HOUSING, RESIDENTIAL RENT AND RELOCATION BOARD
FULL BOARD SPECIAL MEETING
February 9, 2023
5:00 P.M.
Meeting Will Be Conducted Via Zoom

AGENDA

PUBLIC PARTICIPATION
The public may observe and/or participate in this meeting in many ways.

OBSERVE:
» To observe, the public may view the televised video conference by viewing KTOP
channel 10 on Xfinity (Comcast) or ATT Channel 99 and locating City of Oakland
KTOP — Channel 10
» To observe the meeting by video conference, please click on the link below:
When: Feb 9, 2023 5:00 PM Pacific Time (US and Canada)
Please click the link below to join the webinar:
https://us02web.zoom.us/|/82604638173
Or One tap mobile :

US: +16699009128,,82604638173# or +16694449171,,82604638173#
Or Telephone:

Dial(for higher quality, dial a number based on your current location):

US: +1 669 900 9128 or +1 669 444 9171 or +1 719 359 4580 or +1 253

205 0468 or +1 253 215 8782 or +1 346 248 7799 or +1 646 931 3860 or +1
689 278 1000 or +1 301 715 8592 or +1 305 224 1968 or +1 309 205 3325 or
+1 312 626 6799 or +1 360 209 5623 or +1 386 347 5053 or +1 507 473 4847
or +1 564 217 2000 or +1 646 558 8656
Webinar ID: 826 0463 8173

International numbers available: https://usO02web.zoom.us/u/keCna9BmgN

COMMENT:

There are two ways to submit public comments.

» To comment by Zoom video conference, click the “Raise Your Hand” button

to request to speak when Public Comment is being taken on an eligible agenda
item at the beginning of the meeting. You will be permitted to speak during your
turn, allowed to comment, and after the allotted time, re-muted. Instructions on how
to “Raise Your Hand” are available here.

» To comment by phone, please call on one of the above listed phone numbers.
You will be prompted to “Raise Your Hand” by pressing “*9” to speak when Public
Comment is taken. You will be permitted to speak during your turn, allowed to
comment, and after the allotted time, re-muted. Please unmute yourself by
pressing “*6”.

If you have any questions, please email hearingsunit@oaklandca.gov.
1
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HOUSING, RESIDENTIAL RENT AND RELOCATION BOARD SPECIAL
MEETING

1. CALL TO ORDER
2. ROLL CALL
3. PUBLIC COMMENT

a. Comments on all agenda items will be taken at this time. Comments for
items not on the agenda will be taken during open forum.

4. CONSENT ITEMS
a. Renewal: Adoption of AB 361 Resolution (pp. 4-6)
b. Approval of Board Minutes, 1/26/2023 (pp. 7-11)
5. APPEALS*
a. T22-0078, Bolanos v. Wu (pp. 12-111)
6. INFORMATION AND ANNOUNCEMENTS
7. SCHEDULING AND REPORTS
a. Return to In-Person Meetings
8. OPEN FORUM
9. ADJOURNMENT

Note: Appeal parties do not need to comment on their case during public comment or
open forum.

*Staff appeal summaries will be available on the Rent Adjustment Program’s website and the
City Clerk’s office at least 48 hours prior to the meeting pursuant to O.M.C. 2.20.070.B and
2.20.090

As a reminder, alternates in attendance (other than those replacing an absent board
member) will not be able to take any action, such as with regard to the consent calendar.

Accessibility:

Contact us to request disability-related accommodations, American Sign Language
(ASL), Spanish, Cantonese, Mandarin, or another language interpreter at least five
(5) business days before the event. Rent Adjustment Program (RAP) staff can be
contacted via email at RAP@oaklandca.gov or via phone at (510) 238-3721.
California relay service at 711 can also be used for disability-related
accommodations.

Si desea solicitar adaptaciones relacionadas con discapacidades, o para pedir un
intérprete de en Espafiol, Cantones, Mandarin o de lenguaje de sefias (ASL) por
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favor envié un correo electronico a RAP@oaklandca.gov o llame al (510) 238-
3721 o 711 por lo menos cinco dias habiles antes de la reunion.

wEEEHERR, FiE, AUITE EENBEMERY FESENAEILEXE
# RAP@oaklandca.gov 2 EE (510) 238-3721 2711 California relay service.
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OAKLAND HOUSING, RESIDENTIAL RENT AND
RELOCATION BOARD (HRRRB)

RESOLUTION NO.

ADOPT A RESOLUTION DETERMINING THAT CONDUCTING IN-
PERSON MEETINGS OF THE HOUSING, RESIDENTIAL RENT AND
RELOCATION BOARD (HRRRB) AND ITS COMMITTEES WOULD
PRESENT IMMINENT RISKS TO ATTENDEES’ HEALTH, AND
ELECTING TO CONTINUE CONDUCTING MEETINGS USING
TELECONFERENCING IN ACCORDANCE WITH CALIFORNIA
GOVERNMENT CODE SECTION 54953(e), A PROVISION OF AB-361.

WHEREAS, on March 4, 2020, Governor Gavin Newsom declared a state of emergency
related to COVID-19, pursuant to Government Code Section 8625, and such declaration has not
been lifted or rescinded. See https:// www.gov.ca.gov/wp-content/uploads/2020/03/3.4.20-
Coronavirus-SOE-Proclamation.pdf; and

WHEREAS, on March 9, 2020, the City Administrator in their capacity as the Director of
the Emergency Operations Center (EOC), issued a proclamation of local emergency due to the spread
of COVID-19 in Oakland, and on March 12, 2020, the City Council passed Resolution No. 88075
C.M.S. ratifying the proclamation of local emergency pursuant to Oakland Municipal Code (O.M.C.)
section 8.50.050(C); and

WHEREAS, City Council Resolution No. 88075 remains in full force and effect to date; and

WHEREAS, the Centers for Disease Control (CDC) recommends physical distancing of
at least six (6) feet whenever possible, avoiding crowds, and avoiding spaces that do not offer
fresh air from the outdoors, particularly for people who are not fully vaccinated or who are at
higher risk of getting very sick from COVID-19. See https://www.cdc.gov/coronavirus/2019-
ncov/prevent-getting-sick/prevention.html; and

WHEREAS, the CDC recommends that people who live with unvaccinated people avoid
activities that make physical distancing hard. See https://www.cdc.gov/coronavirus/2019-
ncov/your-health/about-covid-19/caring-for-children/families.html; and

WHEREAS, the CDC recommends that older adults limit in-person interactions as much
as possible, particularly when indoors. See https://www.cdc.gov/aging/covid19/covid19-older-
adults.htmlhttps://www.cdc.gov/aging/covid19/covid19-older-adults.html; and
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WHEREAS, the CDC, the California Department of Public Health, and the Alameda
County Public Health Department all recommend that people experiencing COVID-19
symptoms stay home. See https://www.cdc.gov/coronavirus/2019-ncov/if-you-are-sick/steps-
when-sick.html; and

WHEREAS, persons without symptoms may be able to spread the COVID-19 virus. See
https://www.cdc.gov/coronavirus/2019-ncov/prevent-getting-sick/prevention.html; and

WHEREAS, fully vaccinated persons who become infected with the COVID-19 Delta
variant can spread the virus to others. See https://www.cdc.gov/coronavirus/2019-
ncov/vaccines/fully-vaccinated.html; and

WHEREAS, the City’s public-meeting facilities are indoor facilities that do not ensure
circulation of fresh / outdoor air, particularly during periods of cold and/or rainy weather, and
were not designed to ensure that attendees can remain six (6) feet apart; and

WHEREAS, holding in-person meetings would encourage community members to come
to City facilities to participate in local government, and some of them would be at high risk of
getting very sick from COVID-19 and/or would live with someone who is at high risk; and

WHEREAS, in-person meetings would tempt community members who are experiencing
COVID-19 symptoms to leave their homes in order to come to City facilities and participate in
local government; and

WHEREAS, attendees would use ride-share services and/or public transit to travel to in-
person meetings, thereby putting them in close and prolonged contact with additional people
outside of their households; and

WHEREAS, on October 14 and December 9, 2021, January 27, February 10, March 10,
April 14, May 12, June 9, July 28, September 8, October 27 2022, and January 12, 2023, the
Housing, Residential Rent and Relocation Board (HRRRB) adopted a resolution determining that
conducting in-person meetings would present imminent risks to attendees’ health, and electing to
continue conducting meetings using teleconferencing in accordance with California Government
Code Section 54953(e), a provision of AB-361; now therefore be it:

RESOLVED: that the Housing, Residential Rent and Relocation Board (HRRRB) finds
and determines that the foregoing recitals are true and correct and hereby adopts and incorporates
them into this resolution; and be it

FURTHER RESOLVED: that, based on these determinations and consistent with federal,
state and local health guidance, the Housing, Residential Rent and Relocation Board (HRRRB)
renews its determination that conducting in-person meetings would pose imminent risks to the
health of attendees; and be it

FURTHER RESOLVED: that the Housing, Residential Rent and Relocation Board
(HRRRB) firmly believes that the community’s health and safety and the community’s right to
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participate in local government, are both critically important, and is committed to balancing the
two by continuing to use teleconferencing to conduct public meetings, in accordance with
California Government Code Section 54953(e), a provision of AB-361; and be it

FURTHER RESOLVED: that the Housing, Residential Rent and Relocation Board
(HRRRB) will renew these (or similar) findings at least every thirty (30) days in accordance with
California Government Code section 54953 (e) until the state of emergency related to COVID-19
has been lifted, or the Housing, Residential Rent and Relocation Board (HRRRB) finds that in-
person meetings no longer pose imminent risks to the health of attendees, whichever occurs first.

APPROVED BY THE FOLLOWING VOTE

AYES:
NOES:
ABSENT:
ABSTENTION:
ATTEST
Date: BRIANA LAWRENCE-MCGOWAN

Rent Adjustment Program, Housing &
Community Development Department
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HOUSING, RESIDENTIAL RENT AND RELOCATION BOARD
FULL BOARD SPECIAL MEETING
January 26, 2023
5:00 P.M.
VIA ZOOM CONFERENCE
OAKLAND, CA

MINUTES
1. CALL TO ORDER

The Board meeting was administered via Zoom by H. Grewal, Housing and
Community Development Department. He explained the procedure for
conducting the meeting. The HRRRB meeting was called to order by Chair
Oshinuga at 5:01 p.m.

2. ROLL CALL
MEMBER STATUS PRESENT | ABSENT | EXCUSED
R. NICKENS, JR. | Tenant X
Vacant Tenant
J. DEBOER Tenant Alt. X
M. GOOLSBY Tenant Alt. X
D. INGRAM Undesignated X*
C. OSHINUGA Undesignated X
E. TORRES Undesignated X
Vacant Undesignated
Alt.
Vacant Undesignated
Alt.
T. WILLIAMS Landlord X
Vacant Landlord
Vacant Landlord Alt.
K. SIMS Landlord Alt. X
*Chair Ingram joined the meeting at 5:55 pm.
Staff Present
Kent Qian Deputy City Attorney
Harman Grewal Business Analyst Il (HCD)
Linda Moroz Hearing Officer (RAP)

Administrative Analyst Il (RAP)
KTOP

Briana Lawrence-McGowan
Mike Munson
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3. PUBLIC COMMENT
a. No members of the public spoke for public comment.

4. CONSENT ITEMS

a. Approval of Board Minutes, 1/12/2023: Member J. deBoer moved to
approve the Board Minutes from 1/12/2023. Chair Oshinuga seconded the
motion.

The Board voted as follows:

Aye: C. Oshinuga, E. Torres, T. Williams, R. Nickens, J. deBoer
Nay: None
Abstain: None

The minutes were approved.

5. APPEALS*
a. T19-0184, Beard v. Meridian Management Group
Chair Oshinuga announced that this appeal hearing has been postponed.
b. T19-0326, Williams v. Crane Management

Appearances: Jill Broadhurst Owner Representative
Phala Williams Tenant

This case involved an owner appeal, and this is the third time that this case has
been appealed to the Board. This case began with a tenant petition that was filed
in June 2019, claiming that the tenant never received the RAP notice, and
claiming code violations that alleged decreased housing services regarding a
roach infestation. The Hearing Officer initially found that there was no RAP notice
and granted the decreased housing services claim for the infestation. On the first
owner appeal, the Board remanded the decision back to the Hearing Officer, who
reviewed the evidence regarding the RAP notice and the charges, and the
Hearing Officer again found that the tenant had never received the RAP notice.
The Hearing Officer also reviewed the decrease housing services claim and left
the word unchanged. The owner appealed the remand decision and on the
second appeal, the Board remanded the case back to the Hearing Officer for
recalculation of the restitution amount for decreased housing services based on
0O.M.C 8.22.090.A3b, restricting the restitution period to 90 days prior to the
petition being filed and up until unit 206 was vacated. On remand, the Hearing
Officer found that the unit was untenantable during the infestation period and that
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the unit had no rental value during the infestation period pursuant to California
Civil Code § 1942.4. The Hearing Officer awarded restitution in the amount of
$977 per month, the entire rental amount, for the months of March 1%t, 2019, to
October 31%, 2019. The owner appealed the remand decision, arguing that the
Hearing Officer was supposed to recalculate the restitution period, but instead
the Hearing Officer exceeded the scope of the remand by finding that the unit
had no rental value. On appeal, the owner asked for the decrease housing
services amount to be capped at 12.5% based on work conducted by the owner
to eradicate the problem and requested that the remand decision address
underpayment by the tenant since June 2020.

The following issue was presented to the Board:

1. Did the Hearing Officer exceed the scope of the remand by finding the
unit untenantable and finding that the reasonable rental value of the
unit was $0?

The owner representative contended that OTPG is the acronym for the current
owners, that Crane Management was the previous property management
company, and that there was a sale during this entire transition. The owner
representative argued that during the last appeal hearing, evidence was
presented that proved the calculation had not been done appropriately because
the RAP notice had not been taken into account. The owner representative
contended that the tenant is claiming that she never received the RAP notice, but
the tenant has filed other cases and admitted that she had received the RAP
notice. The owner representative contended that the Hearing Officer took the
case back and then determined something different, that you cannot retry a case
when a decision has been made, and that this was not due process because
neither the plaintiff nor the defendant had an opportunity to reply.

The owner representative argued that a Senior Hearing Officer needs to correctly
amend what is owed. The owner representative contended there were damages
that were awarded by the Hearing Officer in her original decision, and that the
owners asked for that to be reviewed given the fact that the RAP notice had been
served and because there was a time limit of 90 days. The owner representative
argued that this was not done, and that instead, the Hearing Officer awarded an
entirely different amount. The owner representative contended that they keep
appealing because the Hearing Officer is not reading and following what has
been decided by the Board and that the only remedy was to appeal again.

The tenant contended that the owners haven't abided by any of the judgments
and that she doesn’t understand how the owners keep being allowed to appeal.
The tenant argued that the Board made a decision and that to this day, pest
control still comes to the property once per week. The tenant contended that
when she moved downstairs, all she did was move into a newly renovated and

3
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6.

7.

8.

infested unit. The tenant argued that she found a hole behind her refrigerator,
which is where roaches were coming in from, and that the owners never closed
the hole.

After parties’ arguments, questions to the parties, and Board discussion, Member
J. deBoer moved to remand the case back to the Hearing Officer to recalculate
the restitution based on the Hearing Officer’s original table that was included in
the Remand Decision dated for February 17, 2022, and to limit the timeframe
from March 27, 2019, to October 12, 2019. Member T. Williams seconded the
motion.

The Board voted as follows:

Aye: C. Oshinuga, E. Torres, T. Williams, R. Nickens, J. deBoer
Nay: None
Abstain: D. Ingram

The motion was approved.

INFORMATION AND ANNOUNCEMENTS

a. Board Training Session—Measure V Overview: Deputy City Kent Qian
gave an overview of Measure V and explained to the Board how this will
impact the Just Cause for Eviction Ordinance. Topics discussed included:

e Voter Results for Measure V

e Key Changes (new construction- 10 year rolling exemption,
RV and tiny homes covered, removal of failure to sign new
lease as just cause, protects children and educators from
eviction during the school year)

e Effective date

b. Chair Ingram and fellow Board members thanked Member Williams for his
service, as his term will be ending next month.

SCHEDULING AND REPORTS

a. Deputy City Attorney Kent Qian reminded the Board that they may have to
return to in-person meetings in March because the governor intends to lift
the statewide emergency order at the end of February.

OPEN FORUM
a. James Vann from the Oakland Tenant’s Union spoke and stated that

4
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Member Williams can continue to be a Board member for an additional
year if he chooses to, or up until an appointment has been made to replace
him. James Vann stated that the Board remanded tonight’s appeal case
back to the Hearing Officer, that the City Attorney had indicated that if it
was only a matter of calculation, the Board could’ve directed staff to make
that recalculation, and that would’ve been the final decision of the Board.
James Vann stated that by remanding the case to the Hearing Officer, the
Remand Decision can be appealed again. James Vann mentioned that
appeals can go on continuously, as long as the decision comes from a
Hearing Officer. James Vann also stated that if a Hearing Officer decides
that there is a new element that needs to be taken into account in a
decision, the regulations give the opportunity and responsibility to the
Hearing Officer to petition the Board if there were any new issues that had
had not been considered. James Vann stated that he thinks it would be
helpful if the presiding officer summarized to the parties petitioning the item
that is before the Board and the item that they will be voting on to help
them target their comments specifically to the item that's being presented.
James Vann also mentioned that the Efficiency Ordinance specifies
changes in testimony times by the parties during appeal hearings and that
it is not being implemented.

9. ADJOURMENT
a. The meeting was adjourned at 6:35 p.m.
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CHRONOLOGICAL CASE REPORT

Case No.: T22-0078
Case Name: Bolanos v. Wu
Property Address: 114 E 15" Street, Oakland, CA 94606

Parties: Allen Wu (Owner)
Gigi Bolanos (Tenant)

OWNER APPEAL.:

Activity Date

Tenant Petition filed May 2, 2022
Owner Response filed June 9, 2022
Hearing Date September 20, 2022
Hearing Decision mailed October 19, 2022
Owner Appeal filed November 14, 2022
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City of Oakland Rent Adjustment Program
250 Frank H. Ogawa Plaza, Suite 5313

T4A-0078 BL—/f)P

TENANT PETITION

MAY -2 2022

Oakland, CA 94612
(510) 238-3721

730

Property Address: 114 E 15THST
Case: Petition: 15088 RENT ABSUS WEN | 1HOGRAM
Date Filed: 05-02-2022 OAKLAND
Parties
Party Name Address Mailing Address
Owner Allen Wu P.O Box 12081 P.O Box 12081
San Francisco, CA 94112 | San Francisco, 94112
Manager |Allen Wu P.0 Box 12081 P.0 Box 12081 allenwul102@gmail.com
San Francisco, 94112 San Francisco, 94112
Tenant | Gigi Saray Bolanos 114 East 15th Street {510) 260-3349
Oakland, CA 94606 gholanos730@gmail.com

Number of units on the property

2

|

Type of unit you rent

Apartment, Room or Live-work

|

Are you current on your rent?

Yes

|

If you are not current on your rent, please explain. (If you are legally
withholding rent state what, if any, habitability violations exist in your

unit.)

Grounds for Petition

For all of the grounds for a petition see OMC 8.22.070 and OMC 8.22.090. | {We) contest one or more rent
increases on one or more of the following grounds:

| received a rent increase above the allowable amount.

The property owner is providing me with fewer housing services than | previously received and/or | am
being charged for services originally paid for by the owner. (Check this box for petitions based on bad

conditions/failure to repair.)
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Rental History

Date you moved into the Unit

5/16/2019

Initial Rent

$ 1,800.00 /month

Current Rent

$ 1,800.00 /month

Is your rent subsidized or controlled by any government agency,
including HUD (Section 8)?

No

When, if ever, did the property owner first provide you the City form,

| first received the RAP Notice on

NOTICE TO TENANTS OF THE RESIDENTIAL RENT ADJUSTMENT 5/16/2019
PROGRAM ('RAP Notice')?
List the case numbers of any relevant prior Rent Adjustment case(s):
Case M22-0001
List all rent increases that you want to challenge.
Did You Receive
Are you a Rent Program
: Contesting this | Notice With the
Date you received [Date increase Monthly rent Monthly rent Increase in this |Notice Of
the notice goes into effect increase From |increase To Petition? * Increase?
02-11-2022 05-02-2022 $1,800.00 $2,100.00 No Yes
02-11-2022 01-01-1900 $1,800.00 $2,100.00 No Yes

*You have 90 days from the date of notice of increase or from the first date you received written notice of the
existence of the Rent Adjustment program (whichever is later) to contest a rent increase. (O.M.C. 8.22.090 A 2) If you
did not receive a RAP Notice with the rent increase you are contesting but have received it in the past, you have 120

days to file a petition. (O.M.C. 8.22.090 A 3)

List case number(s} of all Petition(s) you have ever filed for this rental unit and all

other relevant Petitions:
Case M22-0001
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Description of Decreased or Inadequate Housing Services

Decreased or inadequate housing services are considered an increase in rent. If you claim an unlawful rent increase
for problems in your unit, or because the owner has taken away a housing service, you must complete this section.

Loss of Service

Date Loss Began 02-05-2022
Date Owner Was Notified of Loss 02-05-2022
Estimated Loss 3600

Reduced Service Description Refuses to process qualified and potential roommate candidates
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Mediation

Mediation is an optional process offered by the Rent Adjustment Program to assist parties in settling the issues
related to their Rent Adjustment case as an alternative to the formal hearing process. The purpose of mediation is to
find a mutual agreement that satisfies both parties. A trained third party will discuss the issues with both sides, look
at relative strengths and weaknesses of each position, and consider both parties’ needs in the situation. If a
settlement is reached, the parties will sign a binding agreement and there will not be a formal hearing process. If no
settlement is reached, the case will go to a formal hearing with a Rent Adjustment Hearing Officer, who will then issue
a hearing decision,

Mediation will only be scheduled if both parties agree to mediate. Sign below if you want to request mediation for
your case,

I/We agree to have my/our case mediated by a Rent Adjustment No
Program staff mediator.

Consent to Electronic Service

Check the box below if you agree to have RAP staff send you documents related to your case electronically. If all
parties agree to electronic service, the RAP will only send documents electronically and not by first class mail.

I/We consent to receiving notices and documents in this matter Yes
electronically at the email address(es) provided in this petition.

Interpretation Services

If English is not your primary language, you have the right to an interpreter in your primary language at the Rent
Adjustment hearing and mediation session. You can request an interpreter by completing this section.

I request an interpreter fluent in the following language at my Rent No
Adjustment proceeding:

I/We declare under penalty of perjury pursuant to the laws of the State of California that everything I/we said
in this petition is true and that all the documents attached to the petition are true copies of the originals.

Gigi Bolanos 5/2/2022

Signature Date
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5/3/22, 10':00 AM ) ProofOfServicePrint

[

City of Oakland Rent Adjustment Program
250 Frank H, Ogawa Plaza, Suite 5313

| , : Oakland, CA 94612

CHY LI CARLAN 7 (510) 238-3721

PROOF OF SERVICE

TENANT PETITION

% And additional documents uploaded with the Petition

- Electronic Petition number: 15088

| declare under penalty of perjury under the laws of the State of California that on 05-03-2022 |, Giai
Bolanos, served a copy of the following document(s), Tenant Petition, the Notice to Property.Owner of
Tenant Petition and all attached O pages, to each opposing party, whose némes-and addresses are listed
below, by United States mail.

Names of Served Document(s) -Communications with Landlord

-Mediation M22-0001 (including 05/2019 lease)

Addresse(s) information

e

Addressée:' . Allen Wy
P.O Box 12081
San Francisco CA 94112

Gigi Bolanos 05-02-2022

‘SIGNATURE OF PETITIONER OR DESIGNATED
REPRESENTATIVE

DATE:

05/ 03202

_ City of Oakland Rent Adjust Program
Date Printed: 05-03-2022
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Dated 2/11/2022

Hello Ms. Gigi Saray Bolanos,

California Civil Code §1954.53(d)(2) mandates:

If the original occupant or occupants who took possession of the dwelling or unit pursuant
to the rental agreement with the owner no longer permanently reside there, an owner may
increase the rent by any amount allowed by this section to a lawful sublessee or assignee
who did not reside at the dwelling or unit prior to January 1, 1996.

Mary Balingit and Maria Lilygrace Abad were both the Original Tenants whom [ signed a
one-year lease agreement with back on 8/15/2017 for the 2 Bed/1 Bath unit at 114
E15th St, Oakiand CA 94606. Their original one-year lease ended on 8/15/2018 and
heeame month-to month.

You are not an original tenant as defined by California Civil Code Section 1954.53
because you moved info the rental unit replacing Mary Balingit, a vacating Qriginal
Tenant and/or you were not a party to the original 8/15/2017 rental agreement and did
not begin your tenancy fewer than thirty days thereafter.

