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HOUSING, RESIDENTIAL RENT AND RELOCATION BOARD 
PANEL SPECIAL MEETING 

April 20, 2023 
7:00 P.M. 

CITY HALL, CITY COUNCIL CHAMBERS 
ONE FRANK H. OGAWA PLAZA  

OAKLAND, CA 94612 
 

AGENDA 
 
PUBLIC PARTICIPATION 
The public may observe 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 
• When: Apr 20, 2023 07:00 PM Pacific Time (US and Canada) 
Topic: HOUSING, RESIDENTIAL RENT AND RELOCATION BOARD PANEL 
MEETING- April 20, 2023 
Please click the link below to join the webinar: 
https://us02web.zoom.us/j/81713922191  
Or One tap mobile :  
    US: +16699009128,,81713922191#  or +16694449171,,81713922191#  
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 +1 253 215 8782  or +1 346 
248 7799  or +1 719 359 4580  or +1 253 205 0468  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  
or +1 646 931 3860  or +1 689 278 1000  
Webinar ID: 817 1392 2191 
    International numbers available: https://us02web.zoom.us/u/kwMC4hphQ  
 
The Zoom link is to view/listen to the meeting only, not for participation.   
  
PARTICIPATION/COMMENT: 
There is one way to submit public comments: 
 
• To participate/comment during the meeting, you must attend in-person. 
Comments on all agenda items will be taken during public comment at the 
beginning of the meeting. Comments for items not on the agenda will be taken 
during open forum towards the end of the meeting.  
 
 
If you have any questions, please email hearingsunit@oaklandca.gov. 
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HOUSING, RESIDENTIAL RENT AND RELOCATION PANEL 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. APPEALS* 

a. L22-0050, Lu v. Tenants (pp. 3-81) 

b. T19-0272 & T19-0325, Jeffers v. BD Opportunity 1 LP (pp. 82-262) 

c. T19-0184, Beard v. Meridian Management Group (pp. 263-372) 

5. OPEN FORUM 

6. ADJOURNMENT 
 

*Staff appeal summaries will be available at the Rent Program website and the Clerk’s 

office at least 72 hours prior to the meeting pursuant to O.M.C. 2.20.080.C 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 Español, Cantones, Mandarín o de lenguaje de señas (ASL) por favor 
envié un correo electrónico a RAP@oaklandca.gov o llame al (510) 238-3721 o 711 por lo 
menos cinco días hábiles antes de la reunión.   
  

需要殘障輔助設施, 手語, 西班牙語, 粵語或國語翻譯服務, 請在會議前五個工作天電

郵  RAP@oaklandca.gov 或致電 (510) 238-3721 或711 California relay service.  

 

000002



CHRONOLOGICAL CASE REPORT 

 

Case No.:      L22-0050   

Case Name:      Lu v. Tenants   

Property Address:     532 25th Street, Units 1-5, Oakland, CA 94612   

Parties:     Judy Lu (Owner) 
      Jason Harris (Owner Representative) 
      Kibret Fisseha (Tenant) 
      Lydia Brawner (Tenant)      
 

OWNER APPEAL: 

Activity       Date 

Property Owner Petition filed    August 10, 2022 

Notice of Incomplete Owner Petition mailed  November 10, 2022 

Owner Documents Submitted    December 14, 2022 

Notice of Documentation in Excess of 25  
Pages mailed      December 22, 2022 
 
  
Order of Dismissal mailed    January 17, 2023 

Amended Order of Dismissal mailed   January 19, 2023 

Owner Appeal filed     February 10, 2023   
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CITY OF OAKLAND For Rent Adjustment Program date stamp. 

RENT ADJUSTMENT PROGRAM 
250 Frank H. Ogawa Plaza, Suite 5313 flu) d IP • 1 j.. # J. ~ 

fu_~,Jt,M~• 
CITY OF OAK.LAND 

Oakland, CA 94612-0243 
(510) 238-3721 
CA Relay Service 711 
www.oaklandca.gov/RAP 

PROPERTY OWNER PETITION 
FOR APPROVAL OF RENT INCREASE 

Pl@II@ ftD out this form as compfetely as ygy can. Rent Increases based on anything other than the annual allowable CPI rate 
or banking must first be approved by the Rent Adjustment Program ('RAP'J after a hearing. Failure to provide the required 
information may result in your petition being rejected or delayed. See the last pages of this petition packet ("Important Information 
Regarding Filing Your Petltion'J or the RAP website for more information. CONTACT A HOUSING COUNSELOR TO REVIEW 
YOUR PETITION BEFORE SUBMITTING. To make an appointment email RAP@oaklandca.gov. 

1:A@H.: 
532 25th St. 
Street Number Street Name 

Is there more than one street address on the parcel? 

Type of unit(s) (check one): 
0 Single family home 
□ Condominium 

□ Yes 
Iii No 

========,,..,, 

1, 2, 3, 4, 5 Oakland, CA _9_46_1_2 __ 
Unit Number Zip Code 

If yes, list all addresses: _________ _ 

Number of units on property: _5 ______ _ 

!XI Apartment, room, or live-work 
Date acquired property: _0_2_11_4_12_0_1_8 ____ _ 

Judy Lu 
First Name Last Name 

Company/LLC/LP (if applicable): __________________________ _ 

Mailing address: __ 1_82_6_6_V_a_n_d_e_rb_il_t _D_r . .:.., S_a_r_a_to..::g_a ..... , C_A_9_50_7_o ______________ _ 

Primary Telephone: 408-858-7858 Other Telephone: _______ Email: lujudy82@hotmail.com 

J,&,u I IIHus MYNO MNJN¼a1f.lJC" 
First Name Last Name Firm/Organization (If any) 

Mailing Address: IG,J) :r~, £<:aetted: Av£.,jl/JJE ,zoo, OlctiLwof Cit '/1.Jjl Z 
Phone Number: _____ _ 

Owner Petition for Approval of Rent Increase 
Rev. 5/06/2022 

____ Email: 
,., ... c-· ----------

Page 1 of 9 
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To fife a petition, the property owner must be current on the following requirements and submit supporting documentation of 
compliance. Owner petitions that are submitted without proof of compliance with the below requirements will be considered 
incomplete. • 

Requirement Documentation 

Ill Current Oakland business license Attach proof of payment of your most recent Oakland business license. 

Ill Payment of Rent Adjustment Program 
service fee ("RAP Fee") 

Attach proof of payment of the current year's RAP Fee for the subject property. 

□ Service of the required City fonn entitled 
"NOTICE TO TENANTS OF THE 
RESIDENTIAL RENT ADJUSTMENT 
PROGRAM" ("RAP Notice") on all tenants 

Attach a signed and dated copy of the Om RAP Notice provided to the tenant(s) 
subject to this petition or check the appropriate box below*. 
□ I first provided tenant(s) with the RAP Notice on (date): ______ . 
!XI I have never provided a RAP Notice. 
□ I do not know if a RAP Notice was ever provided. 

*If petition applies to multiple tenants, please provide this information on a separate sheet 
for each tenant. 

Select the groypds for this petition from the 11st below. Check all that apply. See column on the right for filing 
requirements and documentation to be submitted together with the petition. Petitions that Jack adequate supporting 
documentation may be dismissed without a hearing. For a full description of each Justification, see Appendix A of the Rent 
Adjustment Program Regulations at: https.1/cao-94612.s3.amazonaws.comldocumentsloak062857.pdf. 

~ Capital 
Improvements 

□ Uninsured 
Repair 
Costs 

Allows pass-through to tenant(s) of a 
portion of costs spent on qualifying 
capital improvements. Improvements 
must primarily benefit the tenant(s), and 
do not Include repairs made as a result 
of deferred maintenance or serious code 
violations. Pass-through costs are 
limited to 70% of actual costs (plus 
interest), divided equally among all 
affected units, and amortized over a 
defined period of time based on the 
expected useful life of the improvement 
(see amortization schedule found in 
Appendix A of the Regulations). 

Allows pass-through of costs for work 
done to secure compliance with state or 
local law as to repair damage resulting 
from fire, earthquake, or other casualty 
or natural disaster, to the extent not 
reimbursed by Insurance proceeds. 
Calculated and applied like capital 
improvements. 

Improvements meet the description of capital 
improvements set forth in Appendix A of the 
Regulations. 

✓ Improvements completed and paid for within 24 
months prior to petition filing date. 

✓ Complete Worksheet A on page 4 of this petition. 
✓ &ll.2b, documentation demonstrating the specific work 

done, date(s) of completion, full costs and proof of 
payment (such as Invoices, receipts, estimates, 
cancelled checks, etc.), copies of any permits 
(Indicating date(s) issued and finaled), and evidence of 
any reimbursement (such as insurance or subsidies). 
Documentation should be organized by type of 
improvement. Work limited to specific unlt(s) should be 
distln uished from building-wide improvements. 

✓ Repairs completed and paid for within 24 months 
prior to petition. 

✓ Insurance proceeds insufficient to cover full amount 
of required repair costs. 

✓ Complete Worksheet A on page 4 of this petition. 
✓ Attach documentation required for petitions based 

on capital improvements (see above), plus evidence 
of all insurance claims, estimates, and proceeds. 

Page 2 of 9 
Owner Petition for Approval of Rent Increase 
Rev. 5/06/2022 
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□ Increased Allows a rent increase above the CPI ✓ 

where there has been an increase In the ✓ 
Housing total of net operating costs related to the 
Service Costs use or occupancy of the property. 

Calculated by comparing 2 most recent 
years of all net costs, averaged monthly 
and divided by the number of units and 
average gross monthly Income. 
Replaces CPI Increase for current year; 
applies to all units. 

\ZI Fair Allows a rent Increase where owner is ✓ 

being denied a fair return on ✓ 
Return Investment In the property, as 

measured by the net operating 
income (NOi). Cannot be combined 
with any other grounds for increase. 
Replaces CPI increase for all years; 
applies to all units. 

if Banking Refers to deferred allowable annual rent ✓ 

increases. Annual CPI Increases that 
were not fully applied may be carried 
over ("banked'J for up to 10 years. 
Increases based solely on banking do ✓ 
not require prior approval, but such ✓ 
increases may be sought in conjunction 
with petitions based on other 
grounds/justifications. 

□ Additional Allows a rent increase in an amount up ✓ 
to 5% for additional occupants above 

Occupant(s) the base occupancy level. Does not 
apply to certain additional occupants ✓ 
who are covered family members, legal 
guardians, and/or caretakers/attendants ✓ 
of existing tenants/occupants. See 
O.M.C. § 8.22.020 for more details. 

□ Tenant Not If the original opcupant or occupants ✓ 
who took possession of the dwelling or 

Residing in unit pursuant to the rental agreement 
Unit as with the owner no longer permanently 

Principal reside there, an owner may increase the 
rent to the prevailing market rate to a 

Residence lawful sublessee or assignee who did 
not reside at the dwelling or unit prior to 
January 1, 1996. See Civil Code§ 
1954.53(d)(2) and the implementing 
regulations of the Rent Adjustment 
Ordinance, Appendix A, Section 10. 7. 

Page 3 of 9 
Owner Petition for Approval of Rent Increase 
Rev. 5/06/2022 

Complete Worksheet B on page 5 of this petition. 
&ww, documentation of ALL income and expenses* 
related to the subject property for the two most recent 
consecutive years (including all information requested 
by Worksheet B). Documentation of all expenses is 
required, not solely for expenses that have increased. 
Documentation should be organized by category and 
year. *Note: Expenses do not include mortgage 
payments or property taxes. 

( 

Compiete Worksheet C on page 6 of this petition. 
&tl£b organized documentation of gross income 
(including total of gross rents lawfully collectable 
from property at 100% occupancy, plus any other 
consideration received or receivable) and gross 
costs* (e.g., property taxes, housing service 
costs, and amortized cost of capital 
improvements) for the subject property for the 
current and base year (2014). If lnform~tion about 
2014 ls not available the Hearing Officer may 
authorize use of a different year if good cause is 
shown. *Note: Costs do not include mortgage 
expenses. 

Increase would not exceed 3x the current CPI or the 
amount permitted by Oakland law (whichever is lower), 
or constitute an overall increase of >30% over the past 
5 years. 
Complete Worksheet D on page 7 of this petition. 
&tmm documentation of tenant's rental history, 
including proof of current rent amount and all other 
information requested by Worksheet D. 

Total number of occupants has increased above the 
base occupancy level as defined by O.M.C. § 
8.22.020. 
Additional occupant(s) not exempted from increase 
due to relationship with existing tenant/occupant. 
&tu,!! documentation demonstrating base occupancy 
level and the addition of non-exempt occupant(s). 

&ww, evidence showing that the Tenant does not 
reside in the unit as their principal residence as of the 
date the petition is flied. 
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WORKSHEET A: 
CAPITAL IMPROVEMENTS AND UNINSURED REPAIR COSTS 

OWners who file petitiqns based on Capital Improvements or Uninsured Repair Costs must complete the chart below, 
in addition to attaching all required supporting documentation. Petitions that do not include organized documentation and 
detailed calculations clearly demonstrating the claimed justification will be considered Incomplete and may be dismissed without 
a hearing. Attach separate sheets if needed. 

Total number of residential units in building*: ...,.s....,, __ _ 
*Including any vacant and owner/manager-occupied units 

For mixed-use 
buildings, provide: 

CATEGORY OF IMPROVEMENT 

Electrical panel and wiring 

CATEGORY OF IMPROVEMENT 

Owner Petition for Approval of Rent Increase 
Rev. 5/06/2022 

Unit# 

Date permit 
obtained or 
work began 

1/20/2021 

Date permit 
obtained or 
work began 

Page 4 of 9 

Date Date 
completed paid for 

2/10/2021 2/16/2021 

Date 
completed 

Date 
paid for 

Full costs 

$11,740 

Full costs 
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WORKSHEET B: 
INCREASED ftC>USINGiSERVICES COSTS 

Owners who submit petitions based on Increased Housing service costs must complete the chart below. in addition to 
attaching all mquired supporting documentation. Petitions that do not Include organized documentation and detailed calculations , 
clearly demonstrating the claimed Justification will be considemd incomplete and may be dismissed without a hearing. 
Calculations should be based on the entim subject pmmises. 

YEAR 1 (two years ago) 
Fro 

Rents $57,361.77 
Parking $ 
Laundry Income $41.95 
Other: Move-out charges $2,731.05 

$60,134.77 

$3,687.6 
Water/Sewer $2,022.62 
Electricity/Gas $1,190.21 
Insurance $2,512 
Repairs and Maintenance $2,819.98 
Pest Control $ 
Laundry Expenses $ 
Parking $ 
Elevator Service $ 
Security $ 
Furnishings $ 
Business License $ 
Management Expenses $6,240.57 
Other: Turnover+ admln cost $5,649.13 
Other: Landscaping $0 
Other: $ 

Total: $24,122.11 

Owner Petition for Approval of Rent Increase 
Rev. 5/06/2022 

Page 5 of 9 

YEAR 2 (last year) 
Fro 

$71,953.26 

$ 
$157.07 
$1264.64 
$71,162.47 

$3,456.25 
$2,139.94 
$1,305.40 

$2,264.75 
$2,807 

$ 
$ 
$ 
$ 
$ 
$ 

$6,245 

$2,993.91 
$2,173 

$ 
$23,385.25 
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• WORKSHEET C: 
FAIR ·R.ETU.R.N 

Qwners who fybmit petjtlons l2a1ed pn Fair a,tum must complete the chart below .. in addition to attaching all required 
supporting documentation. Petitions that do not Include organized documentation and detailed calculations clearly demonstrating 
the claimed justifi.oation will be considered incomplete and may be dismissed without a hearing. Calculations should be based on 
the entire subject premises. Note that the first column (base year) should be completed based on the year 2014. 

BASE YEAR (2014) 

Rents 
Parking 
Laundry 
Other: Move-out charge 

Imputed rent if any unit 
owner/manager-occupied 
Imputed rent if any unit not 
rented to capacity 

Total: 

Electricity/Gas 
Garbage 
Water/Sewer 
Insurance 
Maintenance/Repairs 
Pest Control 
Laundry Expenses 

Parking 

Elevator Service 
Security 
Property Taxes 
Business License 
Management Expenses 
Furnishings 
Capital Improvements 
(Amortized cost 
Other: 
Other: 

Total: 

Fro·----

$79,809.38 

$ 
$52.73 
$757.59 

$ 

$ 

$1036.24 

$3392.40 

$2376.58 
$3200 

$2364.24 

$ 

$ 

$ 

$ 

$ 
$9553.36 

$ 
$5174.51 

$ 

$0 

$ 

$ 

$27097.33 

Owner Petition for Approval of Rent Increase 
Rev. 5/06/2022 

Page 6 of 9 

LAST YEAR 

$71,953.26 

$ 
$157.07 

$1264.64 

$ 

$ 

$1305.40 

$3456.25 

$2139.94 
$2264.75 

$2807 

$ 
$ 
$ 
$ 
$ 
$18924.32 

$ 
$6245 

$ 

$ 821.80 based on worksheet A 

$ 
$ 
$37964.46 

000009



WORKSHEET D: 
BANKING 

Petitions based on Banking must lnclud@ the below information. List each tenant for whom you are seeking an increase. 
Attach all documents which support the dates and amounts shown in the chart. "Current Pass-Through Amounf' refers to any 
capital Improvement pass-through currently being paid by the tenant. 

TENANT NAME UNIT# 

Owner Petition for Approval of Rent Increase 
Rev. S/06/2022 

MOVE-IN 
DATE 

(mm/dd/yy) 

RENT AT 
MOVE-IN 

.2.1 

21 

Page 7 of 9 

RENT 11 
YEARS AGO 

(If tenant has lived 
In unit >11 ears 

CURRENT CURRENT PASS-
RENT THROUGH 

AMOUNT (If any) 
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List each tenant and the requested information for each unit affected by this petition. Attach additional copies of this sheet if necessary. Under "Type of 
Increase Sought," specify the ground(s) on which the rent increase is sought (e.g., capital improvements, banking, etc.). 

TENANTNAME 

Owner Petition for Approval of Rent Increase 
Rev. 5/06/2022 

ADDRESS 
include unit# 

EMAIL ADDRESS 

Page 8 of 9 

PHONE NUMBER CURRENT 
RENT 

TYPE OF INCREASE(S) 
SOUGHT 
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I/We declare under penalty of perjury pursuant to the laws of the State of California that everything I/we said in 
this Property Owner Petition is true and that all of the documents attached to the Petition are· true copies of the 
originals. 

7/5/2022 
Property Owner's Signature Date 

Property Owner's Signature Date 

~ The documentation submitted in support of the Property Owner Petition exceeds 25 pages and the owner is 
opting, as allowed by O.M.C. § 8.22.090 (B)(1)(f), to not serve the attachments on the affected tenant(s) unless 
requested. The owner understands and agrees that tenant(s) may request paper copies of all documents in the 
Tenant Response, and the owner must provide tenant(s) with the attachments within 10 days of any such 
request. The documents will also be available for review at the Rent Adjustment Program. 

