid in the 60s, like most kids, my 
earliest impressions were formed by what my par-
ents gave me, or in some cases, did not give me. 
Two strong impressions given to me by my parents 
were an absolute love of baseball and the Los An-
geles Dodgers, and a daily copy of the Los Angeles 
Herald Examiner. This was the Hearst newspaper 
in Los Angeles and a direct competitor to the Los 
Angeles Times. Eventually, the Examiner would 
fade away.

When I would read the newspaper, I did not go to 
my favorite section first. Rather, I would start with 
the front page and work my way back. Eventual-
ly, I would get to the sports page where, during 
baseball season, I would memorize the standings 
of the 10 teams in the National League and the 
10 teams in the American League. No playoffs in 
those days. The NL champion would play the AL 
champion in the World Series and that was that. 
Reading the paper almost daily also gave me an 
appreciation for anything political. I knew the 
names of many of the national, state and local 
politicians and where they stood on issues that 
were important to my parents and consequently, 
to me too. This interest never left me, and while 
not directly involved in politics, I remained active 
in the communities I lived in and made sure to 
keep myself current on issues that would affect 
me or my family or social circles.

A phrase that is most commonly associated with 
the former Speaker of the House Tip O’Neill is, 
“All politics is local.” To a great extent, this has 
been proven true in the last two years in Santa 
Barbara. As a result, we will soon have an ordi-
nance requiring mandatory one-year lease offer-
ings for all multifamily rentals and soon after that, 
a “Just Cause” ordinance. Despite the best efforts 
of SBRPA along with the Santa Barbara Association 
of Realtors and the California Apartment Associa-
tion, rental housing in Santa Barbara will change 
significantly in 2019.

While our association opposed any “Just Cause” or-
dinance, some members of the current City Coun-
cil have already expressed their opinion that this 
is not enough. They have their eyes firmly set on 
rent control. The current composition of the coun-
cil has the ability to make this happen. That would 
result in dire consequences for the rental market 
in Santa Barbara. Historical data has shown that 

rent control is not the answer 
to the rental housing shortage. 
In Berkeley, California the in-
ventory of rental housing stock went down by 30% 
in the ten years following the implementation of 
rent control as owners pulled their rental units off 
the market or converted them to condos as a result 
of rent control.

Thankfully, we still have the power of the ballot 
box at our disposal. In November, four of the sev-
en seats on the Santa Barbara City Council will be 
up for a vote. This November will be crucial to the 
future of our efforts as an association in fighting to 
hold back the onerous wave of legislation that the 
current council would love to throw at the property 
owners of Santa Barbara. Don’t let this opportunity 
pass you by. Soon, we will know the candidates 
that will be running to oppose the current leader-
ship of the city. SBRPA will do its due diligence and 
make sure that you are aware of which candidates 
we believe would be the best choices to represent 
the interests of property providers.

It doesn’t matter when you first became interest-
ed in politics. You may be an experienced voter 
with a firm belief in your positions, or you may just 
now be realizing the impact that local decisions can 
have on your livelihood and plans for your future. 
It doesn’t matter. To be involved now is what mat-
ters. Don’t let this opportunity pass you by. No one 
fights alone, and SBRPA will be here doing our best 
to represent you in the battles ahead. But we need 
you. Whether it is with your time, talent or finan-
cial support, we need you. We will have more de-
tails on this subject in the future. In the meantime, 
feel free to call Executive Director Laura Bode at 
805-687-7007 to find out how you can help now.

CalRHA / NAA Update

James Carrillo, CPM® SBRPA’s NAA Delegate

Raymond Arthur Appleton
Land Use Planner & Permit Agent

CELL:  (805) 895-1414

133 E. De La Guerra St., #259 • Santa Barbara, CA 93101
Email:  permitplanners@earthlink.net

www.PeritPlanners.net
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Want to become more 
involved in the 

rental housing industry in 
Santa Barbara County?

Interested in joining other 
local leaders to share ideas 
and information?    
The SBRPA Board of Directors is seeking a 
couple of candidates for the SBRPA Board and 
SBRPA committees. 1929 SBRPA Meeting

Holiday dinner at the Yacht Club

If you are interested in joining us, please contact 
Executive Director Laura Bode for more information.

 Laura@sbrpa.org or 805-687-7007.

                    Qualifications?   
Be an owner, property manager, or in a business that 
serves the rental housing industry. 
 
Conduct your own business with the highest ethical 
standards.
   
Make a time commitment of 5 hours minimum per 
month. 

Benefits?
     
You will be privy to the most current information on what is happening in the Santa 
Barbara rental business.
  
You will be part of a group of knowledgeable and 
experienced leaders in the rental housing industry who 
represent the small “mom-and-pop” owners, the large 
multi-site owners, and the professional partners who 
support them.
   
You will learn, improve your professional skills, increase 
your network of industry peers, and have great fun doing so.

SBRPA Board of Directors
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Proudly Partnering With Local Businesses
For Over 60 Years

www.towbes.com    (805) 962-2121   @towbesgroup   

SBRPA Welcomes 
New Members

Carrie Roth, 
marsha & gary Gray

805-284-5992
sales@darkblade.com

Darkblade
Printing & Graphics
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What is the Mandatory lease effective date?  
June 9, 2019

What does it mean? All property providers of multi-unit 
properties (some exceptions apply) must offer a one-
year written lease to all new tenants.

What if the renter does not want a year term? Then you 
must get the rejection in writing showing you made the 
offer pursuant to the ordinance.

What about my month-to-month tenants? You must 
make the one-year offer to them, too, but you have until 
September 19, 2019 to provide the new lease term offer.

SBAOR Meeting Room 
1415 Chapala Street, Santa Barbara

Parking in City Lot 5, Chapala & West Victoria

SEATING LIMITED. You Must RSVP to Attend. 
No Walk-ins Allowed

RSVP: Programs@sbrpa.org

For membership information call SBRPA: 805-687-7007, 
or apply online at SBRPA.org

S.B. City Attorney 
Ariel Calonne

Mr. Calonne received his law degree at 
UC Hastings College of the Law in San 
Francisco and his undergraduate 
degree in biology from the University 
of California at Riverside.  Before 
coming to Santa Barbara in March 
2014, he  spent 7 years as the city attor-
ney of Ventura, 4 years as the city 
attorney of Boulder, Colorado, and 13 
years as the city attorney of Palo Alto.

Mr. Calonne served as President of the 
City Attorneys Department of the 
League of California Cities in 1998-
1999 and was named Public Lawyer of 
the Year in 2003 by the Public Law 
Section of the State Bar of California.  In 
2006, the Colorado Metro City Attor-
neys Association honored him with the 
Outstanding City Attorney award.

Santa Barbara's new Assistant 
Prosecuting Attorney for Housing, 
Denny Wei. 
Beginning June 17, 2019, Denny Wei 
starts in the newly creeated position of 
Assistant City Prosecutor for Santa 
Barbara, specializing in housing.

He was a Senior Assistant City Attorney 
with the Burbank City Attorney’s Office.  
Mr. Wei worked prosecuting state 
misdemeanors and local code 
offenses in the City of Burbank’s Crimi-
nal Prosecution Unit between 2006 
and 2018.  
    
City Attorney Calonne commented, 
“We are fortunate to bring such an 
exceptionally well-qualified prosecu-
tor to Santa Barbara.  Denny will bring a 
new level of credibility and profession-
alism to the City’s enforcement 
actions.”