The landlord did not waive his/her right fo establish a new rent and lease/rental
~agreement and may increase the rent and create a new rental agreement/lease with
new and different terms when the last original tenant permanently vacates the unit.

The landlord may accept rent payments directly from you as part of your tenancy and
that this acceptance alone does not constitute a waiver of the landlord’s right to
increase the rent pursuant to California Civil Code Section 1954.53 when the last
original tenant permanently vacafes.

Maria Lilygrace Abad, who was the last Original Tenant of the 8/15/2017 lease
agreement, officially moved out and turned in her keys on 11/14/2021. This is my official
notice to you that | will need to sign a new one-year lease agreement al a new monthly
rental rate of $2,100.00 with you and your new potential roommate after which you both
-~ -meelthe screening process-ofthe rental-applicationfor the 2 Bed/1 Bath unit at-114
E15th St, Oakland CA 94606.

Sincerely,

Allen Wu
Property Manager of 114 E15th St, Oakland CA 94606
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Allen

Thu, Feb 17, 5:56 PM

2

Tue, Mar 2z

Tue, Mar 22, 7:54 PM
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$195.00 to come over and
open the door for you

That was me giving you a
break. Both gas and toll went
up. Not to mention I'm in the
middle of dinner with my family
and have to wake up early for
work

For the record, it was $125.00
last time

O~ @ &
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I'm not obligated to provide 24
hour locksmith services to you.
Your more then welcome to
call a locksmith yourself. Any
damages to the property due
to you or whoever you ask to

help open the doors or
windows are your sole
responsibility.

Tue,

Mon, Ag
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Allen

Tue, Mar 22, 9:54 PM

Mon, Apr 25, 10:13 AM

Tuesday 2:15 PM

000023



" Hey Allen, | found a potential
candidate for a roommate. His
name is Conner Gosa. He
should qualify under your
current demands and
conditions. 2100 per month.

- Please process them asap.

Please let me in on if you have

any questions and/or
~concerns.

- Hey Allen. | wanted to follow
up. Have you had an
opportunity to process Conner
yet? He should be able to pass
background, credit, and
income expectations that
you've set forth. | am willing to
sign a lease under your
conditions if he gets
processed. | really want to
have him processed before the
- next months rent is due
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~ Hey Allen. | wanted to follow
up. Have you had an
opportunity to process Conner
yet? He should be able to pass
background, credit, and
income expectations that
you've set forth. | am willing to
sign a lease under your
conditions if he gets
processed. | really want to
have him processed before the
next months rent is due

~ Hey Allen. | was wondering if
you had had the chance to
start processing Conner? If
not, please let me know the
reason.

He qualifies under your current
price terms and conditions.
Ideally, | would want him to be
processed before the next

- month rent is due

000025



AW

Allen
ﬁlexrmanms rentisaue |

~ Hey Allen. | was wondering if
you had had the chance to
start processing Conner? If
not, please let me know the
reason.

He qualifies under your current
price terms and conditions.
Ideally, | would want him to be
processed before the next

- month rent is due

" Hey Allen. | was wondering if
you had the chance of
processing Conner. He
qualifies under the conditions
that you set forth.

If not, please let me know the
reason.

| really want to get him
processed before the next rent
is due
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Allen

Fri, Feb 4, 2:24 PM

Hey Gigi, the process is the

same as we discussed back on
10/12/2021. | would need the
new roommate's email to begin
the rental application.

Both of you will need to have a
combined monthly income
(with recent 3 month's bank
statements and pay stubs) at
least three times greater than
the new monthly rent.

Your new roommate must each
have a clean rental and credit

hintAarmi:r Af 2EN Av WialhAavs Tha

000027



Allen

Your new roommate must each
have a clean rental and credit
history of 650 or higher. The
credit application fee is $40.

No pets allowed besides your
small dog Toby.

Please forward my number to
the potential roommate to
initiate the screen process.

Good luck

000028



“Thanks.

I'll pass along your contact
info. She should qualify for the
apartment under my current
rent conditions

| never received a written rent
increase notice. | consulted
with the Bay Area legal aid .
Since I'm already a tenant,
they informed me that the rent
increase is a complete
separate issue from replacing
a roommate. For now, she
should be processed under my
current rent rate

~ Hey Allen | followed up with:

OAKLAND RENT
ADJUSTMENT PROGRAM
250 FRANK H. OGAWA PLAZA
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" Hey Allen | followed up with:

OAKLAND RENT
ADJUSTMENT PROGRAM

250 FRANK H. OGAWA PLAZA
SUITE 5313

OAKLAND, CA 94612

PHONE (510) 238-3721

They confirmed that replacing
aroommate is a one: one and
separate transaction from
raising my rent. Meaning that
Jazmin should be processed
under my current rent amount.

They also confirmed that the
apartment that | currently live
in is rent controlled. the
proposed amount you gave
goes against Oakland's current
COVID 19 protection. As such,
the most you can legally raise
the rent is by 1.9%. (After
giving me a 30 day written
notice)

/.2\: &Pay
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Allen

They also confirmed that the
apartment that | currently live
in is rent controlled. the
proposed amount you gave
goes against Oakland's current
COVID 19 protection. As such,
the most you can legally raise
the rent is by 1.9%. (After
giving me a 30 day written
notice)

Please feel free to reach out to
them to confirm the
information. | really want to get
Jazmin processed before the

~ next rent is due.

Hey Allen. | was wondering if
you confirmed the information |
sent yesterday and that you
had time to connect with
Jazmin.

It is imperative that she get
processed ASAP. She needs to
aive notice to her current place
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" Hey Allen. | was wondering if
you confirmed the information |
sent yesterday and that you
had time to connect with
Jazmin.

It is imperative that she get
processed ASAP. She needs to
give notice to her current place
and | would prefer not to pay
full rent this upcoming rent

~ period.

Hey Allen
| wanted to follow up. Neither
Jazmin or | have heard a

- response from you all week.

| really want to get this issue
resolved swiftly and as soon as
possible. | found someone who
is a good fit for this place. She
should have the opportunity to
get processed. Like | said in
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“Hey Allen _
| wanted to follow up. Neither
Jazmin or | have heard a

~response from you all week.

I really want to get this issue

resolved swiftly and as soon as

possible. | found someone who
is a good fit for this place. She
should have the opportunity to
get processed. Like | said in
the past, rent is due soon and
she needs to give prope notice
to her current place.

| don't want to get the city's
rent board involved.

" Hello. Allen, | wanted to follow
up. Have you had an
opportunity to respond or
process Jazmin yet? We have
been attempting to get a hold

~ of you all week long.
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Allen

Fri, Feb 11, 4:42 PM

Thu, Feb 17, 5:56 PM

Fri, Feb 18, 2:20 PM
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6/4/22, 12:22 PM Owner Response

Owner Response

Case T22-0078
Property Address 114 E 15TH ST

City of Oakland Rent Adjustment Program
250 Frank H. Ogawa Plaza, Suite 5313
Oakland, CA 94612
(510) 238-3721

T2 00 7F

bl

Parties
Party Name Address Mailing Address
Tenant Gigi Saray Bolanos 114 East 15th Street Oakland, CA 94606
(510) 260-3349
gbolanos730@gmail.com
Owner Allen Wu PO Box 12081 San Francisco, CA 94112

Business Information

Date of which you aquired the building
Total Number of Units
Is there more than one street address on the parcel?

Type of Unit

Is the contested increase a capital improvements increase?

Business License

Have you paid your husiness license?

Have you paid the Rent Adjustment Program Service Fee ($101 per unit)?

Rent History

3-22-2001

Yes

Apartment, Room
or Live-work

No
00029577
Yes

Yes

The tenant moved into the rental unit on
Initial monthly rent

Have you (or a previous Owner) given the City of Oakland's form entitled Notice to Tenants of Residential
Rent Adjustment Program (“RAP Notice”) to all of the petitioning tenants?

On what date was the notice first given?

Is the tenant current on the rent?

City of Oakland Rent Adjust Program
Date Printed: 06-04-2022

https://apps.oaklandca.gov/rappetitions/OwnerResponse.PrintOwnerResponse.aspx ?Responseld=1211

5-16-2019
1800

Yes

5-16-2019

Yes
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6/4/22, 12:22 PM Owner Response

City of Dakland Rent Adjustment Program
250 Frank H. Ogawa Plaza, Suite 5313
Oaldand, CA 94612

(510) 238-3721

Owner Response
Are you claiming an Exemption? No

Owner Responses on Petition Grounds

Questions Owner Response

***Note: Section Al (above} does not have the option to
select Other Reasons for Increase on the RAP website
portal

The tenant, Gigi Bolanos, was provided the RAP form which
she signed at her move-in date of 5/16/2019. The tenant,
Gigi Bolanos, was provided and propetly served via USPS
Tenant did not receive proper notice, was not properly served, and/or was not provided certified mail on 2/12/2022; a Notice of Costa-Hawkins
with the required RAP form with rent increase(s) Rent Increase (California Civil Code Section 1954.53 et.
seq,) along with the RAP forms. All of which were also
emailed to City of Oakland Rent Adjustment Program
Hearings Unit on 3/20/2022 for the mediation held on
3/30/2022.
Page 3/6 of the tenant's petition #15088; shows that the
tenant replied she did receive a Rent Program Notice with
the Notice of Increase.

A government agency has cited the unit for serious health, safety, fire, or building code Na government agencies has every cited the unit for any
violations. serious health, safety, fire or building code violations.

The tenant, Gigi Bolanos, never sent proper written notice
via USPS certified maif indicating a request for adding
roommates. The potential roommate candidates never

submitted rental applications or proof of

The owner is providing tenant(s) with fewer housing services and/or charging for
services originally paid for by the owner.

employment/income verification.

Per line item 4 of the lease agreement; Tenants shall be
Tenant(s) is/are being unlawfully charged for utilities. responsible for the payment of all utilities and services,
except: Garbage, which shall be paid by Owner.

Rent was not reduced after a prior rent increase period for capital improvements. N/A
Tenant is contesting exemption based on fraud or mistake. N/A

None of the original occupants permanently reside in the
covered unit. (California Civil Code § 1954.53(d)). Both of
the original occupants on the original lease agreement
signed 8/6/2017 moved out of the covered unit on their
own accord. Mary Balingit moved out 4/7/2019; Maria
Tenant’s initial rent amount was unlawful because owner was not permitted to set initial Lilygrace Abad moved out 11/14/2021.
rent without limitation (O.M.C. § 8.22.080C).
The owner is allowed to set an initial rent without
restriction pursuant to Costa-Hawkins and O.M.C. 8.22.080
(O). I natified Gigi Bolanos this via text on 10/12/2021.
Then again, via USPS certified mail along with the RAP
forms, on 2/12/2022.

City of Oakland Rent Adjust Program
Date Printed: 06-04-2022
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6/4/22, 12:11 PM

ProofOfServicePrint

City of Oakland Rent Adjustment Program
250 Frank H. Ogawa Plaza, Suite 5313
Qakland, CA 94612
I Bl s
PROOF OF SERVICE
OWNER RESPONSE

®  And additional documents uploaded with the Petition TR L

SO OF DAREANL

Case number: T22-0078 A
Electranic Petition number: 15088
Electronic Response number: 1211

I declare under penalty of petjury under the laws of the State of California that on 06-04-2022 1, Allen Wu, served a copy of the following
document(s}, Owner Response, and, and slf attached 33 pages. to each opposing party, whose names and addresses are listed below, by United
States mail,

Title of Served Document(s): Signed and Dated Proof of Service for Tenant Petition 15088 and Case
T22-0078

114 £15th - Gign SMS 10-12-2021 to 11-13-2021; 2-18-2022

114 £15th St - Aug 6, 2017 Lease - Mary Balingil, Maria Lilygrace Abad

114 £15th St - May 15, 2019 1st and 2nd Amendment to Aug 6, 2017 Lease
Copy of 2-12-2022 Notice of Casta-Hawkins Rent Increase to 114 Gigi Bolanos
Copy of 2-12-2022 USPS Certified Mail Receipt to 114 £15th St Gigi Bolanos
Maria Lilygrace Abad Moveout- SECURITY DEPOSIT REFUND FORM

Mary Balingit Moveout- SECURITY DEPOSIT REFUND FORM

Addressee(s) Information

Addressee: . Gigi Bolanos
114 East 15th St
Oakland CA 94606

Allen Wy 06-04-2022

AGNATURE

City of Oakland Rent Adjust Program
Data Printed: 06-04-2022

fittps:i/apps. caklandca.govirappetitions/OwnerResponse.ProofOfService Print. aspx?responseid=1211

Uit
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ugion the following TERMS and CORDITIGNS:
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do

i mam et fers m r:mt fmm e Owner lha premisey il /,d nthe Gty of
Stato of L & ‘Clwk\m,. descnberf B _ﬂfg
an! sanslsing ot ~

1. YERMB: The tepm hotaof han
uneu dor i ahontol

cn & monfh morgsn i ﬂ\or er, unif gither party shatl terminate :ne same by givh th DAY . 2YE WHtEN Nttice dobvarad by sortifled mad,

2. :zr:m' Rent shaltbe § - per month, I by sdvaiice, ypon the day of gach rmtmm 1o Ownar his authorizsd ag:
al the foliowing address: rrggn 23%{ '«%&Q&%&%& &‘&? ’% ;
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period. Any uapaid balances remalring alter terminatian of ocoupancy ara aublaot o 1% Interest per mongh or the maximum rate allowed by taw.

3. MULTIPLE OCOCUPANCY:. s exprosaly Hhat this is} o Cnar antf nach signalory joidly and soveratiy. inthe evant ol aalaul!

by siny orss sighatory ach arid evary remalning signatory shall be 1asponeible for Uimaly paymond of rent az;? m'evls,om ¢t this agreemeny.
G, UTILITIBS: Tooant shail be responsitis for the payment of olf utiilios ant gervicas, puceph: whith shatl be '\&d by Qwngr,
USE; The promizss shal! be used exclusively as a residenco for no more than . ~de. persons. Guesy |a>vlo]¢ mw tonatotaiol ... 'su,q na
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6. AMIMALS: Hoaaimals ehall be brooght on the premises without the prior consent of the Qwrer, . ’

¥.  HOUBE RULES: inihe even! thalthe promises are a portion of a building containing mors then one s, Tonant agraes o abids by ey and all house rules. wh
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greas. Tanant shall st iave 3 waterbed on the prenvises withgut pror written conssnt of fhe Dwier,
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9. ASBICNMENY AND SUBLEYTING: Tonanishak no!awgmhis agresmant or sublat any porfion of the premizas withou! prior wiitien consent of iy
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harein, Ovizer iy 2! any line give Tenan! & witen inveniory ol lumiture and furnishings onthe premises aid Tonard shiall Ys dvemed fo huve prosseasion ¢!
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the quiet erjoyment of try tenant in the billding.
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Qs eoncuregnlly with his Lozse wid shail be 2 pad of thigleasy, - -

195 BAMAGES TO PREMISEN: Nhopromises are so damagedby fiea of from any other cause i io rencer thenuntenartabie, then aither party shali ave the fignt
1 tremingte this Leasa s of the date on which such damage oocurs, through wiitleh notice to the other parly, to be ghven within fifteen (15) days altar osctrancs of
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and wilhou! nol luss than 24 hours prior nalioe to Tenanl.
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10 hold Qwner frarmiass irom any clims for damages, ro matier how caused, excent for injury or damages for whith Chwner Is lsgaly responsitie.

15, PHYSICAL POSSESSION: I Owner is unable to deliver possession of the premises at the commencement rareol, Qvner shall not bo iablg tor any ta
caused thersby. rar shall this agreomant be waid or voiiable, but Tanant shal nol bs fiadle for any rent until possension i delvired. Tenart may termnat

iy ian s nol ehvared within __c e days of the ue ol tha term Morgol, :

16. D BEAULT: 1Tenanl shat (ai fo pay et whon due, or perltim any tetinhargol altar not febg than thies () days writien notice of such defasd giverinihy
sanulrad by law, ta Owaar, al his aplion, may leeminate allrights of Tenant hereunder unfess Ysnant, within said ime, sholl ure such default, if Yenant abango
vagitos e property. whita in defaut{of Ihe paymant of reitl, Ownar fray mns{derany pmperty iaften the promises 1o be abandoned and may digpose of the samsin »
mannet sfawed by v i the avent s Ownor bly beleves Sl such ab d proporty has ro vakie, iLmay be discarded. Al praperty on the pramises &
hemby subfect ks & Sen in lavae of Qwnor far the payment of alt suime duo heraundse, 1o the maximum axtent allowss Ty law,

i thee gveniof 2 Jafatit by Tenany, Owrer may slectto (3) continue ihe oase In effett and entoroe all s Tighls and renwfios hereunder, Intisdingthe fphity
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tha igase, insluding the enal of recovering 1he pramises, and incluging the wortt at the timg of such termination, ot at the tme of anaward 1 sult he inalituler 1 ae
this provision, of the aimount iy which the unpald rent ot the bal fthe larm the amount of such Hoas which Bve Tenant praves couli b reasonabily avol

17 SECURITY: Tke securily deposit sef forih, I any, shall sacuro tha performancs.of Tenant's sbiigalions:horeundsr, Swner may, bul shafl not e shiigales to, toply
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1, DEPOSIT REFURDS: The balance of sl deposits shullbe rehuidod withinbwo wesis fom dale poasebslon fs delvered to Cwnar at his Authorized A¢
Togathar wilh & staloment snowing any chiergas rade againet such depasits by Owner,

19, ATYORNEY'S FEES: ipany tegaf action brought by elthar party 1o eniorte the terma hareo! or refating o the demised preniises, the prevailing pa
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ENTIRE AGREEMBENY: The foragolng constitules the antire agragement botwhen tha partles and may be macdiliod anlyby @ wiing sngmd hg bo th pml 0z, Tha fellewing

e

oHr

Exhibits, Il any, have been made a pan of this agreament betore the paries’ ion hareol:

The undsrsigned Tenant hereby scknowledges recelpt of 8 sopyherenf, 2 ,#/MJJ m .’s A
Heal Estate Compary 3 »‘ B Y —— e ".}«"rsnam

ACCEPTANTE: Qe v \m Ownar OATED CIEIYX

FORM 108 {(12-98) COPYRIGHT 983, BY PROFESSIONAL PUBLISHING GOAP. 122PAULDA SANRARARL SR 04028 WISy 4721004 m" HOFBSSIORAL
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Additional Rental Terms and Agreement »

B K
. v

e ! M evomry oo
X F M P g

CONDITION OF PREMISES: TENANT acknowledges that the premises have been inspected. Tenatit ac,k&@jk(
that said premises have been cleaned and all items, fixtures, appliances, and appurtenances are in gomplete working
order. TENANT promises to keep the premises in a neat and sanitary condition and to immediately ¥ n’ﬁxgsﬁé’;ﬂﬂﬁfwd

for amy sums necessary (o repair any item, fixture or appurtenance that needed service due to TENANT'S, or

. v s Y ) Y
'ENANT'S invitee, misuse or negligence. O "t PROGRAM
L BEm ™
- Wi A

TENANT shall be responsible for the clean?ng or repair to any plumbing fixture where a stoppage has occurred.
TENANT shall also be responsible for repair or replacement of the garbage disposal where the cause has been a resuli
of bories, grease, pits, or any other item which normally causes blockage of the mechanism.

ALTERATIONS: TENANT shall not make any alterations to the premises, including but not limited to installing
serials, lighting fixtures, dishwashers, washing machines, dryers or other items without first obtaining written »
permission from LANDLORD. TENANT shall not change or iustall locks, paint, or wallpaper said premises without
LANDLORD'S prior written consent; TENANT shall not place placards, signs, or other exhibits in & window or an
other place where they can be viewed by other residents or by the general public. »

REPAIRS BY LANDLORD: Where a repair is the responsibility of the LANDLORD, TENANT must notify
LANDLORD with a written notice stating what item needs servicing or repair. TENANT must give ANDLORD a
reasonable opportunity to service or repair said item. TENANT acknowledges that rent will not be withheld unless =
written notice has been served on LANDLORD giving LANDLORD a reasonable time to fix said item within the
meaning of Civil Code Section 1942, Under no circumstances may TENANT withhold rent unless said iterm constitutes
a substantial breach of the warrantee of habitability as stated in Code of Civil Procedure Section 1174.2.

FURNISHINGS: No liquid filled furniture of any kind may be kept on the premises. If the structure was built in 1973 o

[ater TENANT may possess a waterbed if he maintains waterbed insurance valued at $100,000 or more. TENANT
must furnish LANDLORD with proof of said insurance. TENANT must use bedding that complies with the load
capacity of the rnanufacturer. In addition, TENANT must also be in full compliance with Civil Code Section 19405,
TENANT shall not install or use any washer, dryer, or dishwasher that was not already furnished with the unit.

INSURANCE: TENANT may maintz}in a pqrsonai property insurance policy to cover any losses sustained 1o
TENANT'S personal property or vehicle. It is acknowledged that LANDLORD does not maintain this insurance
cover personal property damage or loss caused by fire, theft, rain, water overflow/leakage, acts of GOD, and/or any

other causes.

1t is acknowledged that LANDLORD is not liable for these occurrences. It is acknowledged that TENANT'S inswraice
policy shall solely indemnify TENANT for any losscs sustained. TENANT'S failure to maintain said policy shall be
complete waiver of TENANT'S right to seek damages against LANDLORD for the above stated Josses. The parties

acknowledge that the premises are not to be considered a security building which would hold LANDILORD (0 4 |

degree of care.

ipher

OCCUPANTS: The premises shall not be occupied by or have mail addressed to any person other than those
designated above as TENANT with Ehe exception.of the following named persons:

. / 2 / | /o~ }’;( L .
XY Sy TS Y ) f% o

ereasea

[ LANDLORD, with w:éten consent, allows for additional persons to occupy the premises, the rent shzil be
by $100 for each such person. Any person staying 14 days cumulative or longer, without the LANDLORIY'S written
consent, shall be considered as ocoupying the premises in viclation of this agreement.

SUBLETTING OR ASSIGNING: TENANT agrees not to assign or sublet the premises, or any part thereof, withou
first obtaining written permission from LANDLORI.

Page 3
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RESIDENT POLICIES AND RULES e
“HOUSE RULES” Rentad Agreeman:

GENERAL
B2l 1>

B
iy

3

This document is an addendum and is patt of the Rental Agreement, dated __@ [ Vo

between i\'\\f/"\ 1’\)‘4 ﬁ
and Mﬁ'ﬂi‘v ML%’@'TAUZ }(M / N\Jé@m )5(}-'”\97, : "Resident,”

~ i,
\\\p Y—'\S»‘ Sr , Unit & (f applicabde)

(%treemddre 3 ’ VST
Onk-\n ‘1‘{ " . coa_ ket

{City) i
New policies and rules or amendments to this document may be adopted by Owner/Agent upon giving 30 days notice i

writing to Resident.

‘OwnerAgent,”

for the premises located at:

\\é;ww days will be requirad to go through the application process and, if approved, mus

Guests who stay more than
sigh a Rental Agreement,

NOISE AND CONDUCT

fesident shall not maks or allow any excessive noise in the unit nor permit any act:ons which will inferfers with the rights
comforts or convaenignces of other persons,

flesident shall refrain from playing musical instruments, television sets, stereos, radios, and other entertainment ftems
a volume which will disturb other persons. :

Basident shall refraln, and shall ensure that Resident’s guests likewise refrain, from activities and conduct outside of the unt:
(in common areas, parking areas, or recreation facilities) which are likely to annoy or disturb other persons.

Hesident shall refrain from oreat;rl%or ailowmg o be created, any noise that is disturbing to other resicdenis belween e

hoursof B _pmoand___ ©

CLEANLINESS AND TRASH

1.

Pasident shall keep the unit clean, sanifary and free from objectionable odors at alf times.

fesident shall ensure that papers, cigarette butts and trash are placed in appropriate receptacles so that [itter s not create
on or about Resident’s unit.

Fasident shall ensure that trash and other materials are not permitted to accumulate so as to cause a hazard orbe inviotalos

of any health, fire or satety ordinance or regulation.

Fagident shall ensure that garbage is nol permitted 1o accumulate and that i is placed in the trash containers provided o
that purpose on a dally basis. Resident shall ensure that large boxes are broken apart bafore being placed in the iras
containers. Resident shall be responsible, at Resident’s expense, for hauling to the dump those items too largs 1o fit in thes

trash containers.
Nesident shall ensure that furniture is kept inside the unit and that unsightly tems are kept out of view,

Fesicent shall refrain from leaving articles in the hallways or other common areas,

Hasident shall refrain from shaking or hanging clothing, curtains, rugs, and othef coverings and cloths outside of any wingow
ladge, of balcony.

Basidont shall refrain from disposing of any combustible or hazardous mvaterlal in trash containers or bins.