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

ii I/We consent to receiving notices and documents In this matter from the RAP electronically at the email 
address(es) provided in this response. 

Mediation is an optional process offered by RAP to assist parties in settling the issues related to their Rent Adjustment 
case as an alternative to the formal hearing process. A trained third party will work with the parties prior to the hearing 
to see if a mutual agreement can be reached. If a settlement is reached, the parties will sign a binding agreement and 
there will not be a formal hearing. 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 agree to mediation in your case. 

I agree to have the case mediated by a Rent Adjustment Program staff mediator. 

Property Owner's Signature Date 

If English is not your primary language, you have the right to an Interpreter In your primary language/dialect 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 Adjustment proceeding: 

□ 
□ 

□ 

Spanish (Espanol) 
Cantonese (~Ji[~) 
Mandarin ( ~jffiJ/s) 

□ Other: 

-END OF PETITION-

Owner Petition for Approval of Rent Increase 
Rev. 5/06/2022 

Page 9 of 9 
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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 

CITY OF OAKLAND 
CA Relay Service 711 
www.oaklandca.gov/RAP 

PROOF OF SERVICE 

NOTE: YOU ARE REQUIRED TO SERVE A COPY OF YOUR PETITION (PLUS ANY ATTACHMENTS*) 
ON THE AFFECTED TENANT(S) PRIOR TO FILING YOUR PETITION WITH RAP. You must include a 
copy of the RAP form "NOTICE TO TENANTS OF OWNER PETITION" (the preceding page of this 
petition packet) and a completed PROOF OF SERVICE form together with your Petition. 
*Exception for attachments exceeding 25 pages. See "Important Information Regarding Filing You Petition.'' 

1) Use this PROOF OF SERVICE form to indicate the date and manner of seNice and the person(s) served. 

2) Note: Email is not a form of allowable service on a party of a petition or response pursuant to the Ordinance. 
3) Provide a completed copy of this PROOF OF SERVICE form to the person(s) being served together with the 

documents being served. 
4) File a completed copy of this PROOF OF SERVICE form with RAP together with your petition. Your petition 

will not be considered complete until this form has been filed indicating that service has occurred. 

On the following date:O1 1~.JJ2Z.1 served a copy of (check all that apply): 

IJI PROPERTY OWNER PETITION FOR APPROVAL OF RENT INCREASE plus 2.0 attached 
pages (number of pages attached to Petition not counting the Petition form, NOTICE TO 
TENANTS OF PROPERTY OWNER PETITION, or PROOF OF SERVICE) 

OI NOTICE TO TENANTS OF PROPERTY OWNER PETITION 

D Other: ________________ _ 

by the following means (check one): 

QI United States Mail. I 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. 

D Personal Service. I personally delivered the document(s) to the person(s) at the 
address(es) listed below or I left the document(s) at the address(es) with some person not 
younger than 18 years of age. 

PERSONS 

Name 

Address 

City, State, Zip 

Proof of Service 
Rev. 5/21/202 l 

L/ 

Page 1 of 2 
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Name 

Address 

City, State, Zip 

Name 

Address 

City, State, Zip 

Name 

Address 

City, State, Zip 

Name 
. 

Address 

City, State, Zip 

Name 

Address 

City, State, Zip 

Name 

Address 

City, State, Zip 

NOTE: If you need more space to list tenants you may attach additional copies of this page. 

I declare under penalty of perjury under the laws of the State of California that the foregoing is true and 
correct. 

PRINTED NAME 

~NATURE 

Proof of Service 
Rev. 5/21/2021 

1}11./uni 
DATE SIGNED 

Page 2 of 2 
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tHLL ro 
Donald 
532 25th Street, Oakland, CA, USA 

/~CTIVIT'Y DESCF!IFT!ON 

electrical work 
(deleted) 

Troubleshooting of kitchen outlets with low voltage. 

PAYMFN··t 

BALANCL DlJF 

l'il!Jf' I of i 

a.\ Electrlcal Group 24/7 
780 Montague Expy Ste 203 

San Jose, CA 95131 

+1 6692600712 

lnfo@oaelectrlcaJgroup.com 

INVOICI; 

IJAll£ 
'I bHM~l 
DUE UATF; 

OTY 

1 

11154 
01/17/2021 
Odays 
01/17/2021 

f1A!'E 

245.00 245.00 

245.00 

$0.00 
PAID 
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CA Elactrlcal Group 2Af/ 

/'~, 

✓' 
""' • UIN
flf:(fRl(Af~6R()Up Mn 

rm I TO 

Donald 

780 Montague Expy Ste 203 

San Jose, CA 95131 

+1 6692600712 

Jnfo@caelect ricalgroup, com 

532 25th Street, Oakland, CA, USA 

l~lVOICF 

DATL 
Tf?HM:J 
DUU DATL, 

.!/)D AtlUHbt;tt 
532 25th Street, Oakland, CA, U 

f\CTMTY 

Sub panel 
installation 
(deleted) 

Inspection fee 
(deleted) 

Grounding system 
installation up to 
code (deleted) 

electrical work 
(deleted) 

D£0SCFUPT!ON 

Supply and install new electrical panel 
Supply and Install new electrical connectors for all new panel 
connections. 
Supply and install new neutral and grounding bars 
Supply and Install new electrical breakers for all electrical dedicated 
lines. 

All panels are not grounded. 
About 7-8 breakers are broken. 
2 panels are not waterproof. 
All panels are FPE brand this panels are not up to code and get get on 
fire. 

provide grounding system for the electrical system 
-Supply and install 2 grounding rods 1 Oft underground, 6 feet distance 

provide grounding system for all gas ,hot and cold water pipes In the 
house. 
provide grounding system for low voltage system 

The Job Is completed,we Installed: 
6 new electrical panels all new electrical connectors and circuits 
breakers. 
Fully grounding system. 
Everything tested and working. 

l'AYMLNT 

Ll/\LANCL: DUI 

OTY 

6 

1 

1 

1 

5544 
12/30/2020 
Due on receipt 
01/01/2021 

1,520.00 

0.00 

2,375.00 

0.00 

/\MOUNT 

9,120.00 

0.00 

2,375.00 

0.00 

11,495.00 

$0.00 
PAID 
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1cation of Property 
12 25TH ST, OAKLAND 
isessed to on January 1, 2021 

SSESSEE NAME AND ADDRESS ARE NOT AVAILABLE ONLINE 
:R CA GOV CODE §6254.21 

THIS IS NOT AN OFFICIAL Bill 

Tax-Rate Breakdown 

-1 ax111g Agency Tax Rate Ad Valorem Tax 

OUNTYWIDE TAX 1.0000 % 

0.0041 % 
0.2011 % 
0.1202% 
0.0407% 
0.0060% 
0.0020% 

OTER APPROVED DEBT SERVICE: 
OUNTY GO BOND 
ITY OF OAKLAND 1 
CHOOL UNIFIED 
CHOOL COMM COLL 
AY AREA RAPID TRANSIT 
AST BAY REGIONAL PARK 

OTALADVALOREMTAX AVTAX 1.3741 % 

~ A fee of $61.00 will be imposed on all returned or 
dishonored payments. 

~ 

ECheck is free of charge; Accepted through 
June 30, 2022 @http://www.acgov.org/propertytax/. 

Visa, Mastercard, Discover, or American Express credit 
cards accepted by phone (510)272-6800 or online 
@http://www.acgov.org/propertytax/ through June 30, 
2022. A convenience fee equal to 2.5% of the tax amount 
due will be added to your total payment. 

Subscribe to receive email alerts about important property 
tax dates online @http://www.acgov.org/propertytax/. 

~ This bill is as of July 5, 2022 11:29 PM and may not 
Include pending payments and roll corrections. 

Tax Collector's Office 
Payment Questions/Credit Card Payments 
(510) 272-6800 

Assessor's Office 
Valuation/Exemption 
, .... ,," " .. "' ..... ,... ,,. .. ,..,, ........ "' "' .... ,.. 

11,484.03 

47.08 
2,309.44 
1,380.38 

467.40 
68.90 
22.97 

I 

MOSQ MSR K 1982 
CSA PARAMEDIC 
VEC CNTRL MSR A 84 
CITY EMERG MEDICAL 
CITY PARAMEDIC SRV 
CSA LEAD ABATEMENT 
OUSD 2008MEASURE G 
PERAL TA 2018MEAS E 

* OUSD 2014MEASURE N 
* OUSD 2016MEASUREG1 
VIOLENCE PREVTAX 
CITY LIBRARY SRV-O 

* 2020 OAK MEASURE Q 
SFBRA MEASURE AA 
FLOOD BENEFIT 12 
HAZ WASTE PROGRAM 
VECTOR CNTRL ASMT 
MOSQUITO ASMT 2008 
EBRPD CFO NO A/C-3 
AC TRANSIT MEAS W 
CITY LIBRARY SERV 
EBMUD WETWEATHER 

• Possible Sr Exemption -Call Agency 
Additional Total from Reverse Side 

800-273-5167 
925-867-3400 
800-273-5167 
510-238-2942 
510-238-2942 
510-567-8280 
510-879-8884 
800-792-8021 
510-879-8884 
510-879-8884 
510-238-2942 
510-238-2942 
510-238-2942 
888-508-8157 
510-670-5212 
800-273-5167 
800-273-5167 
800-273-5167 
888-512-0316 
800-273-5167 
510-238-2942 
866-403-2683 

Total Fixed Cha es and/or S eclal Assessments 

Tax Computation Worksheet 

. . 
8.74 

177.8C 
36.0C 
81.24 
64.7C 
50.0C 

195.0C. 
48.0C 

120.0C 
120.0C 
405.64 
286.74 
524.24 
12.0C 
24.0C 
33.2C 
8.1:2 
4.0C 

41.4C 
96.0C 

391.1C 
120.34 

2es.ae 

Descript1011 Full Valt1dt1011 x Tax Rate = T<1x Amcrn11t 

LAND 315,351 
IMPROVEMENTS 833,052 
FIXTURES 
TOTAL REAL PROPERTY 1,148,403 
PERSONAL PROPERTY 
GROSS ASSESSMENT & TAX 1,148,403 1.3741 % 15,780.2C 
HOMEOWNERS EXEMPTION 
OTHER EXEMPTION 
TOTAL AD VALOREM TAX 1148403 1.3741 % 15 780.2C 

After APRIL 10, 2022 pay 

(Includes delinquent penalty of 10% and $10.00 cost) 

PAID APR 4, 2022 

After DECEMBER 10, 2021 pay 

(Includes delinquent penalty of 10%) 

PAID DEC 6, 2021 
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Descnpt1on 1. Property Assessment and Attachment of Tax Lien: The Assessor annually assess 
* EAST BAY TRAIL LLD 
CITY LANDSCP/LIGHT 

888-512-0316 
51 0-238-2942 

13.60 all the property In the county, except state-assessed property, to the person ownir 
282.26 claiming, possessing, or controlling It at 12:01 a.m. January 1, and a lien for taxes attach 

at that time preceding the fiscal year for which the taxes are levied. 

IMPORTANT REMINDERS 
Partial payments are not acceptable • payments made for less than the total 
installment due will be returned to the taxpayer. 
Notices will not be malled when the second Installment is due. Mark your calendar or 
subscribe to e-mail alerts online @ www,acgQY.org/propertytax. 
Filing an application for reduced assessment does not relieve the applicant from the 
obligations to pay the taxes on the subject property before the applicable due date 
shown on the tax bill. If a reduction is granted, a proportionate refund of taxes will be 
made by the County Auditor's Office. 
New owners and present owners with new construction may be required to pay a 
Supplemental tax bill. Supplemental tax bills are separate from and in addition to this 
annual bill and any previous or subsequent Supplemental bills. 

SEND THIS STUB WITH YOUR 2nd 
INSTALLMENT PAYMENT 
Due: FEBRUARY 1, 2022 
Delinquent: 5 p.m., APRIL 10, 2022 

Do Not Use This Stub After June 30, 2022 
2nd INSTALLMENT PAYMENT CANNOT BE 
ACCEPTED UNLESS 1st INSTALLMENT IS PAID 

SEND THIS STUB WITH YOUR 1st 
INSTALLMENT PAYMENT 
Due: NOVEMBER 1, 2021 
Delinquent: 5 p.m., DECEMBER 10, 2021 

Do Not Use This Stub After June 30, 2022 

(a) If you disagree with a change in the assessed value as shown on the tax bill, you m 
have the right to an Informal assessment review by contacting the Assessor's Office. 
you disagree with the results of the informal review, you have the right to file 1 

application for reduction In assessment for the following year with the Alameda Cour 
Assessment Appeals Board from July 2 to September 15. The Assessment Appei 
Board may be contacted at the County Administration Building, Room 536, 1221 0 
Street, Oakland, California 94612 or by calling (510) 272-6352. 

(b)Applicalion for review and equalization of an assessment made outside of the regul 
assessment period must be filed with the Alameda County Assessment Appeals Boa 
no later than 60 days from the first noliffcatlon of that assessment. 

2. Your Tax Collector does not determine the amount you pay In taxes. Tax amounts a 
computed by multiplying the property's full value by the tax rates of the various taxi! 
agencies. Fixed charges and/or special assessments such as Flood Control Bene 
Assessment, sewer service, special assessment improvement bond charges, delinque 
garbage liens, etc. from cities and districts are added to the computed tax amounts 
arrive at the total amount due on the bill. 

3. The Total Amount Due Is payable In two Installments: 
(a)The 1st Installment Is due on NOVEMBER 1, 2021 and Is delinquent at 5 p.t 

DECEMBER 10, 2021 after which a 10% penalty attaches. 
(b)The 2nd installment is due on FEBRUARY 1, 2022 and is delinquent at 5 p.t 

APRIL 10, 2022 after which a 10% penalty and $10 cost attach. 
(c) In order to pay both Installments at the same time, remit the TOTAL AMOUNT DL 

with both installment payment stubs by DECEMBER 10, 2021. 
(d)if above delinquent due dates fall on a Saturday, Sunday, or legal holiday, no penalty 

charged if payment is made by 5 p.m. on the next business day. 

4. If the amount due is unpaid at 5 p.m. June 30, 2022, it will be necessary to p. 
(a) delinquent penalties, (b) costs, (c) redemption penalties, and (d) a redemption fee. 
June 30 falls on a Saturday, Sunday, or legal holiday, no redemption penalties shall alts• 
if payment Is made by 5 p.m. on the next business day. Property delinquent for the fit 
year shall be declared defaulted for non-payment of taxes. After 6 years, the Tax Collec1 
has the power to sell tax-defaulted property that is not redeemed. 

5. Full Value Exemption Legend: 
c-Church D· Welfare/Hospital 
G· Cemetery H· Homeowner 
M• Miscellaneous R• Religious 
s-Public School v. Veteran 
W-Welfare/Others X· Combination 

6. Homeowners· Exemption. If your tax bill shows zero valt 
on the Homeowners' Exemption line and you owned at 
occupied this property on January 1, 2021, you may be ellglt 
for a partial (80%) homeowners' exemption if you file a els 
with the Assessor on or before December 10, 2021. Tl 
homeowners' exemption tax reduction is attributable to ti 
state-financed homeowners' tax relief program. 

7, Questions about property valuation, exemptlor 
payments and fixed charges and/or speclal assessmen 
should be directed to the telephone numbers indicated on ti 
front of this bill. 

B. Property Tax Postponement for Senior Citizens, Blind, t 
Disabled Persons. The State Controller's Office (SC• 
administers the Property Tax Postponement (PTP) progra 
which allows eligible homeowners to postpone payment 
current-year property taxes on their primary residence. P1 
applications are accepted from October 1 to February 10 ea. 
year. Go to www.ptp.sco.ca.gov tor more information. If y, 
have any questions, call (800)952-5661 or em 
postponement@sco.ca.gov. 

TO PAY BOTH INSTALLMENTS SEND BOTH STUBS 000018



12 Month Cash Flow 
9Rli'l'::Jm:ly ;Lu•~: 532 25th St• DATI:S: c07f011?01E -D513012!l'l 9 

ncome 

&llll3lff 

-41mila.lll00 8elllt ~12 $6.696..112 ~112 ~12 ~u $6.696.12 ~112 $6,753.75 $6,753.75 ~1il ~--- ss,737_45 S79.SIJ9,3S 

.4000!!Jffi!ml iYl!llnl!ihllyl'lell:Rffll:- SSD.00 fiOj)Jll SSll.00 sswoo $5IDm S50..oo SSiQ.00 550.00 S5'lil.m sso.m SSlID.00 srum S5SO.OC 

mrALIIBff ~12 ~12 $6,746.12 ~12 ~12 ~12 ~746.12 SUfi.]5 SUfi.]5 ~11 11ii,917.AB sa,737.45 SU.,35!l.31!1 

cm&IIIBR' 

41005JllllJD llal!1lll!llty $ll.OO - :5WlO $0..00 $lllOO mm $!).00 S0.00 Sli.00 Sill.00 552.73 SQ.00 552.73 

4103tU!llillil ffllFl!"ees sm.oo $0.ot) S91D..00 SC.00 so.oo ~ $DJOO sn.oo som $l3..00 50.00 $lll-OO srux: 
41065.00llil illllaM!-Olllt Clleiimirlg S'Q.00 $11.00 - SU.00 $ll.OO Sllm $0.00 50..00 sruMll 50..00 SQ.00 $4illl0..00 S400JlC 

41«&.«!m ~~ sm.oo sm.oo $0!00 $'!l.OO $0.00 S!lDlll saoo $0..00 $11.00 $0.00 $0.00 53>1.39 $351.35 

4106,Jmm ~6enea'IR&i'M $0.00 SlD..00 som $0.!00 srullO :$0.i!ll!J $0.00 saoo Slm.00 $llO!l SC..00 $620 $o.2C 

ODll@m!ID IR&'M !Silllnadks $ll«llD S®-00 $0.00 SQ.00 Sill..00 mm $11.00 $0.00 SQ.00) $®.00 $0,.00 SSS.06 555.0E 

10Ul.on&llllll!lff - - S5Ga - - ~ - - - - Sl5V'.3 S812S S8&5.38 

·otal Income $6,746.12 $6,746.12 $6,796.12 $6,746.12 S!i,746.12 $6,696.12 $6,746.12 $6,803.75 $6,803.75 $6,874.11 $6,970.21 $6,550.10 $81,224.76 

)perating Expenses 

~EIIB&S 

51200.00l!J T_.ll..Gdks&!Kej!S S1m.oo $0.00 $0.00 $11l00 $0..00 $0.00 $0.00 $MO sn.m Sll.00 50.00 $0.00 S160..0C 