SBRPA SPECIAL MEETING FOR MEMBERS 

Thursday, June 20, 2019
Coffee 8:45 am  •  Program: 9:00-10:15 am

How do I comply with the new Mandatory 
1 year lease ordinance?    

Do we have “Just Cause” in the 
City of Santa Barbara?    

What is happening on the State level?

In Santa Barbara, confusion has set in regarding the two 
new ordinances approved by City Council: 1. The one-
year mandatory written lease and renewal offer: already 
written, approved, and made into ordinance; 2. Just 
Cause: to be written and discussed in the near future.

At a special Member Meeting 8:45 a.m. June 20th, 2019, 
City Attorney Ariel Calonne, newly-appointed Assistant 
City Prosecutor Denny Wei and SBRPA Board Member 
Betty Jeppesen, Esquire will be available to discuss 
member questions such as the following:
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CalRHA Weekly Telephone Calls
Dear Members of SBRPA,

I would like to alert you to yet another way that SBRPA is 
working hard on your behalf. That is, to be on weekly tele-
phone calls with CalRHA and other housing provider organi-
zations throughout the state along with lobbyist, Kate Bell, 
whose firm, Capitol Advocacy, helps keep track of state-
wide legislation concerning residential rental property.

There are some very scary Assembly Bills in line right now. For example, there 
were two “Just Cause” Assembly Bills being heard at the Assembly level, AB 1481 
(Bonta) and AB 1697 (Grayson). Fortunately, the Grayson Bill has become a two-
year bill which leaves only the Bonta Bill to oppose with respect to just cause. 
AB1481 would, with certain exceptions, prohibit a lessor of residential rental 
property from terminating the lease without just cause, as defined, stated in the 
written notice to terminate.

Another Assembly Bill to oppose is Chiu’s AB1482. This AB would prohibit an 
owner of residential rental property from increasing the rental rate for that prop-
erty in an amount that is greater than 5% plus the percentage change in the cost 
of living (CPI), as defined, more than the lowest rental rate in effect for the imme-
diately preceding 12 months, subject to specified conditions. The AB would 
exempt from these provisions deed-restricted affordable housing, dormitories, 
and housing subject to a local ordinance that imposes a more restrictive rent 
increase cap than these provisions. 

The committee working on your behalf has been opposing this AB and will, if 
necessary, at least try to negotiate less onerous requirements such as 7% plus 
the CPI. Incidentally, there are many nuances to consider such as state-wide CPI 
or regional CPI. It makes a big difference. 

Relocation costs are also a topic of discussion for renters. Whether “means test-
ing” would be allowed is not yet clear. Proponents are arguing that renters who 
have low or median incomes are entitled to relocation costs. Relocation costs 
are included in several of the Assembly Bills and can be a heavy hit on the land-
lords. One tenant in San Francisco received over $50,000.00 in relocation costs.

Betty L. Jeppesen, 
Co-Chair of the Government Relations Committee 
and 2nd Vice-President of SBRPA

Betty Jeppesen
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Current Eviction Process is Lengthy & Harms Good Tenants  
 

“just” about Just Cause Eviction laws

Since the State’s current 

 

When eviction laws become costlier and more 
difficult for rental housing providers, the results can 
be devastating and make the housing crisis far 
worse. Rental housing providers will become less 
likely to lease units or will insist upon higher credit 
scores and income levels, shutting out certain 
tenants. 
 
What’s at Stake with AB 1481  
Local just cause eviction laws never benefit law-abiding 
renters, nor help with the housing shortage.  In fact, these laws have only served to harm law-abiding renters and disturb 
the peaceful enjoyment of their homes, sometimes even causing them to relocate. 
Unfair and Harmful to Law-Abiding Tenants 
Tenants who have been evicted for non-payment, breached rental agreements, create nuisances or engage in criminal 
activity that can attract violence at the rental property, only negatively impact law-abiding neighboring renters often or 
even place them in harms-way. As a result, law-abiding renters are left in the position of having to live with difficult 
neighbors, creating a hostile community. This is a violation of law-abiding renters’ rights. 
 

In addition, valuable resources and time must be spent enforcing violations by a renter that refuses to comply with the rules 
agreed and being abided upon by all other renters.  
 

 
FACT SHEET 

Just Cause Eviction: Harms Tenants, Discourages Housing Growth 
No on AB 1481 (Bonta) 
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Discourages Innovative Housing Solutions 
There are innovative new housing arrangements and options being introduced and used in this state to address middle class 
housing needs. For example, new co-living housing is being tested and launched that innovates the traditional single-resident 
occupancy (SRO) unit and create affordable housing for young professionals, teachers, and others. They are testing new 
housing environments with shared kitchens and open space to create community connections as well as affordable spaces.  
 

It is imperative that these community living spaces are safe for tenants. The first step in creative a safe environment is to 
streamline the eviction process for unlawful renters engaged in crimes that could involve drug dealing or gang activity. For 
example, one rental home provider battled with eviction hurdles for six months to remove a tenant conducting a drug ring 
on the property, forcing neighbors to live beside a dangerous individual because the owner’s hands were tied. With laws 
such as just cause evictions, new solutions to housing could stifled as the costs for eviction of a bad actor become too 
expensive and lengthy disrupting the other tenants’ living on the property.  
 

Amplifies the Housing Shortage 
Just cause eviction laws operate in 17 cities across the state. These policies have not increased or encouraged more housing 
development or rental properties, let alone affordable rental housing.  
 

In San Francisco alone, there are currently 30,000 vacant rental properties and 33,000 in Los Angeles on any given 
day. The just cause eviction policy does not help to encourage these properties to become available to new tenants -- 
leaving them vacant.  This is a one-size-fits-all approach does not consider the number of reasons why a rental property 
owner may be forced to evict a tenant or the impact it has on the other tenants.  
 
We Need to Reject AB 1481; Support Solutions That Increase Housing Supply 
We need laws that increase housing supply, not laws that discourage it. If AB 1481 passes, the state will surely risk the 
sudden cancellation of current, planned rental housing construction expected to provide thousands of jobs and housing relief.  
 

When rental housing providers encounter residents violating lease agreements, the process to remove the renters can 
be expensive and lengthy. Additionally, the jury trial process can cost an average of $35,000 or more in addition to costs 
of lost rent and rehabilitation of the vacant unit, derailing developers from investing in rental housing and keeping 
entrepreneurs from starting a business in rental housing. 
 

Rent control and “just cause” eviction laws have a history of failing and have never been proven to help with increasing 
housing supply over time. To get affordable and accessible housing solutions in California, we must invest in a holistic solution 
that considers the impact on the housing crisis, law-abiding tenants, and rental home providers. 
 

# # # 
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24 Ho u r Ma i n t e na n c e

• 24/7 on call maintenance team
• Lic. & Bonded
• In house maintenance lowers expenses
• Budgeting for large capital expenses

Sc r e e n Pro S P e c t i v e te na n t S

• Credit and background check
• Employment verification
• Past landlord verification
• Prior eviction check and
• Face to face interview with all applicants

Li a b i L i t y

• We confirm you have adequate insurance
• Current lawyer endorsed leases
• Mold, and lead disclosures used
• Conduct any necessary evictions

ou r re S u Lt S

• Annual portfolio occupancy rate consistently over 98%
• Consistently lowest maintenance expenses in the industry
• High client retention rate

Ma r k e t i n g

• Craigslist, Newspaper, our website
• Over 10 online rental websites
• Tenant locator services
• 24/7 Phone attendant
• Market to Students, Adults, Seniors

Se t t i n g re n t aM o u n t S

• Full market survey for each vacancy
• Maximize monthly rent
• Minimizing vacancy period

Ma nag e M e n t

• 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

Call 805-705-4744 for a free consultation. 