LmuApntAsmcmuonApprmFom — - A — . S— — »
- REPRODUCTION OF BLANK -

WWIW.( aam’{ org
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V. SAFETY/SECURITY
Security is the responsibility of each Resident and each guest. Qwner/Agent assumes no respo sxbﬁny"or’u@ndﬁy, unless
otherwise provided by law, for residents’ and guests' safety and security, or for injuty or damage caused. Qy\tha cnmzrm. acts
of other persons.
] M
h’e‘i Agém/ ks

2. Resident should ensure that all doors are locked during Resident's absence. Resident must notify Ox7£
hecorne inopetable. RENT A

g Resident should ensure that all appliances are turned off before déparﬂng from the premises.
Witen leaving for an extended period, Resident should notify Owner/Agent how long Resident will be away.

Priorto any planned absence from the unit, Resident shall give Ownet/Agent authority to allow entry to the unitto any person
or provide Owner/Agent with the name of any person or entity permitted by Resident to enter the unit.

6. Rasident shall refrain from smoking in bed.
Resident shall refrain from using or storing gasoline, cleaning solvent or other combustibles in the unit.

Resident shall refrain from using charcoal barbecues on porches, balconies or patios adjacent to buiidings if such use would
constitute a fire hazard.

&,

'Hesident shall ensure that no personal belongings, including bicycles, play equipment or other itemns shall be left unattendad
in the halls, stairways or about the building.

MAINTENANCE, REPAIRS AND ALTERATIONS
Resident shall advise Qwner/Agent of any items requiring repair, such as dripping faucets or light switches. Resident shall

.
make repair requests as soon after the defect is noted as is practical.

Resident shall refrain from making service request to maintenance personnel unless Residentis directad to do so by Ownar/

Agerit.

Raesident shall refrain from making any alterations orimprovements to the unit without the consent of Owner/Agent. Resident

shall refrain from using adhesives, glue or tape to affix pictures or decorations.

Hesident shall refrain trom using aluminum foil as a window covering and shall obtain the approval of Qwnar/Agent beloce
using any window covering visible from the exterior of the building.

Costs of repair or clearance of stoppages in waste pipes or drains, water pipes or plumbing fixtures caused by Resident
negligence or improper usage are the responsibility of the Resident. Payment for corrective action must be paid by Residant

on demand.

PARKING

1 Resident shall only use assigned parking spaces and shail ensure that guests park only in unassigned areas or designaied
quest parking areas. Resident shall ensure that posted and designated fire zones or “No Parking” areas ramain clear of
vehicies at all times. Resident shall refrain from parking in unauthorized areas or in another resident’s designated parki 2
space. (Vehicles parked in unauthorized areas or in another resident’s space may be towed away at the vehicle owre

axpensa.)
2 Inoperable, dismantied or partially dismantled, or unregistered vehicles are subject to tow under California Vehicle Code
22658 and any applicable local laws and/or ordinances.
e undersigned Resident(s) ackowledge(s) having read and undarstood the fore omg, ?d-’recexpt oj&lphoaw of ariginal.

S 1T gy A

r; L . Res;des% B

6 Aesldent /

REPRODUCTION OF BLANK
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SMOKE DETECTOR AGREEMENT

THIS AGREEMENT is made and entered into between {X\é\{’)“\ L\)V‘
W‘Vﬂ[’& Li Wifér(rﬁw AEO/J “Resident

OWNER AND RESIDENT MUTUALLY AGREE AS FOLLOWS:

*Qwner” and

1. Resadem is renting from Owner the premises locate ﬁft
W e\ Sy , coble
» Unit# (if applicable)

(StmatAddress) W i
[ \ ,CA Qa“({i e

(C’W)

2k

This Agreement is an Addendum and part of the Rental Agreement/Lease between Owner and Resident,

o

The premise(s) is {are) equipped with a smoke detection device(s).

4. Resident acknowledges the smoke detection device(s) was {were) tested and its operation explained b
{Owner or agent in the presence of Resident at time of Initial occupancy and the detector(s} was {(wer:

operating properly at that time.
Residant shall perform the manufacturer's recommended test at least once aweek to determine if the smol
detector(s) Is (are) operating properly.

6. initial ONLY if BATTERY OPERATED:

By initialing as provided, each Resident understands that said smoke detector(s) and alarm is a battery
operated unit and it shall be each Resident’s responsibility to:

a. ensure that the battery is in operating condition at all times;
b. replace the battery as needed (uniess otherwise provided by law); and
<., after replacing the battery, the smoke detector(s) do not work, inform the Owner or agent immediatel,

Resident(s) must inform the Owner or agent immediately in writing of any defect, maifunction or failure of an
detector(s).

in accordance with California law, Resident shall allow Owner or agent access to the premises for tha

purpese. N
-y A )
o y A : ‘:‘\\{/ﬁf e .»xé[\.f ,7“““ Y (/
Ol f /7 NY e ST
Date Resigent TN
b A5
Jate Resident
IO P g N
L ; —
Jate Owner!ﬁw nt

/l}'br:x’aApamnemAssociaiiorz Apved,orn T B §EP§O§U¢T'°N- OF BLAN
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INSURANCE FACTS FOR RESIDENTS

Mara, U AL fiwf / WW
Address/Unit: X\{Q Es\%-\*"\ %}" 0‘&\%\9{ 30‘@( Q¥kbol

The purpose of this letter is to inform you concerning insurance coverage so that you can protect yourself agains
loss, if you wish, and to help prevent misunderstanding about the owner’s insurance coverage. It is not an effor
by the cwner!agent to change responsibilities—that ie done by the state legislature and the courts,

TO: Resident(s):

1. (.xc.n@raﬂy, except under special circumstances, the OWNER IS NOT legally responsible for loss t¢ the resident’s
parsonal property, possessions or personal liability, and OWNER'S INSURANCE WILL NOT COVER such losses o

damages.

If damages or injury to owner’s property is caused by resident, resident's guest(s) or child (children), the owner’™
wsurance company may have the right to attempt (under the “subrogation clause”) to recover from the resident(s
payments made undetr owner’s policy.

Following is a non-inclusive list of examples of possible costly misfortunes that, except for special circumstunces, yoi
could be held legally responsible for:

Your babysitter injures herself in your unit.
Your defective electrical extension cord starts a fire which causes damage to the building and your parsons

property and or the personal property of others.

A friend, or your handyman, is injured while helping you slide out your refrigerator 80 you can ciean pehing ii.
While fixing your television set, a handyman hired by you is injured when he slips on the floor you have just waxed
Your locked car is broken into and your personal property, and that of a friend, is stolen,

A burglar breaks your front door lock and steals your valuables or personal property.

T

c.
d.
&
f

If you desire 1o protect yourself and your property against loss, damage, or liability, the owner strongly recommerici
you consult with your insurance agent and obtain appropriate coverage for fire, theft, liability, workers” compenseitins

arxi other perils.

The costis reasonable considering the peace of mind, the protection, and the financial recovery of loss that you ge
it you are adequately protected by insurance,

4.

e

G ws/r Fea f“jw o

Owner/Agent TN

Pafe

lg'forz ApamemAssocx:bn Apmved Form REPROD UCTION OF BLAN
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ADDENDUM FOR DRUG-FREE HOUSING

in consideration of the execution or renewal of a lease of the dwelling unit identified in the Rental Agreement/

L.ease, Management and Resident agree as follows:
1. Resident, any member of the Resident’s household, oy a guest or other person under the resident’'s control
shall not engage in eriminal activity, including drug-related criminal activity, on or near property premises.
session with

“Drug-related criminal activity” means the illegal manufacture, sale, distribution, use, or possession wit
intent to manufacture, sell, distribute, or use of a controllad substance (as defined in section 102 of the

Controlled Substance Act (21 U.8.C. 802}

.2. Hesident, any member of the Resident’s household, or a guast or other person under the Resident's control
shall not engage in any act imtended to facilitate criminal activity, including drugerelated criminai activity, on

or near property premises.

3 Residentor members of the household will not permit the dwelling unitto be used for, or to facilitate, criming
activily, including drug-related criminal activity, regardiess of whether the individual engaging in such

activity is a member of the household or a guest.

Resident or members of the househo!d will not engage in the manufacture, sale, or distribution of itiegal drugs

at any location, whather on or near property premises or otherwise.

5. Resident, any member of the Hesident’s household, or a guest or other person under the Resident's control
shall notengage in acts of violence or threats of violence, including, but notlimited to the unlawhil discharge

of firearms on or near property premises.

6. VIOLATION OF ANY OF THE ABOVE PROVISIONS SHALL BE A MATERIAL VIOLATION OF THE RENTAL
AGREEMENT/LEASE AND GOOD CAUSE FOR TERMINATION OF TENANCY. A single violation of any of the
provisions of this addendur shall be deemed a serious viclation and a material noncompliance with the rental
agreement/lease. It is understood and agreed that a single viokation shall be good cause for termination of
the rental agreement/lease. Unless atherwise provided by iaw, proof of viclation shall not require criminui

conviction, but shall be bya prepandéfahc&a of the evidence.

in case of conflict betwean theproviglons af this addendum and any other provisions of the rental agreement/
lease, the provisions of the a&denggum “shall govern.

This Rental Agreement/Lease Addendum is incorporated into the rertal agreement/lease exscuted or

8.
renswed this day between Managgmgnt and Resident.
flz ’(}
7 ’ R
L] Ny
Diate ; , Rasidsni
\)} L@'/ 7 ““““““““““ w‘} Z{g\‘ /“Q“’}f)/

Late RESIDONT ot
%m j \r}v il M

Ovvner/Agenr

Date

-
] California Apartmene dsseciation Approved Form ) ) - i :
i www.cannelorg : REPRODUCT‘ON OF BLANK
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o) WAV «t’ﬁ@» \»o@é\ %ifw kv \o\ew}“‘/’

S N I L 24" we&

{ ’] This uaitls subject (o rent contro! ang the agency rasponsibla o adjudicate clalms is;

fonant’s Inllials: Qwnar's Initisis
Ry ‘(Av(“)' Wﬂ?{

COMMISSION AGREEMENT
Tha Ownes agrees 1o pay Lo e Broker in this ta

i sumof for sorvices rondered and authonzes Agent to duduct said sum from the duposit racaived fron

i the event the Lerse is axtended for a dofinife ostiod of Uma troa a month-lo-month bissis afler expiration of the celginal form, Cwner shall pay 1o Broker an
commigsion of parcant { %) of the Yoial rentat for the extendod parod, Thit commigaion shail ba due and payeble at ihe commencomant of e
padae it for a fixed tor, o7 il on @ menti-lo-month bagis, &1 the tarmination of Tenants oocupancy or ene yerr, witichever 8 earlier,

Ownar's Initials: {.._.] & sale or exchange of the real property is made to Tenant or any member of Tesant’s family during the occupency ¢f Tanan! ¢
hundrad and eighy (180} days alter termsinalicn of occugancy, thea Ownar agrees to pay Broker a isslon of . poreont { %) of the sale price
axchange value, This agrosment shalt not Bt the rights of Agent provided for In any listing or othor agreement which may de i1 effect between Dwner and Agora
NOTICE: The amount or rate of real estate commisslons 18 not flxed by law. They are set by each broker Individuaily and may be
negotiable between the ownet and broker.

The undersigned Cwner heraby acknowledges recelpt of a copy hereof, ' DATED: 4
Cwner's Avthorizod Agent
A cleh
By .

TﬁmanwspERS@NALAMDcnanﬂwu#onm#ncn

{In the event of co-tenants, other than spousds, use separate shost fur ¢ach tenant.)

Soc(el Socurity No.
Namg Orivers Lie. No.
Namg of Co-Tenent Soclal Security No.
Pragent Address ] Drivers Lic, No.
{Glato { Zip g Hos. Phone ) Bus. Phone
Fow iong 4t prasent addross? Landiord or Agont Photie
Pravious Addross Howiong? Landiordor Agent - Phone
City / State 7 Zip ¥
Arimalg?.
CSeaupents:
Car Meko Yoar Model Color License No, i
QCCUPATION
PRESENT QCCUPATION® PRIOR OCCUPATION* CO-TENANT'S OCCUFATION
Croeupatlion )
% Lempoyed, dba E
| Business Audress
Businoss Phona i
"'ypo of Busingas I
Pumuon haid
Mame and Titie of Suparior .
) W O
ly Gross | nm:r“
"l?e viayed inss than fwe yoars, .
G slgsmyl:!sﬁ;!mz :xl: I;;::sruo;;upa!cn‘ R EFER ENOES
Bank Reforence Address Phonn
A 4 ; HIGHESTAMOUNT - ACCOUNT &F
CHEMTREFEAENCE ACCOUNTNO. AODRIESS PURP: F S
TRE .N\.E Ci » OWED URPOSE QF CREDIT ORDATE CLOSED
PEHSONALREFERENCE ADDRESS PHONE: i LENGTHOF ACQUAINTANCE OCOUPATICN
MEAREST RELATIVE AUDDRESS PHONE <y RELATIONSHIF

Have you evar filed a petition of bankruaptey ? . Have you ever been avicted from any tenancy or had an eviction notlce served
ONYOU? e Hava you ever willtully and intentlonally rotugod 10 pay any reni when Quo? ...

i DECLARE THAT THE FOREGOING IS TRUE AND CQRR&QT. AUTHORIZE TS VERIFICATION AND THE OBTAINING OF A CREDIT RERTRT.

i ngrer that the Landiord may teemingte any agreement entarad into in reliance on any misstalement made above, DAYED: . .

Applicant

105 {1B8)  COPYRGHT & (0RS. BV PROFESSICNAL PUBLISHING CORP, 122PAULDH, SANFARARL €A 24900 (41T stsd | 0 Esgf&s}?“f‘%‘m"
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TENANT VACATE ADDENDUM

Background
9
A The landlord and the Tenants entered into the lease (the “Lease Agreement”) dated August 6, 2017, between Aller Wu {Lanclors; h
and Mary Balingit and Maria ilyarace Abad (Tenant(s} for the premises (the “Leased Premises”) focated ot 114 £15th St VGHAM
Ouvkland, CA 94606
B The Landlord and the Tenants desire to amend the Lease on the terms and conditions set forth in this jease amending agreement

{the “Amendment”},
C. This Amendment is the FIRST amendment to the Lease.

IN CONSIDERATION OF the Landiord and Tenant agreeing to amend their existing Lease, and other valuable consideration, the receipt ¢nd
sufficiency of which is hereby acknowledged, both parties agree to keep, promises, conditions and agreements below:

Amendment
L. The Lease Agreement will be amen as follows:
This Tenant Addition Addendum dated: S é__ L o I8 hereby a part for alf purposes of the Lease Agreement between:
Allen W, as LANDLORD and Maria Lilygrace Abad’, as CURRENT TENANT(s) for the property known as; 114 A and, CA 94606

LANDLORD and CURRENT TENANT(S) hereby acknowledge and agree that Mary Balingit, (VACATING TENANT) will vacate the Property o
3¢31/19, (Move-nut Date} and will be released from all abligations regarding the Residential Lease Agreement. Mary Balingit, (VACATING

TENANT]) relsases ali claims to the Security Depasit and any other money held hy Landlord.

coaditions of the Lease Agreament. Each remaining Tenant agrees 1o be jointly and severally liable to the Landlord for the entire rent and the
entire amount of any other charges due and/or incutred under the Lease Agreement

Alt other terms and conditions of the Lease Agreement will remain int full force and effect uniess otherwise agreed upon in writing by thc
Landiord and Tenant(s).

By signing this Lease Amendment, the Tenants and Landiord certify that he/she has read, understood and agrees to all of the terms and
conditions listed in this Amendment.

All parties to this Tenant Vacate Addendum agree to be jointly and severally liuble under the Lease Agreement for ail amounts due and owing,
whether past due, currently due or to be owed in the future, and all parties agree to abide by ali terms of the Lease Agreerent, meluding bul

not limited to any addendums. All parties below hereby acknowizdge and agree that upon vacating the Property any and all refunds of mon es
paid in advance under the terms of the Lease Agreement, to include, but not limited to, security depusits and advanice rent, shall be jointiy paid

to all of the TENANTS.

Premises returned by Mary Batingit, (VACATING TENANT}

G
VACATING TENANT SIGNATURE: : DATE: 5;:.,/ 1_6_/_,

VACATING TENANT NAME: Mﬂ/(g @mﬂ{,}ﬁ“

\
CURRENT TENANT SIGNATURE: \\M M _DATE: _5‘.../.~ Lsflﬂ

g V
CURRENT TENANT NAME: mma‘ A’b""ﬁe o

DATE: S/lglfi ........

LANDLORD/AGENT SIGNATURE:

LANDLORD/AGEN T NAME: A{ 129 ‘/\vf %) .
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SECURITY DEPOSIT REFUND FORM

Resident's Name: __Maryrose Canono Balingit

Address: 114 E 18" 8t AptNo ..
City: Oakland State; CA Zip: 946061717
FORWARDING Address: Aptl.No ..
Ciy: State: 2ip:

The following is an ltlemized statement of your deposit account:
1. Date tenancy began: 322718 Date keys turned in: Still has the kevys.

2. Total of all deposits paid: § 800,00

3. Deductions:
TYPE DESCRIPTION GOST
Rapairs Bathroom wall and tite due to water damage from nct $256.00
closing shower curtains and wiping water from the
bathroom floors after showers. Replaced damaged
shestrock, tile and paint newly patched wall,

Pateh & sand nail holes in bedroom walls. 3150
{Waived - Wear & Tear)
_ Missing deadbolf chain & damaged door trim in Kifchen. .. s50
Painting: Prime and Paint bedroom & closet walls, cefling, trim & $800
doors. {(Waived - Wear & Tear)
Cleaning:
Gapet Cleaning: | Bedroom and Front Entrance. $200.00
Drape Cleaning: | Bedroom, Bathroom and Kitchen $120.00
(Walved ~ Wear & Tear)
Miscellaneous:
Unpald Rent: 3/15/19-3/31/18. Received ropm on 4/7/19. $493.55
Court Judgment.
$893.55

““““

Total Deductions

O Your check is enclosed in the amount of &

© Flease make your check in the amount of §_93.85 . payable to ___ Allen Wu
withinn 21 days of receipt of this statement.

‘A8 REQUIRED BY LAW, YOU ARE HEREBY NOTIFIED THAT A NEGATIVE CREDIT REPORT
REFLECTING ON YOUR CREDIT HISTORY MAY BE SUBMITTED TO A CREDIT REPORTING

AGENCY
IF YOU FANIL TO FULFILL THE TERMS OF YOUR CREDIT OBLIGATIONS,” CC1785.26(c) {2)
S o 7 S
“472*577é? R

Date OwnerManager
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SECURITY DEPOSIT REFUND FORM

Resident’s Name. Maria Lilygrace Abad

Address: 114 £ 18" St AptNo. .
City: Qakland State., CA Zip: 94606-1717
FORWARDING Address: Apt No_
City: State., Zip:

The following is an iteamized staterment of your deposit account:
1. Date tenancy began: 8/15/17 Date keys turned in: 1171472021

2. Total of all deposits paid: § 900.00

" 3. Deductions.

L TYPE DESCRIPTION cosir
! Repairs Bathroom wall dug to water damage from not closing $200.00
showsr curtaing and wiping water from the bathroom
floors after showers. Patch damaged sheetrock, Sand :
and paint newly patched wall. o

Patch & sand nail holes in bedroom walls. $150
| (Wawed - Wear & :
Painting: Prime and Paint bedroom & closet walls, cefling, tim & $800 :
doors. (Waived ~ Wear & Tear) |
Cleaning: ~ o
Carpet Cleaning: | Bedroom and Front Entrance. _ %20000
Drape Cleaning: | Bedroom, Bathroom and Kitchen #2000 ;
' (Waived - Wear & lear) |
Miscellaneous:
Unpaid Rent: | |
Court Judgment, U R
Total Deductions 40006

O Your check is enclosed in the amount of § ‘ 50000

0 Please make your check in the amount of §___ . payable to___Alfen Wu

within 21 days of receipt of this statement,

‘AS REQUIRED BY LAW, YOU ARE HERERY NOTIFIED THAT A NEGATIVE CREDIT REPOR
REFLECTING ON YOUR CREDIT HISTORY MAY BE SUBMITTED TO A CREDIT REPORTING

AGENCY
IF YOU FAIL TO FULFILL THE TERMS QF YOUR CREDIT OBLIGATIONS,” CC1785.26(c) (2)

Date OwneriManager
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TENANT ADDITION ADDENDUM

Background

A, Thelandlord and the Tenants entered into the lease (the “Lease Agreement”) dated August §, 2017, for
the premises {the “Premises”) located at 114 E15th St, Cakland, CA 94606
The Landlord and the Tenants desire to amend the Lease on the terms and conditions set forth in this

lease amending agreement (the “Amendment”}.
€. This Amendment is the Second amendment to the Lease.

IN CONSIDERATION OF the Landlord and Teniant agreeing to amend their existing Lease, and other valuable
consideration, the receipt and sufficiency of which is hereby acknowledged, both parties agree to keep, prorises,

conditions and agreements below:

Amentdment
1. The Lease is amended as follows:
This Tenant Addition Addendum dated: S / iﬂs {{6‘1 , is hereby a part for all purposes of the Lease
Agreement between: Allera Wi _ , a5 LANDLORD

and WL ﬁm&ﬁm&mﬁ&gw , as CURRENT TENANT(s) for the
property knawrn as: 114 £15th St, Oakland, CA 84606

E:NT TEN NT hereby acknowledge and agree

LANDLORD
that % , (NEW TENANT) will be moving into the
Property on ﬁ(o/ { Q , {Move-in Date} and shall become a NEW TENANT under the terms and

conditions set forth‘in t?%e Lease Agreement referenced above. NEW TENANT acknowledges receipt of the Leass
Agreement and all addendurmns thereto. All parties to this Tenant Addition Addendum agree to be jointly and
severally liable under the Lease Agreement for all amounts due and owing, whether past due, curre,miy due orie
he owed in the future, and all parties agree to abide by all terms of the Lease Agreement, including but not imited
to any addendums, All parties below hereby acknowledge and agree that upon vacating the Property any and all
refunds of monies pald in advance under the terms of the Lease Agreement, to include, but not limited to, security
deposits and advance rent, shall be jojntly paid to all of the TENANTS, which shalf include all NEW TENANTS added

to the Lease Agreement.

NEW TENANT SIGNATURE: o Zenolilh

NEW TENANT NAME: __{“]Tk i O AADN

CURRENT TENANT SIGNATURE: W
currentTenant nave. Naria Abad

MMWM H— mmq”) .
LANDLORD/AGENT SIGNATURE % e A

IR

LANDLORD/AGENT NAME: KY\?!A V\/*’\
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CITY orF OAKLAND

P.O. BOX 70243, OAKLAND, CA 84612-2043
Department of Housing and Community Development TEL {B10) 238-3721

Rent Adjustment Program FAX {510} 238-6181
TDD (610) 238-3254

NOTICE TO TENANTS OF THE RESIDENTIAL RENT ADJUSTMENT PROGRAM

Qakland has a Rent Adjustment Program (“RAP”) that limits rent increases (Chapter 8.22 of the Oakland
Municipal Code) and covers most residential rental units built before 1983, For more information on
which units are covered, contact the RAP office.
»  Starting on February 1, 2017, an owner must petition the RAP for any rent increase that is more thuy the
annual general rent increase (“CPI increase™) or allowed “banked™ rent increases. These include capinl
improvements and operating expense increases, For these types of rent increases, the owner may raise vouy
rent only after a heaving officer has approved the increase. No annual rent increase may exceed 10%, You
havea nght to contest the proposed rent increase by responding to the owner’s petition. You do not have
1o file your own petition.
Contesting a Rent Increase: You can file a petition with the RAP to contest unfawful rent increases or
decreascd housing serviees. To contest a yent increase, you must file a petition (1) within ninety (99) dayvs
of the notice of rent increase i the owner also provided this Notice to Tenants with the notice of rent
increase; or () within 120 days of the notice of rent ingrease if this Notice to Tenants wus not given with
the notice of rent increase. 11 the owner did not give this Notice to Tenants at the beginning of your
tenancy . you must file a petition within ninety (90} days of first receiving this Notice to Tenants.
Information and the petition forms are available from the RAP drop-in office af the Housing Assistance
Center: 250 Frank H. Ogawa Plaza, 6th Floor, Gakland and at:
hitpe rwwew 2 oaklandnetcony’Government/o/hedio RentAdiustment.
1 you contest a rent increase, you must pay your rent with the contested increase until you file a pettion.
If the increase is approved and you did not pay the increase, you will owe the amount of the increase
refroactive to the effective date of increase.
QOakland has eviction controls (the Just Cause for Eviction Ordinance and Regulations, O.M.C. §.22)
which limit the grounds for evictions in covered units, For more information contact the RAP office.
Oukland charges owners ¢ Rent Program Service Fee per unit per year. If the fee is paid on time, the
owner is entfitled to get half of the fee from you. Tenants in subsidized units are not required 1o pay the
tenant portion of the fee.
Oakiand has a Tenant Protection Ordinance (“TPO™) to deter harassing bebaviors by landlods and © give
tenants legal recourse in instances where they are subjected to harassing behavior by fandlords (OM.C.
22.600). (City Council Ordinance No, 13265 C.M.8.)
o Theowner  is _ Is not permitted o set the initial vent on this unit without limitations (such as
pursuant to the Costa-Hawkins Act). 1f the owner is not permitted 1o set the initial rent without linsitation,
the rent in effeet when the prior tenant vacated was |

. W‘ﬂ S SMOKING POLICY DISCLOSURE
nitted in Uit the unit you infend o ront,
ermitted in other units of wur building. (I both smoking and nonesmoking uaits

ist 0{ um&s in which xmnkmﬂ i pu mutu} \

¢ Smoking (circle one} IS or”
= Smoking {circle oned 18 orf

exist in tenant’s budldin :
{8 NOT.