5U1rullllllll ·-~ $300.00 SO.DO $QilO som $0..00 $0.00 Sll.00 $0.00 S0.00 S0.00 $D.OO :$400..00 S700.0C 
5122lll.00l3 il'-Pain!lmg - $0.DD $0.00 so.co $0.00 so.co so.GO saoo swm mm :SQ.00 $S5ll.OO $1,15lUlt 

Sn2.3ll.OOI> TWIT!lllllmeTRepaiirs $375.00 SQ.00 $0.00 $6.00 50.00 saoo saoo S1llOO $1100 moo 50.00 S2.26:n SE01.71 

TOTM.11BNO'IIIREII es.as $l.435Jil!D - - - - - - - - - - S'l.176.71 SiZ.611.71 

COfffltACl'S&MaS 

S13IIIO.OOO Olmar.ilctGilrilairge & $282..70 S282.70 $282.10 $282.1'0 S28Z..7.0 $282.70 5282..7.D 5282.70 S2!!Z . ."10 S28l.:m 53.392.C 

2 Monlh cash Row Created: 07/05/2022 Paget of 
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'IOTM.CONIIUI.CrSBMC15 SZIIDIIII sm.a saz.18 SZIIVII ~ SZ8Z.'Jl8 saue sn:u8 s.!IBV\O $l.823G S2BDO SZR.1111 SU9ZAIII 

&IIEBWltS MID ~ GPBIAlllNIG 

'S2\111B!OOIO la!~.,g $Ulll) SUD SIEl.lGll) $WOO $0.00) $lD.®!l) $Wll!l) sm.m $l'D.!lllll Sll1.oo - SSlll!ll.®l!l $500-00 

~S.®llll)) !E!ll!cmnlCa'I SlilJlllDl smn smm $;)].!!l)ll) S.0.00 $!llJllll)) $ll.OO $0.m SG.00 SC.00 aoo $!IUOO $91.I:IC 

52lll2ndll00 ~ $lllJlllll) - - - :so.m - $f!.,OO S'll31Qm SD.ml sn.oo $11.00 $lD.OO S113!LOC 

~ ~ $lD.iOO Silll.lli1lll Qa]6 $lMlllll SQ.00 s:m.oo SD,00 smm $15._00 $0..00 SiOJlilll) $lil.JlilD $324.11£ 

~ 111'.&,'MSlu,pplies& - - smm $llUlll!J :50..00 -- Sll.00 sm.oo $lll«!lll $0.00 $ID.OO $2S $2.JB 

52l!!Slll000 ll«.ks&BC,eys SU,'..lliJill sn.m SilUllD llllllJOO $ID.OO SWilli) SD.00 50.00 !llil.00 so.OD SUllll $lllJlilll) SU7JE 

521EOOO llirell.ilieSa&!lly - ~ $lllUIID $32.09 $131D.OO $ID.OO $lll.OO - $0.00 $0..00 $0.00 $!WIii $il62..0S 

51!ffl.OO!ll Gem!Bldg~ Sl!l;OO sn.m ~ Sli5m SlD..00 S113lMillD sn.oo :$65..00 $JD.!llO suoo $11.00 ll«DJll)ll) S25!M)C 

:S.illmtliOOlll ~ smm $Ulll $GJlllll - :SQ.00 sm.m SC..00 sm.m $!IUilO $0.00 .$11.00 SSiSA)l6 SSS.GE 

Si3llll5iGDlilm ~&Traslllt $lil.(lllll) -- Slll.00 !4Dml SC..00 SilD.oo .$0.00 SlllOO SG.00 $0..00 Sll.00 snoo.m snoo.oo 

TOW. IIIIENl&tSMID ~ S117a - SMS.U S18IIUIS $l3IUID $l3IUlllll -- S'lfial S15.m - - sm7..ll!ll $1.,742.14 

um.ms 

5401!0.0llQ Beanritily $113.llB $1!.:Ule $114153 $O.Oll) $15.63 $11354 - Si2S2!il $13.7.2 50.00 (!$ll5..2!lJ Sll.'61 snz.49 

~ Gas SSil.23 S8U!ii S?.iN $3623 $93..SS SS3.2S S1lOO S1194.3S ~ !0.00 $73.Ull gg_77 S'3B:]5 

~llm ~ $119.i.GI - S211!U8 som S240.42 SIL!OO $187..32 SB.Om S'IIZ7.32 $0.00 $182.M :5Wllli) Sl.21529 

~ Sewer- $118&.23 $il.oti) $19526 $IIIWI!) S2ll7.56 SID.00 S181l316 SG.00 $11~ $0.00 S19!l.94 $!hJlllO s;,111>n.2S 

lOl'AL lmlmE5 $8738 $1R!l5 S5MM S3la23 5557.19 S!IIU'!I SJ5a $ZB.S1 ~ - saa.as 81!.311 ,a.412.ll!Z 

IPilm'EllnYIIIIWfv:a!IPNl"ff& 

5ffl1«:Ull00 ~illlia:LJ4!ll:,I..Ciill. ~ StlM.77 $0!l)4.77 '$4l11J7 $404..77 $4!04..77 $ll01!..77 $GM.77 SG..23 $408..23 $412.45 $418..21 SU7551 

9ln4..000 ~Fees $299._oo sruoo sum $0.00 Sll.00 $OJllllll $0.00 saoo $0.m so.oo sm.m $ID..OO $.299..!!lC 

TOW.. l'IIIIOftl[, I IIMUll&iMBff S&!Na MN:11 SCN.77 Sf/111.71 S4M.77 S4IM.77 54181.71 SGC..77 $4;1&.23 $40&.23 S412AS $11&21 55.17451 

·otal Operating Expenses $3,016.48 $790.42 $1,460.67 $914.79 $1,374.66 $914.26 $'\,060.15 $1,106.14 $1,252.19 $690.93 $1,126.00 $2,626.89 $16,333.58 

Jet Operating Income $3,729.64 $5,955.70 $5,335.45 $5,831.33 $5,371.46 $5,781.86 $5,685.97 $5,697.61 $5,551.56 $6.183.18 $5,844.21 $3,923.21 $64,891.18 

Jon Operating Expenses 

2 Month Cash Row Created: 07/0S/2022 Page2or 
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llilBPAIIIS.MD IMllll1BMlila IIIIPlliDIIBIIIENl5 

o11®1llS..®!ilD Walie!'Hea!!er.s SlMllD so.m smm !0.00 $lllJOO SllOO $0.00 SUIO 5495.oo sn.m $®.Cl) SU1D $4!5.!llC 

62llllii5:UJOO F.ire!l.iilie~ $0.00 Simm so.om mm Sllll.!lllll SllJOO $0.00 S127.1itl $®..00 Sln.00 Sllll.00 50..00 $127.1«:i 

'Rmll. lllEMIIISANID IIMIIIIIBIAN(E - -- - -- - - - $127.10 S4l!ll!UIIIII -- - - 5622.111 

otal Non Operating Expenses so.oo S0.00 $0.00 $0.00 $0.00 so.oo S0.00 $127.10 $495.00 $0.00 $0.00 $0.00 $622.10 

let Income $3,729.64 $5,955.70 $5,335.45 $5,831.33 $5,371.46 SS,781.86 $5,685.97 SS,570.51 $5,056.56 $6,183.18 $5,844.21 $3,923.21 $64,269.08 

1djustments 
211000!illlllG ~IRem: SS22.06 SIIUlllil $15.m (t$7l5.«ll!J} Sim.00 - $11.752.S $0..00 $28.115 S5630 ~» (SZT2.57) $1.586..EiE 

311/ilnl!IO!lO ~ Oear:ir!!g sruMll $MIi!) «sa.211632» ~ ~1» ~ ({S'S.92428} S3Q.5.1l2.5E s:rum sruoo SIIWl!l sru!G sane 

3IDm31i!OOO Oamer-Dislimliru!llm (S5,682.10) (S2.19U3) SWIil sm.oo SQ.lilllJ SB.00 SC..00 ~497..28) (SS.57a.51J ~ ~1Cj ($7.199.A1) {$57.29!l.09;) 

·otal Adjustments (54,860.04} ($2, 194.13) {$8,141.32) ($5,403.80) ($5.872.61) {$5,200.57) ($4,171.65) ($4,954.70) {$5,542.36) ($5,000.26) ($6,899.01) ($7,471.98) {$65,712.43) 

(S'D.13D.AID) $3.1611..57 (SUlll'5 87) $427..53 $581..29 $11.514.32 Sli'llil'II (SG5Jlit) S'II. 1182.92 ~ ($3.548.77) 

S8. 1& 'IIO $1 ,1JIS1.70 S'II0.819.21 $1.D113M $IJ.44Ul $7,.93119.78 $Z,,521J17 $1Q.G3l5.l9 $10.fiS'll..21111 $10,.'1165..48 S'll1.,3&3Z S'IIG.293-52 S8.18&.1G 

3ndmg cam $1,1JIS1:10 S'II0.819.27 $1.0B.G S8.441893 

2Month Cash Row 
Created: 111/0S/2D22 Page3of 
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12 Month Income Statement 
E'imlY:.)udy Lu• PJ!OfSmf: 532 25th51 • DA15:-07101/2fil1 - D&/3012",,22 

ncome 

IIIBffllllllc:mllE 

4001Wlltlllil l!!iemlt SUl!l!B.412 ~ ~ $4,981.55 ~ ~ S6;mA3 ~ lli!i.436.87 S6..436..87 S6..431i87 $7.5l1)11..S m..95Uf 

TGDILRBffilNO>IIE SU!JllliR $Uiill5I S4,,!llElll.5I SUSl.55 ~ ~ S&.431..43 -.. 43U7 S&.43U7 S6..Gi.S7 S6..0i..87 $7,.SDU,'I 571.,!1!53.2( 

IISff ADJU$IIIIBm 

~ RmtCRdlls - $1llJOO SIU!llll $1l00 - - - - :saoo SWlO - - .$lllO( 

~ Omoessior1 smm ($ffl.5illj .$1lJOO $llOO $0.00 ($1.-415.00i) $0..00 sm.oo $0..00 S0.00 SQ.00 S®..m ($2.2U.S'.O 

TOTALRBU ~ --(SD7..58J -- - - (St.415.8111) - - - - - - ~ 
GIHBlRBff 

410DS.00m ll..aiulnld1y -- $il..OO SOJlllll $11.00 $1JU119 $!LOO $0.111) snm $0.00 !ru)l) $0.00 $142.$18 $1157..0:: 

411~ IRAP!Fees sm.m - :SOJ!l!il Sll.00 $0.00 Sll.00 $11,00 saoo smm $0..00 S0.00 Sin.00 Slll.O[ 

41«l55Jlll1!l0 Setunily!Deposil~ S!Uillll $110Ulli) $11.00 so.on $UID m.m $1l..OO Slim $0..00 $0.410 $O.OOI $0.00 $100.0C 

-411~ ~~~ sm.oo mm $0.GD) S/0.00 $1l..OO $!LOO 50.00 S!M.lD s«D..00 sn.m so.oo $357..00 S3S7..m 

41IOliiOIOO ~~Charges som $0.00 $000 sum $IIUIO $'!UlO sru» sm.oo Sili.00 $0.00 so.m $!m..M Sfi07..6< 

41il!l67-®00 ~General !RMI S1a.ilO $0..00 sn..mm SlllOO som S!l.00 50.00 Slll.00 $1)..00 so.m SO.OD smta.!00 S20n.O{ 

'IUl"ALOIHBlRBff --~ SUIB -- $MM - - - - - - S1.31D7.AiiZ S1.4Z'l.7': 

·otal Income $4,698.42 $4,263.04 $4,960.54 $4,981.55 $6,279.15 $4,991.56 $6,431.43 $6,436.87 $6,436.87 SG,436.87 $6,436.87 $8,809.30 $71,162.4, 

)perating Expenses 

TilllllCOVElt 

512110.000 T-Oea!rm.g - s.mm Si!l.00 so.m .$WllO Sill.00 SO.GO SW)!) $0.00 $0,.00 $!LOO $357..00 $757..0C 

51220.000 T-~ som $!WO $U!l) $0.00 $0..00 $0..00 sru)O mm saoo $0,.00 50.00 ~ ~ 

51230.000 T-Repairs SUD SUD $IUllll) $0.00 $0..00 $!LOO $MD $G.OO $0.00 $0.00 $0..00 - $OB 

? Month Income Statement Created: 117/0Sl1!J22 Page1 of 
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"IODIUUIINDV&l --~ -- -- -- -- -- -- -- - - Sl.,3B./15 S1.7'13Jli! 

COIIIIJUIO"SIEIMCB 

S1l~ ~Garba!ge& Tlla5ill $3113..75 $3113.75 $3113.75 $313.75 SWlllll $mV..'Slll 5311!!..75 $0.00 93.75 ~ $31lli5 $621.511) n456Z 

S1l33lllJllllil!D CilJmitract 11.,;omg "''""C stO.m sam S!il.00 ~ SOl!l..OO S1!l.OO $423,'00 ~ S41i!Uil0 S11LOO smJlilll) $0..00 511.723.0I: 

10Tlll.COINlltACrSIEIMCl5 S38.7.5 ffl3.7.5 S38.75 $313.75 ~ $6Z7..58 $741.75 SGD.a 5123..75 - m.3.15 $6Z7..58 $S,17!l.2! 

EPMISIIINID ~OFIElltA1III.II 

'SJllilfBlllll1Jlll ~ -- - $325.00 $0..00 Slll.!00 SlliOO $llOO $0..00 SD.m srulO $lllJOO $11.00 $325.i!OC 

SlJD11SBGElei:Jtlnit:ail SlB.00 moo SlB.00 $!1LOO so.oo S0.m $3169.2.!1 Slll.00 $ll..l!illl) $0.00 SIDBll $ODO S3lii9.2-< 

s,m,m IDJIIC IP.!iamlimig $0.00 $111251» SlSl1.m 30.00 ~ sm.m $9.00 Sll.00 snm SOJOO sm.m $0.00 fiU!l 
5i!ilI6l!IJIJlllillll~ $11!!!7.5lll saoo SQ.00 S0.00 $0.00 SIG.00 sruiJll) SD.JOO Sll.00 $0..00 SiD-00 $0.00 $118].5[ 

Sl\il15111l«!Jillllll.odcs&Keys $llOO $WOO mm $1l!l18.2!1) :$0.00 - $1111251!) $0.00 $QM SJn.00 SZZ,.26, $BOO $53?3( 

'5il!ill55®00~ s;;s_m SQ.00 srulJO $000 $DJOO Sl!l.00 Sll..00 Sll.00 $!Uil0 saoo $ID.OO sn.oo $75.ffl 

Si/llelilll!)OO Gm BllilgllmlBilllr Si!l.00 - $0.00 $000 sruiO $0..IOO SQ.00 mm SD.00 moo som $0.00 $IM!I[ 

531DOO!OOD Oeaniir.ig SIG.00 sm.oo S'Q.00 S4llll!!lOO saoo SOJllllll som SD.00 Slil.00 Sill.00 :mm S0.00 $11®lll.O[ 

5mlGJllll!ll) ~ Slilm - SQ.GO SlllOO $0.00 sn.m scm saoo S'm.00 Sl!l.00 $llM $Q.oG sa.m 

lmALlllllPAIRSAIIIID IIAlllffBIUla 
S2ii2..'B $1125111 ~ S&1.5a SS!IUilll -- - S!B134 - SIiia - $227..25 - $Ulll7..21 

um.m5 

5UJIW!llllll) IBl!!!Cllriciit $88..112 $116.SS $119..60 $34.-48 $852 $1141..47 S15.m S13.9lll $1141.91 .$0.00 $0.llD $llLOO $2255! 

~ Gas $112lD.3!ll snm S0,00 $72.49 $7265 $$1..99 $121.77 S12Hi7 $14"~ SID.00 Silil.00 so..oo S74m.5! 

'$11!BQOOII) 'Waller" S11113JSB snm som so.oo S3!!B.42 Sll.!00 $GM $118296 $192_~ SD..00 $1182.91ii som ~ 
~Seffl.,r $117$A9 $ID.OO so.oo S0.00 9lJQ.S4 S1!l.OO Sl!l.iOO S195..81! $11'3SJOG SQ.00 St!ll8Jll6 S!lOO $1.116].2!! 

l'OrAl.. ummES S!liDU9 S16.5B saa $1&.97 S77SA3 S1R46 $130'8 SSM.34 Sl551..51 - S3811..m - Sl.186.Cllf 

PROil'l:IRD'talllMMSFsrrllEES 

S101im.«m ~~rae.it rees S39S.m $39S.OO S39S.OO $395_00 .$395.00 $395..00 $395..00 53!5.m $395.00 S395.m ~ l09S..OO $4..741Ul1 

5797.50 som $0..00 SC.00 Sil07..50 $1).00 saoo $0.00 so.Olli $0..00 $ll!OO sm.oo $1..51)ill[ 

lm.lll.Wi't IIIIAl'f•SFmll 1FE!E5 S1.U2519 S3!l5.- snsa S3l!l5JIID S1.1Gl.59 Si9l5.9lD sm..a Ull5a SDS.IIIIID S3!lfSM S3l!J5AIIIII SBS.1111 SU6.IIII 
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5lliml!!l.!lllO IPeniiilties&IF.mes $QM - smm so..oo SS.30 S!UIO $0.00 $0..00 smJOO saoo $lllOli) so.m SS.31: 

~ Adrili&;peases-Olltaer so.om - - so.DD - - S11.,V5.56 -- S1ll.OO $0..00 so.GD som $1.2155( 

lUDIL~ - - -- - S'UID --$1,215.56 - - - - - $1.,2111U( 

·ota! Operating Expenses $2,270.14 $1,237.83 $1,403.35 $1,413.92 $2,353.23 $1,124.96 $3,480.83 $1,329.34 $1,670.26 $395.00 $1,317.03 $2,335.55 $20.331.4< 

Jet Operating lncome $2,428.28 $3.025.21 $3,557.19 $3,567.63 $3,925.92 $3,866.60 $2,950.60 $5,107.53 $4.766.61 $6,041.87 $5,119.84 $6,473.75 $50,831.0.: 

Jet Income $2,428.28 $3,025.21 $3,557.19 $3,567.63 $3,925.92 $3,866.60 $2,950.60 $5,107.53 $4,766.61 $6,041.87 $5,119.84 $6,473.75 $50,831.0: 

2 Month mccme Statement 
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A BUSINESS TAX CERTIFICATE 
IS REQUIRED FOR EACH 

BUSINESS LOCATION AND IS 
NOf VALID FOR ANY OTHER 

ADDRESS. 

ALL OAKLAND BUSINESSES 
MUSTOBTAINA VALID 
ZONING CLEARANCE TO 

OPERATE YOUR BUSINESS 
LEGALLY. RENTAL OF REAL 

PROPERTY IS EXCLUDED 
FROM ZONING. 

