
 

 

SENATE RULES COMMITTEE 

Office of Senate Floor Analyses 

(916) 651-1520    Fax: (916) 327-4478 

AB 1482 

THIRD READING  

Bill No: AB 1482 

Author: Chiu (D), Bloom (D), Bonta (D), Grayson (D) and Wicks (D), et al. 

Amended: 9/5/19 in Senate 

Vote: 21  

  

SENATE JUDICIARY COMMITTEE:  6-1, 7/9/19 

AYES:  Jackson, Durazo, Lena Gonzalez, Monning, Stern, Wieckowski 

NOES:  Jones 

NO VOTE RECORDED:  Borgeas, Umberg 

 

SENATE APPROPRIATIONS COMMITTEE:  5-2, 8/30/19 

AYES:  Portantino, Bradford, Durazo, Hill, Wieckowski 

NOES:  Bates, Jones 

 

ASSEMBLY FLOOR:  43-31, 5/29/19 - See last page for vote 

  

SUBJECT: Tenancy:  rent caps 
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 Western Center on Law and Poverty 

DIGEST: This bill limits rent-gouging in California by placing an upper limit on 

annual rent increases: 5 percent plus inflation. To prevent landlords from engaging 

in rent-gouging by evicting tenants, this bill also 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. Both the rent cap and the just cause provisions are subject to 

exemptions including, among others: housing built in the past 15 years, single 

family residences unless owned by a real estate trust or a corporation. This bill 

sunsets after ten years and does not preempt any local rent control ordinances. 
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ANALYSIS:   

Existing law: 
 

1) Provides that upon the declaration of a state of emergency by the President of 

the United States or the Governor, or upon the declaration of a local 

emergency by the executive officer of any county, city, or city and county, and 

for a period of 30 days following that declaration, it is unlawful for a person, 

contractor, business, or other entity to sell or offer to sell specified goods and 

services, including housing, for a price of more than 10 percent above the price 

charged by that person for those goods or services immediately prior to the 

proclamation of emergency. (Pen. Code § 396(b).) 

 

2) Allows landlords, in the absence of a local rent control ordinance or a fixed-

term lease, to raise rents whenever they want and as much as they want subject 

only to the following advance notice requirements: 

 

a) at least 30 days’ notice for rent increases of up to 10 percent, cumulatively, 

per year; or 

b) at least 60 days’ notice for rent increases of 10 percent or more, 

cumulatively, per year. (Civ. Code § 827(b).)  

 

3) Allows landlords, in the absence of a local eviction control ordinance or a 

fixed-term lease, to terminate a tenancy unilaterally without stating a reason, 

subject only to the following advance notice requirements: 

 

a) at least 30 days’ notice for tenants who have occupied the premises for less 

than a year; or 

b) at least 60 days’ notice for tenants who have occupied the premises for a 

year or more. (Civ. Code § 1946.1.) 

 

This bill: 

 

1) Prohibits specified landlords from raising rents on current tenants by more than 

five percent plus the percentage change in the regional consumer price index, 

as defined, up to an absolute maximum of 10 percent each year.  

 

2) Applies to all rent increases occurring on or after March 15, 2019. Specifies 

that if a landlord has raised the rent beyond the permissible amount between 

March 15, 2019 and January 1, 2020, the rent on January 1, 2020 shall be the 
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rent as of March 15, 2019 plus the maximum increase permissible under the 

bill.  

 

3) Exempts the following types of rentals from the rent increase limitation:  

 

a) deed-restricted affordable housing for persons and families of very low, 

low, or moderate income, as defined; 

b) dormitories constructed and maintained in connection with any higher 

education institution within the state for use and occupancy by students in 

attendance at the institution; 

c) housing subject to any form of rent or price control through a public 

entity’s valid exercise of its police power that restricts annual increases in 

the rental rate to an amount less than that provided in (1), above. 

d) housing that has been issued a certificate of occupancy within the previous 

15 years; 

e) a duplex in which the owner occupies one of the units; and 

f) residential real property that is alienable separate from the title to any other 

dwelling unit (primarily single-family residences and condominiums), 

provided that specified notice of the exemption is given to the tenants and 

the owner is not a:  

 

i) real estate investment trust; 

ii) corporation; or 

iii) limited liability company in which at least one member is a 

corporation. 

