City of Alameda

Rent Stabilization Ordinance Review

July 10, 2018

Elaine Costello, Special Advisor

Management
Partners



About Management Partners

We are experts at policy analysis and operational improvement

of service exclusively to local governments

Over
1,500 successfully completed in 42 states

projects

80+ including generalists and subject-matter experts in
VSIS community development, finance and other areas

3 in San Jose and Costa Mesa (Orange

”3“_0“3' County), CA and Cincinnati, OH
offices

Served

of California cities with more than 100,000 people
S0V (53 of 59)

Services

* Policy Analysis

* Process Improvement

e QOperations Improvement
» Strategic Planning

e Service Sharing
 Financial Planning/Budgeting
» Organization Analysis

» Organization Development
* Performance Management
 Facilitation and Training

* Executive Recruitment

» Executive Coaching




Relocation
Benefits

Project Objectives

Relocation Benefits - Rent Review Process/

Government Ordered Rent Review Advisory

e Perform comparative
analysis with other
jurisdictions

e Review ordinance and
current practices

e Provide
recommendations for
Alameda’s relocation
benefits
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Terminations Committee (RRAC)

e Perform comparative e Perform comparative
analysis with other analysis with other
jurisdictions jurisdictions

e Review ordinance and e Evaluate use of
current practices professional mediators/

e Provide hearing officers
recommendations on ¢ Provide
current ordinance recommendations on
provisions changes to RRAC process



Rent Stabilization Ordinance #3148

* Adopted March 1, 2016; effective March 31, 2016
* Key provisions

Requires one-year lease with first rent increase after effective date of ordinance
Limits frequency of rent increases
Provides rent review for any rent increases

Gives authority for the Rent Review Advisory Committee (RRAC) to review and
make binding decisions on some rent increases

Specifies allowable grounds for landlords to terminate tenancies
Provides for temporary relocation benefits during capital improvements
Provides for relocation benefits for no fault terminations

* Alameda Housing Authority administers provisions of the Ordinance
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Project Approach

* Stakeholder Interviews * Research seven California cities with
= City staff well-established rent stabilization
= Housing authority staff ordinances
" Legal counsel = Berkeley
= RRAC members = East Palo Alto
= Tenant stakeholders * Los Angeles
= Landlord stakeholders * Qakland
* Document and data review " San Francisco
= Administrative policies/processes " Santa Monica
= Alameda rental housing data " West Hollywood

* RRAC agendas/minutes
* Housing Authority reports
= Rent increase/review data
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Common Characteristics of Rent Stabilization Ordinances

Each Ordinance is tailored to the individual community, but they have some
commonalities:

* Limit rent increases to flat percentage or based on consumer price index
(CPI-U)

* Limit reasons for terminations to prevent terminations to increase rent to
market rates

* Require relocation assistance for no-fault terminations
* Provide protections against retaliation by landlords

® Establish mechanisms to ensure fair return for property owners, given the
need to maintain the rental property
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Results of Comparative Analysis

brousen oo

Allowable rent increases Most use regional CPI-U as basis for allowance of rent increases ranging
from 65% to 100% of CPI-U

Maximum allowable rent Five agencies provide a maximum ranging from 7% to 10%; two have no
increases maximum established

Capital improvement cost  Vary by agency based on regional needs/issues (e.g., earthquake safety
pass-throughs incentives, flood protections)

Relocation Assistance Typically based on number of bedrooms. Some with extra assistance for
seniors, disabled, people Wlth minor children and low income tenants. Do
not reduce relocation benefits for extended stays beyond 60 days.
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Observations on Alameda’s Rent Stabilization Ordinance

* Mitigating significant rent increases on tenants

* Discouraging relocating existing tenants to gain higher rent
from new tenants

* Providing relocation assistance for no-cause/no-fault
terminations

* Providing forum (RRAC) for landlords and tenants to resolve
rent disputes
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Opportunities for Improvement

Relocation
Benefits

Termination

Notice

Government-
Ordered
Terminations

Management
Partners

* Currently based on existing rental amount, providing highest payments to high-rent
tenants

¢ Tenants paying lower rents receive small relocation benefits. Harder for them to relocate
* Relocation assistance is difficult for smaller property owners to pay
e Temporary relocation benefits are not clear

» Sixty-day notice is challenging to secure alternative housing in this market

* Extended stay option available to some tenants, but not all tenants in no fault
terminations, in exchange for reduced relocation assistance

* Ordinance requires relocation assistance even if property owner is not at fault (e.g.,
earthquake)