PUBUC INFORMATION ABOVE 
TI!IS LINE TO BE 

CONSPICUOUSLY POSTED! 
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2/9/2021 

l:k,·kd ! •nirn1h 
lkpml111~11h 

Receipt 

News Servic.:s DcparllllCll!S Oflkials 

Guest 
Find Account + Registration + Calculation + Payment + Receipt 

Business License Online Renewal lt~a.n 

PRINT THIS PAGE FOR YOUR RECORD 

1!:t 1-lomc 9 Report a Problem 

Account# 00202720 
LU LI YU TRUST 

The business tax license renewal has been submitted. Business tax certificates will be emailed 2 to S days after sucessfully renewing account. 
For questions, please contact the Business Tax office at (S 10) 238-3704 or btwebsupport@oaklandca.gov, Thank you, City of Oakland· 
Business Tax 

Suhmi&sion Pote 
<:.'(111llrmn1ion II 

Account Information 
Account# 
Es11irc U111e 
N11111e 

Address 
C.:iiy 
Phuni: 

Summary 

Tax Calculation 

2/9/2021 
227S51 

00202720 
12/31/2021 
LU LI YU TRUST 
53225TH ST 
OAKLAND 
(833) 367-6963 

Input Amount 

Hn111r 2020 Gross Recd1>I$ wmmer vstimuted 2021 Oros~ Reci/iflls il'huslness storied in Onklnnd In 2020)• 76,820,05 $1,071.64 
BTSBllll(1(i\Bl379) I $4,00 

BT Reeordntion 11ml Tech I $3.00 

Rent Adjustment Program (RAP) Calculation 
11. Totnl II of unils pl.lr Alnmedn County Records: 
·1111111 llue 

Payment Information 
l'll)'llli/lll Amount 

After printing or saving this page for your records, you may close this browser window/tab, 

Sen i,x, 
Nc\\s & I ;pdak, 
lcWllh 
l)m'lJlllc'llh 

Select Language i 'f 

iiOakl,mdl ,,)1-d, ik 
( iak land I i hrnr! 
\'i.,il ( >akland 
l )aldand \'lw,e11111 

S $505.00 

$1,583.64 

$1,583.64 

Fnr -\s~istulll'(' 
I '.mail: ht\1 cl1,11pport,rnal-.landntg,1v 
l'li.•nt:. ( 5 IOl 2,\)k17D-l 

f'i11· of Oakland 
.?5l) I rank 111 >gawa Plain, Suilc l 3.W 
< !akl,md. ( ',\ <1-ltJ 12 

llonr~: 
/Ult! ,\iVl-1:00 l'\1 
M,111da). l 11L·,rla;. Thur,,day .l'rid11) 

https://ltss.oaklandnet.com/Renew/Renew5 1/2 000026



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 

ITY OF OAKLAND 
CA Relay Service 711 
www.oaklandca.gov/RAP 

PROOF OF SERVICE 

NOTE: YOU ARE REQUIRED TO SERVE A COPY OF YOUR PETITION (PLUS ANY ATTACHMENTS*) 
ON THE AFFECTED TENANT(S) PRIOR TO FILING YOUR PETITION WITH RAP. You must include a 
copy of the RAP form "NOTICE TO TENANTS OF OWNER PETITION" (the preceding page of this 
petition packet) and a completed PROOF OF SERVICE form together with your Petition. 

*Exception for attachments exceeding 25 pages. See "Important Information Regarding Filing You Petition." 

1) Use this PROOF OF SERVICE form to indicate the date and manner of service and the person(s) served. 

2) Note: Email is not a form of allowable service on a party of a petition or response pursuant to the Ordinance. 
3) Provide a completed copy of this PROOF OF SERVICE form to the person(s) being served together with the 

documents being served. 
4) File a completed copy of this PROOF OF SERVICE form with RAP together with your petition. Your petition 

will not be considered complete until this form has been filed indicating that service has occurred. 

On the following date:O1 / 1'-4 f 2/J12. I served a copy of (check all that apply): 

0D PROPERTY OWNER PETITION FOR APPROVAL OF RENT INCREASE plus 20 attached 
pages (number of pages attached to Petition not counting the Petition form, NOTICE TO 
TENANTS OF PROPERTY OWNER PETITION, or PROOF OF SERVICE) 

Of NOTICE TO TENANTS OF PROPERTY OWNER PETITION 

D Other: -------------------

by the following means (check one): 

13 United States Mail. I 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. 

D Personal Service. I personally delivered the document(s) to the person(s) at the 
address(es) listed below or I left the document(s) at the address(es) with some person not 
younger than 18 years of age. 

PERSON S SERVED: 

Name 

Address 

City, State, Zip 

Proof of Service 
Rev. 5/21/2021 

4 

Page 1 of 2 
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Name 

Address 

City, State, Zip 

Name 

Address 

City, State, Zip 

Name 

Address 

City, State, Zip 

Name 

Address 

City, State, Zip 

Name 

Address 

City, State, Zip 

Name 

Address 

City, State, Zip 

NOTE: If you need more space to list tenants you may attach additional copies of this page. 

I declare under penalty of perjury under the laws of the State of California that the foregoing is true and 
correct. 

PRINTED NAME 

krum1 /1,,,,vu 
~URE 

Proof of Service 
Rev. 5/21/2021 

1/n./2022 
DATE SIGNED 

Page 2 of 2 
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CITY OF OAKLAND  

 

 

 

 

 

 
 

 

 

 

 

 

 

 

  

 

NOTICE OF INCOMPLETE OWNER PETITION 

 

CASE NUMBER:   L22-0050 

CASE NAME:   Lu v. Tenants 

PROPERTY ADDRESS: 532 25th Street 

 

The Rent Adjustment Program (hereinafter “RAP”) received a Property Owner Petition for a 

Rent Increase/Property Owner Petition for a Certificate of Exemption from you on August 10, 

2022. 

To be complete and considered filed, a petition by a property owner must include the following:1 

a. Proof of payment of the City of Oakland Business License Tax; 

 

b. Proof of payment of the Rent Program Service Fee;2 

 

c. Evidence that the Owner has provided the RAP Notice to all Tenants affected by the 

petition or response.3 

 

d. A substantially completed petition on the form prescribed by the RAP signed under 

oath; 

 

e. For a rent increase, organized documentation clearly showing the rent increase 

justification and detailing the calculations to which the documentation pertains. For an 

exemption, organized documentation showing your right to the exemption. 

 

f. For all owner petitions, the Owner must provide proof of service by first class mail or 

in person of the petition and any supporting documents on the tenants of all units affected 

by the petition. (Note that if the supporting documents exceed 25 pages, the Owner is not 

required to serve the supporting documents on the affected tenants provided that the 

owner petition was served as required and the petition or attachment indicates that the 

 
1 See O.M.C. § 8.22.090 (B). 
2 See O.M.C. § 8.22.500. 
3 This can be done initially by affirming that all notices have been sent but may require additional evidence if the 

statement is contested. 

DALZIEL BUILDING • 250 FRANK H. OGAWA PLAZA, SUITE 5313 • OAKLAND, CALIFORNIA 94612-2034 

Housing and Community Development Department 
Rent Adjustment Program 

TEL (510) 238-3721 
FAX (510)238-6181 

CA Relay Service 711 
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2 | P a g e  

 

additional documents are or will be available at the RAP and that the Owner will provide 

copies of the supporting documents to the tenant upon written request within 10 days.)  

 

The petition which you attempted to file was incomplete. The chart below indicates what is 

missing from your filing: 

 

Name of Document Needed 

Evidence that the RAP Notice was provided to all 

tenants affected by the petition 

 
      X 

For a rent increase, organized documentation showing 

the justification and detailing the calculations 

 
      X 

For a Certificate of Exemption, organized 

documentation showing the right to the exemption 

 
 

 

You have 30 days from the date of the mailing of this letter to provide a completed 

petition. If you do not do so, your petition will be dismissed. Since your petition is 

not complete, the RAP is unable to accept the petition. 

If you have questions or concerns, consult the undersigned by email or phone. The 

email address is hearingsunit@oakandca.gov, and the telephone number is 510-

238-3721. 

 

Dated:  November 10, 2022   City of Oakland 

Rent Adjustment Program 
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PROOF OF SERVICE 

Case Number: L22-0050 

Case Name: Lu v. Tenants 

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 

Notice of Incomplete Owner Petition  

 

Owner 

Judy Lu 

18266 Vanderbilt Drive 

Saratoga, CA 95070 

Owner Representative 

Jason Harris, MYND Management 

1611 Telegraph Avenue Suite 1200 

Oakland, CA 94612 

Tenant 

Kibret Fisseha 

532 25th Street Unit 4 

Oakland, CA 94612 

Tenant 

Lydia Brawner 

532 25th Street Unit 3 

Oakland, CA 94612 

 
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 November 10, 2022 in Oakland, California. 

 
 

______________________________ 

Brittni Lothlen 

Oakland Rent Adjustment Program 
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CITY OF OAKLAND

250 Frank Ogawa Plaza, Suite 5313, Oakland, CA 94612-2034
Department of Housing and Community Development
Rent Adjustment Program TEL (510) 238-3721

FAX (510) 238-6181
TDD (510) 238-3254

NOTICE TO TENANTS OF THE RESIDENTIAL RENT ADJUSTMENT PROGRAM

Oakland 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 than the
annual general rent increase (“CPI increase”) or allowed “banked” rent increases. These include capital
improvements and operating expense increases. For these types of rent increases, the owner may raise
your rent only after a hearing officer has approved the increase. No annual rent increase may exceed 10%.
You have a right to contest the proposed rent increase by responding to the owner’s petition. You do not
have to file your own petition

Contesting a Rent Increase: You can file a petition with the RAP to contest unlawful rent increases 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 notice of rent
increase; or (2) within 120 days of the notice of rent increase if this Notice to Tenants was not given with
the notice of rent increase. If 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 at the Housing Assistance
Center: 250 Frank H. Ogawa Plaza, 6th Floor, Oakland and at:
http://www2.oaklandnet.com/Government/o/hcd/o/RentAdjustment.

If you contest a rent increase, you must pay your rent with the contested increase until you file a petition.
If the increase is approved and you did not pay the increase, you will owe the amount of the increase
retroactive to the effective date of increase.

Oakland has eviction controls (the Just Cause for Eviction Ordinance and Regulations, O.M.C. 8.22) which
limit the grounds for evictions in covered units. For more information contact the RAP office.

Oakland charges owners a Rent Program Service Fee per unit per year. If the fee is paid on time, the
owner is entitled to get half of the fee from you. Tenants in subsidized units are not required to pay the
tenant portion of the fee.

Oakland has a Tenant Protection Ordinance (“TPO”) to deter harassing behaviors by landlords and to give
tenants legal recourse in instances where they are subjected to harassing behavior by landlords (O.M.C.
8.22.600). (City Council Ordinance No. 13265 C.M.S.)

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 __________.

TENANTS' SMOKING POLICY DISCLOSURE

Smoking IS NOT permitted in Unit 532 25th St Apt 3 Oakland CA 94612, the unit you intend to rent.

Smoking IS NOT permitted in other units of your building. (If both smoking and non-smoking units exist in

Doc ID: 949694de01a2dc3d007301ff012cea6e82f79758
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tenant’s building, attach a list of units in which smoking is permitted.)

There IS NOT a designated outdoor smoking area. It is located at ___N/A___.

I received a copy of this notice on Apr 14, 2022

Lydia Brawner[sig|req|signer1]

La Notificación del Derecho del Inquilino está disponible en español. Si desea una copia, llame al (510) 238-
3721.

Revised 2/10/17

Doc ID: 949694de01a2dc3d007301ff012cea6e82f79758
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CIUDAD DE OAKLAND

250 Frank Ogawa Plaza, Suite 5313, OAKLAND, CA 94612-2034
Departamento de Desarrollo Comunitario y Vivienda
Programa de Ajustes en el Alquiler TEL.(510) 238-3721 

FAX (510) 238-6181
CA Relay 711

AVISO A LOS INQUILINOS DEL PROGRAMA DE AJUSTES EN EL ALQUILER RESIDENCIAL

Oakland tiene un Programa de Ajustes en el Alquiler (Rent Adjustment Program, RAP) que limita los
aumentos en el alquiler (Capitulo 8.22 del Código Municipal de Oakland) y cubre a la mayoría de las
unidades residenciales en alquiler construidas antes de 1983. Para más información sobre las viviendas
cubiertas, contacte a la oficina del RAP.

A partir del 1º de febrero de 2017, un propietario debe presentar una petición ante el RAP para todo
aumento en el alquiler que sea mayor que el aumento general anual en el alquiler (“aumento CPI”) o
permitido que los aumentos en el alquiler sean “invertidos”. Estos incluyen mejoras de capital y aumentos
en los gastos operativos. En lo que respecta a este tipo de aumentos, el propietario puede aumentar su
alquiler sólo después de que un funcionario de audiencia haya autorizado el incremento. Ningún aumento
anual en el alquiler podrá exceder el 10%. Usted tiene derecho a disputar el aumento en el alquiler
propuesto respondiendo a la petición del propietario. No es indispensable que usted presente su propia
petición.

Cómo disputar un aumento en el alquiler: Puede presentar una petición ante el RAP para disputar
aumentos ilícitos en el alquiler o la disminución de servicios en la vivienda. Para disputar el aumento en el
alquiler, debe presentar una petición (1) en un plazo de (90) días a partir de la fecha del aviso de aumento
en el alquiler si el propietario también proporcionó este Aviso a los Inquilinos con la notificación del
aumento en el alquiler; o (2) en un plazo de 120 días a partir de la fecha de recepción del aviso de
aumento en el alquiler si este Aviso a los Inquilinos no fue entregado con la notificación de aumento en el
alquiler. Si el propietario no entregó este Aviso a los Inquilinos al inicio del periodo de arrendamiento,
deberá presentar una solicitud en un plazo de (90) días a partir de la fecha en que recibió por primera vez
este Aviso a los Inquilinos. Encontrará información y formularios disponibles en la oficina del RAP en el
Centro de Asistencia de Vivienda: 250 Frank H. Ogawa Plaza, 6º Piso, Oakland; también puede
visitar:http://www2.oaklandnet.com/Government/o/hcd/o/RentAdjustment.

Si usted disputa un aumento en el alquiler, debe pagar su alquiler con el aumento disputado hasta que
presente la petición. Si el aumento es aprobado y usted no lo pagó, adeudará la suma del incremento
retroactivo a la fecha de inicio de vigencia del aumento.

Oakland tiene controles de desalojo (Ordenanza de Desalojo por Causa Justa y Reglamentos, O.M.C. 8.22)
que limitan los motivos de desalojo en las viviendas cubiertas. Para más información contacte la oficina
RAP.

Oakland les cobra a los propietarios una Tarifa de Servicio del Programa de Alquiler (Rent Program Service
Fee) por vivienda al año. Si la tarifa se paga a tiempo, el propietario tiene derecho a cobrar la mitad del
costo de esta tarifa al inquilino. No se requiere que los inquilinos de viviendas subsidiadas paguen la
porción del inquilino de la tarifa.

Oakland posee una Ordenanza de Protección al Inquilino (Tenant Protection Ordinance, TPO) para impedir
el comportamiento abusivo por parte de propietarios y para ofrecerles a los inquilinos recursos legales en
instancias donde han sido víctimas de comportamiento abusivo por parte de propietarios (O.M.C.
8.22.600). (Ordenanza del Concejo Municipal No. 13265 C.M.S.)

El propietario ____ tiene ____ no tiene permitido establecer el alquiler inicial de esta vivienda sin
limitaciones (por ejemplo, de conformidad con la Ley Costa-Hawkins). Si el propietario no tiene permitido
establecer el alquiler inicial sin limitaciones, el alquiler vigente cuando el inquilino anterior desalojó la
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vivienda era de __________.

INFORMACIÓN A LOS INQUILINOS SOBRE LAS POLÍTICAS PARA FUMADORES

Fumar NO ESTÁ permitido en la Vivienda 532 25th St Apt 3 Oakland CA 94612, la vivienda que usted
pretende alquilar.

Fumar NO ESTÁ permitido en otras viviendas de su edificio. (Si hay disponibilidad de ambas viviendas,
fumador y no fumador, en el edificio del inquilino, adjunte una lista de las viviendas en donde se permite
fumar.)

NO HAY un área designada al aire libre para fumar. Se encuentra en ___N/A___.

Recibı ́una copia de este aviso el Apr 14, 2022

Lydia Brawner[sig|req|signer1]

La Notificación del Derecho del Inquilino está disponible en español. Si desea una copia, llame al (510) 238-
3721.

Modificado el 10 de febrero de 2017

generated at 2022-04-14T19:09:30.361Z
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CITY OF OAKLAND

250 Frank Ogawa Plaza, Suite 5313, Oakland, CA 94612-2034
Department of Housing and Community Development
Rent Adjustment Program TEL (510) 238-3721

FAX (510) 238-6181
TDD (510) 238-3254

NOTICE TO TENANTS OF THE RESIDENTIAL RENT ADJUSTMENT PROGRAM

Oakland 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 than the
annual general rent increase (“CPI increase”) or allowed “banked” rent increases. These include capital
improvements and operating expense increases. For these types of rent increases, the owner may raise
your rent only after a hearing officer has approved the increase. No annual rent increase may exceed 10%.
You have a right to contest the proposed rent increase by responding to the owner’s petition. You do not
have to file your own petition

Contesting a Rent Increase: You can file a petition with the RAP to contest unlawful rent increases 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 notice of rent
increase; or (2) within 120 days of the notice of rent increase if this Notice to Tenants was not given with
the notice of rent increase. If 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 at the Housing Assistance
Center: 250 Frank H. Ogawa Plaza, 6th Floor, Oakland and at:
http://www2.oaklandnet.com/Government/o/hcd/o/RentAdjustment.

If you contest a rent increase, you must pay your rent with the contested increase until you file a petition.
If the increase is approved and you did not pay the increase, you will owe the amount of the increase
retroactive to the effective date of increase.

Oakland has eviction controls (the Just Cause for Eviction Ordinance and Regulations, O.M.C. 8.22) which
limit the grounds for evictions in covered units. For more information contact the RAP office.

Oakland charges owners a Rent Program Service Fee per unit per year. If the fee is paid on time, the
owner is entitled to get half of the fee from you. Tenants in subsidized units are not required to pay the
tenant portion of the fee.

Oakland has a Tenant Protection Ordinance (“TPO”) to deter harassing behaviors by landlords and to give
tenants legal recourse in instances where they are subjected to harassing behavior by landlords (O.M.C.
8.22.600). (City Council Ordinance No. 13265 C.M.S.)

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 __________.