  

4) Provides that, upon meeting specified criteria, the owner of deed-restricted 

affordable housing is not subject to the rent increase limitations contained in 

this bill for purposes of setting the initial, post-restriction rental rate. 

 

5) Provides that, once a tenant has occupied residential real property for 12 

months, the landlord shall not terminate the tenancy without just cause, which 

shall be stated in the written notice terminating the tenancy. Additional time 

may apply, as specified, if an additional adult occupant moves in. 

 

6) Divides just cause into two categories: at-fault and no-fault. 

 

7) Provides that the following are at-fault just causes for terminating a tenancy: 

 

a) default in the payment of rent; 
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b) breach of a material term of the lease, as specified. If the violation is 

curable, the tenant must be given three days opportunity to cure the 

violation, after which a three day notice terminating the tenancy with no 

further opportunity to cure may be given; 

c) maintaining, committing, or permitting the maintenance or commission of 

a nuisance, as defined; 

d) committing waste, as defined; 

e) refusal to execute a written extension or renewal of the lease for an 

additional term of similar duration with similar provisions; 

f) criminal activity by the tenant on real property, including any common 

areas, or any criminal activity or threat, as defined, directed at any owner 

or agent of the owner of the premises; 

g) assigning or subletting the premises in violation of the tenant’s lease; 

h) refusal to allow the landlord to enter the dwelling pursuant to a lawful 

request; 

i) using the premises for an unlawful purpose, as defined; 

j) failure of a landlord’s employee, agent, or licensee to vacate after being 

fired; or 

k) failure of the tenant to vacating after giving formal notice of intent to 

vacate. 

 

8) Provides that the following are no-fault just causes for terminating a tenancy: 

 

a) intent to occupy the residential real property by the owner or their spouse, 

children, grandchildren, parents, or grandparents, if the tenant agrees to the 

termination or the lease agreement allows for unilateral termination in such 

a scenario; 

b) withdrawal of the residential property from the rental market; 

c) the landlord’s compliance with a government order or local ordinance that 

requires vacating the residence; or 

d) intent to demolish or to substantially remodel, as defined. 

 

9) Requires a landlord who terminates the tenancy based on a no-fault cause to 

provide relocation assistance to the displaced tenant in an amount equal to one 

month’s rent, unless a court or government agency determines that the tenant 

caused the condition requiring the vacancy. The owner and tenant may also 

agree, in lieu of direct payment, to waive the payment of rent for the month 

after the notice of termination of tenancy is given. The relocation assistance is 

recoverable as damages in an eviction lawsuit if the tenant fails to vacate after 

expiration of the notice terminating the tenancy. 
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10) Exempts the following types of residential real properties or residential 

circumstances from the just cause requirement for terminating a tenancy: 

 

a) transient and tourist hotel occupancy, as defined; 

b) housing accommodations in a nonprofit hospital, religious facility, or 

extended care facility, as defined; 

c) dormitories owned and operated by an institution of higher education or a 

kindergarten and grades 1 to 12, inclusive, school; 

d) housing accommodations in which the tenant shares bathroom or kitchen 

facilities with the owner who maintains their principal residence at the 

residential real property; 

e) single-family owner-occupied residences, including a residence in which 

the owner-occupant rents or leases two units or bedrooms, including, but 

not limited to, an accessory dwelling unit or a junior accessory dwelling 

unit; 

f) a duplex in which the owner occupies one of the units; 

g) housing that has been issued a certificate of occupancy within the previous 

15 years; 

h) residential real property that is alienable separate from the title to any other 

dwelling unit (primarily single-family residences and condominiums), 

provided that specified notice of the exemption is given to the tenants and 

the owner is not a:  

 

i) real estate investment trust; 

ii) corporation; or 

iii) limited liability company in which at least one member is a 

corporation. 