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)

www.SandpiperPropertyManagement.com

1811 State Street, Santa Barbara CA. 93101
805-705-4744
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Sacramento Report
Steve Carlson                                                    Jonathan Arambel

Sacramento Report

Steve Carlson       SBRPA Legislative Advocates  Tim Coyle 

The phrase “lather, rinse, repeat” came to mind 
when in May the Senate Appropriations Committee 
killed SB 50 by Sen. Scott Wiener. SB 50 would 
have prohibited many cities from banning small 
apartment buildings around public transit. This is 
the 3rd year a push to increase housing units in 
California has failed to pass the legislature that 
claims to want to address the housing crisis.

Also last month, the Department of Finance report-
ed that California added just 77,000 houses, con-
dos and apartments in 2018. In 2017, it was just 
over 85,000 and in 2016 it was just under 90,000. 
How many units does the state need to build every 
year? Governor Newsom’s campaign goal was to 
add more than 3 million units by 2025 - or roughly 
500,000 units per year. Other, less aggressive, re-
ports say half that amount. It’s clear we are going 
in the wrong direction.

SB 50 would not have solved the housing crisis. 
The likely effect would have been watered down 
throughout the legislative process, but it would 
have been a step in the right direction. We have no 
doubt that Sen. Wiener will be back trying it again 
next year.

On the opposite end, this year continued a trend of 
an attack on housing providers. The most aggres-
sive, AB 1482, is a statewide rent control measure 
by San Francisco Assemblymember David Chiu. 
Supporters call it a “rent gouging” bill because it 
caps rent increases by 5% plus CPI. We believe if 
you are telling every housing provider in California 
what they can charge for rent, it’s rent control. For 
those of you that have been in rent control cit-
ies long enough, you will also know that while it 
may start at 5% - it goes down from there. With 
the embarrassing defeat of Prop 10, it should have 
been clear that an overwhelming majority of Cal-
ifornians agree with over 90% of economists that 
rent control is a bad policy. Yet, here we are again.

The one bill that can actually claim it will help 
tenants immediately is SB 248 by Sen. Steve 

Glazer. His bill would expand the renters tax cred-
it. Another topic that seems to die every year de-
spite its immediate positive impact. There may 
be some reasons for cautious optimism this year. 
While it passed the Appropriations Committee, 
where it normally is held, they specified it would 
be a budget bill that determines the operative 
year and amount. 

By the time this article is published we will have 
been battling rent control, just cause, mandatory 
section 8, rent strikes, Ellis Act, and many more 
issues that will make it harder and less attrac-
tive to be a housing provider. One thing is certain, 
even when we are successful, the same ideas will 
be brought back in January for another attempt. 
It’s as predictable as a one-horse race. Lather, 
rinse, repeat.
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 LIC. # 929377

Beau Anthony Brunner

EMAIL: beaubrunnerpainting@gmail.com

7464 Evergreen Dr.

CELL: (805) 218-5251
FAX:   (805) 685-0776

Goleta, CA 93117

BEAU BRUNNER PAINTING

OWNER
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according to the national severe storms 
Laboratory, flooding causes more damage and 
takes more lives than any other kind of severe 
weather-related event. losses average $5 billion 
per year. Multifamily structures face significant, 
unique challenges when it comes to mitigating 
for flood damage. And, while most multifamily 
mortgages require flood insurance coverage, 
there is a lack of affordable, private coverage in 
the marketplace. as a result, the nfiP is critical 
to managing risk and protecting multifamily 
investments. the program expires in september 
of 2017 and is in need of reform to ensure 
its long-term financial viability, increase its 
effectiveness for multifamily owners and reduce 
exposure for the taxpayer. 

though expiration of the nfiP is 18 months off, 
the Congressional calendar between now and 
then is not our friend. being an election year, 
we essentially lose the latter half of 2016 for 
any real legislating. likewise, next year a new 
Congress and administration will be getting 
settled which also will cost at least the first 
few months of the year. there is bipartisan, 
bicameral legislation on the table right now that 
we need to support to keep the ball rolling on 
nfiP reform and reauthorization.

all of the issues for the 2016 Capitol Conference 
have real impacts on apartment communities 
and there is legislation moving now to address 
them. even if you cannot come to washington, 
D.C. to participate in the Capitol Conference, 
you can still help our advocacy efforts by 
meeting with members of the House in their 
district (they will be on recess during the 
Capitol Conference so we in D.C. will have staff 
all to ourselves!). Contact your local affiliate or 
anyone on the naa government affairs staff 
for more information. 

thanks for reading.  
talk with you next month. 

regards, greg
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Attorney’s Corner cont.
of the master lease, provided that the sublease contains a provision whereby 
the sublease terms include assumption of those master lease obligations. 
Caveat:  Both subleasing and assignment activities should be the subject of a 
written lease provision requiring at the least lessor approval, and conditions 
for review and approval, such as notice, and a reasonable amount of 
compensation to review and approve of the proposed subtenant or assignee.
License:  A license is a permissive use of property which doesn’t transfer 
possession and is subject to revocation by the licensor at any time, subject 
to conditions that might be included in the license agreement itself.  This is 
rarely an issue in residential properties, but can be in commercial properties.  
The lease provision should include language which prohibits any “transfer, 
assignment, subleasing, of all or any part of the leased premises without the 
prior consent of lessor.”
Guest Status:  To be or not to be, that is the question.  A guest has no tenancy 
right; is not in possession; and has no obligation for rents or performance 
under the lease.  The issue for the lessor and even tenant is when this “guest” 
becomes an occupant or even a tenant at will.  In one case the evolution of 
guest to tenant can be a violation of the prohibition against subletting or 
assignment, unintended though it might be.  In another case it can leave a 
tenant with an unwelcome guest who is refusing to leave claiming occupancy 

Do your managers 
read this 

magazine?
They should.

SB Happenings cont. from page 29

scheduled to include all major players.  Meanwhile, the project continues to fall behind schedule 
as a result of such delays.

Santa Barbara Enacting Plastic Bag Ban and Paper Bag Tax

use plastic bags.  The ban does not apply to businesses such as clothing retailers.

ordinance does not let stores offer paper bags at a price, only reusable bags.

a similar ordinance.

Rising Rents Squeezing Longtime Residents out of San Francisco 

retake possession of a unit in order to sell the unit.

possibility of increasing the amount that landlords must pay tenants in the form of relocation 

Do your managers 
read this 

magazine?
They should.

Is it a buyer’s or seller’s market?
Is it time to Buy?  Sell?  Exchange?
SOLUTIONS ARE MY SPECIALTY!
 Over 2,300 Units Sold   Tax and Estate Planning
 Santa Barbara, Ventura, & SLO Counties Covered

Brian Bailey
MULTIFAMILY BROKER
DRE Lic. 00680927

SBRPA Member Since 1983.
Over 30 years of success!

805-242-1031
Brian@CentralCoastInvestments.com
www.CentralCoastInvestments.com

What Is Your Multifamily
Property Worth?