There (circle oned 1S of

freceived a copy of this notice on f’/k}'/ {‘1 _ Vy"’“g )4 ,1@ (ﬁ%‘s::fﬁ?

Y iDate) {Tenant’s smr‘mtm?) 3

%

SRR (B FREENRRR A & UK, BHE (510) 23837210 BRI,

La Notificacion del Derecho dal Inquilino estd disponible en espafiol. i desea unacopia, llame al {510) 238-3721. \K‘f\\

Revised 2/10/17
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CITY or OAKLAND

Rent Adjustment Program

Notice of Tenant Protection Ordinance

On November 5, 2014, the Oaldand City Council adopted the Tenant Protection
Ordinance (TPO), which prohibits various harassing behaviors by owners against tenants
- thereby bolstering existing laws and leases that protect tenants. The TPO creates
remedies that could be enfarced by private ¢ivil rights of action.

Among other things, the Tenant Protection Ordinance prohibits conduct that may
coerce 3 tenant to vacate a rental unit involuntarily. The following is only a summary of
the illegal conduct, for a complete list, you are advised to review the attached copy of
the Tenant Protection Ordinance or review Qakland Municipal Code 8.22.600.

Landiords must not, in bad faith, engage in any of the following conduct:

Disruption of services to the rental unit,

Fail to perform repairs and maintenance.

Failing to perform due diligence when completing repairs.

Abuse the Owner's right of access to the rental unit.

Remove personal property, furnishings, or any other items without the prior
written consent of the tenant.

Threats regarding immigration Status.

Offer payments to a Tenant to vacate more than once in six {6) months.
Threaten the tenant, by word or gesture, with physical harm,

interfere with a Tenant’s right to quiet use and enjoyment of the rental unit.
10, Refuse to accept or acknowledge receipt of a Tenant’s lawful rent payment.
11. Refuse to cash a rent check for over thirty {30} days unless a written receipt for

payment has been provided to the Tenant.
12. Interfere with a Tenant’s right to privacy.

Ve W e

~ o

© ®

Note: A tenant aggrieved by violations of the Tenant Protection Ordinance may bring
a civil action in court against the landlord. Violators may be held liable for damages
including emotional distress. For violations related to repairs, Tenants must first

provide fifteen days’ notice of viclation,

The TPO requires owners to post a notice of the TPO in rental units located in a building
with an interior common area. The notice must be placed in atleast one such common
area in the building using the form prescribed by the City Staff,

if you are experiencing any of the conduct detailed above, you may contact the Rent
Adjustment Program for more information, at {510) 238 - 3721,

250 Frank H. Ogawa Plaza, Suite 5313, Oakland, CA 94612 (510} 238-3721
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Additional Rental Terms and Agreement

« CONDITION OF PREMISES: TENANT acknowledges that the premises have been inspected. Tenant acknowledges
that said premises have been cleaned and all iterus, fixtures, appliances, and appurtenances are in complete workin g
srcer. TENANT promises to keep the premises in a neat and sanitary condition and to immediately reimburse landlord
for any sums necessary to repair any item, fixture or appurtenance that needed service due to TENANT'S, or

TENANT'S invitee, misuse or negligence.

TENANT shall be responsible for the cleaning or repair to any plumbing fixture where a stoppage has occurred.
TENANT shall also be responsible for repair or replacement of the garbage disposal where the cause has been a resuit
of bones, grease, pits, or any other item which normally causes blockage of the mechanism.

ALTERATIONS: TENANT shall not make any alterations to the premises, including but not limited to installing
acrials, lighting fixtures, dishwashers, washing machines, dryers or other items without first obtaining written

permission from LANDLORD. TENANT shall not change or install locks, paint, or wallpaper said premises withous
| ANDLORLDY'S prior written consent; TENANT shall not place placards, signs, or other exhibits in a window or any

other place where they can be viewed by other residents or by the general public,

REPAIRS BY LANDLORD: Where a repair is the responsibility of the LANDLORD, TENANT must notify

[ ANDLORD with a written notice stating what item needs servicing or repair. TENANT must give LANDLORD 1
rensonable opportunity to service or repair said item. TENANT acknowledges that rent will not be withheld unless s
wiftten notice has been served on LANDLORD giving LANDLORD a reasonable time to fix said item within the
meaning of Civil Code Section 1942. Under no circumstances may TENANT withhold rent unless said item constitutes
4 substantial breach of the warrantee of habitability as stated in Code of Civil Procedure Section 1174.2.

FURNISHINGS: No liquid filled furniture of any kind may be kept on the premises. If the structure was built in 1973 or
later TENANT may possess a waterbed if he maintains waterbed insurance valued at $100,000 or more. TENANT
must furnish LANDLORD with proof of said insurance. TENANT must use bedding that complies with the load
capacity of the manufacturer. In addition, TENANT must also be in full compliance with Civil Code Section 1040 5
TENANT shall not install or use any washer, dryer, or dishwasher that was not already furnished with the unit.

INSURANCE: TENANT may maintain a personal property insurance policy to cover any losses sustained (o
TENANT'S personal property or vehicle. It is acknowledged that LANDLORD does not maintain this insurance to
cover personal property damage or loss caused by fire, theft, rain, water overflow/leakage, acts of GOD, and/or any

other causes.

t is acknowledged that LANDLORD is not liable for these occurrences. It is acknowledged that TENANT'S insurance
wolicy shall solely indemnify TENANT for any losses sustained. TENANT'S failure to maintain said policy shall be 4
ompletc waiver of TENANT'S right to seek damages against LANDLORD for the above stated losses. The parties

-
L
-

acknowledge that the premises are not to be considered a security building which would hold LANDLORD t¢ a higher

1
I

Jegree of care.

T OCCUPANTS: The premises shall not be occupied by or have mail addressed to any person other tha
designated above as TENANT with the exception of the following named persons: )

%$b~§¢%wHi 77 7a8
Hn NS

. z\;@\@( AV . Wpia Prosd _ \uw Apedt 35
1 LANDLORD, with written consent, allows for additional persons to occupy the premises, (e re @haﬂ%e nereased
by $100 for each such person. Any person staying 14 days curnulative or longer, without the LANDLORD'S written

consent, shall be considered as occupying the premises in violation of this agreement.

SUBLETTING OR ASSIONING: TENANT agrees not 1o assign or sublet the premises, or any part thereof, withaow
first obtaining written permission from LANDLORD.

Page 3
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RESIDENT POLICIES AND RULES Real wa
“HOUSE RULES”

GENERAL
1. This dogument is an addendum and is part of the Rental Agreement, dated q/ 6’/ E}'__W” N
(7Y
between M\U’\ W ‘Owner/Agent,”
and td«ﬁ/\% {W W & 7 {5 ; \@U4LL""V& Gﬁ'Q; NY ﬁ){ﬁﬁ&é "Fesident.”
fo{ the premises located at: \\‘é @ Unw (it applicable) .
&hk, (Streat Address) cA Of(ﬂ}s;?%f}
“1/‘-1& ) hf 7
) (Chy} {(Zin)

2. New policies and rnules or amendments to this document may be adopted by Owner/Agent upon giving 30 days notice in
writing to Resident.

3. Guests who stay more than _«if{, days will be required to go through the application process and, if approved, must

sign a Fental Agreement.

OISE AND CONDUCT
F fasident shall not make or allow any excessive nolse in the unit nor permit any actions which will interfere with the rights,
comforts or convenlences of other persons.

2. Resident shall refrain from playing musical instruments, television sets, stereos, radios, and other entertainment Hems al
A volume which will disturb other persons,

3. Residentshall refrain, and shall ensure that Resident's guests likewise refrain, from activities and conduct outside of the unit
(i common areas, parking areas, or recreation facilities) which are likely to annoy or disturb other persons.

4, Resident shall refrain from creating,or allowing o be created, anv noige that is disturbing to other residents between the
hours of | pmand % __am

L. CLEANLINESS AND TRASH
i, Resident shall keep the unit clean, sanitary and free from objectionable odors at all times,

RMesidert shalt ensure that papers, cigarette bulls and trash are placed in apptopriate receptacies so that {itier is not created
on or about Resident's unit,

Residentshall ensure that trash and other materials ars notpermitted to accumulate so as to cause a hazard or be in violadon
of any health, fire or safely ordinance or regulation,

4. Resident shall ensure that garbage is not permitted to accumulate and thal itis placed In the trash containers provided ior
that purpose on a daily basis. Resident shall ensure that large boxes are broken apart before being placed in the ir
G onmme‘src Resident shall be responsible, at Resident's expense, for hauling to the dump those items too large to fit in

ash containers.

S, Resident shall ensure that furniture is kept inside the unit and that unsightly items are kept out of view.
6, Resident shall refrain from leaving articles in the hallways or other common areas.

7. FResidentshall refrain from shaking or hanging clothing, curtains; rugs, and other coverings andcloths outside of any window,
ladge, or balcony.

Resident shall refrain from dispdsing of any combustible or hazardous materal in trash containers or bins,

-] C<Ior1i azezf Assoiatim Apmved 0 ‘ T REPROD”CT{ON OF BLANK .‘
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. SAFETY/SECURITY

Security is the 'respcnsibility of each Resident and sach guest. Owner/Agent assumes no responsibllity or liability, unless
otherwise provided by law, for residents’ and guests' safety and security, or for injury or damage caused by the criminal acts

of other persons.

1.

Fesident should ensure that all doors are locked during Resident's absence. Resident must notity Owner/Agent it lceks

become inoperable.

Fesident should ensure that all appliances are tumead off before dépamng from the premises.

wWhen leaving for an extended period, Resident should notify Owner/Agent how long Resident will be away.

e

Prior to any planned absence from the unit, Resident shall give Owner/Agent authority to allow entry to the unit to any person
or provide Owner/Agent with the name of any person or entity permitied by Resident to enter the unit,

Rasident shall refrain from smoking in bed.

Resident shall refrain from using or storing gasoline, cleaning solvent or other combustiblas in the unit.

Resident shall refrain from using charcoal barbeeues on porches, baiconies or patios adjacent to bulldings f such use would
constitute a fire hazard,

Resident shall ensure that no personal belongings, including bicycles, play equipment or other ftems shall be left unattended
in the halls, stairways or about the building.

MAINTENANCE, BREPAIRS ARD ALTERATIONS
Resident shall advise Owner/Agent of any ilems requiring repair, such as dripping faucets or light switches, Resident shall
mauke repair requests as soon after the delect is noted as is practical,

Aesident shail refrain from making service requestto maintenance personnel urttess Resident s directed to do so by Qwnier
Agent.

Hesident shall refrain from making any alterations or improvementsto the unitwithout the consent of Qwnear/Agenl. Flesident
shall refrain from using adhesives, glue or tape to affix pictures or decorations.

Resident shall refrain from using aluminum foit as & window coveting and shall obtain the approval of Owner/Agent belors

4.
using any window covering visible from the exterior of the building.

Costs of repair or clearance of stoppages in waste pipes or drains, water pipes or plumbing fixtures caused by Hesidont
negligence or improper usage are the responsibility of the Resident. Paymentfor corrective action must be paid by Resident

on demand.

. PARKING

Resident shall only use assigned parking spaces and shall ensure that guests park only in unassigned areas or designaied
guest parking areas. Hesident shall ensure that posted and designated fire zones or “No Parking” areas remain ot
vehicles at all imes. Rasident shall refrain from parking in unauthorized areas or in ancther resident’s desigriated parking
space. (Vehicles parked in unauthorized areas of in another resident’s space may be towed away at the vehicle owner s
exXPansea.)

Inoperable, dismantied or partiaily dismantied, or unregistersd vehicles are subject to tow under California Vehicle Code
22658 and any applicable local Jaws and/or ordinances.

v undarsigned Hesident(s) ackowladge(s) having read and understood the fore

wt of duplicate of original.

1.

¥
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SMOKE DETECTOR AGREEMENT

THIS AGREEMENT is made and antered into between A\\G‘/\ \/\jb\ o
“Gwner” and 'D\f{sfﬁjmﬁk 'W)Amﬂ/‘ W "/(Mw}*: “Resident.”

OWNER AND RESIDENT MUTUALLY AGREE AS FOLLOWS:

Resident is renting from Owner the premises tocated at:

1.
W g™ s, ., Unit# (if applicable)
(StreetAddress) L
O o A%k
(c;fy) {Tipi

nis Agreement is an Addendum and part of the Rental Agreement/Lease between Owner and Resident

Ny

The premise(s) is (are) equipped with a smoke detection device(s).

Hesidant acknowledges the smoke detection device(s) was (were) tested and its operation explained by
Owner or agent in the presence of Resident at time of initial occupancy and the detector(s) was (were)

operating properly at that time.
Resident shall perform the manufacturer’s recommended test at least once a week to determine if the smoke
detector(s) is (are) operating properly.

Initial ONLY if SATTERY OPERATED: ’liw,wk Mev:

By m:t;ah \é as prov:ded eath Resident understands that said smoke detector(s) and alarm is a baitery
operated unit and it shall be each Resident’s responsibility to:

a. ensure that the battery Is in operating condition at all times;
b, replace the battery as needed {uniess otherwise provided by law); and
if, after replacing the battery, the smoke detector{s) do not work, inform the Owner or agent immediately

o,
Resident{s) mustinform the Owner or agent immedlately in writing of any defect, malfunction or failure of any
detector(s).

in accordance with California law, Resident shall allow Owner or agent access {6 the premises for that

purpose.

C’z}bz‘a 4mentdssaciamndprov:sFo.rm o T ) REpRObUCT;ON OF BLANK
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INSURANCE FACTS FOR RESIDENTS

Grigatt oy MWL Pond Nt fpunly (G0 S, Mm‘%

i
{

W 216" k. Oablud joh Whet

The purpose of this letter Is to inform you concerning insurance coverage sothat you can protect yourself against
loss, if you wish, and to help prevent misunderstanding about the owner’s insurance coverage. It is not an effort
by the ownerfagent to change responsibilities—that is done by the state legislature and the courts.

TO: Resident(s):

Address/Unit;

Generally, except under special citcumstances, the OWNER 18 NOT legally responsible for loss to the resident's
personal property, possessions or personal liability, and OWNER'S INSURANCE WILL NOT COVER such losses ot

damages.

It darmages or injury to owner’s property is caused by resident, resident's guest(s) or child (children), the owners
insurance company may have the right to attempt (under the “subrogation clause”) to recover from the resident(s}
payments made under owner’s policy.

Following is a non-inclusive list of examples of possible costly misfortunes that, except for special circumstances, you
could be held legally responsible for:

Your babysitter injures herself in your unit.
Your defective electrical extension cord starts a fire which causes damage to the building and your personal

‘property and or the personal property of others.

A triend, or your handyman, is injuted while helping you slide out your refrigerator so you can clean behind it.
While fixing your television set, a handyman hired by you is injured when he slips on the floor you have just waxed.
Your locked car is broken into and your personal property, and that of a friend, is stolen,

A burglar breaks your front door lock and steals your valuables or personal property.

a.
b

fS TN ¢l

e,
B o

if you desire to protect yourself and your property against loss, damage, or liability, the owner strongly recommends
you consult with your insurance agent and obtain appropriate coverage for fire, theft, liability, workers’ compensation

and other perils.

The costis reasonable consideting the peace of mind, the protection, and the financial recovery of icss that you get
if you are adequately protected by insurance.

Sl |2 — e
H IV\ Y \w

Owner/Agent

Date

California Apartment Association Approved Form
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HEN AL ABHEDVEN |/LEADE AUHEENEN
ADDENDUM FOR DRUG-FREE HOUSING

{n congideration of the execution or renewal of a lease of the dwelling unit identified in the Rental Agreement;
L.ease, Management and Resident agree as follows:

1. Resident, any member of the Resident’s household, or a guest or other person under the resident’s contro

shall not engage In criminal activity, including drug-related criminal astivity, on or near property premises,

] S Y 4

*Drug-related criminal activity" means the illegal manufacture, sale, distribution, use, or possession wit!
intentt to manufacture, sell, distribute, or Use of a controlled substance (as defined In section 102 of the

Controlled Substance Act (21 U.S.C, 802)).
2. Resident, any member of the Resident’s household, or a guest or other person under the Resldent's conirol
shall not engage in any act intended to facilitate criminal activity, including drug-related eriminal activity, on
" or near propetty premises.

3 Resident or members of the household will not permit the dwelling unit to be used for, or to facilitate, criminai
activity, including drug-related criminal activity, regardlegs of whether the individual engaging in such

activity is a member of the household of a guest.

Resident or members of the household will not engage in the manufacture, sale, or distribution of illegal drugs
at any location, whether on or near property premises or atherwise,

% Resident, any member of the Resident's household, or a guest or other person under the Resident’s control
shatl ot sngage in acts of victence or threats of violence, Including, but not limited to the unlawful discharge

of firearms on or near property premises.

5. VIOLATION OF ANY OF THE ABOVE PROVISIONS SHALL BE A MATERIAL VIOLATION OF THE RENTAL
AGREEMENT/AEASE AND GOOD CAUSE FOR TERMINATION OF TENANCY. A single violation of any of the
provisions of this addendum shall be deemed a serious violation and a material noncompliance with the rental
agreement/lease, It is understood and agreed that a single violation shall be good cause for termination of

the rental agreement/leass. Unless.gtherwise provided by law, proof of violation shall not require criminal

conviction, but shall be by a preponderance of the evidence.

in case of contlict between theypuoyigions of this addendum and any other provisions of the rertal agreement/
lease, the provisions of the addenggum “shall govern.

8, This Rental Agreemeni/Lease Addendum is incorporated into the rental agreementjlease exscuted of
renewed this day between Managa{hsnt and Resident.

s/t

{3 )fg

-w«w@m

{a

OM:/Agent{’"mm i M»M’W% \:\)

SAnte 3
e, Xaprose
E—————

— - i
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MOVE-IN/MOVE-OUT ITEMIZED STATEMENT

' Rgswtant Name(s) mgar s& /ond)ate WI anpec‘t'sSn by Final lnspection Date

¢ Move in Date

{fk&p\ M Stat ;

wnts 1o describe excaptions. Gross out items not applicable.

CODES: NCC - Needs complele cleaning » REP - Replace + 8C - Neads spot cleaning + $P - Needs spot pa
RER - Needs repair « PT - Needs painting « 8CR - Scratched » QLN - Clean + NEW - New

dition of these premises is clean, undamaged, in good working order and adeduae Tor Custormary use uniess SFerwise Tolsd Tereon e cade snd

anting

iMove-Inmsmction} Initial Inspectton | Finalinspection : {Movesin lnspec!ian[ initial \ngpection | Final Inspection :
P {residents option) | {rasidonty ogtion) N
KITCHEN ) . . 18t BATH v
: ' Celiry LLh
: Wails/Tie] *s EE za zhi
Sloars 7]
Cabinets,__ £ f &
Shelves]  # L AN
. Doorst %1 &~
o Wireo 1
N TubiShower] &N
Coulking Di;'%\
Shawer DITacksl | (add]
B Basin AL
Dieging] bl
Faugats| T8
B Countertors) M leMN.
Cortains B G . Exhaust fan
Simeton LU Y(‘sx Cdff‘\x Y BradiGont LW o
£inhi Bulb: iy = Towgd racks]
Window, &t
STOVEQVEN Seragn 5,
Srove-Cutaniel LA Hlectric fixtures) [RA LY : . )
Burners, Lol bL - Lightbutbsl WG] ek )
Drigs pang A . o .
vant  fuf Ry ; :
wiContiols] LAy o
Dven surtaces| {a : .
Czan racks H
Groforgan] @& ;
e TR e
. { i .
fxhaust Tan 'Mm'
BowifSeoat
S TS : ‘;rrvvel raCkS H SR
H Window, i o
: Soreen : j
: i Slactic thvtures - .
: ; Light bulbsl .
tond i : : THNING ROOM j T
Ciosell  @Ly o ; i Wais Ly i ) i
e T
sl Wi Deapes! mmdsk_h__ 2l :
) i Shades! ... DL
Closet LA H
Loesrnis, Dadres, LA
S Floor LAY i :
Windows| ol i N :
Serens ol : ;
Eloctre idures] 1 lg ; e
Light taibs] S 1 ayh i
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CODES: NCC - Needs complete cleaning + REP - Replace + SC - Needs spot cleaning » SP - Neads spot pairting

N \‘hf ) RPR - Neads repair_« PT - Needs oainzigg_{' SCR - Scratched + CLN-Clean + NEW ~ New o
3 % !Mmepln ;nspgctiong Initial Ingpection | Final Inspestion i S’V i Move-n Inspestion| Initial Ingpection | Finalingpe :
| {rasidants option) 'Q“ VE i frosidents option) : et o]
T BEDROON OTHER ROOM o
wailsi ¢ 7 i Waells,  4&
Dot Cetling g1
windows] & L ClosetiCabingts Cul e
inds] 9 Lo QurtanSnadefiing :
S(Jr’leﬂ T
Deory] &1 Flaer PRV,
Ciosed LI : o Gl
Fiosor oy o N Slextric "leU»*e&Mé%(“. j
fidures ””_‘g‘f\.& Light bulbs) il N
g uls o -
N e ) ERONT BORCH .
I BEDROOM Bleciic fntures| Lhd oery
wais] . SR Lioht pulbsl WMV
Ceanbey i ) e e
Wintiaws % BAUK PORCH | )
Sareens] £l Eleatnc fdures; WA P R o e
apesinds] %‘:‘w Light budhe ,\‘\ ‘K x
Dot S DR GARAGEICARPORT
Sosetl  WAgW iyt - :
Sl w j A}‘» - - ‘
. According o state law:
;
Any security shall be held by 1he landlord 102 the 1enart who sy
[ iease or ggreemant. The daim of g tenant lo the securily shali
 the claim of any creditor for the landlord, (Civil Cade Section 18 ;
; According to Givit Gode Sectian 1850.5(0), the security deposi may be vaey
{ ) by the owner for any purpose, indluding, but aol lintited 1, any of e
! O R (S
) (1) The compensation of a landtord for 8 tenant’s defaull in e na
! rent.
e i (2} The repair of damages o the proraises, exclusive of ¢
118 I W and lear. caused by the tenant or by 3 guest of oonae
spection:. 4 lenant, )
. 14( 46 5 / / {3} The cleaning of the prermises upon erminatice of the 3
A L oM Q_Zﬁ negessary 1o relumn the unit to the same Jevet of clean
e Date al the meention of the tenancy. The amendments to this
o /’é { ; enacted by the act adding this sentence shall apply oniy I
. for which the terant's right to occupy begins after January *
Date : Amendment underined)
{4; To remedy future defaults by the terant in any obligation under tis
,,,,,, rertal agreerment to restore, replace, or relurn parsonal pr
Sstdant Date ) appurtenances, exclusive of awdingry wear and tear, if the sec
depostt is authonzed (o be applied therelo by the rental ag
DR Date From the time of the imlial ingpecten until the teemination of the wn:
fenant may remedy the deficiencies identified in the iniligl hspestion. & s
- - manner congistent with the dghis and obligations of the parties under b
ey Sate rental agreement, in order 10 avoid deductions from the securily daposit
it inspection: The law allows the Ovyn@rl‘ngam to use the security duposit for ingal
A et v deductions itemized in this staternent that are n6t corrected by the
T} ) / 1% { | 57 Resident prior to the termination of the tenancy or that were not
L Bate identified dus to the presence of the Residents' possessions dquring
¢ i the time of the nitial {nspection. 1t also allows Qwner/Agent 1o use
’ the security doposit to correct any damages that oceur to the
Sl s sECHnn: unit}property betwean the time of the initial inspection and He
! tormination of the termncy.
" pate An itemized statentent will be sent to you within 24 calendar days after
the Ownar/Agant has regained possession of the premisaes.
Catdnmia Apariment Association Approved Form . tnauthorized Repmductiun '

WA, COENEL OrG
Form 16.0 - Revised 1/04 - Q2004 ~ A Rights Reserved
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114 Gigi Bolanos v

; Tuééd_ay, Oétcber 1 2,._'2021

' Hey Ailen I wanted tolist
Marily's spot on Facebook
sothat | can start showmg
it by this weekend. | want
to find a new roommate
ASAP. Could you let me know

: 1mportant info that | n

B 'Ha wgs as you kww Mam 3
B (s the last Original Tenant on
B the lease agreement (entered
 in 8/6/17) to vacate ‘th@ £
parfmen’r

| | need to schedule amove-out  §

inspection with Marily for any
| possible damages. ~

£ Onthat note, | would need
B to signanew one year lease

| agreement with you and your  §

L new roomm

988 PM.N e e Al
L M

w0 <
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10:34@'M5?9°,“ S . W Bl 7%

< @ 1146igiBolanos v

i néwmomm

e viewal

*' Tﬁuf%aﬁbctab&ﬁr 14,2001

Thank yeu Allen ;ust 1o
make sure that all of that
mformatton is  accurate, I dm

| "lthe piace -l i) .4';9PM

Sém:!‘d_ay; Nﬁvembef 1 37 ’2921' | L

L Cocd m&mmg G g, Mam%y and
B 1 will be over at the apartment
: t()mor{ow afternoon at Tpm

B 1o dothe final moveout

| inspection. | will startthe

;N turn-over process aﬁ'erwards

B (patchand paintingout
RPTPWR Marily's room). .

sunday, Novemb'ér ‘IA, 2021
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9:58 PM, Oct 12

Hi Gigi, as you know M‘érny':é the fast 'O»:"ig';éaf |
Tenant on the lease ggreement {emered in 8/6/ 1 7)
- to vacate the apartment SN :

Ineedto schedute a move-out mspectton w;th
Marily for any pass;bte damages

On that note, | womd need to sign a new one year
lease agreement with you and your new roommate
after | have screened the new roommate. Both of

you will need to have a combined monthly income
(with recent 3 month's bank statements and pay

stubs) at feast threet mes greater than ihe new
monthly rent . -

The new rent is $2 ?00 00 The deposn will be
$2, 300 0. - - .