 

11) Requires landlords to provide to notify tenants of the bill’s limitations on rent 

increases and its requirement of just cause for eviction, as specified. 

 

12) Does not preempt any local laws limiting rent increases or the grounds on 

which a landlord may terminate a tenancy, except that any local just cause for 

eviction ordinance enacted after September 1, 2019 must be at least as 

protective, as defined, as this bill. 

 

13) Directs the Legislative Analyst’s Office to report to the Legislature regarding 

the effectiveness of the bill on or before January 1, 2023, including the impact 

of the rental rate cap on the housing market within the state. 
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14) Sunsets on January 1, 2030. 

Comments 

 

Executive Summary 

 

The phrase “price gouging” refers to businesses taking advantage of an emergency 

in order to charge prices well beyond what the market would ordinarily bear. 

Existing California law prohibits price gouging. During officially-declared states 

of emergency, it is a crime to increase prices on consumer goods by more than 10 

percent. California is in the midst of a housing crisis. There are reports that some 

landlords are taking advantage of this crisis to engage in “rent-gouging,” 

dramatically increasing their tenants’ rent with the knowledge that, due to the 

present crisis, tenants are unlikely to have affordable alternatives. Dramatic rent 

increases like these can act as the final straw, pushing people into homelessness. 

This bill prohibits large landlords from engaging in rent-gouging. Specifically, 

while still permitting significant annual rent increases, the bill prevents landlords 

of covered properties from raising the rent more than 5 percent plus inflation each 

year, up to a hard cap of 10 percent. To ensure that landlords cannot engage in the 

prohibited rent-gouging by replacing current tenants with new tenants at rent-

gouging rates, the bill also requires landlords to have and to state a just cause for 

any eviction. The bill would not apply to recent construction, would sunset after 

ten years, and would not preempt local rent control or just cause ordinances so long 

as such ordinances are at least as protective of tenants as the bill. 

 

Rent increases in California: how it works now 

 

California state law regarding rent increases is generally quite simple. In the 

absence of a long-term lease with a fixed rental rate or a local rent control 

ordinance, a landlord may raise the rent at any time and by any amount that the 

landlord chooses. The only limitation has to do with how much notice must be 

given. As long as the rent increase is, cumulatively, less than 10 percent in a single 

year, only 30 days’ notice is required. (Civ. Code § 827(b)(2).) For rent increases 

of more than 10 percent, the landlord must give 60 days’ notice. (Civ. Code § 

827(b)(3).) A California tenant’s only remedy for dealing with a rent increase that 

is too large to afford, or that the tenant is unwilling to pay, is to try to move 

elsewhere.  
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Necessity of provisions requiring just cause for eviction  

 

Unless the relationship is governed by a fixed-term rental agreement (usually a 

year-long lease), existing law in California permits landlords to evict tenants for 

any lawful cause or for no reason at all. Such a system is incompatible with any 

limitation on rent increases, because it creates an easy way for landlords to evade 

the cap. Simply by evicting the current tenants without cause, the landlord can 

replace them with new tenants. Whatever amount the landlord elects to charge the 

new tenants will be part of a new lease, not a rent increase, and therefore not 

subject to the rent increase limitation. For this reason, for any limitation on rent 

increases to be effective, it must be paired with eviction controls: provisions that 

prevent landlords from removing tenants in order to evade the limitation on rent 

increases. 

 

This bill includes the necessary eviction controls to make its anti-rent gouging 

provisions work. Specifically, under the bill, a landlord would have to have, and 

would have to state, a legally-valid cause in order to evict a tenant.  

 

Because there is sometimes confusion about what happens under a just cause for 

eviction requirement, it is important to clarify that just cause requirements do not 

inhibit a landlord from removing tenants who fail to pay the rent, who breach their 

leases, who cause disturbances, who damage the property, or who otherwise 

behave in inappropriate ways. Under a just cause for eviction requirement such as 

the one contained in this bill, a landlord may still evict such tenants in much the 

same fashion that they do under existing law. The principal difference is that, if a 

landlord intends to terminate the tenancy using a 30- or 60-day notice, the landlord 

must provide the tenant with a valid reason why. Having to state the reason for 

terminating the tenancy makes it more difficult for the landlord to simply kick out 

the current tenants in order to raise rents, because the landlord must justify 

terminating the tenancy with a just cause and, if the landlord’s reason is false or 

mere pretext, the tenant may be able to challenge it in court. So long as the 

landlord is not trying to game the system however, a just cause requirement should 

not ordinarily make it more difficult for a landlord to remove a bad tenant. 