Capitol update (from page 35)

Betty L. Jeppesen
The Law Offices of 

1528 State St.  •  SB, CA 93101
(805) 450-1789

Jeppesenlaw@gmail.com
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FREE CONSULTATION:

(805) 965-5678
Fully Licensed Bonded & Insured    CA Lic # 981385

K
O

Could Your Landscape Be... BETTER?

www.betterearthlandscape.com

20% OFF
LANDSCAPE 

ENHANCEMENT 
or IRRIGATION 

WORK
With 1 year agreement for 

weekly landscape maintenance.

bill@betterearthlandscape.combill@betterearthlandscape.com

     garden
design

henry  805 682-1778
theromanticgardenco.com
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HEATING & AIR CONDITIONING, INC.

• Installation, Maintenance, & Repair
• Residential & Commercial Systems
• Serving southern Santa Barbara County

Where your comfort is our business!

Family Owned and Operated for 35 years
Call now to schedule maintenance on your 
existing system, or ask us for a free estimate 
on a new HVAC installation.

email: donsheatingsb@gmail.com

office: 805.683.2233

3463 State Street, Suite 477,  Santa Barbara, CA 93105
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LEARN & REVIEW
   • Protected Classes
   • History of Fair Housing: How we got here
   • Fair Housing Laws: Federal, State and Local
   • Best Practices for Compliance:  Advertising; Leasing; 
      House Rules; Maintenance
   • Most Common reasonable accommodations and 
      modifications for disabilities
   • General Q&A with an Attorney

The North County Seminar will be 
co-sponsored by Santa Barbara County, 
the Legal Aid Foundation, and SBRPA, 

Guest Lecturer will be Chandra Carr 
from the Legal Aid Foundation of Santa 
Barbara County.

NORTH COUNTY:   June 4, 2019  ~  10:00AM-12:00PM
Location: Radisson Santa Maria, 3455 Skyway Dr., Santa Maria

Review of Laws & Best Practices for Fair Housing Compliance and Success 

FAIRHOUSING

“The information provided at this seminar does not, and is not intended to, constitute legal advice; instead, all 
  information, content, and materials are for general informational purposes only.”  

Please RSVP to programs@sbrpa.org

No charge for this seminar. Our thanks to 
the County of Santa Barbara & the Legal 
Aid Foundation for sponsoring the cost.

North County

SEMINAR

New Date & Location!
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Monday, April 29, 2019

AIRHOUSING Seminar

Santa Barbara

she discussed Fair Housing requirements, challenges, violations, penalties for violations, and the 
importance of knowing and following all Fair Housing laws. All those fortunate to have participated in 
the training at the Association of Realtors received a certificate of completion at the end of the morning.

In April, SBRPA was fortunate to have Fair Housing 
trainer extraordinaire Denise Cato of the Orange 
County Fair Housing Council give a 3-hour 
presentation on federal and state Fair Housing 
laws and their implications for rental housing 
property providers and managers. Drawing from 
her lengthy experience investigating and 
addressing Fair Housing violations and fielding 
endless questions from both renters and housing 
providers, Ms. Cato held the packed house rapt as 

Fair Housing Trainer extraordinaire Denise Cato 
gave a lively and engaging presentation on Fair 
Housing laws and trends to a packed room at 
SBRPA’s annual training in April.

Front row participants smiled with appreciation 
upon receiving their certificates of completion for 
the Fair Housing program in April.

Both owners and managers and their staff attended the April Fair Housing program held at the Santa Barbara 
Association of Realtors.
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Come join SBPRA Board Members and the Executive Director at their booth, 
to discuss your questions about the current local and state legislation that is 
going to impact your business.

Santa Ynez Old Days Celebration is sponsored by the Santa Ynez Elks Lodge 
#2640. Vendors will line the streets of Sagunto, lots of activities for the kids, 
shops and restaurants will be open, take a walk and explore the entire town. 
The famous small town parade begins at 11:00. A great day to visit the Town-
ship of Santa Ynez.

Live music, hometown parade, tortilla toss, equestrian groups, 
tractors, arts & crafts, good food and vendor booths are all part 
of the annual Old Santa Ynez Day.                        

Photos: Santa Ynez Valley Press

Old Santa Ynez Day
Saturday, June 8, 2019   •   11:00am - 4:00pm

3557 Sagunto St, Santa Ynez, CA 93460     

Join SBRPA Board Members at
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SBRPA’s Board of Directors. Front Row, L to R: Danielle Holzer-Burkitt, Michelle Roberson, Harold Goodman, 
Chris Agnoli; Back Row, L to R: Jim Carrillo, Executive Director Laura Bode, Janet Eastman, Charles Eckert, 
Steve Battaglia, club member hostess Anna Agnoli, Michael Fazio, and Betty Jeppesen.

SBRPA Strategic Planning Session

SBRPA’s Board of Directors met for a stra-
tegic planning session to forge the future 
of the association with NAA facilitator 
Michael Fazio on May 10, 2019.

SBRPA gives a heartfelt thanks to Anna 
Agnoli and her son, Chris Agnoli of Sun 
Coast Real Estate, for their generous 
hosting of the SBRPA Board Retreat at La 
Cumbre Country Club.

lacumbrecc.org

Anna and Chris Agnoli
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Jody’s
Windows and Floors

(805) 637-6343
jodyswindowsandfloors@gmail.com

carpets
vinyl

drapes
blinds

Contractor’s License #854700   •   FAX (805)  564-2959

“  You can’t go wrong with 
Yardi Breeze. It will make 
your life so much easier! ”
–  Joni, GF Property Management Group

Single Family   |   Multifamily   |   Commercial   
NATIONAL APARTMENT ASSOCIATION

A refreshingly simple way  to  
manage your properties

Property management software for smaller portfolios
See for yourself at YardiBreeze.com | 888.571.5344
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• Ventura Keys fourplex with oversized units
• Upside in rents
• Great parking and well maintained

• Upper Eastside/Lower Riviera fourplex
• 2BD/2BA, 1BD/1BA, and two studios
• Well maintained Queen Anne-style building

• Remodeled triplex
• 2BD/2BA, 2BD/1BA, and a 1BD/1BA
• Great parking and upside in rents

• Six-unit apartment in Oxnard Shores 
• Just two blocks from the beach
• Immaculate grounds, upside in rents

2661-2667 Harbor Blvd, Ventura1416 Laguna St, Santa Barbara

1224 San Andres St, Santa Barbara4903 Nautilus St, Oxnard

SOLDNEW LISTING

SOLDSOLD

SINCE 2016 CHRISTOS 
HAS SOLD 161 UNITS 

 VALUED AT $50 MILLION

Christos Celmayster
Partner

805.898.4388
christos@hayescommercial.com

BRE# 01342996

Santa Barbara’s native 
multifamily expert.

Call for a FREE ANALYSIS 
of your property!

HayesCommercial.com
222 E. Carrillo St, Suite 101, Santa Barbara, California
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•  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

1445 Donlon St., Ste 6, Ventura, CA 93003
PH: 805-650-0199  |  License # 0619917

www.peakesinsurance.com 

Family Owned And Operated Since 1969
1445 Donlon St., Ste 6, Ventura, CA 93003
PH: 805-650-0199  |  License # 0619917

www.peakesinsurance.com 

Family Owned And Operated Since 1969
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Recent landlord/tenant litigation handled by our of-
fice has made clear that many property owners do 
not have a clear picture or understanding of which 
notices to use under which circumstances when 
termination of tenancy is being considered.  