Your new mommate must each have aclean g*en'ta!
and credit history of 650 or higher The c:redit
appixcation fee is $40 :

No pets a!iowed beszdes your small dog Toby.

At the time Qf your move-in, | coﬂecied from you:
$1,100.00in secunty deposit and $900.00 in last
month's rent, I will appiy these amounts to the new
lease agreemem '

P!ease forward my ﬂumber to ’the pe‘f@n’z ial
roomma’te to mmate the screen process

Good luck -
a <
Copy text - Share More

R o <
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6/4/22, 9:59 AM Scresnshot 20220604-095807_Messa, ,pg

958 a BB o mA .ugool

114 Gigi Bolanos v
TEW MINUTES 10 re'spon”m

| want to get this settled

as soon as posmble
11:39 AM S

| Thursday*lﬁebrua{y '%7 s

unit reached out m you
regardmg mediation.
Please respond to them

ASAP.

556 M
Friday, F@bmary‘ 1 8

Hey Allen. Receuved your
written notice via Ie’tter |
Please respand to the

‘mediation request
2740 PM

B+ | 09w

o, <

ar
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EXCFL‘“I&R
15 ONONDAGA AVE
SAN FRANCYSCO, CA 94112-9981

{8005 275-87717
Ozli /2&?2 01:35 M
Pruduct Oy Unit Price
Prfce
US Flag #10 Env 1§07 $0.73
Firg t I!th Matid i £0.58

Lotts
Oakland. CA 94608
Waight: 0 1h D.30 oz
Estimated Delivery Date
Mon Q274422002
Cortified Mall@ $3.75
fracking 8.
TUZ12720000174693841

Attixod Postage ~50,58
Affixed Amount: $0.5%

Total $3,75

hrmnd Tmiu : &4 4°

(nedi ;qrd Ram}*ted $4 48

Card Name: VISA

Account B XXIDOOKKA4262
Aoproval #: 05362G

Tramnsaction #: 171

ATl AOOOGOONO31010 Chip
AL VISA CREDIT

PIN: Not Requirad CHASE ¥ISA

xxxxxxxar*xxwﬁxw%xkaka*ixw*%xxksxwzwxxx%
USPS {s experiercing unprecsdenied voiume
incresses and imited amula;ae
avatlabil ity due 1o the: ;mp&cts
COVID-19. We sppreciate your pat%snca

KEXKEKEREATXLAREXKXEAXRRRRX N EERRAAKAARNKLER

Taxt your tracking nusber to 28777 (2U5P5)
to get the latest status. Standerd Meusagn
and Data rates may apply. You aay alse
ViSEL wuw usps com USPS Tracking or call
1-800-222-1811.

Previge your Mail
Track yoir Packages
Sign up for FREE §
Wttps: A7 informedds) {vely . usps . con

UNITED STATES RPOSTAL SERWICE
15 HIRING?
Crvate vour profite and apply online
al pww USps . Can‘tareers
Go to search § apply
Type in Kevword: San Francisvo
Location: Califarnia
$16.00/houwr - $232.627/hour
CHECK DAILY FOR
ADDITIONAL ORPORTUNITIES

ATl watas Final on stamps ar}ci postage.,
Refunds for guaranteed services only.
Thank vou for vour business.

Tell us about your experisnce.
Go to: https://postalexperiencs. copn/Pos
o sean thils code &l th vour mobile device,

7021 278D ﬁnm ”?%‘3.; 35&;}3‘

U.S. Postal Servic
- CERTI F‘ii’:‘i) MAIL” RECEI

& il A » 3
BE Torm 3004, Apnil 2078 nup 20008
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Dated 2/11/2022

Hello Ms. Gigi Saray Bolanos,

California Civil Code §1954.53(d)(2) mandates: _
- 1f the original occupant or occupants who took possession of the dwelling or unit pursuant

to the rental agreement with the owner ne longer permanently reside there, an owner may
increase the rent by any amount allowed by this section to a lawful sublcssee or assignee
who did not reside at the dwelling or unit prior to January 1, 1996.

Mary Balingit and Maria Lilygrace Abad were both the Original Tenants whom | signed a
one-year lease agreement with back on 8/15/2017 for the 2 Bed/1 Bath unit at 114
E15th St, Qakland CA 94606. Their original one-year lease ended on 8/15/2018 and

became month to month.

You are not an original tenant as defined by California Civil Code Section 195453
because you moved info the rental unit replacing Mary Balingit, a vacating Original
Tenant and/or you were not a parly o the original 8/15/2017 rental agreement and did

“not begin your tenancy fewer than thirty days thereafter.

The landiord did not waive his/her right to establish a new rent and lease/rental
agreement and may increase the rent and create a new rental agreement/lease with
new and different terms when the last original tenant permanently vacates the unit,

~ The landiord may accept rent payments directly from you as part of your tenancy and
that this acceptance alone does riot constitute a waiver of the landlord’s right fo
ingrease the rent pursuant to California Civil Code Section 1954.53 when the last

original tenant permanently vacates.

Maria Lilygrace Abad, who was the last Original Tenant of the 8/15/2017 lease
agreement, officially moved out and tumed in her keys on 11/14/2021. This is my official
notice to you that | will need to sign a new one-year lease agreement at a new monthly
rental rate of $2, 100.00 with you and your new potential roommate after which vou both
meet the screening process of the rental application for the 2 Bed/1 Bath unit at 114

E15th St Oakland CA 94606.

Sincersly.

Aller W
Property Manager of 114 £15th St, Qakland CA 046086
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CITY OF OAKLAND

RENT ADJUSTMENT PROGRAM

250 Frank #. Ogawa Plaza, Suite 5313, Oakland, CA 94612-0243
{510 2383721

A Relay Service 711

wwwcaklandoa gov/RAP

NOTICE TO TENANTS OF THE RESIDENTIAL RENT ADJUSTMENT PROGRAM

¢ (akland has a Rent Adjustment Program (“"RAP”) that limits rent increases (Chapter 8.22 of the
Ouakland Municipal Cade) and covers most residential rental units built before 1983, For more
information on which units are covered, contact the RAP office.
¢  Starting on February 1, 2017, an owner must petition the RAP for any rent increase that is more than
the annual general rent increase (“"CPI increase™) or allowed “banked’ rent increases. These include,
but are not Himited to, capital improvements and operating expense increases. For these types of rem
inereases, the owner may raise your rent only after a hearing officer has approved the increase. No
annual rent increase may exceed the maximum increase which changes annually with a 10% cap. You
have a right to contest the proposed rent increase by responding to the owner’s petition,
Contesting a Rent [ncrease: You can file a petition with the RAF {o contest unlawful remt incrases
or decreased housing services. To contest a rent increase, you must file a petition (1) within ninety (90)
days of the notice of rent increase if the owner also provided this Notice to Tenants with the notics of
rent increase; or (2) within 120 days of the notice of rent increase if this Nofice to Tenants was not
given with the notice of rent imcrease. If the owner did not give this Notice to Tenants at the beginning
of your tenancy, you urust file a petition within ninety (90) days of first recetving this Notice to
Tenants. Information, The petition forms are available from the website st Rent Adjustinent Provian
Porition and Response Formg:
If you contest a tent increase, you must pay your rent with the contested increase until you file a
pitition, If the increase is approved and you did not pay the increase, you will owe the amount of the
inerease retroactive to the effective date of increase.
Oakland has eviction controls (the Just Chuse for Evietion Ordinance and Regulations, O.M.C. 822
which limit the grounds for evictions in.covered units. For more information contact the RAP office.
Oakland charges owners a Reat Program Service Fee per unit per year. If the fee is paid on tinie, the
owuer is entitled to get half of the tee from you. Tenants in subsidized units are not required w pay the
ienant portion of the fee.
Qakland has a Tenant Protection Ordinance (“TPO™) to deter harassing behaviors by landlords and o
give ienants legal recourse in fostances where they are subjected to harassing behavior by landlords
(O.M.C. 8 ";Z/QU())
o The owner }(" Is ____is not permitted to set the initial rent on this unit without limitations (such as
pursuant to the Costa-Hawkins Act). If the owner is not permitted to set the initial rent without
limitation, the rent in effect when the prior tenant vacated was -

STENAN MOKING POLICY QI%(“L()‘»URP
»  Smoking (cirele one) IS or iSM‘f pcrmmcd in Unit__ ., the unit vou intend 10 rent.
= Smoking (uuh, one) IS or 4\ ﬁ permitted in other units of your bu;ldmg {If both smoking and nov-sinoking
units exist in tenant’s building,atach 2 list of usits in which smokm;: is permitied.)
There {circle oney 1S or IS NOT g designated outdoor smoking area: ftis locatedal .

-3

[ received a copy of this notice on
{Date) {Tenant's signature)

AR R (BB ) RN BB A P AR, BRE (510) 238-3721 WA &
10) 236-3721

La Notificacién de! Derecho det Inquilino estd disponible en espahol, Si desea una copie, lame al (5

" Form — Notice to Tenants of RAP - EN— 10.26.21 Page L of &
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CIUDAD DE OAKLAND

PROGRAMA DE AJUSTES EN EL ALQUILER

250 Frank H. Ogawa Plaza, Suite 5313, Oakland, CA
94612-0243 {510)238-3721

CA Relay Service 711

waww oiklandca.gov/RAP

AVISO A LOS INQUILINOS DEL RESIDENTIAL RENT ADJUSTMENT PROGRAM

Oakland tiene un Programa de Ajustes en ¢l Alquiler (“RAP”) que Himita los aumentos en ¢l alquiler
(Capitulo 8.22 del Coddigo Municipal de Oakland) y cubre a la mayoria de las unidades residenciales en
alquiler construidas antes de 1983, Para obtener mas informacion sobre las viviendas cubiertas, contacte a ls
oficina del RAP,

A partir del 1.” de febrero de 2017, un propietario debe presentar una peticion ante ¢l RAP para todo
aumento cn el alquiler que-sea mayor que ¢l aumento general anval en el alquiler (“aumento CPEY) o para
toda aumento del alquiler “guardado™ que esté permitido. Estos incluyen, entre otros, mejoras de capital v
aumentos en los gastos operativos. En lo-que respecta a este tipo de aurentos, ¢l propietario puede
aumentar su alquiler s6lo después de que un funcionario de audiencia haya autorizado el increnento.
Ningiin aumento anual én el alquiler podra exceder el aumento maximo que cambia de manera anual con un
10 % de capitalizacion, Usted tiene derecho a disputar ¢l aumento en el alquiler propuesto respondiendo a

la peticién del propietario.

Cémo disputar un aumento en el alquiler: Puede presentar una peticion. ante el RAP para disputar
aumernitos ilicitos en el alquiler o [a disminueidn de servicios en la vivienda. Para disputar el aorcnto o <
alquiler, debe presentar una peticion (1) en un plazo de (90) dias a partir de Ja fecha del aviso de aumento en
¢l alquiler si el propietario también proporciond este Aviso a los Inguilinos con la notificacion del aumento
¢n ul alquiler; 0 (2) en un plazo de 120 dias a partir de la fecha de recepeidn del aviso de aumenio en ¢l
alouiler si este Aviso a los Inquilinos no fue entregado con la notificacion de aumento en el alquiler. St el
propietario no entregé este Aviso a los Inquilinos al inicio del periodo de arrendamiento, usted debera
presentar una solicitud en un plazo de (90) dias & partir de la fecha en que recibid por primera vez este
Aviso a los Inquilinos, Informacion. Encontrara los formularios de peticion disponibles en el sitio web,
donde dice Rent Adjusiment Program Petition and Response Forms “Foraulatios de Peticion v Respuesta
del Programa de Ajustes en el Alquiler”. '

Si usted disputa un aumento en el alquiler, debe pagar su alquiler con el aumento disputado hasta que
presente la peticion. §i el aumento es aprobado y usted no 1o pagd, adendard 1a suma del incremento
retroactivo a la fecha de inicio de vigencia del aumento.

Oakland tiene controles de desalojo (Ordenanza y Reglamentos de Desalojo por Causa Justa. OM.CL 822
que lumitan los motivos de desalojo en las viviendas cubiertas. Paca obtener mds informacion contacte a fa
oficina RAP.

Oakland cobra a los propietarios una Tarifa de Servicio del Programa de Ajustes en el Alquiler por viviends
al afio, 31 1a tarifa se paga 8 tiempo, el propietario tiene derecho a cobrar la mitad del costo de esta tarith al
inquilino, No se requiere que los inquilinos de viviendas subsidiadas paguen la parte de la tarifa que
corresponderia al inquilino.

Oakland posee una Ordenanza de Proteccion al Inquiline (Tenant Protection Ordinance “TPO™ pass
impedir el comportamiento abusive por parte de los propietarios y para ofrecer a los inquilinos recuisos
legales en instancias donde hayan sido victimas de comportamiento-abusivo por parte de los propietarios
(OM.C.8.22.600).
» Ll propietario j{) tiene _ no tiene permitido establecer ol alquiler inicial de esta unidad sin
limitaciones (por ¢jemplo, de conformidad con la Ley Costa-Hawkins). Siel propietario no tiene permitido
establecer el alquiler inicial sin limitaciones, el alquiler vigente cuando el inguilino anterior desalo(d la

viviendaerade .

19113

INFORMACION PARA LOS INOUILINOS § E LAS POLITICAS PARA FUMADORES

Fumar (cncierre en un circulo) ESTA o Nf{:) ESTA pérmitido en la Unidad M\“{W_} la unidad que

p3:1000067
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CIUDAD DE QAKLAND

#ROGRAMA DE AJUSTE A LA RENTA

250 Frank W, Ogawa Plazs, Suite 5313, Oakland, CA 94612-0243
{510 2383721

CA Relay Service 711

www,oakiandea sov/RAP

usted pretende alquilar. E—
% Fumar (encierre en un circulo) ESTA o e LSG'I} permitido en otras unidades de su edificio. (81 hay
disponibilidad de ambas unidades, para f s v no fumadores, en el edificio del inquitino, adjunte ung

lista de las unidades en donde se pmmtte" nar).
#  {Encierre en un circulo) HAY o NG I&’;’f drea designada al aire libre para fumar. Se encuentra en

B

Recibl una copia de este aviso el .
{Fecha) (Firma del tnquiline)

e LBV R R AR RO BEOR © BB (510) 238-3721 ZRELEIAK -
Nnt.f;uc»on del Derecho del inguilino estd disponible en espaficl, $i-desea una copia, Hame al {510} 23837

Form - Notice to Tenants of RAF - 8P - 10.26.21
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250 Frank H. Qgawa Plaza, Suite 5313, Oskdand, CA 94612-0243
{510} 238-3721 :
CA Relay Service 711 Iy o DaklanNd
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250 Frank H. Ogawa Plaza, Suite 5313, Oakiand, CA 94612.0243
{%10) 238-3721

A Rely Service 711
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CITY oF OAKLAND
250 FRANK H. OGAWA PLAZA, SUITE 5313, OAKLAND, CA 94612

Department of Housing and Community Development TEL (510) 238-3721
Rent Adjustment Program FAX (510) 238-6181
CA Relay Service 711
HEARING DECISION
CASE NUMBER: T22-0078
PROPERTY ADDRESS: 114 East 15th Street
Qakland, California
DATE OF HEARING: September 20, 2022
DATE OF DECISION: October 18,2022
APPEARANCES: Gigi Saray Bolanos, Tenant Petitioner
Allen Wu, Owner Respondent
SUMMARY OF DECISION
The Petition is granted.
CONTENTIONS OF PARTIES

On May 2, 2022, Gigi Saray Bolanos (“the Petitioner”) filed a Petition contesting a rent
increase from $1,800.00 to $2,100.00, effective May 1, 2022. The Petitioner also alleged
that the owner had decreased housing services by denying her the right to one-for-one
replacement of roommates.

The owner, Allen Wu (“the Owner”) filed a Response contending that the rent increase
was justified under California Civil Code section 1954.53(d) because “none of the
original occupants permanently reside in the covered unit.” The Owner also contended
that the Petitioner’s request to add a roommate was propetly denied because the
Petitioner did not send her request via USPS certified mail and because no potential
roommate candidates submitted rental applications or proof of employment/income
verification.

ISSUES

1. May the Owner raise the rent beyond the allowable CPI Rent Adjustment pursuant
to California Civil Code sections 1954.50, ef seq.?

2. Has the Petitioner suffered a decrease in housing services?

3. If the Petitioner has suffered a decrease in housing services, what restitution is
owned to the Petitioner and how does that impact the rent?

Page 1 0of 10
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EVIDENCE

The Petitioner and the Owner testified and submitted evidence showing that the Petitioner
moved into 114 East 15th Street (“Unit 114”) on May 16, 2019.! The Petitioner and the
Owner testified that the Petitioner replaced Mary Balingit (“Ms. Balingit”), one of two
original occupants who moved into Unit 114 in in 2015. The Owner testified that, in
2017, Ms. Balingit replaced a departing roommate with Maria “Marily” Abad (“Ms.
Abad”).

The Owner submitted a lease (“the August 6, 2017 Lease Agreement”) that was signed
by Ms. Balingit, Ms. Abad, and the Owner on August 6, 2017. (Exhibit 2).2 The
Petitioner and the Owner both testified that the Petitioner moved into Unit 114 pursuant
to a Tenant Addition Addendum and Amendment (“the May 16,2019 Addendum and
Amendment”) signed by the Petitioner, Ms. Abad, and the Owner. (Exhibit 3).3

The May 16, 2019 Addendum and Amendment states that “Gigi Bolanos (NEW
TENANT)” shall become a “NEW TENANT” under the terms and conditions set forth in
the August 6, 2017 Lease Agreement. The Petitioner testified that at the time she signed
the addendum, she asked the Owner whether she was subletting and he responded, “No.”

Under the terms of the May 16, 2019 Addendum and Amendment, Ms. Abad and the
Petitioner agreed to be jointly and severally liable for all amounts that were and would
become due and owing under the August 6, 2017 Lease Agreement. The parties also
agreed that all refunds of monies paid in advance under the August 6, 2017 Lease
Agreement, including the security deposit and advanced rent, would be paid jointly to
Ms. Abad and the Petitioner. The Owner testified that, in May 2019, the Petitioner was
given the August 6, 2017 Lease Agreement and “was added” to the August 6, 2017 Lease
Agreement.

The Petitioner testified that when she moved in with Ms. Abad, the total rent was
$1,800.00. The Petitioner testified that she and Ms. Abad each paid $900.00 in rent, in
payments made directly to the Owner. The Petitioner testified that the rent was due on the
fifteenth of each month. The Owner did not contest any of those assertions. The Owner
testified that he charged the Petitioner a late rent fee in August 2019, which she paid.

The Owner’s Response contended that Ms. Abad moved out of Unit 114 on November
14, 2021. The Petitioner did not contest that assertion. It was undisputed that the
Petitioner paid the Owner the full $1,800 in rent every month since Ms. Abad moved out.

Documents submitted by the Owner show that, on October 12, 2021, the Petitioner sent a
text message to the Owner stating that she would like to find a new roommate as soon as

11t was undisputed that the Owner provided the RAP Notice to the Petitioner prior to the Petitioner moving into
Unit 114, that the Owner has an active business license, and that the Owner has paid the RAP service fee.

2 Residential Lease-Rental Agreement and Deposit Receipt signed August 6,2017.

3 Tenant Addition Addendum and Amendment, Dated May 16, 2019

Page 2 of 10
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possible. (Exhibit 4).* The Petitioner asked the Owner what information she needed to
include when posting an advertisement for a roommate.

Later that day, the Owner responded in a text message that:

e because Ms. Abad was the last original occupant, the new rent would be $2,100;

o the application fee for a potential roommate would be $40;

o the Petitioner and the new roommate would both need to have a combined
monthly income of at least three times $2,100.00;

e the new roommate would need to have a clean rental and credit history;

o the Petitioner and her new roommate would need to sign a new, one-year lease
agreement at the $2,100.00 rate; and

o the Petitioner should forward the Owner’s number to the potential roommate to
initiate the screening process.

On October 14, 2021, the Petitioner sent a text message to the Owner stating that she
would reach out to Bay Area Legal Aid to ensure that the information that the Owner
provided regarding adding a roommate and increasing the rent was correct. The Petitioner
testified that because she expected to be busy during the upcoming holidays, she put off
trying to find a new roommate.

On February 4, 2022, the Petitioner sent a text message to the Owner stating that she had
found a potential roommate (“the first potential roommate™) and asking what the next
steps were. (Exhibit 5).> On February 5, 2022, the Petitioner sent another text message
informing the Owner that she wanted the first potential roommate to be approved by the
time the rent next became due (February 15, 2022).

On February 5, 2022, the Owner responded via text stating the process for adding a
roommate would be the same as they discussed in October 2021. The Owner asked the
Petitioner to forward the Owner’s phone number to the first potential roommate to initiate
the screening process.

On February 6, 2022, the Petitioner responded in a text stating that she would pass along
the Owner’s contact information to the first potential roommate. The Petitioner testified
that she gave the Owner’s phone number to the first potential roommate at that time. The
text message also stated that the Petitioner never received a written rent increase notice,
that Bay Area Legal Aid informed the Petitioner that the rent increase is “a complete
separate issue from replacing a roommate”, and that the first potential roommate should
be processed under the rental rate in effect at that time ($1,800.00).

The Owner testified that he received a text message from the first potential roommate (a
woman named Jazmin) in which she asked the Owner to call her. The Owner testified

4 Text messages sent between the Owner and the Petitioner October 12 and 14, 2021, November 13 and 14, 2021,
and February 17 and 18, 2022.

5 The last listed date on these text messages is Monday, April 25, 2022. Three subsequent messages are listed only
as Tuesday, Wednesday, and Friday. Per the Petitioner’s testimony, these text messages are accepted as being sent on
Tuesday, April 26, Wednesday April 27, and Friday, April 29, 2022.
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that he did not call the first potential roommate because he did not have time.

On February 8, 2022, the Petitioner sent a text message to the Owner stating that the Rent
Adjustment Program informed her that replacing a roommate is a separate transaction
from raising the rent, that Unit 114 is a rent-controlled unit, and that the rent could only
be raised 1.9 percent. The Petitioner again stated in the text message that the first
potential roommate should be processed under the rental rate in effect at that time
($1,800.00).

On February 9, 2022, having not received a response from the Owner since February 5,
2022, the Petitioner sent a text message to the Owner asking if he had had time to connect
with the first potential roommate. The Petitioner stated in the text message that it was
imperative that an application be processed as soon as possible because the first potential
roommate had to give notice to her landlord and because the Petitioner did not want to
pay the full rent amount for the upcoming due date. The Petitioner testified that she
wanted the first potential roommate to be moved in by February 20, 2022.

On February 10, 2022, the Petitioner texted the Owner stating that neither she nor the
first potential roommate had heard from the Owner all week. The Petitioner stated in the
text message that she wanted to get the issue resolved as soon as possible, that the first
potential roommate was a good fit, and that the first potential roommate should have the
opportunity to be processed. On February 11, 2022, still having not received a response
from the Owner, the Petitioner sent a text to the Owner asking if he had had the
opportunity to respond to or process the potential roommate.

The Petitioner testified that at some point between February 11, 2022 and February 16,
2022, she spoke to the Owner on the phone. The Petitioner testified that the Owner told
her during that call that in order for the first potential roommate to be processed, the
Petitioner would need to sign a new lease at the rate of $2,100 per month. The Owner
testified that the total amount of rent would be split “fifty-fifty”” between the Petitioner
and the first potential roommate. The Owner testified that the Petitioner refused to sign
such a lease.