 

Arguments over impact of the bill on investments in housing supply 

 

A common argument against limiting rent increases is that developers and property 

owners will be less willing to spend on constructing or upgrading housing if their 

potential return on investment is diminished. There is some variation, but most 
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studies of the effects of rent control seem to bear this theory out.1  Some 

stakeholders have raised this point in opposition to this bill. According to this line 

of thinking, enacting limitations on rent increases is precisely the wrong response 

to California’s housing affordability crisis, because only a massive increase in 

supply can bring down prices in the long-run, and restrictions on rent increases will 

diminish the incentive to build. Proponents of rent control – that is, much stronger 

limitation on rent increases than that proposed by this bill – tend to downplay the 

impact on supply. In addition, proponents of limitations on rent increase point out 

that existing California law places no limitations on rent increases and yet the state 

still faces an extreme shortage in housing supply. Even if unrestricted rent 

increases help incentivize housing construction, these rent control enthusiasts 

argue, it takes years to bring new housing online. In the meantime, people are 

being displaced from their homes. 

 

This bill cuts something of a middle ground on all of these issues. In response to 

the concern that the bill could otherwise discourage new housing development, the 

author has exempted new construction – buildings up to 15 years old – from the 

bill. In response to the argument that strict rent control could dissuade landlords 

from investing in maintenance and upgrades to their property, the bill steers clear 

of the sort of rent control model that cities like Oakland, Los Angeles, San 

Francisco, and Santa Monica have long had. The bill deploys, instead, something 

more accurately described as anti-rent gouging: a far more landlord-friendly model 

that permits significant rent annual rent increases but outlaws major rent spikes of 

over 10 percent. Finally, anticipating that promised expansions in housing supply 

will eventually come to fruition, the bill sunsets after ten years, providing short-

term relief for tenants who are being hit hard right now, while allowing for the 

possibility that increased supply will eventually stabilize the market and thereby 

eliminate the need for any legal restrictions on rent increases. 

FISCAL EFFECT: Appropriation: No Fiscal Com.: Yes Local: Yes 

According to the Senate Appropriations Committee: 

• This measure would have varying impacts on state and local revenues, 

specifically property tax, sales tax, and income tax revenues, depending on the 

actions of landlords and renters. 

 

 
1 See, Taylor, Letter to Attorney General Becerra Reviewing the Proposed Statutory Initiative 

Pertaining to Rent Control (Dec. 12, 2017) California Legislative Analyst’s Office 

https://sjud.senate.ca.gov/sites/sjud.senate.ca.gov/files/ctools/lao_-_fiscal-impact-estimate-report17-0041.pdf 

(as of Jun. 25, 2019). 

https://sjud.senate.ca.gov/sites/sjud.senate.ca.gov/files/ctools/lao_-_fiscal-impact-estimate-report17-0041.pdf
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• Workload to the Legislative Analyst’s Office (LAO) to study and report on the 

effectiveness of the rent increase limits imposed by this bill would displace 

existing workload for the office. 