As a preface to this review of these different notice 
types, when it comes time to serve, legal ramifi-
cations of serving the notice should be reviewed 
with your counsel because the law is changing as 
are local ordinances with the City of Santa Barba-
ra (e.g., Just Cause Evictions and Mandatory One 
Year Leases, which are currently being drafted by 
the City Attorney’s Office).  

It is easier to direct the litigation process at its in-
ception (the decision to serve a notice) than after 
the notice has been served.  If the wrong notice, im-
proper form, or notice content deficiencies compro-
mise the action, you would have to start the process 
over and could face counter-claims of retaliatory 
eviction and emotional distress, to name just two.

TERMINATION NOTICES

1. Termination of Tenancy by Three-Day 
 Notice to Quit

 Under California Code of Civil Procedure 
(“CCP”) section 1161, subdivision (4), a landlord 
can terminate any tenancy, whether it be fixed-
term or month-to-month, by a Three-Day Notice to 
Quit the leased premises.  The grounds for serving 
a Three-Day Notice to Quit include the following:

• assigning or subletting an interest in the 
leased premises contrary to the conditions 
or terms of the rental agreement;

• committing waste on the leased premises 
contrary to the conditions or terms of the 
rental agreement;

• maintaining, committing, or permitting the 
maintenance or commission of a nuisance 
on the leased premises; or

• using the premises for an unlawful purpose.
The above-listed tenant conduct is grounds for a 
Three-Day Notice to Quit since such conduct is 
considered to be incurable.  Whether a tenant’s 
conduct constitutes grounds for termination under 
a Three-Day Notice to Quit is fact-driven and must 
be proven at the time of trial in an eviction action 
(assuming the eviction action goes to trial).  

For example, if a Three-Day Notice to Quit is 
served, and an unlawful detainer action is prosecut-
ed based on a landlord’s contention that a tenant 
has committed waste on the leased premises, the 
landlord must be prepared to prove at trial with 
specific facts that the conduct of the tenant leading 
to service of the Three-Day Notice to Quit and ter-
mination of the tenancy meets the legal standard 
of “waste.”  Proof means having written warnings, 
witness complaints, and a list of witnesses to sup-
port the allegations of wrongdoing.

2. Termination of Tenancy by Thirty-Day vs. 
Sixty-Day Notice of Termination 

As a preliminary matter, terminating a tenancy by 
a Thirty-Day or Sixty-Day Notice of Termination ap-
plies to periodic tenancies – e.g., month-to-month 
tenancies – and does not apply to fixed-term ten-
ancies.  Thus, a landlord cannot terminate a one-
year fixed-term lease by a Thirty-Day Notice of 
Termination.  However, if the one-year fixed-term 
lease period ends, and the tenant holds over with 
the landlord’s consent, thereby creating a month-
to-month tenancy on the same terms as stated in 
the lease, then the landlord can, after consider-
ation of reasons for termination, thereafter termi-
nate the tenancy with a Sixty-Day Notice of Termi-
nation.  Depending on circumstances, such as prior 
complaints on habitability or tenant claims of rights 
being violated, the termination notice may have to 
state a reason for termination.  Under these kinds 
of circumstances, failure to state the reason may 
be fatal to the notice and invalidate the eviction ac-
tion.  Again, failure of the notice to properly comply 
with code requirements can lead to counter-claims 
by the tenant.

When choosing between a Thirty-Day or Sixty-Day 
notice, you must consider California Civil Code 

Continued on page 27

The Attorney’s Corner

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

TERMINATION OF TENANCIES
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•	 (4)	1Bed/1Bath	Apartments

•	 2	Units	Renovated	in	2008

•	 4+	Off-street	Parking	Spaces

•	 Listed	at	$915,000

4 Units In Solvang
GRM: 15.92

Steven R. Battaglia

srb@BattagliaRE.com ~ www.BattagliaRE.com
805.688.5333 ~ DRE 01318215

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

Close to Downtown

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

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

35

upon the landlord to request documentation 
or open a dialogue’” ((1996) 91 F.3d 891, 8950. 
This obligation to ‘open a dialogue’ with a party 
requesting a reasonable accommodation is part 
of an interactive process in which each party seeks 
and shares information. The Department of Housing 
and Urban Development has explained that an 
interactive process in which the housing provider 
and the requester discuss the requester’s disability-
related need for the requested accommodation and 
possible alternative accommodations is helpful to 
all concerned because it often results in an effective 
accommodation for the requester that does not pose 
an undue financial and administrative burden for 
the provider. Landlords must be wary of proposing 
alternative accommodations to disabled tenants, 
for courts will respect that disabled individuals 
themselves have the most accurate knowledge 
about the functional limitations caused by their 
disability and what type of accommodation would 
reduce those limitations. 

The general takeaway here is that landlords should be 
proactive in starting a dialogue regarding potential 
accommodations at the earliest opportunity. It is 
awkward and difficult to discuss disabilities with 
tenants, but it will save a lot of potential difficulty 
down the road.  

If you have questions on this topic and/or  
need legal advice on this subject, please call  
(805) 965-7746 or email David Grokenberger

Bob Ulmer
Cell 805-636-1087

bob.ulmer@verizon.net

1224 Bath Street, Suite A
Santa Barbara, CA 93101

Phone/Fax 805-962-3418

License #923073

1501 State Street
Santa Barbara, CA 93101
www.communitywestbank.com

Direct: (805) 692-4362
Cell: (805) 453-6012

ECrandall@communitywestbank.com

Elizabeth Crandall
Vice President / Relationship Manager

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

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



27

(“CC”) section 1946.1, subdivision (b), which dic-
tates the length of the notice required.  A landlord 
is required to give a tenant at least sixty (60) days’ 
notice to terminate a periodic tenancy which has 
lasted for a year or more.  Under CC § 1946.1, 
subd. (c), if a tenant or resident has resided in the 
leased premises for less than one year, a landlord 
is only required to give at least thirty (30) days’ 
notice to terminate the tenancy.

As mentioned above, the City of Santa Barbara 
is in the process of drafting ordinances such as a 
Mandatory Lease Ordinance, which would require 
landlords to offer residential tenants a one-year 
lease.  One-year leases are fixed term leases that 
cannot be terminated pursuant to a Thirty-Day or 
Sixty-Day Termination Notice.  Thus, it is important 
to be aware of the development of this ordinance, 
and whether you have rental properties in the City 
of Santa Barbara that may be affected.  It is always 
advisable to discuss the status and applicability of 
ordinances with your legal counsel. 

3. Termination of Section 8 Tenancy

Under Title 42 of United States Code Annotated 
(“42 U.S.C.A.”), section 1437f, subdivision (d), a 
Section 8 tenancy can only be terminated on the 
following grounds: (i) serious or repeated violation 
of the terms and conditions of the lease, (ii) viola-
tion of applicable Federal, State, or local law, or (iii) 
other good cause.  The “other good cause” ground 
for termination of Section 8 tenancies is intention-
ally left as a broad and open-ended standard so 
that a landlord is not limited to specific grounds 
for terminating a problem tenant, and so that a 
court can determine “good cause” termination on a 
case-by-case basis.  However, 42 U.S.C.A. § 1437f, 
subd. (d), goes on to provide that good cause in-
cludes the following:

any criminal activity that threatens the health, 
safety, or right to peaceful enjoyment of the prem-
ises by other tenants;

any criminal activity that threatens the health, 
safety, or right to peaceful enjoyment of their resi-
dences by persons residing in the immediate vicin-
ity of the premises; or

any drug-related criminal activity on or near such 
premises, engaged in by a tenant of any unit, any 
member of the tenant’s household, or any guest or 
other person under the tenant’s control.
 