TENANTS' SMOKING POLICY DISCLOSURE

Smoking IS NOT permitted in Unit 532 25th St Apt 4 Oakland CA 94612, the unit you intend to rent.

Smoking IS NOT permitted in other units of your building. (If both smoking and non-smoking units exist in
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tenant’s building, attach a list of units in which smoking is permitted.)

There IS NOT a designated outdoor smoking area. It is located at ___N/A___.

I received a copy of this notice on Apr 21, 2022

Kibret Fisseha[sig|req|signer1]

La Notificación del Derecho del Inquilino está disponible en español. Si desea una copia, llame al (510) 238-
3721.

Revised 2/10/17
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CIUDAD DE OAKLAND

250 Frank Ogawa Plaza, Suite 5313, OAKLAND, CA 94612-2034
Departamento de Desarrollo Comunitario y Vivienda
Programa de Ajustes en el Alquiler TEL.(510) 238-3721 

FAX (510) 238-6181
CA Relay 711

AVISO A LOS INQUILINOS DEL PROGRAMA DE AJUSTES EN EL ALQUILER RESIDENCIAL

Oakland tiene un Programa de Ajustes en el Alquiler (Rent Adjustment Program, RAP) que limita los
aumentos en el alquiler (Capitulo 8.22 del Código Municipal de Oakland) y cubre a la mayoría de las
unidades residenciales en alquiler construidas antes de 1983. Para más información sobre las viviendas
cubiertas, contacte a la oficina del RAP.

A partir del 1º de febrero de 2017, un propietario debe presentar una petición ante el RAP para todo
aumento en el alquiler que sea mayor que el aumento general anual en el alquiler (“aumento CPI”) o
permitido que los aumentos en el alquiler sean “invertidos”. Estos incluyen mejoras de capital y aumentos
en los gastos operativos. En lo que respecta a este tipo de aumentos, el propietario puede aumentar su
alquiler sólo después de que un funcionario de audiencia haya autorizado el incremento. Ningún aumento
anual en el alquiler podrá exceder el 10%. Usted tiene derecho a disputar el aumento en el alquiler
propuesto respondiendo a la petición del propietario. No es indispensable que usted presente su propia
petición.

Cómo disputar un aumento en el alquiler: Puede presentar una petición ante el RAP para disputar
aumentos ilícitos en el alquiler o la disminución de servicios en la vivienda. Para disputar el aumento en el
alquiler, debe presentar una petición (1) en un plazo de (90) días a partir de la fecha del aviso de aumento
en el alquiler si el propietario también proporcionó este Aviso a los Inquilinos con la notificación del
aumento en el alquiler; o (2) en un plazo de 120 días a partir de la fecha de recepción del aviso de
aumento en el alquiler si este Aviso a los Inquilinos no fue entregado con la notificación de aumento en el
alquiler. Si el propietario no entregó este Aviso a los Inquilinos al inicio del periodo de arrendamiento,
deberá presentar una solicitud en un plazo de (90) días a partir de la fecha en que recibió por primera vez
este Aviso a los Inquilinos. Encontrará información y formularios disponibles en la oficina del RAP en el
Centro de Asistencia de Vivienda: 250 Frank H. Ogawa Plaza, 6º Piso, Oakland; también puede
visitar:http://www2.oaklandnet.com/Government/o/hcd/o/RentAdjustment.

Si usted disputa un aumento en el alquiler, debe pagar su alquiler con el aumento disputado hasta que
presente la petición. Si el aumento es aprobado y usted no lo pagó, adeudará la suma del incremento
retroactivo a la fecha de inicio de vigencia del aumento.

Oakland tiene controles de desalojo (Ordenanza de Desalojo por Causa Justa y Reglamentos, O.M.C. 8.22)
que limitan los motivos de desalojo en las viviendas cubiertas. Para más información contacte la oficina
RAP.

Oakland les cobra a los propietarios una Tarifa de Servicio del Programa de Alquiler (Rent Program Service
Fee) por vivienda al año. Si la tarifa se paga a tiempo, el propietario tiene derecho a cobrar la mitad del
costo de esta tarifa al inquilino. No se requiere que los inquilinos de viviendas subsidiadas paguen la
porción del inquilino de la tarifa.

Oakland posee una Ordenanza de Protección al Inquilino (Tenant Protection Ordinance, TPO) para impedir
el comportamiento abusivo por parte de propietarios y para ofrecerles a los inquilinos recursos legales en
instancias donde han sido víctimas de comportamiento abusivo por parte de propietarios (O.M.C.
8.22.600). (Ordenanza del Concejo Municipal No. 13265 C.M.S.)

El propietario ____ tiene ____ no tiene permitido establecer el alquiler inicial de esta vivienda sin
limitaciones (por ejemplo, de conformidad con la Ley Costa-Hawkins). Si el propietario no tiene permitido
establecer el alquiler inicial sin limitaciones, el alquiler vigente cuando el inquilino anterior desalojó la
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vivienda era de __________.

INFORMACIÓN A LOS INQUILINOS SOBRE LAS POLÍTICAS PARA FUMADORES

Fumar NO ESTÁ permitido en la Vivienda 532 25th St Apt 4 Oakland CA 94612, la vivienda que usted
pretende alquilar.

Fumar NO ESTÁ permitido en otras viviendas de su edificio. (Si hay disponibilidad de ambas viviendas,
fumador y no fumador, en el edificio del inquilino, adjunte una lista de las viviendas en donde se permite
fumar.)

NO HAY un área designada al aire libre para fumar. Se encuentra en ___N/A___.

Recibı ́una copia de este aviso el Apr 21, 2022

Kibret Fisseha[sig|req|signer1]

La Notificación del Derecho del Inquilino está disponible en español. Si desea una copia, llame al (510) 238-
3721.

Modificado el 10 de febrero de 2017

generated at 2022-04-21T17:41:55.205Z
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CITY OF OAKLAND  
 
 
 
 
 

 
 

 

 

 

 
 
  

 
 

NOTICE OF DOCUMENTATION IN EXCESS OF 25 PAGES 
 
 
CASE NUMBER:   L22-0050  
CASE NAME:   Lu v. Tenants 
PROPERTY ADDRESS: 532 25th Street 
     Oakland, CA 
 
 
The Rent Adjustment Program (hereinafter “RAP”) received a Property Owner Petition for a 
Rent Increase/Property Owner Petition for a Certificate of Exemption from your Landlord on 
October 25, 2022. 
 
Oakland Municipal Code Section 8.22.090(B)(1)(f) states: 

 
Supporting documents that exceed twenty-five (25) pages are exempt from the service 
requirement, provided that: (1) the owner petition form must be served by first-class mail 
or in person; (2) the petition or attachment to the petition must indicate that additional 
documents are or will be available at the Rent Adjustment Program; and (3) the owner 
must provide a paper copy of supporting documents to the tenant or the tenant's 
representative within ten (10) days if a tenant requests a paper copy in the tenant's 
response. 

 
Please advise the Rent Adjustment Program of the status of your request for the documentation 
the Owner intends to have considered as part of their petition, and whether or not you have 
received the documentation as required by completing and returning the enclosed page.  
 
You have 15 days from the date of the mailing of this letter to respond. If you do not do so, the 
petition may proceed to a hearing, and those documents may be considered by the Hearing 
Officer.  
 
If you have any questions or concerns, consult RAP by email or phone. The email address is 
hearingsunit@oakalndca.gov, and the telephone number is 510-238-3721. 
 
 
Dated:  December 21, 2022     City of Oakland 
        Rent Adjustment Program 
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Case Number__________________________ 
Tenant Name: __________________________ 
Tenant Address: ________________________ 

 
 

REQUEST FOR SUPPORTING DOCUMENTATION 
 
 

Status   
I did not request the supporting documentation.      

I have requested and received the supporting documentation        
 

I have requested and did not receive the supporting 
documentation 

      

I am requesting the supporting documentation. 
If checked, I will mail/email a copy of this request to the 
Owner with a proof of service and provide a copy to RAP 

 
 

 
 
I declare under penalty of perjury pursuant to the laws of the State of California that my 
statement in the Request for Supporting Documentation is true.  
 
 
 
 
Tenant’s Signature: _________________________________ Dated:__________________ 
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 PROOF OF SERVICE 

 Case Number: L22-0050 

Case Name: Lu v. Tenants 

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 

Notice of Documentation in Excess of 25 Pages 

 

Tenant 

Kibret Fisseha 

532 25th Street Unit 4 

Oakland, CA 94612 

Tenant 

Lydia Brawner 

532 25th Street Unit 3 

Oakland, CA 94612 

 
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 December 22, 2022 in Oakland, California. 

 
 

______________________________ 

Brittni Lothlen 

Oakland Rent Adjustment Program 
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ORDER OF DISMISSAL 

 
CASE NUMBER:   L22-0050  

 

CASE NAME:    Lu v. Tenants 

 

PROPERTY ADDRESS: 532 25th Street 

      Oakland, CA          

 

SUMMARY OF DECISION 
 

The Landlord’s Petition is dismissed. 

 

BACKGROUND 
 

On August 10, 2022, the Landlord filed the petition herein. The petition requests 

approval of a rent increase based on capital improvements.  The petition was 

completed under penalty of perjury. 

 

On November 10, 2022, a Notice of Incomplete petition was issued indicating that 

the petition, as filed, failed to meet the requirements of the Oakland Municipal 

Code (O.M.C.) Section 8.22.090 (B) outlines the requirements for a property 

owner to file a petition. The Owner provided proof of payment of the business 

license, payment of RAP fees, and proof of service.  

 

RATIONALE FOR ADMINISTRATIVE DECISION 
 

The Rent Adjustment Ordinance (Ordinance) requires an owner to serve the RAP 

Notice at the start of a tenancy12 and together with any notice of rent increase or 

change in the terms of a tenancy.3  The Owner has the burden of proving service of 

the Notice. Likewise, the Ordinance requires an owner filing a petition to provide 
 

1 O.M.C. § 8.22.060(A). 
2 Rent Adjustment Program Regulations § 8.22.060(A). 
3 O.M.C. § 8.22.070(H)(1)(A). 
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evidence of a current City Business License, Evidence of payment of the Rent 

Adjustment Program Service Fee, Evidence of service of written notice of the 

existence and scope of the rent adjustment program on the tenant in each affected 

covered unit in the building prior to the petition being filed.    

 

The Owner’s petition, completed under penalty of perjury, states that the RAP 

Notice was not provided to the tenants of the subject unit. Accordingly, the Owner 

failed to serve the RAP Notice at the start of a tenancy and together with any 

notice of rent increase or change in the terms of a tenancy.   

 

Additionally, the Ordinance requires that a petition for a rent increase, include 

organized documentation clearly showing the rent increase justification and 

detailing the calculations to which the documentation pertains. No such 

calculations were provided to the affected Tenants or the Rent Adjustment 

Program. 

 

Failure to provide the RAP Notice is a violation of the O.M.C. and sufficient to 

deny the petition and bar the Owner’s hearing. The Petitioner’s failure to serve the 

RAP Notice was noted in the Notice of Incomplete Petition, served on November 

10, 2022.  

 

Failure to provide the organized documentation and detailing the calculations to 

which the documentation pertains is also a violation of the O.M.C. and sufficient to 

deny the petition and bar the Owner’s hearing. The Petitioner’s failure to serve the 

organized documentation and detailing the calculations was noted in the Notice of 

Incomplete Petition, served on November 10, 2022.  

 

Based on the foregoing, no other issues can be reached, and the Owner’s petition is 

hereby denied. 

 

ORDER 

 

1. Petition L22-0050 is denied.  

 

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 seventeen (17) calendar days of electronic 

service or twenty (20) days if served by first-class mail. If the last day to file is a 
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weekend or holiday, the appeal may be filed on the next business day. The date and 

service method are shown on the attached Proof of Service.   

 

         
Dated: January 17, 2023  Élan Consuella Lambert 

  Hearing Officer 

  Rent Adjustment Program 
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PROOF OF SERVICE 

Case Number: L22-0050 

Case Name: Lu v. Tenants 

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 

Order of Dismissal  

Owner 

Judy Lu 

18266 Vanderbilt Drive 

Saratoga, CA 95070 

Owner Representative 

Jason Harris, MYND Management 

1611 Telegraph Avenue Suite 1200 

Oakland, CA 94612 

Tenant 

Kibret Fisseha 

532 25th Street Unit 4 

Oakland, CA 94612 

Tenant 

Lydia Brawner 

532 25th Street Unit 3 

Oakland, CA 94612 

 
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 January 17, 2023 in Oakland, California. 

 
 

______________________________ 

Britni Lothlen 

Oakland Rent Adjustment Program 
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AMENDED ORDER OF DISMISSAL 

 
CASE NUMBER:   L22-0050  

 

CASE NAME:    Lu v. Tenants 

 

PROPERTY ADDRESS: 532 25th Street 

      Oakland, CA          

 

SUMMARY OF DECISION 
 

The Landlord’s Petition is dismissed. 

 

BACKGROUND 
 

On August 10, 2022, the Landlord filed the petition herein. The petition requests 

approval of a rent increase based on capital improvements.  The petition was 

completed under penalty of perjury. 

 

On November 10, 2022, a Notice of Incomplete petition was issued indicating that 

the petition, as filed, failed to meet the requirements of the Oakland Municipal 

Code (O.M.C.) Section 8.22.090 (B) outlines the requirements for a property 

owner to file a petition. The Owner provided proof of payment of the business 

license, payment of RAP fees, and proof of service.  

 

RATIONALE FOR ADMINISTRATIVE DECISION 
 

The Rent Adjustment Ordinance (Ordinance) requires an owner to serve the RAP 

Notice at the start of a tenancy12 and together with any notice of rent increase or 

 
1 O.M.C. § 8.22.060(A). 
2 Rent Adjustment Program Regulations § 8.22.060(A). 
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change in the terms of a tenancy.3  The Owner has the burden of proving service of 

the Notice. Likewise, the Ordinance requires an owner filing a petition to provide 

evidence of a current City Business License, Evidence of payment of the Rent 

Adjustment Program Service Fee, Evidence of service of written notice of the 

existence and scope of the rent adjustment program on the tenant in each affected 

covered unit in the building prior to the petition being filed.    

 

The Owner’s petition, completed under penalty of perjury, states that the RAP 

Notice was not provided to the tenants of the subject unit. Accordingly, the Owner 

failed to serve the RAP Notice at the start of a tenancy and together with any 

notice of rent increase or change in the terms of a tenancy.   

 

Additionally, the Ordinance requires a petition for a rent increase, including 

organized documentation clearly showing the rent increase justification and 

detailing the calculations to which the documentation pertains. No such 

calculations were provided to the affected Tenants or the Rent Adjustment 

Program. 

 

Failure to provide the organized documentation and detailing the calculations to 

which the documentation pertains is a violation of the O.M.C. and sufficient to 

deny the petition and bar the Owner’s hearing. The Petitioner’s failure to serve the 

organized documentation and detailing the calculations was noted in the Notice of 

Incomplete Petition, served on November 10, 2022.  

 

Based on the foregoing, no other issues can be reached, and the Owner’s petition is 

hereby denied. 

 

ORDER 

 

1. Petition L22-0050 is dismissed.  

 

2. The Hearing scheduled for January 31, 2023, is canceled 

 

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 seventeen (17) calendar days of electronic 

service or twenty (20) days if served by first-class mail. If the last day to file is a 

 
3 O.M.C. § 8.22.070(H)(1)(A). 
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weekend or holiday, the appeal may be filed on the next business day. The date and 

service method are shown on the attached Proof of Service.   

 

         
Dated: January 18, 2023  Élan Consuella Lambert 

  Hearing Officer 

  Rent Adjustment Program 
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PROOF OF SERVICE 

Case Number L22-0050 

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, Suite 5313, 5th Floor, 

Oakland, California, addressed to: 

 

Documents Included 

Amended Order of Dismissal  

Owner 

Judy Lu 

18266 Vanderbilt Drive 

Saratoga, CA 95070 

Owner Representative 

Jason Harris, MYND Management 

1611 Telegraph Avenue Suite 1200 

Oakland, CA 94612 

Tenant 

Kibret Fisseha 

532 25th Street Unit 4 

Oakland, CA 94612 

Tenant 

Lydia Brawner 

532 25th Street Unit 3 

Oakland, CA 94612 

 
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 January 19, 2023 in Oakland, CA. 

 
______________________________ 

Brittni Lothlen 

Oakland Rent Adjustment Program 
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For more information phone (510) 238-3721. 

 
Rev.  6/18/2018 

CITY OF OAKLAND 
RENT ADJUSTMENT PROGRAM   
250 Frank Ogawa Plaza, Suite 5313 
Oakland, CA 94612 
(510) 238-3721 

For date stamp. 

 
 
 

APPEAL 
 
 
 
 

Appellant’s Name  
☐ Owner    ☐ Tenant 

Property Address (Include Unit Number) 

Appellant’s Mailing Address (For receipt of notices) Case Number 

Date of Decision appealed 

Name of Representative (if any) Representative’s Mailing Address (For notices) 

 

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

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.). 

 
b) ☐ 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.) 
 

c) ☐ The decision raises a new policy issue that has not been decided by the Board. (In your explanation, 
you must provide a detailed statement of the issue and why the issue should be decided in your favor.). 

 
d) ☐ The decision violates federal, state or local law. (In your explanation, you must provide a detailed 

statement as to what law is violated.) 
 

e) ☐ The decision is not supported by substantial evidence. (In your explanation, you must explain why 
the decision is not supported by substantial evidence found in the case record.) 

Judy Lu

532 25th St., Oakland CA 94612

25303 La Loma Drive, Los Altos Hills, CA 94022

Feb 8, 2023

8-676-7

CITY OF OAKLAND 

✓ 
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For more information phone (510) 238-3721. 

 
Rev.  6/18/2018 

 
f) ☐ I was denied a sufficient opportunity to present my claim or respond to the petitioner’s claim. (In 

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) ☐ The decision denies the Owner a fair return on my investment. (You may appeal on this ground only 

when your underlying petition was based on a fair return claim. You must specifically state why you have been 
denied a fair return and attach the calculations supporting your claim.)  

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

Submissions to the Board must not exceed 25 pages from each party, and they must be received by the Rent 
Adjustment Program with a proof of service on opposing party within 15 days of filing the appeal. Only the first 
25 pages of submissions from each party will be considered by the Board, subject to Regulations 8.22.010(A)(5). 
Please number attached pages consecutively. Number of pages attached: _____.   
 
• You must serve a copy of your appeal on the opposing parties or your appeal may be dismissed. ● 
I declare under penalty of perjury under the laws of the State of California that on            , 20        , 
I 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: 

 
Name  

Address  

City, State Zip  

 
Name  

Address  

City, State Zip  

 
 

  

SIGNATURE of APPELLANT or DESIGNATED REPRESENTATIVE DATE 
 
 
 
  

The decision from the Hearing Unit was based on the fact that I did not provide the tenants RAP notices at the beginning of tenancy. I was not the owner at that time. 
These tenants were handed to me. The tenants received RAP notices when I filed the petition. My property manager provided proof of mailing. 