SUPPORT: (Verified 9/6/19) 

Alliance of Californians for Community Empowerment Action (co-source) 

PICO California (co-source) 

Public Advocates (co-source) 

Western Center on Law and Poverty (co-source) 

9to5 California, National Association of Working Women 

Aapis for Civic Empowerment Education Fund 

Abundant Housing Los Angeles 

Alameda County Board of Supervisors 

Alliance for Community Transit - Los Angeles 

American Civil Liberties Union of California 

American Federation of State, County and Municipal Employees, Local 3299 

American G.I. Forum of California 

American Legion, Department of California 

Amvets, Department of California 

Asian Americans Advancing Justice - California 

Asian Pacific Environmental Network 

Association of Bay Area Governments 

Bay Area Legal Aid 

Bay Area Regional Health Inequities Initiative 

Bend the Arc: Jewish Action 

Bricklayers & Allied Craftworkers 

California Alliance for Retired Americans 

California Business Roundtable 

California Calls Action Fund 

California Coalition for Rural Housing 

California Community Builders 

California Conference Board of the Amalgamated Transit Union 

California Conference of Machinists 

California Council for Affordable Housing 

California Hispanic Chambers of Commerce 

California Labor Federation, AFL-CIO 

California Renters Legal Advocacy and Education Fund 

California Rural Legal Assistance Foundation 

California State Conference NAACP 

California State Council of Laborers 
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California Teachers Association 

California Teamsters Public Affairs Council 

California YIMBY 

Carpenters & Joiners of America 

Central Coast Alliance United for a Sustainable Economy 

Central Valley Empowerment Alliance 

Chan Zuckerberg Initiative 

Chico 350 

City of Alameda 

City of Berkeley 

City of East Palo Alto 

City of Santa Monica 

City of West Hollywood 

Climateplan 

Coalition for Humane Immigrant Rights 

Community Legal Services in East Palo Alto 

Congregations Organized for Prophetic Engagement 

Corporation for Supportive Housing 

Courage Campaign 

Disability Rights California 

Drug Policy Alliance 

Eah Housing 

East Bay Community Law Center 

East Bay for Every One 

East Bay Housing Organizations 

Eden Housing 

Engineers and Scientists of California Local 20, IFTPE AFL-CIO & CLC 

Enterprise Community Partners 

Environmental Health Coalition 

Eric Garcetti, Mayor, City of Los Angeles 

Esperanza Community Housing Corp 

Faith in Action Bay Area 

Faith in the Valley 

Gamaliel of California 

Greenlining Institute 

Hamilton Families 

Heat & Frost Insulators & Allied Workers 

House Sacramento 

Housing California 

Hunger Action Los Angeles 
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Indivisible: Hillcrest 

Indivisible: San Francisco 

Indivisible: San Diego Central 

Inlandboatman's Union of the Pacific, Marine Division of the International  

Inner City Law Center 

International Brotherhood of Boilermakers 

International Brotherhood of Electrical Workers 

Iron Workers 

Kiwa 

Korean Resource Center 

LA Forward 

La Raza Community Resource Center 

LA Voice 

Latino Coalition for a Healthy California 

Latinos United for a New America 

Law Foundation of Silicon Valley 

Leadership Counsel for Justice and Accountability 

League of Women Voters of California 

Legal Services for Prisoners with Children 

Longshore & Warehouse Union 

Los Angeles County Board of Supervisors 

Los Angeles Homeless Services Authority 

Mercy Housing 

Metropolitan Transportation Commission 

Midpen Housing Corporation 

Mission Neighborhood Centers, INC. 

Mission Neighborhood Health Center 

Monterey County Board of Supervisors 

Monument Impact 

National Association of Social Workers, California Chapter 

National Union of Healthcare Workers 

Non-Profit Housing Association of Northern California 

North Bay Organizing Project 

Oakland Tenants Union 

Operating Engineers 

Operative Plasterers & Cement Masons 

Orange County Civic Engagement Table 

Orange County Congregation Community Organization 

Painters & Allied Trades 

Peace and Freedom Party of California 
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Planning and Conservation League 