A landlord can terminate a Section 8 tenancy on 
three (3) days’ notice to terminate under CC § 
1161 if the requirements of said section and 42 
U.S.C.A. § 1437f, subd. (d), are met.  For exam-
ple, if a Section 8 tenant fails to pay its share of 

the rent due for a certain month, such a failure to 
pay rent would be grounds for a Three-Day No-
tice to Pay Rent or Quit under CC § 1161, subd. 
(2), and would be grounds for termination under 
42 U.S.C.A. § 1437f as a serious violation of the 
terms of the lease.

If a landlord is going to terminate a Section 8 ten-
ancy, he or she needs to confirm with counsel the 
appropriate notice to use and make sure that no-
tice is given not just to the tenant, but also to the 
Housing Authority administering the governmental 
program.  Under CC § 1954.535, the landlord may 
be required to give the tenant at least ninety (90) 
days’ notice to terminate the tenancy.  Again, no-
tices must be served on both the tenant and the 
public housing authority with whom the owner has 
contracted to receive housing assistance payments 
on behalf of the tenant.

As always, it is important to seek independent le-
gal counsel as to your specific objectives and cir-
cumstances.  If you have questions on these topics 
and/or need legal advice on these subjects, please 
call (805) 963-9721 or email David Grokenberg-
er at David@rogerssheffield.com; Michael Brelje 
at Mike@rogerssheffield.com, or Scott Soulages at 
ssoulages@rogerssheffield.com. 

Attorney’s Corner from page 25
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Berkshire Hathaway Commercial Division congratulates Ken Switzer 
for the recent successful representation of 2 Buyers in the purchase 

of multi-family properties, and on his new multi-family listings

©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 that information.

Berkshire hathaway 
CommerCial Division

ken switzer
805-680-4622

Chairman’s Circle Diamond Award
(Berkshire Hathaway’s highest award)   

Kelly Award winner for complex transactions
25 years local experience, over 600 closings

JUST SOLD (Buyer)    4 Large Units near County Bowl, Listed at $1,950,000

JUST SOLD (Buyer)    5-Unit Compound on Lower Riviera, Listed at $1,495,000

NOW FOR SALE    54 Units in Premiere Central Coast Location    $11,595,000 
Located at Paso Robles’ “gateway corner” by the entrance to town, in the path of a soaring 

local tourism and wine industry, and surrounded by new and newer commercial construction. 
The unit mix is 42 x 2/1, 8 x 1/1, 4 x 3/1, 2.8-acre parcel zoned for Town Center Commercial, 

and in a newly-designated Opportunity Zone.  Annual scheduled income $1,050,000.

NOW FOR SALE  (New!)    3-Unit Compound in Heart of Santa Barbara    $2,300,000 
A very rare offering in a prime location just a few blocks from the Theater/Arts District and 

Cottage Hospital.  There are 2 beautifully renovated and charming period duplex-style units, incl. 
a hard-to-find approved vacation rental, plus a 2nd building with an upstairs unit over a garage.

NOW FOR SALE  (New!)    4 Units in Goleta Multi-Family Area    $1,650,000 
Located in the heart of Goleta’s re-booming technology corridor, this is the first multi-family 
building on the market on the west end of Goleta in 3 years.  Unit mix is 1 x 3/2, 2 x 2/1.5, 

1 x 1/1.  There is opportunity for much upside in this well-positioned offering.

NOW FOR SALE  (New!)    Isla Vista Duplex on Large Parcel    $950,000 
Side-by-side duplex 2/1 + big studio unit, on a street-to-street extra-wide 7405sf parcel.
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The Santa Barbara City Council adopted the 
mandatory minimum one-year lease term offer 
ordinance, Chapter 26.40 of the Santa Barbara 
Municipal Code (“Ordinance”).  The Ordinance, 
subject to some limited exceptions, will require 
Santa Barbara multi-family property owners to 
offer all residential tenants a written lease with a 
minimum term of one year.  

Non-compliance is a defense to an action to 
recover possession.  This can be a significant 
consequence and will make problem tenants more 
difficult to evict.  

The Ordinance will become effective June 7, 2019.  
For tenancies not under an existing written lease, 
there is an additional 90-day period for property 
owners to offer written leases.  Otherwise, property 
owners are required to offer a written lease once 
the lease term ends or an existing lease expires.  

The City Attorney will be releasing forms relating to 
the Ordinance, which will be available through the 
City’s website: https://www.santabarbaraca.gov

Property owners should make sure they 
understand what is required for compliance with 
the Ordinance and should contact their legal 
counsel if they are unclear. 

In a separate action (prior to adopting the Ordinance) 
the Council instructed the City Attorney to begin 
drafting a just cause for eviction ordinance.  This 
process will take at least a few months.  Property 
owners should pay close attention to this process 
and make their voice heard.  Doing so may lessen 
the negative consequences of the just cause for 
eviction ordinance, which (barring a miracle) will 
eventually become law.

Homelessness In Santa Barbara

Last April, the Santa Barbara City Council addressed 
the issue of homelessness in Santa Barbara.  This 

time, the Council discussed the details of how it 
would be using the funds that it received through 
the State of California’s Homeless Emergency Aid 
Program (“HEAP”).

The Council has devised a plan to focus the majority 
of its resources on the 50 homeless people that 
currently consume the most emergency services.  

The plan requires a partnership between City Net 
(a non-profit organization), the Housing Authority, 
City Fire Department, and People Assisting The 
Homeless (“PATH”).  This is the first time these 
organizations will all be working together.  In aid 
of this effort, Cottage Hospital will be providing a 
registered nurse to check in with homeless people 
on the street.  

Homelessness in Santa Barbara is not a new 
problem; however, with the decline of State Street, 
this problem has been magnified.  Currently, the 
Council estimates that the total costs caused by 
the homeless population is around $5 million a 
year.  This is five times the current $1 million the 
City spends on fixing the problem of homelessness.

In addition to cost, homeless people are creating 
a public safety risk by congregating in places 
such as Santa Barbara libraries and parks.  The 
City Attorney hinted that new prosecution and 
enforcement initiatives may be coming down the 
line.  The initiatives would be aimed at alleviating 
nuisance crime.  This would be a drastic step, but 
it may be what Santa Barbara needs in order to 
begin actually addressing the problem rather than 
simply throwing money at the issues caused by 
the problem.  

In the meantime, the Council voted to support 
continuing efforts to rewrite the City’s liquor laws.  
It also voted in support of creating a new ordinance 
that would make grocery stores responsible for the 
safekeeping of their shopping carts.  Will punishing 
stores that have their carts taken by the homeless 

Continued on page 31

Santa Barbara Happenings

Terry A. Bartlett • Reetz, Fox & Bartlett LLP

Santa Barbara Happenings

Terry A. Bartlett – Reetz, Fox & Bartlett LLP

Planning Commission Hears Bicycle 
Master Plan Options 
Recently, the Santa Barbara Planning Commission 
took the opportunity to review proposed updates 
to the draft Bicycle Master Plan following feedback 
provided by the Transportation and Circulation 
Committee.

The hearing consisted of a question and answer 
session and a public input session related to the 
Cabrillo Boulevard bike lanes, a Chino Street bike 
boulevard, Rancheria Street lanes, Cota Street 
lanes, and the options for a bike route connecting 
the city’s Westside and Eastside.