Lydia Brawner
Unit 3
532 25th St. 

Oakland CA 94612

Kibret Fisseha
Unit 4
532 25th St.

Oakland CA 94612

Feb 8, 2023
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For more information phone (510) 238-3721. 

 
Rev.  6/18/2018 

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. 
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may be dismissed. 
• Any response to the appeal by the other party must be received by the Rent Adjustment Program 

with a proof of service on opposing party within 35 days of filing the appeal. 
• The Board will not consider new claims.  All claims, except jurisdiction 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 must be pre-

designated to Rent Adjustment Staff. 
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Proof of Service 

 Form provided by the East Bay Rental Housing Association® 
www.ebrha.com 

Form Proof of Service© (11/11) 

I, the undersigned, being at least eighteen years of age, served this notice, of which this is a true copy, on  

_______________________________________________________________, one of the Tenants listed above, as follows: 

 On ________________, 20_______ I delivered the notice to the Tenant personally.

 On ________________, 20_______ I delivered the notice to a person of suitable age and discretion at the Premises
after having attempted personal service at the Premises. On ________________, 20_______ I mailed a second copy to
the Tenant at the Premises.

 On ________________, 20_______ I posted the notice in a conspicuous place at the Premises, after attempting
personal service at Premises, and after having been unable to find there a person of suitable age and discretion. On
________________, 20_______ I mailed a second copy to the Tenant at the Premises.

I declare under penalty of perjury under the laws of the State of California that the foregoing is true and correct. 

________________________ __________________________________________________________ 
Date Signed

*Notice of Change in Monthly Rent was mailed 36 days or more prior to effective date.

Lydia Brawner

■

17

G) 
(GUil IOUSINI 
OPPORTUNITY 
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30 Day Notice of Change of Monthly Rent 

     Form provided by the East Bay Rental Housing Association® 
   www.ebrha.com 

Form 30 Day Notice of Change of Monthly Rent© (02/12) 

 
 

To __________________________________________________________________________________ (Resident) for the  

(And all other occupants in possession)  

premises located at: __________________________________________________________________________________  

(Address)  

Unit ________, (if applicable) _______________________________________, California _________________________  

(City)        (Zip) 

 
NOTICE IS HEREBY GIVEN, in accordance with Civil Code Section 827, that thirty (30) days after service upon you of this 

Notice, or _____________________________, whichever is later, your monthly rent is payable in advance on or before the  

(Date)  

___________ day of each month, will be the sum of $____________, instead of $____________, the current monthly rent.  

 
 

 
 

Except as herein provided, all other terms of your tenancy shall remain in full force and effect.  
A negative credit report reflecting on your credit history may be submitted  

to a credit reporting agency if you breach the terms of your obligations  
 
 
 

________________________   _________________________________________________________________  
Date      Owner/Agent 
 
 
 
 
 
  
 

Lydia Brawner

532 25th St

3 Oakland 94612

April 1, 2019

1st 856.21 828.06

02/27/2019

G) 
(GUil IOUSINI 
OPPORTUNITY 
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CITY OF OAKLAND 

P.O. BOX 70243, OAKLAND, CA 9461 2-2043 
Department of Housing and Community Development 
Rent Adjustment Program 

TEL (510) 238-3721 
FAX (510) 238-6181 
TDD (51 0) 238-3254 

NOTICE TO TENANTS OF THE RESIDENTIAL RENT ADJUSTMENT PROGRAM 

• Oakland 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 I, 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 capital 
improvements and operating expense increases. For these types of rent increases, the owner may raise your 
rent only after a hearing officer has approved the increase. No annual rent increase may exceed I 0%. You 
have a right to contest the proposed rent increase by responding to the owner's petition. You do not have 
to file your own petition. 

• Contesting a Rent Increase: You can file a petition with the RAP to contest unlawful rent increases or 
decreased housing services. To contest a rent increase, you must file a petition (I) within ninety (90) days 
of the notice of rent increase if the owner also provided this Notice to Tenants with the notice of rent 
increase; or (2) within 120 days of the notice of rent increase if this Notice to Tenants was not given with 
the notice of rent increase. If 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 at the Housing Assistance 
Center: 250 Frank H. Ogawa Plaza, 6th Floor, Oakland and at: 
http:/ /www2.oaklandnet.com/Govemment/ o/hcd/o/RentAd j ustment. 

• If you contest a rent increase, you must pay your rent with the contested increase until you file a petition. 
If the increase is approved and you did not pay the increase, you will owe the amount of the increase 
retroactive to the effective date of increase. 

• Oakland has eviction controls (the Just Cause for Eviction Ordinance and Regulations, O.M.C. 8.22) 
which limit the grounds for evictions in covered units. For more information contact the RAP office. 

• Oakland charges owners a Rent Program Service Fee per unit per year. If the fee is paid on time, the 
owner is entitled to get half of the fee from you. Tenants in subsidized units are not required to pay the 
tenant portion of the fee. 

• Oakland has a Tenant Protection Ordinance ("TPO") to deter harassing behaviors by landlords and to give 
tenants legal recourse in instances where they are subjected to harassing behavior by landlords (O.M.C. 
8.22.600). (~ Council Ordinance No. 13265 C.M.S.) 

• The owner is_ is not permitted to set the initial rent on this unit without limitations (such as 
pursuant tot e Costa-Hawkins Act). If the owner is not P,ermitted to set the initial rent without limitation, 
the rent in effect when the prior tenant vacated was '<\ \C\ . 

ANTS' SMOKING POLICY DISCLOSURE 
• Smoking (circle one) IS ~:;;;:.,,~~ermitted in Unit the unit you intend to rent. 
• Smoking (circle one) IS o ~-- ermitted in other units of your building. (If both smoking and non-smoking units 

exist in tenant's buildin~st of units in which smoking is permitted.) ~ °' 
There (circle one) IS ~esignated outdoor smoking area. It is located at __ ~~'---

I received a copy of this notice on ________ _ 
(Date) (Tenant's signature) 

lit~~~ (~Jiililil mfll~ttn1J~~~~ft-fl°lflJtlt&*• ~UUt (510) 238-3721 ~!fxiliJJ:;$:. 
La Notificaci6n del Derecho del lnquilino esta disponible en espanol. Si desea una copia, flame al (510) 238-3721. 

Revised 2/10/17 
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CIUDAD DE OAKLAND 
P.O. BOX 70243, OAKLAND, CA 94612-2043 
Departamento de Desarrollo Comunitario y Vivienda 
Programa de Ajustes en el Alquiler 

TEL (510) 238-;3721 
FAX (510) 238-6181 
TDD (510) 238-3254 

A VISO A LOS INQUILINOS DEL PROGRAMA DE AJUSTES EN EL ALQUILER RESIDENCIAL 

• 

• 

• 

• 

• 

• 

• 

• 
• 

Oakland tiene un Programa de Ajustes en el Alquiler (Rent Adjustment Program, RAP) que limita los 
aumentos de renta (Capitulo 8.22 de] C6digo Municipal de Oakland) y cubre a la mayorfa de las unidades 
residenciales en renta construidas antes de I 983. No aplica para unidades subsidiadas, la mayorfa de las 
viviendas de una sola familia, condominios y algunos otros tipos de unidades. Para mas informaci6n sobre las 
unidades cubiertas, contacte a la oficina de RAP. 
Usted tiene derecho a presentar una petici6n con RAP para impugnar un aumento de alquiler que sea mayor al 
ajuste anual de] indice de Precios al Consumidor (Consumer Price Index, CPI). Un propietario puede realizar 
un aumento en la renta mayor al indice CPI, pero con limites, para: mejoras de capital, aumentos en los gastos 
operativos y aumento anual diferido de renta ("bancario"). Ning(m aumento anual a la renta podra exceder el 
LO%. Si usted lo solicita, el propietario debera proporcionarle un resumen por escrito de las razones para 
cualquier aumento que supere la tasa de! CPI. Si el propietario disminuye sus servicios de vivienda, esto 
podra ser un aumento en su renta. Las disminuciones en los servicios de vivienda incluyen problemas 
sustanciales con las condiciones de una unidad. 
Como disputar un aumento de renta: Si el propietario entreg6 este Aviso a los Inquilinos al inicio del 
periodo de arrendamiento, debera presentar una solicitud: (I) en un plazo de (90) dfas a partir de la fecha 
de! aviso de aumento de renta si el propietario tambien proporcion6 este Aviso a Ios Inquilinos con Ia 
notificaci6n de] aumento de la renta; o (2) en un plazo de 120 dfas a partir de la fecha de recepci6n de] 
aviso de aumento de renta si este Aviso a los Inquilinos no fue entregado con la notificaci6n de aumento 
de la renta. Si el propietario no entreg6 este Aviso a los Inquilinos al inicio de! periodo de arrendamiento, 
debera presentar una solicitud en un plazo de (90) dfas a partir de la fecha en que recibi6 por primera vez 
este A viso a los lnquilinos. Encontrara informaci6n y formularios disponibles en la oficina RAP en el 
Centro de Asistencia de Vivienda: 250 Frank H. Ogawa Plaza, 6th Fl, Oakland, tambien puede visitar: 
http://www2.oaklandnet.com/Govemment/o/hcd/o/RentAdjustment 
Si usted impugna un aumento de renta, debe pagar su renta con el aumento impugnado hasta que presente la 
petici6n. Una vez que haya presentado su petici6n, si el aumento de renta refleja el monto de la tasa CPI de 
manera separada, usted debe pagar su renta mas el incremento CPI. Si la tasa CPI no ha sido reflejada por 
separado, usted podra pagar la renta que pagaba antes de! aviso de aumento de renta. Si el aumento es 
aprobado y usted no lo pag6, adeudara la suma de! incremento retroactivo a la fecha efectiva de! aumento. 
Oakland tiene controles de desalojo (Ordenanza de Desalojo por Causa Justa y Reglamentos, O.M.C. 8.22) 
que limitan los motivos de desalojo en las unidades cubiertas. Para mas informaci6n contacte la oficina RAP. 
Oakland cobra a los propietarios una Tarifa de Servicio de! Programa de Alquiler (Rent Program Service Fee) 
por unidad al afio. Si la tarifa se paga a tiempo, el propietario tiene derecho a cobrar la mitad de! costo de esta 
tarifa al inquilino. Su pago por la tarifa anual no forma parte de! alquiler. Nose requiere que los inquilinos de 
unidades subsidiadas paguen la porci6n de! inquilino de la tarifa. 
Oakland posee una Ordenanza de Protecci6n al lnquilino (Tenant Protection Ordinance, TPO) para impedir 
comportamiento abusivo por parte de propietarios y para ofrecerles a los inquilinos recursos legales en 
instancias donde han sido vfctimas de comportamiento abusivo por parte de propietarios (O.M.C. 8.22.600). 
(Ordenanza de! Concejo Municipal No. 13265 C.M.S.) 

INFORMACION A LOS INOUILINOS SOBRE LAS POLITICAS PARA FUMADORES 
Fumar (encierre en un cfrculo) ESTA a permitido en la Unidad ____ ~ unidad que usted pretende alquilar . 
Fumar ( encierre en un circulo) EST A ST permitido en otras unidades de su edificio. (Si hay disponibilidad de am bas 
unidades, fumador y no fumador, ~ 1cio de! inquilino, adjunte una lista de las unidades donde se p~rmJte fumar). 
(Encierre en un circulo), HAY o~ un area designada al aire libre para fumar. Se encuentra en \ '-1 C\ . 

Recibi una copia de este aviso el ________ _ 
(Fecha) (Firma del inquilino) 

JltM~-iiff (~:R:IJM) rpf.§.~ffHIJwm311fH'!fcpx:Xfi* 0 ~n.il:~ (510) 238-3721 ~I&iU:$: 0 

La Notificaci6n del Derecho del Inquilino esta disponible en espaiiol. Si desea una copia, Harne al (510) 238-3721. 
Ban Thong Bao quyen lgi cua nguai thue trong Oakland nay cung c6 b~ng ti~ng Vi~t. oe c6 van ban ti~ng Vi~t, xin g9i 
(510) 238-3721. 

Revisado el 23 de septiembre de 2016 
HCDrap20l610a SP 
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P.O. BOX 70243, OAKLAND, CA 94612-2043 
/j}~\JiHi~ftiUlil 

~1itt (~Jl!VD mi&!& • 

(Department of Housing and Community Development) 
fJl:&wlil~tl!J (Rent Adjustment Program) 

fj:~/)Jljmtfll(l'gffl~;ni~-

~~i5 (510) 238-3721 
{$Jr, (510) 238-6181 
TDD (510) 238-3254 

• ~* Ollt~i!i!f) fptf':Jf.E!iz:~J&iltl!J (RAP) §1:E~flltlfJhrz~il!! (~ifit (~~lfilj) mi&~m 8.22 :Ji!:) • .:I:.~ 
~fl:li!:1/;-1983 :!j':PJ.suj;:~!/li[/:1:lf.E!f±~fll.irr. • lltiltilJ,Flif!ifll/lM'l:ffiiWJf/1.ffz: • ~!/li[fll.*)}1f:J:"f, • :t!i~ 
0;ll!;;f□;Jil;fttr.l5ilf5:r@ru!tf':Jf±"E,f/l.irr. • ;s'~T/!1i1iW!/f\lf/l.ffz:tE2!;:tt!lfJJ!Nfljtl'1il!l!JP'<J • ~i!Ml~ RAP WJ¥0~ • 

• f~1Hlf!Jjc;J RAP mlli~lffi , f!tmJ!u-mt:!jcffti,:;!!\111§ (CPI ~il!\j,:ffi) tf':Jfil5J'z:~il!lmlliJ\iili • *.:l:.OJ 
lzslJJ. rllllEl3~fll5J'z:~il!lm~ CPI~~$ • 11F%~1litl : ~.JE'iii~&:i!t • ~ll:SZ:lli!<li!J□ • PJ.liUl:li!;:!j': 
ffliz:~;il( ( ,· 'J:ffiJ ~illi) • f:E(tIT:!j':flli,:~;"lfi,Ff<§'il'/ii&J 10% • ;s';lfir/iilf'iil/9l CPI ~J;/!$ • f//.foJ~>J<* 
.:1:.rJ!H~f.E!iz:J:illii'l'Jt!fiffimllFl • OE'~.:1:.;..1;:::.1r~i'l'Jf:1:mmui , oJ1.Ue,,fflj,:g/ij;lfi • 1:1:mmui;..1;1J,•1'gt,i;JJ 
fft~55i'.l±lf.li.!l!Hifroiffi • 

• fflMtlUlflJfi'E: ~!!l:!il.:l:.tEfilW!-/mMltUl/:lt~/5:rffl:gilli?al , ii : 0) *.:l:il-fJHilliffli,: 
!.l',Jill.Hili?al , l'ltif&;p;,~J:itEtf1(¥Uffliz:~!&mi?aJfi:h + (90) *P'<lml±ltiiffl : (2) *.:1:.ll-f#tfllifll.iz:~ 
illi¼!i?al • lltiffilp;,iJi":f:E4ll!i!Uffli,:w/JJ;/!Jm?alfJli'!'J 120 *P'<!tfl±lffiffi • ~!'.l1:~.:l:.:r£f.E!M-l'J¥J:I®~~ 
~llif5:rfil~Jili¾! , f&;~p;,iJtE~-*4ll¥iJlli/5:rf.!l.~lffimf&tf':J:h + (90J 5':P'<li:liH±:l~D • ~~fflffl!ljf 
~R!lQ~lll(!ffiDII' , ~:rri)ttffi}&lt½bll/Jcp,C,, (Housing Assistance Center) tf':Jfll.~~J;/!iltl!J (RAP) M0~ 
ffl§~lfx : 250 Frank H. Ogawa Plaza, 6th Fl,, Oakland : ffloJJ:#-ll'J/1,J;lll(/<§' : 
http://www2.oaklandnet.com/Govemmenf/o/hcd/o/RentAdjustment 

• t{□:lf.!:f/!.lf,/ffli,:~illi1'fJ\~ • :f±ff/;tftl:\IDtffi:Z.j!(,j • ff!lfJ'Jp;,~:sz:!V'ltliiEB"l~illifll.5J'z: • :t±f&tiE:i't:tflli~ 
11.JifJl • frn:lf.!:fflj,i.r.J;i'fl}ili9'0~q:,~:9J-[lt£!tT P). CPI f;l!JJ;/!if!~t~B"l5J'z:ffi • llUfm&,~:SZ:fi !\Rfll.~;/J□J: CPI 
f;l!l;j&j,:ffi • ;s':im?aJf/l.cpff~:9rllt~ CPI a/,\l~$ • ft1.roJJt{-;jt£~$i:¥Uffliz:i\lllillb~9Ilf/l.mJ,6Ji'3'l:/,Jft:Jfll. 
~ • :!ii~5lli~#Dllei§fli.t!iz*3'Z:f,t • /~~fj!Xt'f~il!l~,&BWJi!e.~"J~illi~mi • 

• ggiilf (~£Ml mi'l'J~~~!iiU/iiilliJ (§ii\i (!!!/,£llll) Fpi&$/iii 8.22 i:f:lB"l r l!~IE'/lfllllEl3 ~ ) flpfi,m:ll!U-¥ 
f:tr.B"l~~:EJ!lEl3/ill::f;fflll!ffiU • :s'~lffitfiltl]!! ~'i!a'ITT\ , ~m~ RAP 1'J)f,:}~ • 

• §ifit (OO,£ll,IJ) rpj&Jf,fffi:!j':/t-jaj:@/:ljfflf/1.{tr.jc;J~.:l:.L/l[lfx r fil~~tifJijfiif;l§Jlt J (Rent Program Service 
Fee) • -;s'Jltll!fffli.j!lley-lt!:£ill ' llti~.:l:.:f;fff£itJfffi~$(Il)1-¥,fff!l • ftJ'Z:f-;jB'J:!j':Jlt;i::;l'l!:ffliz:i:t:J-ffll,:i-• '.l't'iili 
lli.Jf/1. f:tr.El'gffl ~fiwm-:sz: f-;_t~Jf f!l B"lffl ~llll5t • 

• ~ifit (~£JM!) mtf':Jffl~{JRU~ (Tenant Protection Ordinance, TPO) !'itEm~JlmJi!tt:Jgt:ffi~ , )lQ 

EL:fEfll.~'.J't}!!jJl!et:1B"lmRTltitrffl~ii<1iltlli~m (ggiilf <MYl:IM!J mi&ii<liii 8.22.600) • (rp/,jjjfr~ 
JJtl 13265 ~ C.M.S.) 

mffij,PJffijjpll!ll 

• fil.ill. ___ (ff!l1'i":li!:~ffl(t,JJ'/l.{ll) r .ic, • ~f;\ IJ&i!ii (,IJJ!!-J:Pl) • 
• lf!lffi11J!i!~!fo/Jcpli"];t,;ff!lfil.{JL r .icii'f J ~ ,HGJ'f )~ig-JjljJ • ('sffl~lfr11il'-Jlil!~iw.JcpfliJH#-e!.13"cfl\lz 

~1'1J1'cfl\lzj:!iiil'-Jfil.{JL , ~~t,t_t-~c[q\!: . I]~ • ) 
• :,fi;lil!~!fo/J r 1'l" J jj)/; (;(; t-T) fii)Eil'-J FYr®:i!ii~ (~m-:i:,n • ~IJ&jf/jllli{JL~ X\, l C\. 