The Petitioner submitted a letter from the owner dated February 11, 2022, which the
Petitioner said she received on February 18, 2022. The letter quotes California Civil Code
section 1954.53(d)(2) in full. The letter states that Ms. Balingit and Ms. Abad were the
original tenants who signed a one-year lease agreement on August 15 [sic], 2017. The
letter also states that the Petitioner is not an original tenant as defined by California Civil
Code section 1954.53. The letter further states the Owner’s contention that acceptance of
rent directly from the Petitioner does not constitute a waiver to increase the rent or enter
into a lease agreement with different terms.¢ Finally, the letter purports to be an official

6 At the hearing, The Owner requested that the Hearing Officer take judicial notice of an unsigned document titled

“LEASE ADDENDUM FOR PURPOSE OF FUTURE COSTA-HAWKINS RENT INCREASE” that he said he
downloaded from the Rent Adjustment Program website. The Petitioner objected to the document’s admission into
evidence because she never received the document from the Owner and because the Owner did not submit the
document to the Rent Adjustment Program prior to the hearing. Judicial notice is not taken of the document because the
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notice that the Petitioner will need to sign a new one-year lease agreement at a new
monthly rental rate of $2,100.00 after both the Petitioner and the first potential roommate
pass the screening process.

The Owner testified that he refused to process the first potential roommate’s application
because the Petitioner would not agree to sign a new lease at the rate of $2,100.00 per
month. The Petitioner testified that by February 18, 2022, the first potential roommate
backed out because of the Owner’s refusal to process an application.

On April 25; 2022, the Petitioner sent a text message to the Owner stating that she had
found a second potential roommate and indicated that she would pay the demanded
$2,100.00 per month. On April 26, 2022, the Petitioner sent a text message to the Owner
asking if the Owner had had an opportunity to connect with the second potential
roommate and telling the Owner that the Petitioner would sign a new lease under the
Owner’s demanded terms. That text also stated that she wanted the second potential
roommate to be processed before the next month’s rent became due (on May 15, 2022).

'On April 27, 2022, the Petitioner sent another text message to the Owner asking if he had
had a chance to start processing the second potential roommate. On April 29, 2022, the
Petitioner again texted the Owner asking if he had had a chance to process the second
potential roommate. ‘

The Owner testified that he did not respond to any of those text messages because there
was “not enough time” for the Owner to process the second potential roommate’s
application to allow for a move-in date of May 15, 2022. The Owner also testified that he
wanted to receive the request to process the second potential roommate via certified mail.
The Owner and the Petitioner both testified that the Owner never told the Petitioner that
she needed to submit her request by certified mail. The August 6, 2017 Lease Agreement
only states that any notice that the tenant gives “may be given” to the Owner via mail.

The Petitioner testified that the second potential roommate fell through because of the
Owner’s lack of response to her request. The Petitioner testified that as of the hearing
date, she had a third potential roommate lined up.

FINDINGS OF FACT AND CONCLUSIONS OF LAW

The Owner Cannot Increase the Rent Beyond the CPI Rent Adjustment Amount
Because the Tenant Was Not a Subtenant or Assignee, but Rather a Tenant Under
the Original Lease Agreement.

The owner’s reliance on the Costa-Hawkins Rental Housing Act, Civil Code sections
1954.50, et seq. (“the Costa-Hawkins Act”) to justify the rent increase is misguided.

Petitioner was never served a copy of the document prior to the hearing and because it is irrelevant, since neither party
signed, served, or was served such a document.
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While section 1954.53(d) of the Costa-Hawkins Act allows an owner to increase the rent
beyond local rent control limitations when no original occupant permanently resides
there, such increases are allowed only when the remaining occupant is a sublessee or
assignee.’

The Petitioner’s initial occupancy commenced on May 16, 2019, when she and the
Owner signed the tenant addendum. The May 16, 2019 Addendum and Amendment
specifically lists the Petitioner as a “new tenant” under the terms and conditions of the
prior lease (the August 6, 2017 Lease Agreement). The May 16, 2019 Addendum and
Amendment made the Petitioner personally liable for the entire $1,800.00 rent and made
her personally responsible for abiding by the terms of the August 6, 2017 Lease
Agreement.

By residing in Unit 114 with the Owner’s express consent and under the explicit authority
of the underlying lease, the Petitioner’s occupancy was treated as a continuation of the
original occupancy even after Ms. Abad vacated.® The Petitioner became the Owner’s
tenant (rather than a subtenant or assignee) in May 2019 when she entered into an
agreement with the Owner and then paid rent directly to the Owner. ° Because the
Petitioner has been a tenant since May 2019, the landlord cannot increase the rent beyond
local rent control limitations. The proposed rent increase of $300.00 is above the
allowable CPI amount and is therefore unlawful.

The Petitioner is Entitled to Compensation for a Decrease in Housing Services
because the Owner Interfered with the Petitioner’s Right to a One-for-One
Roommate Replacement

The right to one-for-one replacement of roommates is a housing service under the Rent
Adjustment Ordinance.!® A decrease in housing services is considered an increase in
rent.!! Where a tenant has been served a RAP Notice, that tenant must file a petition for
a decrease in services within ninety days of the date the tenant is noticed or first
becomes aware of the decreased housing service.

The Petitioner suffered a decrease in housing services because the Owner refused to
process applications for potential one-for-one replacement roommates. This decrease in
housing services began on February 20, 2022, the date that the Petitioner expected the
first potential replacement roommate to move into Unit 114, The Petitioner filed the
instant petition on May 2, 2022, seventy-one days after the decrease in services began,
so the petition was filed timely.

Based on evidence presented by both the Owner and the Petitioner, the Owner only

7 CAL. C1v. CODE § 1954.53(d)(2), Cobb, 98 Cal. App. 4th at 351-352

8 CAL. C1v. CODE § 1954.53(d)(2); Cobb, 98 Cal. App. 4th at 351-352; DeZerega v. Meggs, 83 Cal.
App. 4th 28, 41, (2000)

® Cobb, 98 Cal. App. 4th at 352-353

10 OAKLAND MUN. CODE § 8.22.020

1 OAKLAND MUN. CODE § 8.22.070(F)
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requested that the Petitioner ask the potential roommates to call him to initiate the
application process. The Petitioner complied with that request. As shown through the
testimony and by the text messages submitted into evidence, both potential roommates
called and left voicemails for the Owner. The Owner never responded to either of those
potential roommates.

The Owner gave three explanations at the hearing for his refusal/failure to initiate the
application process with potential roommates: 1) that the Petitioner refused to sign a
lease that included a rental rate of $2,100.00; 2) that the Petitioner was required to
submit her request to replace a roommate by certified mail; and 3) that there was “not
enough time” for the Owner to process the second potential roommate’s application
prior to the next rental payment due date.

As discussed above, the Owner’s first explanation fails because the Petitioner was
under no obligation to sign a rental agreement that included a $300.00 rent increase.
The explanation also fails because the Petitioner communicated to the Owner (in her
April 25 and April 26, 2022 text messages) that she would sign a rental agreement that
included the $300.00 rent increase, even though she was under no obligation to do so.

The Owner’s second explanation, that the Petitioner was required to submit her request
to replace a roommate via certified mail has no basis in law or fact. There is no
requirement by law, or under the terms of the August 6, 2017 Lease Agreement, or
under the terms of the May 16, 2019 Addendum and Amendment that a tenant submit a
request to replace a departing roommate by certified mail. The August 6, 2017 Lease
Agreement says that a tenant “may” provide notices to the Owner via mail, but it does
not require that a tenant provide any notices via mail. Finally, the Owner admitted at
the hearing that he never told the Petitioner that she needed to send her request by
certified mail.

The Owner’s third explanation, that there was not enough time to process the second
potential roommate’s application, is not credible. The Petitioner requested that the
second potential roommate be processed on April 25, 2022 (twenty days before the next
rental payment due date of May 15, 2022). The Owner had sufficient time to speak with
the second potential roommate, review an application, and run credit and background
checks in order to approve or deny the application. But again, the Owner did not
respond to the Petitioner’s text messages and did not return a call from the second
potential roommate.

Although the Owner did not raise this argument during the hearing, his Response to the
Petition states that “no potential roommate candidates submitted rental applications or
proof of employment/income verification.” This argument fails because the Owner did
not respond to the potential roommates when they contacted him, as the Owner
requested, to begin the application process. The Owner did not give the potential
roommates the opportunity to submit rental applications and related documents.

The Petitioner is Entitled to Fifty Percent of the Rent in Restitution for the
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Decrease in Housing Services and a Fifty Percent Decrease of the Rent Until the
Housing Service is Restored

The rent has historically been split in equal amounts by the tenants, with each tenant
paying $900.00 of the $1,800.00 rent. It was undisputed that if a new roommate moved
in, the rent would continue to be split in equal amounts by each of the two occupants.
Therefore, the decrease in services is valued at fifty percent of the rent.

The Petitioner’s base rent is $1,800.00. The tenant was current on rent as of the date of
the hearing. The decrease in housing services began on February 20, 2022. From the
date the decrease in housing services began through the date of the hearing, the
Petitioner is awarded $6,272.88 in restitution for the value of the lost service.

VALUE OF LOST SERVICES
Service Lost From To Rent | % Rent No. of | Amount
Decrease | Decrease | Months | Overpaid
/month
Rightto .~ - 20-Feb-22 - 20-Sep-22 = $1,800.00 ~50% - $900.00 6.97  $6,272.88
One-to-One- =+~ - S :
' Roommate
Replacement *

l TOTAL LOST SERVICES $6,272.88

Because the total overpayment is greater than one hundred percent of the monthly rent,
the restitution period will be twelve months.22 The tenant’s rent is reduced by $522.74

per month for twelve months.

RESTITUTION

MONTHLY RENT = $1,800.00
TOTAL TO BE REPAID TO TENANT ~ $6,272.88

TOTAL AS PERCENT OF MONTHLY RENT  348.49%
MO. BY REG.
AMORTIZED OVER 12 IS $522.74

If the owner does not restore the right to one-to-one roommate replacement, the Petitioner
is also entitled to an ongoing rent decrease of fifty percent, beginning from September 20,
2022, the date of the hearing. If the right to one-to-one roommate replacement is not
restored, the Petitioner’s legal rent is $900.00 before consideration of restitution. The
Petitioner’s restitution decreases that amount, meaning the Petitioner shall pay the Owner
$377.26 per month in rent for each month until the service is restored and a valid change
of terms of tenancy notice is served on the tenant.

12 RENT ADJUSTMENT PROGRAM REGUL. § 8.22.110(F)(4)(d)
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A rent increase based on the restoration of the right to one-to-one roommate replacement
may only be taken following a valid change of terms of tenancy notice pursuant to
California Civil Code section 827.13 Once the service is restored and the rent increase
becomes effective, the Petitioner may then continue to deduct $522.74 from the increased
rental amount until the end of the twelve-month amortization.

Order
1. Petition T22-0078 is granted.

2. Effective August 1, 2015, the base rent for the unit is $1,800.00 before
consideration of restitution or any current decreased housing services.

3. The Petitioner is owed restitution in the amount of $6,272.88 due to the decreased
housing services. This overpayment is adjusted by a rent decrease for the next
twelve months in the amount of $522.74 per month.

4. Ifthe service (the right to one-to-one roommate replacement) has not been
restored, the Petitioner is additionally entitled to an ongoing rent decrease of fifty
percent. The Petitioner’s legal rent is therefore $900.00 until the right to one-to-
one roommate replacement is restored.

5. While the right to one-to-one roommate replacement remains denied, the
~ Petitioner must pay rent in the amount of $377.26 per month for the months of
November 2022 through October 2023.

6. Once the right to one-to-one roommate replacement is restored and proper notices
sent, the Petitioner’s total rent reverts to $1,800.00. At that point, the Petitioner
may continue to deduct $522.74 from her portion of the total rent through October
2023.

7. The owner must provide the necessary notice pursuant to California Civil Code
section 827.

8. Nothing in this Order prevents the owner from increasing the Petitioner’s rent
according to the laws of the Rent Adjustment Ordinance and the State of
California at any time.

9. Right to Appeal: This decision is the final decision of the Rent Adjustment
Program staff. Either party may appeal this decision by filing a properly
completed appeal using the form provided by the Rent Adjustment Program. The
appeal must be received within twenty (20) calendar days after service of the
decision. The date of service is shown on the attached Proof of Service. If the

13 RENT ADJUSTMENT PROGRAM REGUL. § 8.22.110(F)
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Rent Adjustment Office is closed on the last day to file, the appeal may be filed

on the next business day.

Brian Brophy
Hearing Officer
Rent Adjustment Program

Dated: October 18, 2022
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PROOF OF SERVICE
Case Number: T22-0078
Case Name: Bolanos v. Wu -

I am a resident of the State of California at least eighteen years of age. I am not a party to the
Residential Rent Adjustment Program case listed above. I am employed in Alameda County,
California. My business address is 250 Frank H. Ogawa Plaza, Suite 5313, 5th Floor, Oakland,
California 94612.

Today, I served the attached documents listed below by placing a true copy in a City of
Oakland mail collection receptacle for mailing on the below date at 250 Frank H. Ogawa
Plaza, Oakland, California, addressed to:

Documents Included
Hearing Decision

Owner

Allen Wu _

P.O Box 12081

San Francisco, CA 94112

Tenant

Gigi Saray Bolanos
114 East 15th Street
Oakland, CA 94606

I am readily familiar with the City of Oakland’s practice of collection and processing
correspondence for mailing. Under that practice an envelope placed in the mail collection
receptacle described above would be deposited in the United States mail with the U.S. Postal
Service on that same day with first class postage thereon fully prepaid in the ordinary course of
business. ‘

I declare under penalty of perjury under the laws of the State of California that the above is true
and correct. Executed on October 19, 2022 in Oakland, California.

AW otia

Telleg?a/B'rown-Morris
Oakland Rent Adjustment Program
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CITY OF OAKLAND  www.oaklandca.gov/RAP

CITY OF OAKLAND For Rent Adjustment Program date stamp.

RENT ADJUSTMENT PROGRAM
250 Frank H. Ogawa Plaza, Suite 5313

Oakland, CA 94612-0243

(510) 238-3721

CA Relay Service 711

|
i

i

APPEAL

Appellant’s Name

A\\ep\ V\ﬂ/\ mwner O Tenant .

Property Address (Include Unit Number) ' i

W eVt Sy

Appellant’s Mailing Adﬁdlg?ss (For receipt of notices) Case Number i
o Lo vl y 1 - COTF¥ - |
"L~ [ Date of Decision appealed :
=, VAMNCASCZ i aei PP
AN < i \© \B( 2ot L —
Name of Representative (if any) Representative’s Mailing Address (For

notices)

B

Please select your ground(s) for appeal from the list below. As part of the appeal, an explanation must
be provided responding to each ground for which you are appealing. Each ground for appeal listed
below includes directions as to what should be included in the explanation.

1) There are math/clerical errors that require the Hearing Decision to be updated. (Please clearly
explain the math/clerical errors.)

2) Appealing the decision for one of the grounds below (required):

a) §4e decision is inconsistent with OMC Chapter 8.22, Rent Board Regulations, or prior
eci

b)

e)

sions of the Board. (In your explanation, you must identify the Ordinance section,
Regulation or prior Board decision(s) and describe how the description is inconsistent.)

[0 The decision is inconsistent with decisions issued by other Hearing Officers. (/In your
explanation, you must identify the prior inconsistent decision and explain how the decision is
inconsistent.)

F?\e decision raises a new policy issue that has not been decided by the Board. (/n your
xplanation, you must provide a detailed statement of the issue and why the issue should be
decided in your favor.)

%_{h/e decision violates federal, state, or local law. (In your explanation, you must provide a
etailed statement as to what law is violated.)

O The decision is not supported by substantiai evidence. (/n your explanation, you must
explain why the decision is not supported by substantial evidence found in the ca38 6800853
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f) @Nas denied a sufficient opportunity to present my claim or respond to the petitioner’s
laim. (/n your explanation, you must describe how you were denied the chance to defend your
claims and what evidence you would have presented. Note that a hearing is not required in every
case. Staff may issue a decision without a hearing if sufficient facts to make the decision are not

in dispute.)

g) [OThe decision denies the Owner a fair return on the Owner’s investment. (You may appeal on
this ground only when your underlying petition was based on a fair retum claim. You must specifically
state why you have been denied a fair return and attach the calculations supporting your claim.)

h) Wler. (In your explanation, you must attach a detailed explanation of your grounds for appeal.)

Supporting documents (in addition to this form) must not exceed 25 pages, and must be received by
the Rent Adjustment Program, along with a proof of service on the opposing party, within 15 days of
the filing of this document. Only the first 25 pages of submissions from each party will be considered by the
Board, subject to Regulations 8.22.010(A)(4). Please number attached pages consecutively. Number of

pages attached: p

» You must serve a copy of your appeal on the opposing parties, or your appeal may be dismissed. e
| declare under penalty of perjury under the laws of the State of California that on \1 T;J , 20 )\
| placed a copy of this form, and all attached pages, in the United States mail or deposited it with a commercial
carrier, using a service at least as expeditious as first-class mail, with all postage or charges fully prepaid,

addressed to each opposing party as follows:

Hame CiGi Savay Bdanes
—— W e S

awsaezn | pdwd |, cA Aébeb B

Address |
City. State Zi A“[
| |
— o
% W ,ZH’W’LL |
SIGNATURE of APPELLANT or DESIGNATED REPRESENTATIVE DATE
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IMPORTANT INFORMATION:

This Appeal must be received by the Rent Adjustment Program, 250 Frank Ogawa Plaza, Suite
5313, Oakland, California 94612, not later than 5:00 P.M. on the 20th calendar day after the date
the decision was mailed to you as shown on the proof of service attached to the decision. If the
last day to file is a weekend or holiday, the time to file the document is extended to the next business
day.

» Appeals filed late without good cause will be dismissed.

* You must provide all the information required, or your appeal cannot be processed and
may be dismissed.

* Any response to the appeal by the responding party must be received by the Rent
Adjustment Program, along with a proof of service on appealing party, within 15 days of
service of the service of the appeal if the party was personally served. If the responding
party was served the appeal by mail, the party must file the response within 20 days of the
date the appeal was mailed to them.

e There is no form for the response, but the entire response is limited to 25 pages or less.

= The Board will not consider new claims. All claims, except jurisdictional issues, must have been
made in the petition, response, or at the hearing.

* The Board will not consider new evidence at the appeal hearing without specific approval.

* You must sign and date this form or your appeal will not be processed.

* The entire case record is available to the Board, but sections of audio recordings that you want the
Board to review must be pre-designated to Rent Adjustment Staff.
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CITY OF OAKLAND For Rent Adjustment Program date stamp.

RENT ADJUSTMENT PROGRAM
250 Frank H. Ogawa Plaza, Suite 5313

Oakland, CA 94612-0243

(510) 238-3721

CA Relay Service 711

i
)

‘NOTE: YOU ARE REQUIRED TO SERVE A COPY OF YOUR PETITION OR RESPONSE (PLUS ANY ADDITIONAL
DOCUMENTS) ON THE OPPOSING PARTIES.

» Use this PROOF OF SERVICE form lo indicate the date and manner in which service took place, as well as

the person(s) served.
» Provide a copy of this PROOF OF SERVICE form to the opposing parties together with the document(s)

served.
» File the completed PROOF OF SERVICE form with the Rent Adjustment Program together with the document

you are filing and any attachments you are serving.
> Please number sequentially all additional documents provided to the RAP.

PETITIONS FILED WITHOUT A PROOF OF SERVICE WILL BE CONSIDERED INCOMPLETE AND MAY EE
DISMISSED.

| served a copy of: i\\)V@/’\\

(inse ame of document served)
And Additional Documents

and (write number of attached pages) 2 é " attached pages (not counting the Petition or
Response served or the Proof of Service) to each opposing party, whose name(s) and address(es) are
listed below, by one of the following means (check one):

P)a. United States mail. | enclosed the document(s) in a sealed envelope or package
addressed to the person(s) listed below and at the address(es) below and deposited the
sealed envelope with the United States Postal Service, with the postage fully prepaid.

U b, Deposited it with a commercial carrier, using a service at least as expeditious as first
class mail, with all postage or charges fully prepaid, addressed to each opposing party as
listed below.

J ¢ Personal Service. (1) By Hand Delivery: | personally delivered the document(s) to the
person(s) at the address(es) listed below; or (2) | left the document(s) at the address(es) with

* some person not younger than 18 years of age.

PERSON(S) SERVED:
T Gié Sy Bdanes.
Address \\\é 6\5%’”,7 (g()n.

City, State, Zip 0 [\,(V\”V’\ & b 0\%{)(&

City of Oakland
_ Rent Adjustment Program
Proof of Service Form 10.21.2020
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I declare under penalty of perjury under the laws pf the State of California that the foregoing /s frue and
correct and the documents were served on \\ /W/ L0 insert date served).

A\w all

PRINT YOUR NAM

e \ [ H 2o

SIGNATURE DATE '

City of Oakland -3-
Rent Adjustment Program
Proof of Service Form 10.21.2020
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Allen Wu'’s Appeal Response Form Supporting Documents
Case Number T22-0078

1) There are math/clerical errors that require the Hearing Decision to be updated. (Please clearly
explain the math/clerical errors.) '

OMC 8.22.110((A) HEARING PROCEDURE/ Postponements
(https://cao-94612.s3.amazonaws.com/documents/Oakland-Rent-Adjustments-Regulations-w-0521-

amends-w-Appendix-A-clean-copy.PDF)

The original Rent Adjustment Hearing/Settlement Conference was schedule for 7/20/2022 at 10AM.
(See Notice; Photo of Zoom Meeting login and email)

The Rent Adjustment Hearing was postponed without reason or my approval to the new
Hearing date of 9/20/2022 at 10AM. (See OMC 8.22.110(A))

An official notice which included a copy of the “Amended Notice of Remote Settlement
Conference and Hearing” along with a copy of the “Zoom Invitation for RAP Hearing” was
served with a Proof of Service dated 7/13/2022 by Brittni Lothlen. The envelope was meter
stamped on 7/13/2022. | did not receive the letter until the day of the original hearing date
of 7/20/2022; and was unaware of the change in date until after | logged in for the 10AM
hearing on 9/20/2022; nor did | have the option to protest this change.

Had the RAP Hearing occurred on the original date of 7/20/2022; Ms. Gigi Bolanos (the
Petitioner) would not have “overpaid” (and | would not have been fined) the additional

- 2month’s worth of rent for the months of August and September of 2022. The Héaring

Decision dated 9/18/2022; has calculated a Decrease of $900.00 per month from 2/20/22 to
9/20/22 for 6.97 months for a total of $6,272.88. This total amount of Lost Services is
incorrect and should be deducted by two month’s rent or $1,800.00 for half of the rent for
August and September of 2022, as the postponement was neither approved nor caused by
me.

The correct total amount of Lost Services (from 2/20/22 to 7/20/22) to be repaid to the
tenant should be $4,472.88; which amortized over 12months is $372.74; and not $6,272.88
amortized over 12months as $522.74.

2) Appealing the decision for one of the grounds below (required):

a) The decision is inconsistent with OMC Chapter 8.22, Rent Board Regulations, or prior

decisions of the Board.

c) The decision raises a new policy issue that has not been decided by the Board.
d) The decision violates federal, state, or local law.

e) The decision is not supported by substantial evidence.

f) I was denied a sufficient opportunity to present my claim or response to the

petitioner’s claim.

h) Other.

(California Civil Code § 1954.53(d)) Sublets and Assignments. Under specified conditions, Costa-Hawkins
permits an owner to set initial rents without restriction when a covered unit is sublet or assigned and
none of the original occupants permanently reside in the covered unit.
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Allen Wu’s Appeal Response Form Supporting Documents
Case Number T22-0078

(California Civil Code § 1954.53(a)) Permits landlords to impose whatever rent they choose at the
commencement of a tenancy.

“The Costa-Hawkins Act establishes vacancy decontrol for residential dwelling units where the former

tenant has voluntarily vacated, abandoned or been legally evicted. (Legis. Analyst, analysis of Assem. Bill

" No. 1164 (1995-1996 Reg. Sess.) p. 2.) CVC§ 1954.53(d)); Cobb, 98 Cal. App. 4™

- Original occupants are those that took possession of a unit with the express consent of the
landlord at the time that the base rent for the unit was first established with respect to the
vacant unit. The original occupant doesn’t have to be named on the lease but must be able
to show they moved in at the same time as the named person on the lease.

- A “Subsequent occupant” means an individual who became an occupant of a rental unit

~while the rental unit was occupied by at least one original occupant. '

Mary Balingit was the Original Occupant; she first moved into the unit at 114 E15th St, Oakland, CA
94606; and took possession of the unit with the express consent of the landlord at the time the initial
base rent for the unit was first established without limitation on 3/22/2015. Ms. Balingit’s Move-in
date is also documented in the Security Deposit Refund Form dated 4/28/2019.

