KEY ELEMENTS OF A JUST CAUSE / FAIR RENTS ORDINANCE FOR RICHMOND

(The writing of the exact ordinance language will be done by the City Attorney and will be subject to much negotiation as it moves through the City Council process.  These are the points on which the membership of Richmond Vision 2000 are agreed.)

JUST CAUSE – The ordinance will limit the ability of landlords to evict tenants – requiring them to show a JUST CAUSE – such as failure to pay rent, illegal activity, violation of the lease.

· Property owners who rent out a unit in the home that they live in (or an adjacent in-law unit) would be exempt.

· Owners moving in to live in their own apartment or home would be able to evict a tenant except that:

· Seniors, 60 years and up, the disabled, and the catastrophically ill cannot be evicted for owner move-ins.  

· Tenants who are evicted for owner move-ins will be compensated for their relocation costs.  We will recommend the following compensation: first and last month’s rent based on the current market value of a comparable unit, the deposit, and reimbursement for moving costs (this number will be linked to unit size).

FAIR RENTS – Landlords will be able to set the rent at whatever level they choose when a new tenant moves in (this is state law).  However, after a tenant has moved in, annual rent increases are limited to inflation (as defined by the Bay Area CPI without housing costs).  Over the past 10 years, such an ordinance would have limited rent increases to 2 or 3% a year.

· Units built after 1996 are exempt from the rent control portion of the law.  The Costa Hawkins law—a state law—establishes this.

· Landlords will be able to raise the rent by an additional amount in order to “pass through” expenses on capital improvements (does not include basic or delayed maintenance), utilities, and special fees/taxes to tenants.  However, we are recommending a 5% cap on the total amount a landlord can increase rent on an annual basis—this includes inflation and pass through costs.  Pass through costs can be accumulated and passed through over numerous years as a result.  Landlords must demonstrate their costs to the rent board.

INFORMATION / ENFORCEMENT – The ordinance will establish a Rent Board, which will register all landlords in addition to hearing and attempting to resolve all complaints. 

· Landlords will register with the Rent Board and pay a small fee to cover the costs of operations.  

· The Rent Board will provide a way for tenants and landlords to resolve issues without resort to the courts. The Rent Board database will help citizens understand the nature of rental property in Richmond.

· The Rent Board will consist of 3 renters—1 of whom must be a senior or disabled—and 2 landlords—one of whom must be a small landlord—plus one non-voting adviser from the city’s Housing Authority.

· Wrongfully evicted tenants will have recourse that entitles them to money damages not less than three times actual damages, (including damages for mental or emotional distress) and reimbursement for reasonable attorney’s fees.
THESE KEY DEMANDS FOR ANY JUST CAUSE/FAIR RENT ORDINANCE WERE APPROVED BY THE MEMBERSHIP OF RICHMOND VISION 2000 ON FEBRUARY 25TH 2004.
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