1'11;~------ ®:¥U:,/,:iliiiillll ----,-----
(BWJ) (ffl~~1,,) 

ttiS!li!iiii (/l!l,5":i!ili) r!H.!!~il/1f1Jilii~ii1!'1lf11'Jcp)trJ!12fs; • mf!&'llt (510) 238-3721 ;.y.rl!J!ii!U:,/,: • 
La Notificaci6n de! Derecho del InquiHno esta disponible en espailol. Si desea una copia, !lame al (510) 238-3721. 
Biin Thong Bao quy~n l,;,i cua ngui,i thuS trong Oakland nay cilng c6 b!ing tieng Vi~t. Del c6 van ban tiilng Vi~t. xin g9i 
(5IO) 238-3721. 

9/23/ l 6 /~ITT 
HCDrap2016 !0a CH 
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30 Day Notice of Rent Increase
To: Lydia Brawner   ("Resident") and any other known or unknown Resident(s) or other occupants in possession of the rental
premises ("Premises") located at:  532 25th St Apt 3,  3,  Oakland,  CA  94612

NOTICE IS HEREBY GIVEN, in accordance with Civil Code Section 827, that thirty (30) days after service upon you of this Notice, or
Aug 1, 2021 , whichever is later, your monthly payment, payable on or before the first  day of each month, will be in the amount

of  $884.37.

Your new monthly payment total reflects an increase of 7% in the base amount.

Except as herein provided, all other terms of your tenancy shall remain in full force and effect. A negative credit report
reflecting on your credit history may be submitted to a credit reporting agency if you breach the terms of your
obligations.

Jul 13, 2021

Date Landlord

Kyle Stephens

Owner/Landlord Printed
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CITY OF OAKLAND
250 Frank Ogawa Plaza, Suite 5313, Oakland, CA 94612-2034
Department of Housing and Community Development
Rent Adjustment Program

TEL (510) 238-3721
FAX (510) 238-6181
TDD (510) 238-3254

NOTICE TO TENANTS OF THE RESIDENTIAL RENT ADJUSTMENT PROGRAM

Oakland 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 than the
annual general rent increase (“CPI increase”) or allowed “banked” rent increases. These include capital
improvements and operating expense increases. For these types of rent increases, the owner may raise
your rent only after a hearing officer has approved the increase. No annual rent increase may exceed 10%.
You have a right to contest the proposed rent increase by responding to the owner’s petition. You do not
have to file your own petition
Contesting a Rent Increase: You can file a petition with the RAP to contest unlawful rent increases 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 notice of rent increase;
or (2) within 120 days of the notice of rent increase if this Notice to Tenants was not given with the notice of
rent increase. If 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 at the Housing Assistance Center: 250 Frank H. Ogawa Plaza, 6th
Floor, Oakland and at: http://www2.oaklandnet.com/Government/o/hcd/o/RentAdjustment.
If you contest a rent increase, you must pay your rent with the contested increase until you file a petition. If
the increase is approved and you did not pay the increase, you will owe the amount of the increase
retroactive to the effective date of increase.
Oakland has eviction controls (the Just Cause for Eviction Ordinance and Regulations, O.M.C. 8.22) which
limit the grounds for evictions in covered units. For more information contact the RAP office.
Oakland charges owners a Rent Program Service Fee per unit per year. If the fee is paid on time, the owner
is entitled to get half of the fee from you. Tenants in subsidized units are not required to pay the tenant
portion of the fee.
Oakland has a Tenant Protection Ordinance (“TPO”) to deter harassing behaviors by landlords and to give
tenants legal recourse in instances where they are subjected to harassing behavior by landlords (O.M.C.
8.22.600). (City Council Ordinance No. 13265 C.M.S.)
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 __________.

TENANTS' SMOKING POLICY DISCLOSURE

Smoking IS NOT permitted in Unit 532 25th St Apt 3 Oakland, CA 94612, the unit you intend to rent.
Smoking IS NOT permitted in other units of your building. (If both smoking and non-smoking units exist in
tenant’s building, attach a list of units in which smoking is permitted.)
There IS NOT a designated outdoor smoking area. It is located at ___N/A___.

I, Lydia Brawner, received a copy of this notice on Jul 13, 2021.

La Notificación del Derecho del Inquilino está disponible en español. Si desea una copia, llame al (510) 238-3721.

Revised 2/10/17

• 

• 

• 

• 

• 

• 

• 

• 

• 
• 

• 
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~~(~5'?:!Ml) rrii&JM ~ 
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CIUDAD DE OAKLAND
250 Frank Ogawa Plaza, Suite 5313, OAKLAND, CA 94612-2034
Departamento de Desarrollo Comunitario y Vivienda
Programa de Ajustes en el Alquiler

TEL.(510) 238-3721 
FAX (510) 238-6181
CA Relay 711

AVISO A LOS INQUILINOS DEL PROGRAMA DE AJUSTES EN EL ALQUILER
RESIDENCIAL

Oakland tiene un Programa de Ajustes en el Alquiler (Rent Adjustment Program, RAP) que limita los
aumentos en el alquiler (Capitulo 8.22 del Código Municipal de Oakland) y cubre a la mayoría de las
unidades residenciales en alquiler construidas antes de 1983. Para más información sobre las viviendas
cubiertas, contacte a la oficina del RAP.
A partir del 1º de febrero de 2017, un propietario debe presentar una petición ante el RAP para todo
aumento en el alquiler que sea mayor que el aumento general anual en el alquiler (“aumento CPI”) o
permitido que los aumentos en el alquiler sean “invertidos”. Estos incluyen mejoras de capital y aumentos
en los gastos operativos. En lo que respecta a este tipo de aumentos, el propietario puede aumentar su
alquiler sólo después de que un funcionario de audiencia haya autorizado el incremento. Ningún aumento
anual en el alquiler podrá exceder el 10%. Usted tiene derecho a disputar el aumento en el alquiler
propuesto respondiendo a la petición del propietario. No es indispensable que usted presente su propia
petición.
Cómo disputar un aumento en el alquiler: Puede presentar una petición ante el RAP para disputar
aumentos ilícitos en el alquiler o la disminución de servicios en la vivienda. Para disputar el aumento en el
alquiler, debe presentar una petición (1) en un plazo de (90) días a partir de la fecha del aviso de aumento
en el alquiler si el propietario también proporcionó este Aviso a los Inquilinos con la notificación del aumento
en el alquiler; o (2) en un plazo de 120 días a partir de la fecha de recepción del aviso de aumento en el
alquiler si este Aviso a los Inquilinos no fue entregado con la notificación de aumento en el alquiler. Si el
propietario no entregó este Aviso a los Inquilinos al inicio del periodo de arrendamiento, deberá presentar
una solicitud en un plazo de (90) días a partir de la fecha en que recibió por primera vez este Aviso a los
Inquilinos. Encontrará información y formularios disponibles en la oficina del RAP en el Centro de Asistencia
de Vivienda: 250 Frank H. Ogawa Plaza, 6º Piso, Oakland; también puede
visitar:http://www2.oaklandnet.com/Government/o/hcd/o/RentAdjustment.
Si usted disputa un aumento en el alquiler, debe pagar su alquiler con el aumento disputado hasta que
presente la petición. Si el aumento es aprobado y usted no lo pagó, adeudará la suma del incremento
retroactivo a la fecha de inicio de vigencia del aumento.
Oakland tiene controles de desalojo (Ordenanza de Desalojo por Causa Justa y Reglamentos, O.M.C. 8.22)
que limitan los motivos de desalojo en las viviendas cubiertas. Para más información contacte la oficina
RAP.
Oakland les cobra a los propietarios una Tarifa de Servicio del Programa de Alquiler (Rent Program Service
Fee) por vivienda al año. Si la tarifa se paga a tiempo, el propietario tiene derecho a cobrar la mitad del
costo de esta tarifa al inquilino. No se requiere que los inquilinos de viviendas subsidiadas paguen la porción
del inquilino de la tarifa.
Oakland posee una Ordenanza de Protección al Inquilino (Tenant Protection Ordinance, TPO) para impedir el
comportamiento abusivo por parte de propietarios y para ofrecerles a los inquilinos recursos legales en
instancias donde han sido víctimas de comportamiento abusivo por parte de propietarios (O.M.C. 8.22.600).
(Ordenanza del Concejo Municipal No. 13265 C.M.S.)
El propietario ____ tiene ____ no tiene permitido establecer el alquiler inicial de esta vivienda sin limitaciones
(por ejemplo, de conformidad con la Ley Costa-Hawkins). Si el propietario no tiene permitido establecer el
alquiler inicial sin limitaciones, el alquiler vigente cuando el inquilino anterior desalojó la vivienda era de
__________.

INFORMACIÓN A LOS INQUILINOS SOBRE LAS POLÍTICAS PARA FUMADORES

Fumar NO ESTÁ permitido en la Vivienda 532 25th St Apt 3 Oakland, CA 94612, la vivienda que usted
pretende alquilar.
Fumar NO ESTÁ permitido en otras viviendas de su edificio. (Si hay disponibilidad de ambas viviendas,
fumador y no fumador, en el edificio del inquilino, adjunte una lista de las viviendas en donde se permite
fumar.)
NO HAY un área designada al aire libre para fumar. Se encuentra en ___N/A___.

Recibı ́una copia de este aviso el Jul 13, 2021, Lydia Brawner

La Notificación del Derecho del Inquilino está disponible en español. Si desea una copia, llame al (510) 238-3721.

Modificado el 10 de febrero de 2017
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Apr 13, 2022

Lydia Brawner
532 25th St Apt 3
Oakland, CA, 94612

Dear Lydia Brawner,

It is a pleasure having you as a resident and we hope you are enjoying your home.

Our records indicate that your lease expired on Aug 31, 2021  and we want to offer you the option to sign a new lease term with
Mynd Management.

IMPORTANT: Within 15 days of receiving this letter, please email us at residents@mynd.co and indicate your choice of one of the
proposed options below:

Option 1: Lease Term: 12 months Start: Sep 1, 2021 End: Aug 31, 2022

Monthly Charges Charge Amount
Base Rent $901.17
Total monthly payment $901.17

Option 2: Lease Term: Month to month Start: Sep 1, 2022

Monthly Charges Charge Amount
Base Rent $901.17
Total monthly payment $901.17

Vacate Option:
Alternatively, you may move out at the end of the term of your current lease. If you wish to vacate, please email residents@mynd.co
and provide your anticipated move-out date with at least 30 days notice.

Thank you for being a valued resident.

Sincerely,

Kyle Stephens

Mynd Management
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Apr 13, 2022

Lydia Brawner
532 25th St Apt 3
Oakland, CA, 94612

Dear Lydia Brawner,

It is a pleasure having you as a resident and we hope you are enjoying your home.

Our records indicate that your lease expired on Aug 31, 2021  and we want to offer you the option to sign a new lease term with
Mynd Management.

IMPORTANT: Within 15 days of receiving this letter, please email us at residents@mynd.co and indicate your choice of one of the
proposed options below:

Option 1: Lease Term: 12 months Start: Sep 1, 2021 End: Aug 31, 2022

Monthly Charges Charge Amount
Base Rent $901.17
Total monthly payment $901.17

Option 2: Lease Term: Month to month Start: Sep 1, 2022

Monthly Charges Charge Amount
Base Rent $901.17
Total monthly payment $901.17

Vacate Option:
Alternatively, you may move out at the end of the term of your current lease. If you wish to vacate, please email residents@mynd.co
and provide your anticipated move-out date with at least 30 days notice.

Thank you for being a valued resident.

Sincerely,

Kyle Stephens

Mynd Management
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REAL ESTATE 

March 30, 2015 

Kibret Fibert 
532 25th Street, apartment 4 
Oakland, CA 94612 

Notice to Change Terms of Tenancy/ Annual Rent Increase 

Dear Tenant, 

This letter is to notify you that the terms of your tenancy are going to be changed, with respect to your monthly 

rental amount. 

Effective May 1, 2015, your rent will be increased by total of $30.30 (4%) per banked rents and your new 

amount due each month will be $780.30 

As a reminder, the City of Oakland has a Residential Rent Arbitration Ordinance (RRAO), which sets forth 

certain guidelines for Rent increases for rentals within the City. 

Attached hereto is the City of Oakland Rent Adjustment Program's Supplement Required with Notice 

Increasing Rent or Changing Terms of Tenancy. The notice provides you with information regarding allowable 

rent increases. 

If you have any questions regarding this notice, please contact our office at (510) 704-1240 or by email at 

accounting@sgrealestateco.com. Thank you for your continued tenancy. 

Kind Regards, 

SG Real Estate 

Property Management for 532 25th Street 

SG Real Estate, Inc. 
ADDRESS: 1625 Shattuck Avenue, Suite 102, Berkeley, CA 94709 

PHONE: 510-704-1240 I FAX: 510-704-1255 I WEB: sgrealestateco.com 
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CITY OF OAKLAND 

Department of Housing and Community Development 
Rent Adjustment Program 

CALCULATION OF DEFERRED CPI INCREASES (BANKING) 

1-Feb-2013 
1-May-2015 

$750 

1-Feb-2013 
$750 If the planned incr 

P.O. Box 70243 
Oakland, CA 94612 
(S 1 0) 238-3721 

532 25th Street 

Case No.:~-----1 
Unit: #4 

'------1 

ease includes other than 

Initial move-in date 
Effective date of increase 

Rent charged before increase 
Prior cap. imp. pass-through 

Date calculation begins 
Base rent when calc.begins 

banking put an X in the box-+~I -----~ 

ANNUAL INCREASES TABLE 
Debt Serv. or Housing Serv. Costs 

Year Ending Fair Return 
increase 

increase 

2/1 /15 
2/1 /14 
2/1 /13 

Calculation of Limit on Increase 
Prior base rent 

Banking limit this year (3 x current CPI and not more 
than 10%) 

Notes: 

Banking available this year 
Banking this year+ base rent 

Prior capital improvements recovery. 
Rent ceiling w/o other increases 

1. You cannot use banked rent increases after 10 years. 

Base Rent Reduction Annual% 

1.9% 
2.1% 

-

$750.00 

5.7% 
$ 30.30 
$ 780.30 
$ -
$ 780.30 

2. CPI increases are calculated on the base rent only, excluding capital improvement pass-throughs. 

3. The banking limit is calculated on the last rent paid, excluding capital improvement pass-throughs. 
4. Debt Service and Fair Return increases include all past annual CPI adjustments. 
5. An Increased Housing Service Cost increase takes the place of the current year's CPI adjustment. 
6. Past increases for unspecified reasons are presumed to be for banking. 
7. Banked annual increases are compounded. 

Banking Calculator - FY 2014-15 
Effective 8-1-14 

CPI Increase Rent Ceiling 

$ 14.55 $ 780.30 
$ 15.75 $ 765.75 

- $750 
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CITY OF OAKLAND 
P.O. BOX 70243, OAKLAND, CALIFORNIA 94612-0243 

Community and Economic Development Agency 
Rent Adjustment Program 

(510) 238-3721 
FAX (510) 238-6181 
TDD (510) 238-3254 

NOTICE TO TENANTS OF RESIDENTIAL RENT ADJUSTMENT PROGRAM 

• The City of Oakland has a Residential Rent Adjustment Program ("RAP") (Chapter 8.22 of the Oakland Municipal 
Code) that covers most residential rental units built before 1983. It does not apply to units rented under section 8, most single 
family dwellings and condominiums and some other types of units. For more information on which units are covered, call the 
RAP office. This Program limits rent increases and some changes in terms of tenancy for covered residential rental property 
in Oakland. 

• You have a right to file a petition with the RAP to contest a rent increase that is greater than the annual general rent 
increase (the CPI increase). A landlord can increase rent more than the CPI rate, but with some limits, for: capital 
improvements, operating expense increases, debt service, and deferred annual rent increases. You can also complain about 
other violations of the Rent Adjustment Ordinance. The landlord must provide you with a written summary of the 
reasons for any increase greater than the CPI rate if you request one in writing. 

• If there is a decrease in the housing services provided to you, this may be considered an increase in your rent. A 
decrease in housing service includes substantial problems with the condition of a unit. 

• To contest a rent increase, you must file a petition with the RAP using the Rent Program's form, within sixty (60) 
days after first receiving written notice of the RAP or within sixty ( 60) days of receiving a notice ofrent increase or change in 
terms of tenancy, whichever is later. You can obtain information and the petition forms from the Rent Adjustment Program 
office or online at http://www.oaklandnet.com/qovernment/hcd/rentboard/tenant.html 

• If you contest a rent increase, you must pay your rent, with the contested increase, until you file a petition. After you 
file your petition, you may pay only the portion of the increase due to the CPI Rent Adjustment percentage if the CPI 
increase amount has been stated on the notice of rent increase. If it has not been stated separately, you may pay only the rent 
you were paying before the notice of rent increase. If the increase is approved and you did not pay the increase as noticed, 
you will owe the amount of the increase retroactive to the date it would have been effective under the notice. 

• Eviction controls are in effect in the City of Oakland (the Just Cause for Eviction Ordinance, OM.C. 8.22.200, et 
seq.). You cannot be arbitrarily evicted if your rental unit is covered by the Just Cause for Eviction Ordinance. For more 
information call the Rent Adjustment Office. 

Oakland charges landlords a Rent Program Service Fee of$30 per unit per year. If the landlord pays the fee on time, the 
landlord is entitled to get half of the fee ($15) per unit from you. The $15 you pay for the annual fee is not part of the rent. 

The Nuisance Eviction Ordinance (O.M.C. Chapter 8.23) may require that a tenant who commits or permits certain illegal 
acts in the Rental Unit or on the land on which the unit is located or in the common areas of the rental complex must be 
evicted. If the owner does not evict, the City Attorney may do so. 