The East/West connection initially approved by 
the City Council in February has become hotly 
contested because, among other reasons, as 
approved it required the removal of parking for 
homes and businesses in an already parking 
deficient downtown. The opposition to this plan 
was so strong that the City Council ultimately put 
implementation on hold and directed Staff to look 
more closely at proposed alternatives. 

Though members of the Transportation Department 
indicate that there is “a lot of supply,” that supply 
required residents and the patrons of businesses 
to walk blocks to access parking rather than park 
where they were going.

Transportation Staff reviewed the 11 east–west 
options that were presented at a public workshop in 
April, but deemed only a handful of those options 
as “viable.” The determination of viability is based 
on “how favorable they are to bicycles, cars, and 
receiving grant funding.” 

The Transportation and Circulation Committee’s 
(TCC) recommendation was to immediately pursue 
“Option 7” that would paint a green bike lane 
stripe on both sides of Micheltorena Street from 
San Andres Street on the Westside to Bath Street 

on the Eastside, and remove twenty-five parking 
spaces on both sides of Micheltorena between Bath 
and Castillo Street. This option would cost the City 
roughly $50,000 and would be paid for by Measure 
A grants.

Alternatively, the TCC recommended going with 
one of a few related “Option 6” alternatives. Briefly, 
the Option 6 alternatives are as follows:

Add the green lanes on Micheltorena from San 
Andres to Castillo and down Castillo to Sola 
Street, where it would continue east to Santa 
Barbara High School. This proposal would 
operate as a “bike boulevard”. Bike boulevards 
are “low-motor-vehicle-traffic roads that gives 
priority to bicycles as through traffic.” This plan 
calls for new traffic signals along Sola, and the 
removal of 35 parking spaces along the east 
side of Castillo.

Extend the eastbound Micheltorena green lane 
to Bath and add another northbound green 
stripe on Bath between Sola and Micheltorena. 
Only 15 spaces would be removed on the north 
side of Micheltorena between Bath and Castillo.

The Option 6 alternatives are priced at $2 million 
to $2.5 million, and would be paid for through an 
Active Transportation Grant from the State.

The proposed plans exasperated a number of 
the 20 public speakers who criticized the plans as 
unnecessary and worse, unsafe. A few residents 
indicated that they had not received adequate, if 
any, notification about the planning process.

The process is being rushed because the Active 
Transportation Program’s grant application window 
closes June 15, a day after City staff will present 
its review, the TCC’s recommendations, and the 
Planning Commission’s comments to the City 
Council. Staff has focused on three grants they 
deemed most favorable. 

 (continued on next page)

Santa Barbara City Council Adopts One-Year Minimum Lease Term 
Offer Ordinance And Instructs City Attorney To Draft A “Just Cause” 

For Eviction Ordinance
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North County  
Notes
Noreen Pond

North County Rental Property  
Committee Representative 
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Attorney’s Corner cont.
of the master lease, provided that the sublease contains a provision whereby 
the sublease terms include assumption of those master lease obligations.
Caveat: Both subleasing and assignment activities should be the subject of a 
written lease provision requiring at the least lessor approval, and conditions 
for review and approval, such as notice, and a reasonable amount of 
compensation to review and approve of the proposed subtenant or assignee.
License: A license is a permissive use of property which doesn’t transfer 
possession and is subject to revocation by the licensor at any time, subject 
to conditions that might be included in the license agreement itself. This is 
rarely an issue in residential properties, but can be in commercial properties. 
The lease provision should include language which prohibits any “transfer, 
assignment, subleasing, of all or any part of the leased premises without the 
prior consent of lessor.”
Guest Status: To be or not to be, that is the question. A guest has no tenancy 
right; is not in possession; and has no obligation for rents or performance 
under the lease. The issue for the lessor and even tenant is when this “guest” 
becomes an occupant or even a tenant at will. In one case the evolution of 
guest to tenant can be a violation of the prohibition against subletting or 
assignment, unintended though it might be. In another case it can leave a 
tenant with an unwelcome guest who is refusing to leave claiming occupancy 

Do your managers 
read this 

magazine?
They should.
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scheduled to include all major players.  Meanwhile, the project continues to fall behind schedule 
as a result of such delays.

Santa Barbara Enacting Plastic Bag Ban and Paper Bag Tax

use plastic bags.  The ban does not apply to businesses such as clothing retailers.

ordinance does not let stores offer paper bags at a price, only reusable bags.

a similar ordinance.

Rising Rents Squeezing Longtime Residents out of San Francisco 

retake possession of a unit in order to sell the unit.

possibility of increasing the amount that landlords must pay tenants in the form of relocation 

Do your managers 
read this 

magazine?
They should.

Assisting with our member’s rental housing 
questions and needs is an important part of what 
this Association has to offer. For example, let’s 
review some of the procedures for serving tenant 
notices. These procedures are detailed in California’s 
Civil Codes.  The 3-Day Pay or Quit (Form 18.0) 
and 30/60 Day Notice to Terminate (Form19.0) 
are two of the most commonly served notices. 
Following these steps will decrease challenges to 
your notices: 

The attempt must be made to serve personally 1.
or by substitute service before moving to posting 
a notice in a conspicuous place on the rented 
property.

When preparing & serving the termination 2. 
notice(s) particular attention needs to be paid to 
the number of days in the month that the tenancy 
is to be terminated in order to reach the total of 
30 or 60 Days.

After serving the notice, complete the 3. 
Declaration of Service of Notice to Resident(s)/
Tenant(s) (Form 27.0).  The server indicates the 
manner of the notice’s service. This form is signed 
under Penalty of Perjury & should be kept with 
the notice that was served. 

July 20, 2016: Join us at the next North County 
Meeting of our Breakfast Club at the Lompoc Police 
Department, 107 Civic Center Plaza, from 9:00 to 
10:30 am. Share and learn from other members’ 
experiences operating rental housing. 

We are just a phone call away when you need to 
discuss your rental housing issues in North County. 
For possible solutions, or to join the Association, call 
my cell at 450-0217.  

 ––––––––––––––––––––––––––––––––––––

Read more about our North County members next 
month when Noreen Pond of SBRPA’s North County 
office, will be sharing with us some of the property 

management and legal insights she has gained from 
years of working with North County members Jim Hall of 

Lompoc and Jim O’Neil of Santa Maria.

152 E. Carrillo Street, Santa Barbara, CA 93101   rogerssheffield.com
t 805.965.7746   f 805.845.2356   e david@rogerssheffield.com    

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.

Real Estate

Estate Planning 

Business & Tax

Construction

Civil Litigation

Landlord-Tenant

Probate, Wills & Trusts

Wine & Agricultural

Condominium & HOA

Family & Divorce

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

A N N O U N C E M E N T

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

“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

SAN ROQUE REALTY 

WINN   REALTY
Be on the Winn-ing Team

ELAINE FOLSOM
Broker/Owner

4047 Via Zorro
Santa Barbara, CA 93110
805-570-9488 C
805-967-6946 F
E-mail: WinnRealty@gmail.com
Website: WinnRealtySantaBarbara.com

DRE LIC# 01421429

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  

WE DO THE DIRTY WORK FOR YOU!

•  Foreclosure Clean up
•  Commercial Junk Removal
•  Residential Junk Removal
•  Deliveries
•  Storage Clean up
•  Moving (storages, homes, offices, etc.)
•  Local or Long Distance Item Transportation

OUR SERVICES

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!