Policylink 

Postmates 

Power 

Power California 

Professional & Technical Engineers, Local 21, IFTPE, AFL-CIO 

Public Counsel 

Public Law Center 

Related California 

Roofers, Waterrproofers & Allied Workers 

Sacramento Filipinx LGBTQIA 

Sacred Heart Community Service 

San Francisco Foundation 

Santa Cruz Tenants Association 

Santa Monica Rent Control Board 

Service Employees International Union California 

Sheet Metal Workers 

Sierra Club 

Silicon Valley Community Foundation 

Silicon Valley Leadership Group 

Somos Mayfair 

Southern California Association of Nonprofit Housing 

State Building & Construction Trades Council of California 

State Building and Construction Trades Council 

Strategic Actions for a Just Economy 

Techequity Collaborative 

Tenderloin Neighborhood Development Corporation 

Thai Community Development Center 

The Kennedy Commission 

The Public Interest Law Project 

The Two Hundred 

Transform 

Unite Here International Union, AFL-CIO 

Unite Here, Local 19 

United Association 

United Auto Workers, Local 2865 

United Food and Commercial Workers, Local 648 San Francisco 

United Food and Commercial Workers, Western States Council 

United Latinos Vote 

United Teachers Los Angeles-Pace 
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University of California, Davis Bulosan Center for Filipino Studies 

University of California Student Association 

Utility Workers Union of America, Local 132 

Venice Community Housing Corporation 

Viet Vote San Diego 

Working Partnerships USA 

YIMBY Action 

216 individuals 

OPPOSITION: (Verified 9/6/19) 

Aids Healthcare Foundation 

California Association of Realtors 

California Business Properties Association 

California Chamber of Commerce 

California Mortgage Bankers Association 

California Rental Housing Association 

City of Fullerton 

City of Huntington Beach 

Essex Property Trust 

Long Beach Chamber of Commerce 

National Association of Home Builders 

National Rental Home Council 

Orange County Business Council 

Prometheus Real Estate Group 

San Gabriel Valley Economic Partnership 

Small Property Owners of San Francisco 

Southern California Rental Housing Association 

Southwest California Legislative Council 

TMG Partners 

5 individuals 

 

ARGUMENTS IN SUPPORT: According to the author: 

 

AB 1482 will protect nearly three million rental households in 

California by creating price stability and certainty, enabling 

renters and families to be better able to plan for their future by 

removing the risk of large and unexpected rent increases. […] 

 

Renters shouldn’t have to choose between paying rent and 

keeping a roof over their heads or feeding their families. AB 
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1482 takes the choice off the table and makes it easier for 

renters to stay in their neighborhoods. 

 

As sponsors of the bill, the Alliance of Californians for Community Empowerment 

Action, Public Advocates, and Western Center on Law & Poverty write: 

 

As our state seeks to address the housing crisis, we must ensure 

the solutions include measures to protect renters from drastic 

rent increases which predictably displace families from their 

homes and drive them into homelessness.  

ARGUMENTS IN OPPOSITION: The California Association of Realtors 

writes: “AB 1482 will, among other things, impose onerous standards upon small 

property owners and, in turn, exacerbate the state’s housing crisis.” 

 

ASSEMBLY FLOOR:  43-31, 5/29/19 

AYES:  Aguiar-Curry, Arambula, Berman, Bloom, Bonta, Burke, Calderon, 

Carrillo, Chau, Chiu, Chu, Eggman, Friedman, Gabriel, Gipson, Gloria, 

Gonzalez, Grayson, Holden, Irwin, Jones-Sawyer, Kalra, Kamlager-Dove, 

Levine, Limón, Maienschein, McCarty, Medina, Mullin, Muratsuchi, Nazarian, 

Quirk, Reyes, Luz Rivas, Robert Rivas, Rodriguez, Santiago, Mark Stone, Ting, 

Weber, Wicks, Wood, Rendon 

NOES:  Bigelow, Boerner Horvath, Brough, Cervantes, Chen, Choi, Cooper, 

Cunningham, Dahle, Daly, Flora, Fong, Frazier, Gallagher, Gray, Kiley, Lackey, 

Low, Mathis, Mayes, Melendez, Obernolte, Patterson, Petrie-Norris, Quirk-

Silva, Ramos, Blanca Rubio, Salas, Smith, Voepel, Waldron 

NO VOTE RECORDED:  Bauer-Kahan, Cooley, Diep, Cristina Garcia, Eduardo 

Garcia, O'Donnell 

 

Prepared by: Timothy Griffiths / JUD. / (916) 651-4113 
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