Both Mary Lilygrace Abad and Gigi Bolanos were a one-for-one replacement of a vacating occupant
after the initial move in date of 3/22/2015; and cannot prove that they moved into or took possession
of the unit at the same time Ms. Balingit is the Original Occupant on 3/22/2015. Therefore by
definition, Ms. Abad and Ms. Bolanos are both “Subsequent occupants” and not “Original occupants”.

Ms. Abad initial occupancy commenced on 8/6/2017 when she entered a Lease Agreement (over two

- years after Ms. Balingit’s occupancy date of 3/22/2015). Ms. Bolanoes, The Petitioner signed the
Tenant Addition Addendum on 5/16/2019, and began her initial occupancy thereafter; which is one
year and nine months after Ms. Abad’s initial occupancy under the 8/6/2017 Lease. This fact proves
that the Petitioner is not an “Original occupant” as she did not move in at the same date the 8/6/2017
lease was signed; but in fact a “Subsequent occupant.”

Glossary; CALIFORNIA TENANTS A GUIDE TO RESIDENTIAL TENANTS’ AND LANDLORDS’ RIGHTS AND
RESPONSIBILITIES (https://www.courts.ca.qov/documents/California-Tenants-Guide.pdf)
- . Assign/assignment—an agreement between the original tenant and a new tenant by which

the new tenant takes over the rental agreement pertaining to the unit and becomes
responsible to the landlord for everything that the original tenant was responsible for. The
original tenant is still responsible to the landlord if the new tenant does not live up to the
obligations of the rental agreement (see novation; compare to sublease). **Page 108 of
Glossary; (https://www.courts.ca.gov/documents/California-Tenants-Guide.pdf)

- Novation—in an assignment situation, a novation is an agreement by the landlord, the
original tenant, and the new tenant that makes the new tenant (rather than the original
tenant) solely responsible to the landlord. **Page 112 of Glossary;
(https://www.courts.ca.gov/documents/California-Tenants-Guide. pdf)

- Sublease—a separate rental agreement between the original tenant and a new tenant to
whom the original tenant rents all or part of the rental unit. The new tenant is called a
“subtenant.” The agreement between the original tenant and the landlord remains in force,
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and the original tenant continues to be responsible for paying the rent to the landlord and
for other tenant obligations. (Compare to assignment.) **Page 114 of Glossary;
(https://www.courts.ca.qov/documents/California-Tenants-Guide.pdf)

The Hearing Decision omitted my evidence (The first amendment to the 8/6/2017 lease; titled
“Tenant Vacate Addendum”) that was submitted along with my response to the petition on 6/4/2022.
It clearly documented Ms. Balingit (the original occupant) vacating and returning the premises to me on
4/7/2019. Ms. Balingit paid her portion for the damages deducted from the prepaid security deposit;
and released all obligations of the rental agreement to Ms. Abad when she and Ms. Abad signed the
5/15/2019 “Tenant Vacate Addendum”, the first amendment to the 8/6/2017 Lease Agreement. The
5/15/2019 Tenant Vacate Addendum by definition in accordance to Page 108 of Glossary; CALIFOENIA
TENANTS A GUIDE TO RESIDENTIAL TENANTS’ AND LANDLORDS’ RIGHTS AND RESPONSIBILITIES
(https://www.courts.ca.qov/documents/California-Tenants-Guide.pdf) serves as an “Assignment”
transferring the entire property and all of the rights and obligations under the terms of the 8/6/2017
lease from Ms. Balingit to Ms. Abad; making Ms. Abad an “Assignee” and not an “Original Occupant”

. from 5/15/2019 onward.

The 5/15/2019 “Tenant Vacate Addendum”, became my written consent to the assignment of the
8/6/2017 lease agreement from Ms. Balingit to Ms. Abad. This further supports my initial claim to
(California Civil Code § 1954.53(d)) Costa-Hawkins permits an owner to set initial rents without
restriction when a covered unit is sublet or assigned and none of the original occupants permanently
reside in the covered unit.

On 5/16/2019, Ms. Bolanos “the Petitioner”; Ms. Abad “Assignee” and | signed the “Tenant Addition
Addendum” (the second amendment to the 8/6/2017 Lease) which begun Ms. Bolanos’ initial occupancy.
The 5/16/2019 “Tenant Addition Addendum”, is a separate rental agreement from the 8/6/2017 Lease;
between Ms. Abad; Ms. Belanos and myself. This agreement made Ms. Bolanos a “Co-Assignee” and
the one-for-one replacement of Ms. Balingit and not a continuation of the original occupancy

Ms. Balingit had already released and relinquished all of her obligations and rights to the premise and
lease agreement when she signed the 5/15/2019 “Tenant Vacate Addendum”.

The Hearing Decision is incorrect and misinterpreted Ms. Bolanos’ occupancy as a continuation of the
Original Occupancy even after Ms. Abad vacated by comparing it to Cobb, 98 Cal. App. 4" at 351-352.
The Hearing Decision omitted the fact that Ms. Balingit (the original occupant) vacated and returned the
" premises to me on 4/7/2019; and signed a “Tenant Vacate Addendum” on 5/15/2019 with Ms. Abad,
the first amendment to the 8/6/2017 Lease Agreement. This served as an “Assignment” transferring the
entire property and all of the rights and obligations under the terms of the 8/6/2017 lease from Mis.
Balingit to Ms. Abad with my express written consent.

These two circumstances were present and fulfill the requirements listed under Cobb, 98 Cal. App. 4th

at 352-353. ;
- Ms. Abad and Ms. Bolanos’ became sublessee or assignee of Ms. Balingit as of 5/15/2019.
- Ms. Bolanos’ initial occupancy as a new tenant commenced after 5/16/2019 (California

Civil Code § 1954.53(a)).
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“As previously noted, the Costa-Hawkins Act also provides that the landlord may increase the rent by
any amount to the lawful sublessee or assignee of the original occupant when the original occupant no
longer resides in the unit permanently and the sublessee or assignee did not reside in the unit prior to
1/1/1996. “(CVC 1954.53(d); Cobb, 98 Cal. App. 4th at 352-353.”

The Hearing decision is correct in stating that “ the 5/16/2019 Addendum made the Petitioner

" personally liable for the entire $1,800.00 rent made her personally responsible for abiding by the
terms of the 8/6/2017 Lease Agreement.” This is the very definition of what an Assignee/assignment
is:

- “Assign/assignment—an agreement between the original tenant and a new tenant by
which the new tenant takes over the rental agreement pertaining to the unit and hecomes
responsible to the landlord for everything that the original tenant was responsible for. The
original tenant is still responsible to the landlord if the new tenant does not live up to the
obligations of the rental agreement (see novation; compare to sublease).” **Page 108 of

" Glossary; (https://www.courts.ca.qov/documents/California-Tenants-Guide.pdf)

The exact conditions of the 5/16/2019 Addendum states:

“The NEW TENANT acknowledges receipt of the Lease Agreement and all
addendums thereto. All parties to this Tenant Addition Addendum agree to be jointly and
severally liable under the Lease Agreement for all amounts due and owing, whether past due,
currently due or to be owed in the future, and all parties agree to abide by all terms of the
Lease Agreement, including but not limited to any addendums. All parties below hereby
acknowledge and agree that upon vacating the Property any and all refunds of monies paid in

advance under the terms of the Lease Agreement, to include, but not limited to, security
deposits and advance rent, shall be jointly paid to all of the TENANTS, which shall include all
NEW TENANTS added to the Lease Agreement. “

This clearly includes the 5/15/2019 “Tenant Vacate Addendum” in which establishes the Assignment
between the vacating Original tenant and the new tenant as the one-for-one replacement. An
assignment occurs when a tenant transfers all of its rights and obligations under the term of the lease
to another individual or entity for the entire remaining term of the lease. Essentially, the new tenant
takes the place of the old tenant and releases the old tenant of its obligations to the landlord. The
extent of the obligations released depends on the terms of the assignment clause. Let’s not forget
Line numbers 3; 9 and 20 of the 8/6/2017 Lease Agreement signed between me, Mary Balingit and
Maria Lilygrace Abad, states the following:

- Line number 3: “Multiple Occupancy: It is expressly understood that this agreement is
between the Owner and each signatory jointly and severally. In the event of default by
any signatory each and every remaining signatory shall be responsible for timely payment
of rent and all other provisions of this agreement.”

- Line number 9: “Assignment and Subletting: Tenant shall not assign this agreement or
sublet any portion of the premises without written consent of the Owner.”
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- Line number 20: “Waiver: No failure of Owner to enforce any term hereof shall be deemed
a waiver. The acceptance of rent by Owner shall not waive his right to enforce any term
hereof.”

In contract, joint and several liability arises when two or more persons jointly promise in the same
contract to do the same thing, but also separately promise to do the same thing. This means that as part
of their obligations as Assignees, Ms. Abad and Ms. Bolanos, both jointly promise to pay their portion of
their of $1,800.00 rent by the 15™ of each month directly to me the Landlord.

To further define Ms. Bolanos as an Assignee and/or Sub-tenant under a Sublease; Page 114 of Glossary;
CALIFORNIA TENANTS A GUIDE TO RESIDENTIAL TENANTS’ AND LANDLORDS’ RIGHTS AND
RESPONSIBILITIES defines a Sublease as follows:

- Sublease—a separate rental agreement between the original tenant and a new tenant to
whom the original tenant rents all or part of the rental unit. The new tenant is called a
“subtenant.” The agreement between the original tenant and the landlord remains in force,
and the original tenant continues to be responsible for paying the rent to the landlord and
for other tenant obligations. (Compare to assignment.) **Page 114 of Glossary;
(https://www.courts.ca.qov/documents/California-Tenants-Guide.pdf)

Sublease and assignment clauses accomplish similar results. They allow tenants to transfer their lease
obligations to another individual or entity. However, each clause operates in a different way.

- With a sublease, a tenant transfers part of the leased property to another tenant while
remaining on the premises, or transfers the entire property to another tenant for a period of
time during the term of the lease. A sub-lease agreement is usually an assignment, not a

" novation. The primary leaseholder remains responsible for non-payment or damage.

- An assignment occurs when a tenant transfers all of its rights and obligations under the term
of the lease to another individual or entity for the entire remaining term of the lease.
Essentially, the new tenant takes the place of the old tenant and releases the old tenant of
its obligations to the landlord. The extent of the obligations released depends on the terms
of the assignment clause.

The Hearing decision’s use of the word “Tenant” is convoluted. According to (OMC 8.22.340 —
Definitions.) "Tenant" means any renter, tenant, subtenant, lessee, or sublessee of a rental unit, or any
group of renters, tenants, subtenants, lessees, sublessees of a rental unit, or any other person entitled

. to the use or occupancy of such rental unit, or any successor of any of the foregoing.
(https://library.municode.com/ca/oakland/codes/code of ordinances?nodeld=TITSHESA CH&.22REREA
DEV_ARTIJUCAEVORMEEE 8.22.340DE)

Ms. Balonos is neither an “Original Occupant’ as she was not present during the signing and
negotiation process of the original lease agreement nor did she begin her tenancy fewer than thirty
days thereafter. This is the definition of an Original tenant as described in the City of Oakland Rent
Adjustment Program’s “Lease Addendum for Purpose of Future Costa-Hawkins Rent Increase” form.
https://ca0-94612.s3.amazonaws.com/documents/TENANCY-TURNOVER-SUBLEASE-ADDENDUM-10-

9-2020.pdf
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This reiterates my petition response that “None of the original occupants permanently reside in the
covered unit. (California Civil Code §1954.53(d)). Both of the original occupants on the original lease
agreement signed 8/6/2017; moved out of the covered unit on their own accord. Mary Balingit
moved out 4/7/2019; Maria Lilygrace Abad moved out 11/14/2021.

The owner is allowed to set an initial rent without restriction pursuant to Costa-Hawkins and O.M.C.
8.22.080 (C). I notified Gigi Bolanos this via text on 10/12/2021. Then again, via USPS certified mail
along with the RAP forms, on 2/12/2022."

I stated during the Hearing that I did not respond to any of the potential roommates, because the
Petitioner refused to sign a new lease to set an initial rent without restriction pursuant to Costa-
Hawkins vacancy decontrol. What was omitted from my hearing statement is the following:

"Ever since the original occupant, Mary Balingit, moved in back in 2015; she had a
constant revolving door of replacement roommates. Each of whom, was grandfathered in
under Mary's protected base rent as the Original occupant. When, Gigi (the Petitioner)

“moved in as a one-for-one replacement of Mary; I was still unable to reset the'initial base

rent back to the current Market rate because of Maria Lilygrace Abad's continued
occupancy.

The Petitioner stated that a one-for-one roommate replacement is a separate issue from
my claim to reestablish the initial base rent without restriction in pursuant to Costa-
Hawkins vacancy decontrol. I argued that this is not true; due to the fact that if I was
proceeded to sign another lease agreement with any of the potential roommates; I would
be forced to continue the base rent of $1800.00 per month with the new replacement
roommate, thus prohibiting me the ability to reset an initial “Market Rate” rent until the
last set of new group of tenants vacates the unit. I have also stated that I have not raised
the monthly rent since Maria Lilygrace Abad had moved in with Mary Balingit back in
8/6/2017, due to this very same reason.

- In order to exercise my right to reestablish the initial base rent without restriction in pursuant
to Costa-Hawkins vacancy decontrol. I would like to set the new base rent to $2,400.00 to
match the current Market Rate.

I also stated at the Hearing, when I first texted the Petitioner in 10/12/2021; the rent
increase to $2,100.00 was also below Market Rate. Now that the Hearing took place a full
year after that text message was sent, the Market Rate rent is no longer that same rate.
Comparable rent for similar apartments in the nearby vicinity was and still is $2,400.00
per month. (See attached Craiglist postings of (3)comparable apartment units).

2) Appealing the decision for one of the grounds below (required):
h) Other.

The Hearing Decision directly contradicts the four main points of the “Lease Addendum for
Purpose of Future Costa-Hawkins Rent Increase” form found on the City of Oakland Rent
Adjustment Program’s website under the “Rent Adjustment Program Forms & Notices for
Property Owners” tab. The Sublease Addendum (PDF) can be found at this link:
https://ca0-94612.s3.amazonaws.com/documents/TENANCY-TURNOVER-SUBLEASE-
ADDENDUM-10-9-2020.pdf

The link to the form comes with the following description: “The Lease Addendum, prepared
by the City of Oakland Rent Adjustment Program, is for use when there is partial tenancy
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turnover. It clarifies that tenants who move into rental units during an existing tenancy are
not original tenants and only have the right to the current controlled rent until the last
original tenant permanently vacates the unit. The Lease Addendum clarifies that the
landlord may raise the rent without limitation on all remaining tenants.” Cited from
https://www.oaklandca.gov/documents/rent-adjustment-program-forms-notices-for-

property-owners .
- The “Lease Addendum for Purpose of Future Costa-Hawkins Rent Increase” form found on
the City of Oakland Rent Adjustment Program’s website specifically states the following four

key points:

o 1) “l acknowledge that | am not an original tenant as defined by California Civil Code
Section1954.53 because | am replacing a vacating tenant and/or | was not a party to
the original rental agreement and did not begin my tenancy fewer than thirty days
thereafter.”

o 2)“..thelandlord may increase the rent and create a new rental agreement/lease
with new and different terms when the last original tenant permanently vacates the
unit.”

o 3)“..the landlord may accept rent payments directly from me as part of my tenancy
and that this acceptance alone does not constitute a waiver of the landlord’s right to
increase the rent pursuant to California Civil Code Section 1954.53 when the last
original tenant permanently vacates.”

o 4) It further continues, “... the landlord does not waive his/her right to establish a
new rent and lease/rental agreement unless s/he received written notice of tenancy
termination from the last original tenant and thereafter accepts rent before serving
notice of a new rent.” ‘

- At the Hearing, | requested the Hearing Officer to take judicial notice of the “Lease
Addendum for Purpose of Future Costa-Hawkins Rent Increase” form found on the City of
Oakland Rent Adjustment Program’s website. In footnote #6 on pages 4 and 5 of the
Hearing Decision; it states that “Judicial notice is not taken of the document because the
Petitioner was never served a copy of the document prior to the hearing and because it is
irrelevant, since neither party signed, served, or was severed such a document.”

- Thisis not true; as | have responded to the Hearing Officer that my Certified Mail Notice
which was severed on 2/11/2022 to the Petitioner was written practically verbatim and
heavily based on this document. | also stated at the Hearing, that this document was
prepared by City of Oakland Rent Adjustment Program and placed on their public website
for landlords to download and use as guidelines to reserve their right to claim Costa-
Hawkins rent increases.

- The main reason why | had the Petitioner sign a “Tenant Addition Addendum” instead of a
regular Lease Agreement, was to protect my future right to establish the initial rent back to
Market Rate, once the last remaining original occupant had voluntary vacated the rental
unit in a partial tenancy takeover.
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- |l emphasized (to the Hearing Officer); that If the City of Oakland Rent Adjustment Program
took the time to prepare this document and made it readily available for the public to
download and use; This document should not be ignored or omitted as common practice
from a Rent Adjustment Hearing and decision.

- The underlying premise of signing the May 16, 2019 tenant addendum is the same as the
“Lease Addendum for Purpose of Future Costa-Hawkins Rent Increase”. Both state the fact
that the “New” tenant is a replacement of a vacating tenant, with the Owner’s express
consent. Under both addendum, the “new tenant” has entered an agreement with and pays
rent directly to the Owner. Without the explicit authority of an underlying original lease
agreement, what is the “Lease Addendum for Purpose of Future Costa-Hawkins Rent
Increase” being amended to? A sub-lease is written and based on an original lease
agreement which initially used to establish a rental/contractual agreement between the
landlord and occupants.

- How does the Petitioner become a continuation of the original occupancy; and a tenant
when she directly pays me after she signs the May 16, 2019 tenant addendum? But, not the

-same when if she signs to the City of Oakland Rent Adjustment Program’s “Lease Addendum
for Purpose of Future Costa-Hawkins Rent Increase” form? In other words, how does the
“Lease Addendum for Purpose of Future Costa-Hawkins Rent Increase” form differentiate
the Petitioner as a “New Tenant” and not an “Original Tenant” who can be subjected to a
Costa-Hawkins rent increase?

Decrease in Housing Service
| rented out 114 E15th St as a whole unit for the base rent of $1,800.00. | did not rent the unit out as

separate rooms. In exchange for paying the full months’ rent of $1800.00, after Mary Lilygrace Abad (the
other roommate) had vacated the premise on 11/14/2021; Gigi the Petitioner got full use of the entire
unit; this includes the full use and access of the second bedroom. The argument of a decrease in housing
" service because the landlord refused to process qualified and potential roommate candidates did not
address the fact that the Petitioner also received an increase in Service (the additional bedroom) in

exchange for the full month’s rent.

- Alease addendum is a legally binding document that both landlords and tenants agree to
and sign (i.e., you can't add it to the lease without the tenant's knowledge). Addendums
modify the original lease agreement and/or provide additional information related to

- specific rental policies. '

- My closing statement was also omitted. There is no chance for the small time landlords to
make a fair return under the current changes that continues to penalize rental property
owners with mandated rent caps that cuts the CPI formula for Allowable Rent Increases by
50% (last year’s CPl was 1.9%. This year, the approved 6.7% CP| was reversed to 3%);
National inflation rate over 8%; increased operating costs; newly revised laws that prohibits
evictions during the pandemic.
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6/4/22, 12:11 PM

ProofOfServicePrint

City of Oakland Rent Adjustment Program
250 Frank H. Ogawa Plaza, Suite 5313

i e Qakland, CA 94612

{510) 238-3721

PROOF OF SERVICE
OWNER RESPONSE

% And additional documents uplooded with the Petition

i
|

HATY OF OARKEANG

Case number: T22-0078
Electranic Petition number: 15088
Electronic Response number: 1211

[ declare under penalty of perjury under the laws of the State of California that on 06-04-2022 1, Allen W, served a copy of the fallowing
document(s), Qwner Respanse, and, and slf attached 33 pages, to each opposing party, whose names and addresses are listed below, by United
States mail.

Title of Served Document(s): Signed and Dated Proof of Service for Tenant Petition 15088 and Case
T22-0078

114 £15th - Gigp SMS 10-12-2021 to 11-13-2021; 2-18-2022

114 £15th St - Aug 6, 2017 Lease - Mary Balingil, Maria Lilygrace Abad

114 £15th St - May 15, 2019 1st and 2nd Amendment to Aug 6, 2017 Lease
Copy of 2-12-2022 Notce of Costa-Hawkins Rent Increase to 114 Gigi Bolanos
Copy of 2-12-2022 USPS Certified Mail Receipt to 114 E15th St Gigi Bolanos
Maria Lilygrace Abad Moveout- SECURITY DEPOSIT REFUND FORM

Mary Balingit Moveout- SECURITY DEPOSIT REFUND FORM

Addressee(s) Information

Addressee: . Gigi Bolanos
114 East 15th St .
Oakland CA 84606

Allen Wu 06-04-2022

— &’,’ oaTe: é / 20U

City of Oakland Rent Adjust Program
Date Printed: 06-04-2022

hitps.//apps.caklandca.gov/rappetitions/OwnerResponse. ProofOfServicePrint. aspx ?responseid=1211
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SECURITY DEPOSIT REFUND FORM

Resident’s Name: __Maryrose Canono Balingit

Address: 114 E 15" St Apt. No.
City: Qakland State: CA___ Zip: 94606-1717
FORWARDING Address: Apt. No.
City: State: Zip:

The following is an itemized statement of your deposit account:
1. Date tenancy began: 3/22/15 Date keys turned in: Still has the keys.

2. Total of all deposits paid: $ 900.00
3. Deductions:

TYPE DESCRIPTION COST

Repairs Bathroom wall and tile due to water damage from not $250.00
closing shower curtains and wiping water from the
bathroom floors after showers. Replaced damaged
sheetrock, tile and paint newly patched wall.

Patch & sand nail holes in bedroom walfs. $150 J
(Waived - Wear & Tear) |
Missing deadbolt chain & damaged door trim in kitchen. | $50 |
Painting: Prime and Paint bedroom & closet walls, ceiling, trim & $800
doors. (Waived —~ Wear & Tear) |
Cleaning:
Carpet Cleaning: | Bedroom and Front Entrance. $200.00
Drape Cleaning: | Bedroom, Bathroom and Kitchen $120.00
(Waived — Wear & Tesr)
Miscellaneous:
Unpaid Rent: - | 3/15/19-3/31/19. Received room on 4/7/189. $493.55 B
Court Judgment: )

Total Deductions $993.55

0 Your check is enclosed in the amount of §

O Please make your check in the amount of §__93.55 __ payable to ___Allen Wu
within 21 days of receipt of this statement.

‘AS REQUIRED BY LAW, YOU ARE HEREBY NOTIFIED THAT A NEGATIVE CREDIT REPORT
REFLECTING ON YOUR CREDIT HISTORY MAY BE SUBMITTED TO A CREDIT REPORTING

AGENCY
IF YOU FAIL TO FULFILL THE TERMS OF YOUR CREDIT OBLIGATIONS,” CC1785.26(c) (2)

| Zf/ Zﬁ’/ i g S

Date Owner/Manager
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SECURITY DEPOSIT REFUND FORM

Resident's Name: Maria_Lilygrace Abad

Address: 114 £ 157 St Apt. No.

City: Qakland State: CA Zip: 94606-1717
FORWARDING Address: Apt No__,
City: State: Zip:

The following is an itemized statement of your deposit account:
1. Date tenancy began: 8/15/17 Date keys turned in: 11/14/2021

2. Total of all deposits paid: § 900.00
" 3. Deductions:

TYPE DESCRIPTION cosr
Repairs Bathroom wall due to water damage from not closing $200.00
shower curtains and wiping water from the bathroom
floors after showers. Patch damaged sheetrock, Sand
and paint newly patched wall.
Patch & sand nail holes in bedroom walls. $150
(Waived — Wear & Tear)
Painting. Prime and Paint bedroom & closet walls, ceiling, trim & $800
doors. (Waived — Wear & Tear)
Cleaning. -
Carpet Cleaning. | Bedroom and Front Entrance. $200.00
Drape Cleaning: | Bedroom, Bathroom and Kitchen $120.00
' (Waived ~ Wear & Tear)
Miscellaneous: o
UnpaidRent: | . ]
Court Judgment: ‘ S
Total Deductions $400.00

0 Your check is enclosed in the amount of §_ 500.00

0 Please make your check in the amount of § payable to Allen Wu
within 21 days of receipt of this statement.

"AS REQUIRED BY LAW, YOU ARE HEREBY NOTIFIED THAT A NEGATIVE CREDIT REPORT
REFLECTING ON YOUR CREDIT HISTORY MAY BE SUBMITTED TO A CREDIT REPORTING

AGENCY
IF YOU FAIL TO FULFILL THE TERMS OF YOUR CREDIT OBLIGATIONS,” CC1785.26(c) (2)

Date Owner/Manager
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PROOF OF SERVICE
Case Number: T22-0078
Case Name: Bolanos v. Wu

I am a resident of the State of California at least eighteen years of age. I am not a party to the
Residential Rent Adjustment Program case listed above. I am employed in Alameda County,
California. My business address is 250 Frank H. Ogawa Plaza, Suite 5313, 5th Floor, Oakland,
California 94612.