DISCOUNTS
Seniors & Military: 10%
USCB & CalPoly students: 10%  
NOTE: Students must show current 
student ID card upon payment
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SPAIN & PORTUGAL  
The Beautiful Iberian Peninsula 
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PRICE REDUCTION!  This wonderful, updated triplex is ideally situated 

on the ocean side of Del Playa Drive which runs along the bluffs adjacent 

to the university and remains the most sought after street for student 

housing in the vicinity. The triplex has (1) 5BR/2BA, (1) 6BR/3BA and 

(1) 6BR/4BA units, all with multiple refrigerators, dishwashers, granite 

counters, stainless appliances, common laundry with two washers 

and dryers and an oversized patio to enjoy the sweeping ocean views. 

Recent capital improvements include new plumbing and heating plus 

a 3-year-old roof system. The property has been reconfigured and sits 

approximately 30’ from the cliff.

Contact the Golis Team for a detailed brochure & more information.

2 0 5 E .  C arr illo st.  stE  10 0  |   santa BarBar a C a 93 101   |   8 0 5 .9 6 5 . 5 5 0 0  |   r adiusgroup.Com

Steve G olis 
805.879.9606

sgolis@radiusgroup.com 
BRE 00772218

Lori  Z ahn 
805.879.9624

lzahn@radiusgroup.com 
BRE 01914851

3-Unit Apartment Asset  
Near UCSB
6625 Del Playa Dr.  |  Isla Vista  |  Now Offered at $4,850,000

Price Reduction! Truly, a rare find at a 6.57% CAP rate 
on current rents.

The Radius Team. The Proof is in the Performance. 

SUBJECT 
PROPERTY



33

really solve the problem?  This appears to be the 
Council’s solution. 

550 Unit Apartment Development Project 
Proposed At La Cumbre Plaza

Last month, the owners of the former Sears 
building at La Cumbre Plaza informed the Santa 
Barbara City Council of their desire to enter into 
a development agreement with the City.  The 
development agreement would allow for the 
construction of 550 rental apartments on the 9.45-
acre property where the former Sears building is 
located.  It was made clear that the agreement 
would need to be done in a prompt manner.  If 
not, the owners stated that they may forego the 
process and rent out the building as it currently is.

Holding up the prompt completion of the agreement, 
and potentially the project altogether, is the City’s 
desire to design a specific plan for the whole La 
Cumbre Plaza area instead of a just the area for 
the proposed development.  

Additionally, the Sears owners require the property 
to be processed under the City’s Average Unit 
Density Incentive Program Ordinance (The “AUD” 
Ordinance).  The AUD Ordinance carries out a key 
objective of the City’s 2011 General Plan.  According 
to the City of Santa Barbara’s website, “[t]he intent 
of the Program is to support the construction of 
smaller, more affordable residential units near 
transit and within easy walking and biking distance 
to commercial services and parks.”  The AUD 
Ordinance is currently set to expire in July 2021.

Because the AUD Ordinance will not be around 
when the construction actually begins, the Sears 
owners need a development agreement that would 
allow them to proceed with the project knowing 
that the benefits of the AUD Ordinance (which 
include bonus density and fewer required parking 
spaces) would apply to the project.  

Ultimately, members of the Council voted 6-1 to 
direct City Administrator Paul Casey and Community 
Development Director George Buell to pursue both 
a development agreement for the project and 
specific plan for the La Cumbre Plaza area.  

Criminal Charges Filed for Improper Accessory 
Dwelling Unit Development

Recently, the developer of two proposed accessory 
dwelling units (ADUs) on Arriba Way was criminally 

charged for construction work related to the ADUs. 

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 the ADU legislation (SB 
1069) in hopes of boosting available affordable 
housing.  The goal of the legislation is to limit the 
amount of red tape that local governments can 
impose on building small additional dwelling units 
on appropriately-zoned properties.  To that end, 
State law requires that the ADU approval process 
be over-the-counter and completed within six 
months of application submission.  

The ADU concept appears to be working in Santa 
Barbara.  Currently, there have been nearly 500 
applications for ADU construction, and only a small 
number of those have been denied.

However, the City still has significant enforcement 
power when ADU developers do not follow the 
rules.  Of the nearly 500 applications, over 30 are 
currently the subject of enforcement actions.  The 
most severe are almost certainly the enforcement 
actions against the ADU developments in Mission 
Canyon on Arriba Way.  In that situation, neighbors 
berated the City Council during public comment of 
the City Council meeting for several weeks straight, 
eventually leading to the City Council taking criminal 
action against the developer.  The criminal action 
stemmed from the developer allegedly violating 
stop-work orders issued by a Santa Barbara judge 
and a city enforcement officer.  

The City Attorney has hinted that more enforcement 
actions (and likely civil lawsuits) will be coming in 
the near future.

U.S. Congressional District Race Likely to Be 
Contested

Michael Erin Woody (Republican) has declared his 
intention to explore running for the United States 
Congress seat currently held by Salud Carbajal 
(Democrat).  Mr. Woody is a Civil Engineer by 
profession.  Mr. Woody plans on using his real-world 
perspective to help solve serious infrastructure 
issues present on the Central Coast.

The seat District encompasses much of Santa 
Barbara and San Luis Obispo Counties and will be 
up for election in 2020.

Santa Barbara Happenings from page 29
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ATTORNEYS AT LAW
 

grokenberger.com 
dmg@grokenberger.com 
(805) 965-7746

 
 

(Lompoc) (805) 737-7177

 
ppplaw.com 
ceh@ppplaw.com 
(805) 962-0011

 
reetzfox.com 
tbartlett@reetzfox.com 
(805) 965-0523

(Santa Maria) 
joneill@wog-law.com 
(805) 925-4200

BATHTUB REPAIR
 

classictubrepair.com  
(805) 389-5380

BLINDS/DRAPES
 

(805) 637-6343

CARPET/FLOORING
 

(805) 637-6343

CLEANING/ MAINTENANCE
 

MastercareHomeCleaning.com 
(805) 683-1915

COIN-OPERATED LAUNDRY
 

washlaundry.com 
1-(800) 421-6897

ENVIRONMENTAL
 

InsightEnviro.com 
dwayne@insightenviro.com 
(805) 898-1123

FINANCIAL/LENDING
 

bankerspacific@verizon.net 
(805) 681-6363
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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
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@billterryinsuranceagen-
cy.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

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

Sierra Property Management
spm@sierrapropsb.com
(805) 692-1520

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
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TO EXPEDITE 
YOUR NEXT 

CREDIT REPORT:
If you are a current or new user  

of SBRPA’s credit service – please  
set up your tenant screening  

account by calling me with a credit  
card for our billing department.

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

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

RESTORATION & REMEDIATION
ASR
www.asr-construction.com
(877) 988-1040

Pearl Bay Corporation/
Rainbow Intl. of SB
www.PearlBayCorp.com
Get.Help@PearlBayCorp.com
(805) 966-1480

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

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



At WASH, we are transforming multifamily laundry rooms 
with innovative tech, better options, and unparalleled 
service and support. 

Learn more at wash.com/care
800-777-1484

Let us take care of your laundry

• Energy Effi cient Washers & Dryers
• Expert Management

• Mobile Payment
• Experience That Counts
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55 Hitchcock Way, Suite 110
Santa Barbara, CA 93105
www.sbrpa.org
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