* Payment terms are unclear regarding timing of payment after termination



Opportunities for Improvement

Low Use Of e Only about 5% of rent increases subject to RRAC review actually go to RRAC
e Intimidating experience can be a disincentive for some to go to RRAC

RRAC * Sunshine Ordinance requires all submitted information to be public

A

M ed I atio N » Preferred by some because it is private and less formal than RRAC
: » Staff has had success in resolving disputes
O pt 10N * Professional mediators infrequently used

Heari ng @liilel=1g ° Only one appeal to a hearing officer

) » Useful for highly technical issues; some think it would lend a more professional atmosphere
O pt 1on ¢ Concern with the expense of a hearing officer

RO I e Of the » Difficult and unusual role — both dispute resolution and quasi-judicial
RR AC ¢ Required to make binding decisions with limited information
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Key Recommendations

Government-Ordered Rent Review

Relocation Benefits ' :
Terminations Advisory Committee

|

e Change relocation benefits to e Eliminate requirement for e Require mediation prior to RRAC
objective basis such as Housing relocation benefits for hearing
and Urban Development (HUD) government-ordered « Allow RRAC to refer highl
Fair Market Rent survey terminations when no fault of tec?'u\zical s %.r:nirto'g hy .

e Pursue relocation benefit property owner (i.e., e = ! i
discounts for single-family earthquakes) :
residences or owner-occupied e Pay relocation benefits within . Consu;tswnhhl‘e galoczgnsel '
properties with fewer than 5 three business days in cases due amt:n 4 un?énet. : mance';c.o
units to fault of property owner and ::%fn:a:i?)?t e weensive

¢ Increase termination notice from publicize that requirement « Provide clarity in RRAC roles/
60 days to four months with no - e e o '
relocation payment decrease for rbiii’::':'(:’élr'g:: :r?\jlatcl;?:rs‘.l.:i :0
a;zgtgt:\::,:‘nr:gz: Zrzzcrzzt decision-making, and variety of

rent increase situations
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Questions?

Contact Information

Andrew Belknap | (805) 320-1702 | abelknap@managementpartners.com

Steve Toler | (650) 918-7017 | stoler@managementpartners.com
Elaine Costello | (650) 483-8960 | ecostello@managementpartners.com
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Housing Authority
of the City of
‘Alameda

Rent Stabilization S

o
it o
i

Implementation of Recommendations from the
Management Partners Rent Stabilization
Ordinance Review



ADMINISTRATIVE

Recommendation 7

Requare Iandlords to Pav the full amount of relocation benefits within
_three busmes“s_ _days of a gevemmental order to vacate that is issued
 fault of the Iandlord ; G B

Staff now informs parties that the full amount of the relocation fee is due
| immediately upon certification of the tenant vacating the rental unit.




TRAINING

Recommendatlon 9

,_Maintain the use of professional mediators with trainingand
experience resolving landlord-tenant contractual dispu!es to provlde

‘ongoing training to staff and RRAC members.

Staff have attended trainings to become certified mediators.

RRAC members received mediation training from SEEDS. r: =




TRAINING

Recommendation 11

Provude training to RRAC members with a focus on helpmg them

~' ‘effectlvely address the pnvacy conoems of tonants and Iandlords,

| make decisuons with Ilmlted information, and respond to a vanety of
mdividual rent increase oituations o5 L e e

Trainings Completed: | | ——
« Updated RRAC Rules & Procedures -
Conflict resolution training

Onboarding packets with informational resources

City Attorney’s Office training -
 Discussion and training on Ordinance 3148
« Written guidance on the fair rate of return & tenant financial impact
» Conflict of interest and due process training

Brown Act/Sunshine Ordinance and ethics training




OUTREACH

Recommendation 5

f‘lmprove the information on the Alameda Rent Program website to
| fmake |t easier to search and find detailed informatlon about relocatlon
benef rrelocation benefits, relocatlon paymants
;and extendad time far relocatlan VA 5

UPGRADES:
* New website menu featuring relocation assistance

* More website information on relocation options

* Examples of relocation scenarios designed to clarify the policy




OUTREACH

Recommendation 13

Improve the presence of and information about RRAC processes anq
opportumtles for mediation on the Alameda Rent Program s websnte

UPGRADES.
Website: Other Mediation Resources:
 Online submission available for rent « Request for Rent Review
review requests Forms include mediation
 Online mediation guide option
« New menu highlighting mediation « An offer of free mediation
resources services and a mediation

« More information on the RRAC process guide are sent to every

« Featured information on reasonable . RRAC participant in advance
accommodation procedures - of the hearing