Today, I served the attached documents listed below by placing a true copy in a City of
Oakland mail collection receptacle for mailing on the below date at 250 Frank H. Ogawa
Plaza, Oakland, California, addressed to:

Documents Included
Zoom Invitation for RAP Remote Hearing

Owner

Allen Wu

P.O Box 12081

San Francisco, CA 94112

Tenant

Gigi Saray Bolanos
114 East 15th Street
Oakland, CA 94606

I am readily familiar with the City of Oakland’s practice of collection and processing
correspondence for mailing. Under that practice an envelope placed in the mail collection
receptacle described above would be deposited in the United States mail with the U.S. Postal
Service on that same day with first class postage thereon fully prepaid in the ordinary course of
business.

[ declare under penalty of perjury under the laws of the State of California that the above is true
and correct. Executed on June 28, 2022 in Oakland, California.

Grdtne Lothton
Brittni Lothlen
Oakland Rent Adjustment Program
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Housing and Community Development Department TEL (510) 238-3721
Rent Adjustment Program FAX (510) 238-6181
250 Frank Ogawa Plaza, Suite 5313 CA RELAY 711
Oakland, CA 94612-2034

ZOOM INVITATION FOR RAP REMOTE HEARING
T22-0078 Bolanos v. Wu

To the Parties:

Your hearing scheduled will take place on July 20, 2022 at 10:00 am and will be held
remotelythrough Zoom.

You can connect to the Hearing without charge by downloading Zoom. You can also connect
by using only a telephone. To dial in to a call, enter your dial-in number, followed by the
meeting ID and pound key, then enter the password and pound key.

Topic: 2022.7.20_Rent Adjustment Hearing Audio-Video_T22-0078_Bolanos v. Wu
Time: Jul 20, 2022 10:00 AM Pacific Time (US and Canada)

Join Zoom Meeting
https://us02web.zoom.us/j/83923649098?pwd=AIlkT-OD_YqtfvyVdoQkggzKiUHiYYo.1

Meeting ID: 839 2364 9098

Passcode: 087032

One tap mobile

+16699009128,,83923649098%#, ,,*087032# US (San Jose)
+12532158782,,83923649098%#,,,,*087032# US (Tacoma)

Dial by your location
+1 669 900 9128 US (San Jose)
+1 253 215 8782 US (Tacoma)
+1 346 248 7799 US (Houston)
+1 646 558 8656 US (New York)
+1 301 715 8592 US (Washington DC)
+1 312 626 6799 US (Chicago)
Meeting ID: 839 2364 9098
Passcode: 087032
Find your local number: https://us02web.zoom.us/uw/kdxhl. YoB2V
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2/16/22, 9:21 PM Dream big! Living where you love means loving your life. -...

P =

favorite hide flag share
Posted a day ago on: 2022-02-15 16:25

Contact Information:

$2,650 / 2br - Dream big! Living where you love means loving your life. (Oakland Hills/ Mills)

image 6 of 6

ey,

350 Newton near Stow Avenue

Plan 2
REZIE S E TN

'2BR/1Ba  available now

application fee detnils: 42.00
: cats are OK - punr
. dogs are OK - wooof
apartment
laundry on site

street parking

350 Newton # 02

QR Code Link to This Post
*Showings By Appointment Only
*Price and Availability Subject to Change, please confirm details at the time of showing
*Photos and images may vary from actual apartments

THE CONTACT

Mosser Companics
www.mosserliving.com

Spanning the shores of Lake Merritt from downtown to Grand Lake, Cleveland Heights is home to quiet residential streets, sunny greenbelts, and The Town's
finest attractions, including Children’s Fairyland, Oakland Museum of Arts, and the Grand Lake Theater. Great eateries, taverns, and small local gyms pepper
the distriet, from Lake Chalet to the hip outdoor bar, Mad Oak. Grand Tavern, The Working Body, and Oakland Fight Club.

There are several options for grocery shopping from Whole Foods, to Piedmont Grocery, Sprouts, and Trader Joe’s. MacArthur BART is near and easy access to Highways 380 and 880 make

Cleveland Heights a commuter’s dream.

THE APARTMENT
- Newer Appliances
- Hardwood Flooring
- Laundry on-site

- Pet Friendly

- Rent Controlled

LEASE TERMS

-Lease: 1 Year

-Income Requirement: 2.5xRent

-Deposit: 1-2x Rent (Depends on Credit)

-Renters Insurance Required

-Prior Landlord Positive Referral

~Utilities Paid by Resident

-Utilitics Paid by Tenant

-Pets: $500 Pet Deposit, $75/m Dog, $50/m Cat

-Proof of Income: Pay Stubs; Offer Letter; Bank Statements

**APPLICATION LINK ($42) : www.350newtonave.com

*We do business in accordance with the Federal Fair Housing Law*
CaBRE #01341448
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2/16/22, 9:23 PM 2 bdrm apt available 1/2 block from Lake Merritt - apts/housing for...

= -

favorite hide fiag sﬁ?m
Posted 2 days ago on: 2022-02-14 19:38

Contact Information:

$2,400 / 2br - 2 bdrm apt available 1/2 block from Lake Merritt (oakland lake merritt / grand)

image 7 of 7

1435 1st Ave
apartment 2BR/1Ba
no laundry on site

no smoking

street parking

2 bdnn apt available half block from Lake Memitt.

QR Code Link to This Post

- Close to Lake Merritt BART station, Lucky grocery store, Walgreens, shops and restaurants.
- Easy access to highways 880/580

- AC transit bus stop on the block

- Rent includes water, garbage and gas

- Street parking

- No on-site laundry facilities; laundromat is one block from building

Rent: $2400

Security Deposit: $3000

1 yrlease

No pets, no smoking

Credivbackground check and proof of income required.
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2/16/22, 9:10 PM THIS IS IT! SUN FILLED, TOP FLOOR 2 BED!! VIEWS of LAKE MERRITT. -...

H ;
]
favorite hide flag share
Posted about 10 hours ago on: 2022-02-16 10:57

Contact Information: (415) 931-8259

$2,895/ 2br - THIS IS IT! SUN FILLED, TOP FLOOR 2 BED!! VIEWS of LAKE MERRITT. (oakland lake merritt / grand)

image 12 of 15

o

231 Foothill near 2nd Street
2BR/1Ba

application fee details: $40 application
fee

cats are OK - punr
apartment

no laundry on site
no smoking ;

no parking

rent period: monthly

Plcase watch property video here: https://vimeo.com/620104981

QR Code Link to This Post

Contact iufo:
Salma & Company | CA DRE# 01522764 | (show contact info

Top floor 2 BR / 1 BA (possibly can be used as a 3 bedroom) Unit with

tons of natural light and 1.5 blocks to Lake Merritt

231 Foothill Blvd, #C, Oakland, CA 94606

$2,895/mo

Year Built: 1921

Bedrooms: 2

Bathrooms: 1 Full with shower over tub

Parking: None

Lease Duration: | Ycar (Sce Details Below)
Deposit: $2895

Pets Policy: (1) Cat Allowed with $500 pet deposit
Laundry: None

Floor: Top Floor

Property Type: Apartment

DESCRIPTION
SUN FILLED unit with views of Lake Merritt

Ready for occupancy 3/2/22.

Top floor unit. Gorgeous Period Detail Throughout. Property consists of 2 spacious bedrooms, | bathroom, large, eat in kitchen and well-appointed living room with decorative fireplace. (could
be used as 3rd bedroom.)

Prime Lake Merritt location, just steps from the lake, Portal, Lucky's, Walgreens, as well as, other numerous shops, restaurants. 15 minute walk to Lake Merritt BART Station, and a short walk
to Downtown Oakland.

Fach bedroom has a large closet and numerous windows for a bright and open feel. 0001 02

Laundromat located on the same block as the building.

https:/sthay.craigslist.org/eby/apa/d/oakland-this-is-it-sun-filled-top-floor/744686107 3. html 2/5
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114 Gigi Bolanos v

| can put ue1.
Nov 28, 2021

/20 PM

For the future, can you
please leave me a copy
of the key? Until | get

a new roommate, | am
paying full rent, and
should have full access
to all of the apartment.
Your tools should be
safe in there regardless

/23 PM

I'll leave it open. | didn't
want anyone getting in

there with wet paint on
the walls

Monday, November 29, 2021

& e @

|l O <
000103
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Sublease Addendum (PDF)

Yakland Rent Adjustment

The Lease Addendum, prepared by the

Program, is for use when there is partial tenancy turnover. it clarifies that

isting tenancy are Not
original tenants and only have the right to the current controlled rent until

tes the unit. The Lease

the last original tenant permanently vaca

Addendum clarifies that the landlord may raise the rent without limitation

on all remaining tenants.

Proof of Service (PDF)

This document is a stand-alone Proof of Service that can be used to serve

any other RAP document that does not aiready include a Proof of Service.

Request to Change Hearing Date for the Rent Adjustment
Program Petition {(PDF)

A request for a change of the date of hearing or me ion must be

submitted on this form as early as possible. You must sign this request.

Documentation verifying the reason for the request must be attached to
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LEASE ADDENDUM FOR PURPOSE OF FUTURE
COSTA-HAWKINS RENT INCREASE
(California Civil Code Section 1954.53 et. seq,)

I, (tenant) hereby acknowledge that [ am moving into
(property), effective (date).

. T acknowledge that I am not an original tenant as defined by California Civil Code Section
1954.53 because [ am replacing a vacating tenant and/or [ was not a party to the original rental
agreement and did not begin my tenancy fewer than thirty days thereafter.

[ understand that the landlord may increase the rent and create a new rental agreement/lease with
new and different terms when the last original tenant permanently vacates the unit.

[ also understand that the landlord may accept rent payments directly from me as part pof my
tenancy and that this acceptance alone does not constitute a waiver of the landlord’s right to
increase the rent pursuant to California Civil Code Section 1954.53 when the last original tenant
permanently vacates.

[ further understand that the landlord does not waive his/her right to establish a new rent and
lease/rental agreement unless s/he has received written notice of tenancy termination from the
last original tenant and thereafter accepts rent before serving notice of a new rent.

Dated: Landlord/Agent:

Dated: Tenant:

For questions about this form, please contact the City of Oakland Rent Adjustment
Program by phone at (510) 238-3721 or email at rap@oaklandca.gov.
or visit www.oaklandca.gov/rap

Sublease Addendum 10-9-20 000105
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Housing and Community Development Department TEL (510) 238-3721
Rent Adjustment Program FAX (510) 238-6181
250 Frank Ogawa Plaza, Suite 5313 CA RELAY 711
Oakland, CA 94612

AMENDED NOTICE OF REMOTE SETTLEMENT CONFERENCE AND HEARING

File Name: Bolanos v. Wu
Property Address: 114 East 15th Street, Oakland, CA
Casc Number: 1T22-0078

Due to the continued Covid 19 pandemic in our city, and in an effort to protect the health
and safety of the parties and City of Oakland employees, the Settlement Conference and
Hearing in your case will not be an in-person hearing and will be held remotely.

The Hearing Officer will conduct a Settlement Conference to attempt to resolve this matter. The
Settlement Conference in your case will begin on:

Date: September 20, 2022
Time: 10:00 am.
Place: REMOTELY

If the Settlement Conference is not successful, the Hearing will begin immediately after the Settlement
Conference.

Remote Hearings

If you do not have access to these services or if any party does not have access, the Hearing will be
conducted by Zoom but on “audio only” which allows parties to use a toll-free call in number on a
telephone to participate. There is no charge to use Zoom.

Submission of Documents Electronically

In order to allow the Hearing to run as smoothly as possible, please send all Response documents to the
opposite party with a Proof of Service and email a copy directly to the analyst in your case. This case is
assigned to Brittni Lothlen and her contact information is blothlen@oaklandca.gov , 510-238-6415.

Deadline and Time Limit Extension

In order to minimize delays, we ask that you submit all required responses and exhibits that you wish to
produce for your Hearing prior to the date of the Hearing and at least seven days prior to the Hearing.
Please submit these documents by email to Brittni Lothlen (noted above) and, if you have access to the
opposing party's email address, send a copy of everything you send to the analyst to the opposing party as
well. If you do not have access to scan and email your documents, you may submit them by mail with a
proof of service to opposing side. (If you are mailing, always send copies and keep the originals for
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yourself.)
Please notify Brittni Lothlen if you have submitted your documents by mail.

Note that any documents not submitted at least seven days prior to the Hearing may cause delays in
the completion of your case.

Please note that if you do not have access to any of the necessary technology to be a participant in a
remote Hearing, please email the address noted above.

All other orders set forth in the original Notice of Remote Settlement Conference and Hearing remain in
effect.

Please note that if you wish to have an interpreter present at the Hearing you should contact email Brittni
Lothlen as soon as possible.
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Housing and Community Development Department TEL (510) 238-3721
Rent Adjustment Program FAX (510) 238-6181
250 Frank Ogawa Plaza, Suite 5313 CA RELAY 711

Oakland, CA 94612-2034

ZOOM INVITATION FOR RAP HEARING
T22-0078 Bolanos v. Wu
To the Parties:

Your hearing scheduled will take place on September 20, 2022 at 16:00 am and will be
heldremotely through Zoom.

You can connect to the Hearing without charge by downloading Zoom. You can also connectby
using only a telephone. To dial in to a call, enter your dial-in number, followed by the meeting
ID and pound key, then enter the password and pound key.

Topic: 2022.9.20 Rent Adjustment Hearing Audio-Video T22-0078 Bolanos v. Wu
Time: Sep 20, 2022 10:00 AM Pacific Time (US and Canada)

Join Zoom Meeting
https://us02web.zoom.us/j/83923649098?pwd=AlkT-OD YqtfvyVdoQkegzKiUHiYYo.1

Meeting ID: 839 2364 9098

Passcode: 087032

One tap mobile
+16694449171,,839236490984#,,,,*087032# US
+16699009128,,83923645098+#,,,,*087032# US (San Jose)

Dial by your location
+1 669 444 9171 US
+1 669 900 9128 US (San Jose)
+1 253 215 8782 US (Tacoma)
+1 346 248 7799 US (Houston)
+1 646 558 8656 US (New York)
+1 646 931 3860 US
+1 301 715 8592 US (Washington DC)
+1 312 626 6799 US (Chicago)
Meeting ID: 839 2364 9098
Passcode: 087032
Find your local number: https://us02web.zoom.us/w/kdxh.YoB2V
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To download Zoom:

On a smartphone:

1. Go to the “App store,” “Google play,” “Android Apps,” or the “Play Store”
2. Search for Zoom

3. Download “Zoom” or “Zoom Cloud Meetings.”

On a computer:

1. Open a browser (Firefox, Internet Explorer, Google Chrome, or any other web browser)
2. Search for “Zoom” in the search box; or type in “zoom.us” in the address bar

*In either case, you will be directed to the Zoom website.

Create a Zoom account.

If you have technical questions, I find the following link helpful in navigating Zoom:
https://support.zoom.us/hc/en-us/articles/115004954946-Joining-and-participating-in-a-
webinar-attendee-

Please test the link and download the Zoom application at least a day before the hearing. If you
experience any technical difficulties connecting to the meeting or to discuss your technology
access, please contact me immediately.

Cordially,

Brittni Lothlen

City of Oakland

Housing and Community Development Department
Rent Adjustment Program

250 Frank H. Ogawa Plaza, Sth Floor

Oakland, CA 94612

Main: (510) 238 - 3721

Telephone: (510) 238 - 6415

Fax: (510) 238 - 6181
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PROOF OF SERVICE
Case Number: T22-0078
Case Name: Bolanos v. Wu

I am a resident of the State of California at least eighteen years of age. [ am not a party to the
Residential Rent Adjustment Program case listed above. I am employed in Alameda County,
California. My business address is 250 Frank H. Ogawa Plaza, Suite 5313, 5th Floor, Oakland,
California 94612.

Today, I served the attached documents listed below by placing a true copy in a City of
Oakland mail collection receptacle for mailing on the below date at 250 Frank H. Ogawa
Plaza, Oakland, California, addressed to:

Documents Included
Amended Notice of Remote Settlement Conference and Hearing
Zoom Invitation for RAP Hearing

Owner

Allen Wu

P.O Box 12081

San Francisco, CA 94112

Tenant

Gigi Saray Bolanos
114 East 15th Street
Oakland, CA 94606

[ am readily familiar with the City of Oakland’s practice of collection and processing
correspondence for mailing. Under that practice an envelope placed in the mail collection
receptacle described above would be deposited in the United States mail with the U.S. Postal
Service on that same day with first class postage thereon fully prepaid in the ordinary course of
business.

I declare under penalty of perjury under the laws of the State of California that the above is true
and correct. Executed on July 13, 2022 in Oakland, California.

Brditne L sthlon

Brittni Lothlen
Oakland Rent Adjustment Program
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CITY oF OAKLAND

Rent Adjustment Program

MEMORANDUM
Date: February 3, 2023
To: Members of the Housing, Rent Residential & Relocation

Board (HRRRB)

From: Braz Shabrell, Deputy City Attorney
Re: Appeal Summary in T22-0078, Bolanos v. Wu

Appeal Hearing Date: February 9, 2023

Property Address: 114 E. 15" Street Oakland, CA

Appellant/Owner: Allen Wu

Respondent/Tenant: Gigi Saray Bolanos
BACKGROUND

On May 2, 2022, Gigi Saray Bolanos ("the Petitioner") filed a Petition contesting
a rent increase from $1,800.00 to $2,100.00, effective May 1, 2022. The Petitioner also
alleged that the owner had decreased housing services by denying her the right to one-
for-one replacement of roommates.

The owner, Allen Wu ("the Owner") filed a Response contending that the rent
increase was justified under California Civil Code section 1954.53(d) because "none of
the original occupants permanently reside in the covered unit." The Owner also
contended that the Petitioner's request to add a roommate was properly denied
because the Petitioner did not send her request via USPS certified mail and because no
potential roommate candidates submitted rental applications or proof of
employment/income verification.

RULING ON THE CASE

A hearing took place on September 20, 2022, and a decision was issued on
October 18, 2022, granting the Petition. The Hearing Officer found that the Owner was
not entitled to a Costa-Hawkins rent increase (under Civil Code 1954.53(d)) because
the Petitioner was considered a tenant rather than a subtenant or assignee, and
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increases under Civil Code 1954.53(d) are only allowed when the remaining occupant is
a sublessee or assignee. The Petitioner paid rent directly to the Owner, was jointly and
severally liable for the full rent amount under the original lease, signed documents
listing her as a tenant, and resided in the unit with the Owner’s express consent and
pursuant to the terms of the underlying lease. Therefore, the Petitioner was a tenant in
her own right and not a subtenant or assignee of the tenants listed in the 2017 lease.
The proposed rent increase from $1,800 to $2,100 was above CPI and therefore invalid.

The Hearing Officer also found that there was a decrease in housing services
due to the Owner’s interference with the Petitioner’s right to a one-for-one roommate
replacement. Since February 2022, the Petitioner directed two different potential
roommates to the Owner for approval, but the Owner did not process or respond to
either. Therefore, the Petitioner was entitled to a 50% rent decrease starting in February
when the Petitioner first requested approval for a replacement roommate.

GROUNDS FOR APPEAL

The Owner appealed, alleging that the decision is inconsistent with the Rent
Ordinance, Rent Regulations, and/or prior decisions of the Board; the decision raises a
new policy issue that has not been decided; the decision violates federal, state, or local
law; the owner was denied a sufficient opportunity to respond to the petitioner’'s claims;
and “other.”

First, the Owner alleges that the restitution amount granted to the Petitioner
should be reduced by two months because the hearing on the Petition was initially
scheduled for July, but was postponed without the Owner’s consent until September.
Had the hearing proceeded as originally scheduled, the tenant would not have
“overpaid” for the months of August and September.

Second, the Owner alleges that a Costa-Hawkins rent increase is justified
because the Petitioner is not an “original occupant,” but rather a “subsequent occupant”
since she did not move in until 2019 and the original occupant moved into the unit in
2015. The Owner claims that the Petitioner is a sublessee or assignee of the original
tenant, who vacated in April 2019.

The owner also contends that the decrease in services award fails to account for
the fact that the Petitioner also received an increase in services by having an additional
bedroom.

ISSUES

1. When the Petitioner moved in to the unit in May of 2019, was she an
assignee or subtenant of Mary Balingit, or did the Hearing Officer correctly
find that Petitioner was a tenant in her own right?
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> If Petitioner has her own tenancy, the Costa-Hawkins rent increase
was correctly denied. If Petitioner was a subtenant or assignee of
the previous tenant, rather than having her own tenancy with the
Owner, the case should be remanded.

2. For a decrease in housing services award based on a landlord’s failure to

3.

allow one-for-one roommate replacement, should the award for decreased
services be offset by the tenant having access to the full unit (i.e., does not
being able to have a roommate count as an “increase” in services)?

What effect, if any, does delay of a hearing date have on calculation of
restitution for decreased services?

APPLICABLE LAW AND PAST BOARD DECISIONS

Costa Hawkins Rent Increase

Cal. Civil Code 1954.53(d)(2):

“(d)(2) Nothing in this section or any other provision of law shall be construed to
preclude express establishment in a lease or rental agreement of the rental rates to
be applicable in the event the rental unit subject thereto is sublet. Nothing in this
section shall be construed to impair the obligations of contracts entered into prior to
January 1, 1996.

(2) If the original occupant or occupants who took possession of the dwelling or unit
pursuant to the rental agreement with the owner no longer permanently reside there,
an owner may increase the rent by any amount allowed by this section to a lawful
sublessee or assignee who did not reside at the dwelling or unit prior to January 1,
1996.

(3) This subdivision does not apply to partial changes in occupancy of a dwelling or
unit where one or more of the occupants of the premises, pursuant to the agreement
with the owner provided for above, remains an occupant in lawful possession of the
dwelling or unit, or where a lawful sublessee or assignee who resided at the dwelling
or unit prior to January 1, 1996, remains in possession of the dwelling or unit.
Nothing contained in this section shall be construed to enlarge or diminish an owner's
right to withhold consent to a sublease or assignment.

(4) Acceptance of rent by the owner does not operate as a waiver or otherwise
prevent enforcement of a covenant prohibiting sublease or assignment or as a waiver
of an owner's rights to establish the initial rental rate, unless the owner has received
written notice from the tenant that is party to the agreement and thereafter accepted
rent.”

Costa-Hawkins allows landlords to set the initial rental rate at the
commencement of a new tenancy. If an occupant moves into a unit as a
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sublessee or assignee of an existing tenant, the occupant is not considered
an “original occupant” for purposes of a Costa-Hawkins rent increase. If the
occupant is a tenant in their own right, the landlord is not entitled to a
1954.53(d) increase while the tenant remains in possession.

e Term “occupant” in Costa—Hawkins Rental Housing Act provisions stating that
a landlord may set the initial rental rate for a dwelling “if the original occupant
or occupants who took possession of the dwelling...pursuant to the rental
agreement with the owner no longer permanently reside there” is not limited
to a party to the rental agreement, but rather applies to any individual who
has resided in the dwelling from the start of the tenancy with the landlord's
permission. Mosser Companies v. San Francisco Rent Stabilization & Arb.
Bd. (2015) 233 Cal. App. 4th 505.

. Tenant v. Assignee or Subtenant

e A subtenant is someone who leases property from a tenant (e.g., as opposed
to renting from the property owner). A subtenant has only a portion of an
interest in a lease; the original lessee retains a right of reentry at some time
during the unexpired term of the lease. Cobb v. San Francisco Residential
Rent Stabilization & Arb. Bd. (2002) 98 Cal. App. 4th 345, 352.

e An assignment is a full transfer of someone’s rights under a lease agreement
to another person. With assignment, there must be evidence of intent to
transfer one’s own interest to the assignee. It is an agreement between the
assignor (original tenant) and the assignee (new tenant) to take over the
existing contract term.

. Decreased Housing Services

e A decrease in housing services is considered an increase in rent. Under the
Rent Ordinance, “housing services” includes the right to one-for-one
roommate replacement. OMC 8.22.020:

"Housing services" means all services provided by the owner related to
the use or occupancy of a covered unit, including, but not limited to,
insurance, repairs, maintenance, painting, utilities, heat, water, elevator
service, laundry facilities, janitorial service, refuse removal, furnishings,
parking, security service, employee services, and any other benefits or
privileges permitted the tenant by agreement, whether express or
implied, including the right to have a specific number of occupants and
the right to one-for-one replacement of roommates, regardless of any
prohibition against subletting and/or assignment.
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