• 
• 

• 
• 

TENANTS' SMOKING POLICY DISCLOSURE 

Smoking (circle one) IS or~ermitted in Unit __ , the unit you plan to rent. 
Smoking (circle one) IS o~ermitted in other units of your building. (If both smoking and non-smoking 
units exist in the tenant's building, attach a list of units in which smoking is permitted.) 
Smoking is PROHIBIT~common areas, both indoors and outdoors . 
There (circle one) IS or~ designated outdoor smoking area. It is located at _______ _ 

I received a copy of this notice on ______ _ 

.tltffi-~$ (94:?i!lfl) ml].~-~J3ffi!E!JfH11~$3t.lt&:zls:o fflJ&'.lt (510) 238-3721 ~I&i~:z!s:o 

La Notificaci6n de! Derecho de! Inquilino esta disponible en espafiol. Si desea una copia, llame al (510) 238-3721. 
Baun Thoang BaLio quyean 16'ii cuua ngo6121i thuea trong Oakland na121y cu6ng coLI baeng tieang Vieat. Nea coLI 

moat baun sao, xin go'ii (510) 238-3721. 

Rev. 4/9/08 
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Proof of Service 

 Form provided by the East Bay Rental Housing Association® 
www.ebrha.com 

Form Proof of Service© (11/11) 

I, the undersigned, being at least eighteen years of age, served this notice, of which this is a true copy, on  

_______________________________________________________________, one of the Tenants listed above, as follows: 

 On ________________, 20_______ I delivered the notice to the Tenant personally.

 On ________________, 20_______ I delivered the notice to a person of suitable age and discretion at the Premises
after having attempted personal service at the Premises. On ________________, 20_______ I mailed a second copy to
the Tenant at the Premises.

 On ________________, 20_______ I posted the notice in a conspicuous place at the Premises, after attempting
personal service at Premises, and after having been unable to find there a person of suitable age and discretion. On
________________, 20_______ I mailed a second copy to the Tenant at the Premises.

I declare under penalty of perjury under the laws of the State of California that the foregoing is true and correct. 

________________________ __________________________________________________________ 
Date Signed

*Notice of Change in Monthly Rent was mailed 36 days or more prior to effective date.

Kibret Fisseha

■

17

G) 
(GUil IOUSINI 
OPPORTUNITY 
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30 Day Notice of Change of Monthly Rent 

     Form provided by the East Bay Rental Housing Association® 
   www.ebrha.com 

Form 30 Day Notice of Change of Monthly Rent© (02/12) 

 
 

To __________________________________________________________________________________ (Resident) for the  

(And all other occupants in possession)  

premises located at: __________________________________________________________________________________  

(Address)  

Unit ________, (if applicable) _______________________________________, California _________________________  

(City)        (Zip) 

 
NOTICE IS HEREBY GIVEN, in accordance with Civil Code Section 827, that thirty (30) days after service upon you of this 

Notice, or _____________________________, whichever is later, your monthly rent is payable in advance on or before the  

(Date)  

___________ day of each month, will be the sum of $____________, instead of $____________, the current monthly rent.  

 
 

 
 

Except as herein provided, all other terms of your tenancy shall remain in full force and effect.  
A negative credit report reflecting on your credit history may be submitted  

to a credit reporting agency if you breach the terms of your obligations  
 
 
 

________________________   _________________________________________________________________  
Date      Owner/Agent 
 
 
 
 
 
  
 

Kibret Fisseha

532 25th St

4 Oakland 94612

April 1, 2019

1st 856.21 828.06

02/27/2019 ~ ~ 

G) 
(GUil IOUSINI 
OPPORTUNITY 

000074



CITY OF OAKLAND 

P.O. BOX 70243, OAKLAND, CA 9461 2-2043 
Department of Housing and Community Development 
Rent Adjustment Program 

TEL (510) 238-3721 
FAX (510) 238-6181 
TDD (51 0) 238-3254 

NOTICE TO TENANTS OF THE RESIDENTIAL RENT ADJUSTMENT PROGRAM 

• Oakland 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 I, 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 capital 
improvements and operating expense increases. For these types of rent increases, the owner may raise your 
rent only after a hearing officer has approved the increase. No annual rent increase may exceed I 0%. You 
have a right to contest the proposed rent increase by responding to the owner's petition. You do not have 
to file your own petition. 

• Contesting a Rent Increase: You can file a petition with the RAP to contest unlawful rent increases or 
decreased housing services. To contest a rent increase, you must file a petition (I) within ninety (90) days 
of the notice of rent increase if the owner also provided this Notice to Tenants with the notice of rent 
increase; or (2) within 120 days of the notice of rent increase if this Notice to Tenants was not given with 
the notice of rent increase. If 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 at the Housing Assistance 
Center: 250 Frank H. Ogawa Plaza, 6th Floor, Oakland and at: 
http:/ /www2.oaklandnet.com/Govemment/ o/hcd/o/RentAd j ustment. 

• If you contest a rent increase, you must pay your rent with the contested increase until you file a petition. 
If the increase is approved and you did not pay the increase, you will owe the amount of the increase 
retroactive to the effective date of increase. 

• Oakland has eviction controls (the Just Cause for Eviction Ordinance and Regulations, O.M.C. 8.22) 
which limit the grounds for evictions in covered units. For more information contact the RAP office. 

• Oakland charges owners a Rent Program Service Fee per unit per year. If the fee is paid on time, the 
owner is entitled to get half of the fee from you. Tenants in subsidized units are not required to pay the 
tenant portion of the fee. 

• Oakland has a Tenant Protection Ordinance ("TPO") to deter harassing behaviors by landlords and to give 
tenants legal recourse in instances where they are subjected to harassing behavior by landlords (O.M.C. 
8.22.600). (~ Council Ordinance No. 13265 C.M.S.) 

• The owner is_ is not permitted to set the initial rent on this unit without limitations (such as 
pursuant tot e Costa-Hawkins Act). If the owner is not P,ermitted to set the initial rent without limitation, 
the rent in effect when the prior tenant vacated was '<\ \C\ . 

ANTS' SMOKING POLICY DISCLOSURE 
• Smoking (circle one) IS ~:;;;:.,,~~ermitted in Unit the unit you intend to rent. 
• Smoking (circle one) IS o ~-- ermitted in other units of your building. (If both smoking and non-smoking units 

exist in tenant's buildin~st of units in which smoking is permitted.) ~ °' 
There (circle one) IS ~esignated outdoor smoking area. It is located at __ ~~'---

I received a copy of this notice on ________ _ 
(Date) (Tenant's signature) 

lit~~~ (~Jiililil mfll~ttn1J~~~~ft-fl°lflJtlt&*• ~UUt (510) 238-3721 ~!fxiliJJ:;$:. 
La Notificaci6n del Derecho del lnquilino esta disponible en espanol. Si desea una copia, flame al (510) 238-3721. 

Revised 2/10/17 
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CIUDAD DE OAKLAND 
P.O. BOX 70243, OAKLAND, CA 94612-2043 
Departamento de Desarrollo Comunitario y Vivienda 
Programa de Ajustes en el Alquiler 

TEL (510) 238-;3721 
FAX (510) 238-6181 
TDD (510) 238-3254 

A VISO A LOS INQUILINOS DEL PROGRAMA DE AJUSTES EN EL ALQUILER RESIDENCIAL 

• 

• 

• 

• 

• 

• 

• 

• 
• 

Oakland tiene un Programa de Ajustes en el Alquiler (Rent Adjustment Program, RAP) que limita los 
aumentos de renta (Capitulo 8.22 de] C6digo Municipal de Oakland) y cubre a la mayorfa de las unidades 
residenciales en renta construidas antes de I 983. No aplica para unidades subsidiadas, la mayorfa de las 
viviendas de una sola familia, condominios y algunos otros tipos de unidades. Para mas informaci6n sobre las 
unidades cubiertas, contacte a la oficina de RAP. 
Usted tiene derecho a presentar una petici6n con RAP para impugnar un aumento de alquiler que sea mayor al 
ajuste anual de] indice de Precios al Consumidor (Consumer Price Index, CPI). Un propietario puede realizar 
un aumento en la renta mayor al indice CPI, pero con limites, para: mejoras de capital, aumentos en los gastos 
operativos y aumento anual diferido de renta ("bancario"). Ning(m aumento anual a la renta podra exceder el 
LO%. Si usted lo solicita, el propietario debera proporcionarle un resumen por escrito de las razones para 
cualquier aumento que supere la tasa de! CPI. Si el propietario disminuye sus servicios de vivienda, esto 
podra ser un aumento en su renta. Las disminuciones en los servicios de vivienda incluyen problemas 
sustanciales con las condiciones de una unidad. 
Como disputar un aumento de renta: Si el propietario entreg6 este Aviso a los Inquilinos al inicio del 
periodo de arrendamiento, debera presentar una solicitud: (I) en un plazo de (90) dfas a partir de la fecha 
de! aviso de aumento de renta si el propietario tambien proporcion6 este Aviso a Ios Inquilinos con Ia 
notificaci6n de] aumento de la renta; o (2) en un plazo de 120 dfas a partir de la fecha de recepci6n de] 
aviso de aumento de renta si este Aviso a los Inquilinos no fue entregado con la notificaci6n de aumento 
de la renta. Si el propietario no entreg6 este Aviso a los Inquilinos al inicio de! periodo de arrendamiento, 
debera presentar una solicitud en un plazo de (90) dfas a partir de la fecha en que recibi6 por primera vez 
este A viso a los lnquilinos. Encontrara informaci6n y formularios disponibles en la oficina RAP en el 
Centro de Asistencia de Vivienda: 250 Frank H. Ogawa Plaza, 6th Fl, Oakland, tambien puede visitar: 
http://www2.oaklandnet.com/Govemment/o/hcd/o/RentAdjustment 
Si usted impugna un aumento de renta, debe pagar su renta con el aumento impugnado hasta que presente la 
petici6n. Una vez que haya presentado su petici6n, si el aumento de renta refleja el monto de la tasa CPI de 
manera separada, usted debe pagar su renta mas el incremento CPI. Si la tasa CPI no ha sido reflejada por 
separado, usted podra pagar la renta que pagaba antes de! aviso de aumento de renta. Si el aumento es 
aprobado y usted no lo pag6, adeudara la suma de! incremento retroactivo a la fecha efectiva de! aumento. 
Oakland tiene controles de desalojo (Ordenanza de Desalojo por Causa Justa y Reglamentos, O.M.C. 8.22) 
que limitan los motivos de desalojo en las unidades cubiertas. Para mas informaci6n contacte la oficina RAP. 
Oakland cobra a los propietarios una Tarifa de Servicio de! Programa de Alquiler (Rent Program Service Fee) 
por unidad al afio. Si la tarifa se paga a tiempo, el propietario tiene derecho a cobrar la mitad de! costo de esta 
tarifa al inquilino. Su pago por la tarifa anual no forma parte de! alquiler. Nose requiere que los inquilinos de 
unidades subsidiadas paguen la porci6n de! inquilino de la tarifa. 
Oakland posee una Ordenanza de Protecci6n al lnquilino (Tenant Protection Ordinance, TPO) para impedir 
comportamiento abusivo por parte de propietarios y para ofrecerles a los inquilinos recursos legales en 
instancias donde han sido vfctimas de comportamiento abusivo por parte de propietarios (O.M.C. 8.22.600). 
(Ordenanza de! Concejo Municipal No. 13265 C.M.S.) 

INFORMACION A LOS INOUILINOS SOBRE LAS POLITICAS PARA FUMADORES 
Fumar (encierre en un cfrculo) ESTA a permitido en la Unidad ____ ~ unidad que usted pretende alquilar . 
Fumar ( encierre en un circulo) EST A ST permitido en otras unidades de su edificio. (Si hay disponibilidad de am bas 
unidades, fumador y no fumador, ~ 1cio de! inquilino, adjunte una lista de las unidades donde se p~rmJte fumar). 
(Encierre en un circulo), HAY o~ un area designada al aire libre para fumar. Se encuentra en \ '-1 C\ . 

Recibi una copia de este aviso el ________ _ 
(Fecha) (Firma del inquilino) 

JltM~-iiff (~:R:IJM) rpf.§.~ffHIJwm311fH'!fcpx:Xfi* 0 ~n.il:~ (510) 238-3721 ~I&iU:$: 0 

La Notificaci6n del Derecho del Inquilino esta disponible en espaiiol. Si desea una copia, Harne al (510) 238-3721. 
Ban Thong Bao quyen lgi cua nguai thue trong Oakland nay cung c6 b~ng ti~ng Vi~t. oe c6 van ban ti~ng Vi~t, xin g9i 
(510) 238-3721. 

Revisado el 23 de septiembre de 2016 
HCDrap20l610a SP 
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P.O. BOX 70243, OAKLAND, CA 94612-2043 
/j}~\JiHi~ftiUlil 

~1itt (~Jl!VD mi&!& • 

(Department of Housing and Community Development) 
fJl:&wlil~tl!J (Rent Adjustment Program) 

fj:~/)Jljmtfll(l'gffl~;ni~-

~~i5 (510) 238-3721 
{$Jr, (510) 238-6181 
TDD (510) 238-3254 

• ~* Ollt~i!i!f) fptf':Jf.E!iz:~J&iltl!J (RAP) §1:E~flltlfJhrz~il!! (~ifit (~~lfilj) mi&~m 8.22 :Ji!:) • .:I:.~ 
~fl:li!:1/;-1983 :!j':PJ.suj;:~!/li[/:1:lf.E!f±~fll.irr. • lltiltilJ,Flif!ifll/lM'l:ffiiWJf/1.ffz: • ~!/li[fll.*)}1f:J:"f, • :t!i~ 
0;ll!;;f□;Jil;fttr.l5ilf5:r@ru!tf':Jf±"E,f/l.irr. • ;s'~T/!1i1iW!/f\lf/l.ffz:tE2!;:tt!lfJJ!Nfljtl'1il!l!JP'<J • ~i!Ml~ RAP WJ¥0~ • 

• f~1Hlf!Jjc;J RAP mlli~lffi , f!tmJ!u-mt:!jcffti,:;!!\111§ (CPI ~il!\j,:ffi) tf':Jfil5J'z:~il!lmlliJ\iili • *.:l:.OJ 
lzslJJ. rllllEl3~fll5J'z:~il!lm~ CPI~~$ • 11F%~1litl : ~.JE'iii~&:i!t • ~ll:SZ:lli!<li!J□ • PJ.liUl:li!;:!j': 
ffliz:~;il( ( ,· 'J:ffiJ ~illi) • f:E(tIT:!j':flli,:~;"lfi,Ff<§'il'/ii&J 10% • ;s';lfir/iilf'iil/9l CPI ~J;/!$ • f//.foJ~>J<* 
.:1:.rJ!H~f.E!iz:J:illii'l'Jt!fiffimllFl • OE'~.:1:.;..1;:::.1r~i'l'Jf:1:mmui , oJ1.Ue,,fflj,:g/ij;lfi • 1:1:mmui;..1;1J,•1'gt,i;JJ 
fft~55i'.l±lf.li.!l!Hifroiffi • 

• fflMtlUlflJfi'E: ~!!l:!il.:l:.tEfilW!-/mMltUl/:lt~/5:rffl:gilli?al , ii : 0) *.:l:il-fJHilliffli,: 
!.l',Jill.Hili?al , l'ltif&;p;,~J:itEtf1(¥Uffliz:~!&mi?aJfi:h + (90) *P'<lml±ltiiffl : (2) *.:1:.ll-f#tfllifll.iz:~ 
illi¼!i?al • lltiffilp;,iJi":f:E4ll!i!Uffli,:w/JJ;/!Jm?alfJli'!'J 120 *P'<!tfl±lffiffi • ~!'.l1:~.:l:.:r£f.E!M-l'J¥J:I®~~ 
~llif5:rfil~Jili¾! , f&;~p;,iJtE~-*4ll¥iJlli/5:rf.!l.~lffimf&tf':J:h + (90J 5':P'<li:liH±:l~D • ~~fflffl!ljf 
~R!lQ~lll(!ffiDII' , ~:rri)ttffi}&lt½bll/Jcp,C,, (Housing Assistance Center) tf':Jfll.~~J;/!iltl!J (RAP) M0~ 
ffl§~lfx : 250 Frank H. Ogawa Plaza, 6th Fl,, Oakland : ffloJJ:#-ll'J/1,J;lll(/<§' : 
http://www2.oaklandnet.com/Govemmenf/o/hcd/o/RentAdjustment 

• t{□:lf.!:f/!.lf,/ffli,:~illi1'fJ\~ • :f±ff/;tftl:\IDtffi:Z.j!(,j • ff!lfJ'Jp;,~:sz:!V'ltliiEB"l~illifll.5J'z: • :t±f&tiE:i't:tflli~ 
11.JifJl • frn:lf.!:fflj,i.r.J;i'fl}ili9'0~q:,~:9J-[lt£!tT P). CPI f;l!JJ;/!if!~t~B"l5J'z:ffi • llUfm&,~:SZ:fi !\Rfll.~;/J□J: CPI 
f;l!l;j&j,:ffi • ;s':im?aJf/l.cpff~:9rllt~ CPI a/,\l~$ • ft1.roJJt{-;jt£~$i:¥Uffliz:i\lllillb~9Ilf/l.mJ,6Ji'3'l:/,Jft:Jfll. 
~ • :!ii~5lli~#Dllei§fli.t!iz*3'Z:f,t • /~~fj!Xt'f~il!l~,&BWJi!e.~"J~illi~mi • 

• ggiilf (~£Ml mi'l'J~~~!iiU/iiilliJ (§ii\i (!!!/,£llll) Fpi&$/iii 8.22 i:f:lB"l r l!~IE'/lfllllEl3 ~ ) flpfi,m:ll!U-¥ 
f:tr.B"l~~:EJ!lEl3/ill::f;fflll!ffiU • :s'~lffitfiltl]!! ~'i!a'ITT\ , ~m~ RAP 1'J)f,:}~ • 

• §ifit (OO,£ll,IJ) rpj&Jf,fffi:!j':/t-jaj:@/:ljfflf/1.{tr.jc;J~.:l:.L/l[lfx r fil~~tifJijfiif;l§Jlt J (Rent Program Service 
Fee) • -;s'Jltll!fffli.j!lley-lt!:£ill ' llti~.:l:.:f;fff£itJfffi~$(Il)1-¥,fff!l • ftJ'Z:f-;jB'J:!j':Jlt;i::;l'l!:ffliz:i:t:J-ffll,:i-• '.l't'iili 
lli.Jf/1. f:tr.El'gffl ~fiwm-:sz: f-;_t~Jf f!l B"lffl ~llll5t • 

• ~ifit (~£JM!) mtf':Jffl~{JRU~ (Tenant Protection Ordinance, TPO) !'itEm~JlmJi!tt:Jgt:ffi~ , )lQ 

EL:fEfll.~'.J't}!!jJl!et:1B"lmRTltitrffl~ii<1iltlli~m (ggiilf <MYl:IM!J mi&ii<liii 8.22.600) • (rp/,jjjfr~ 
JJtl 13265 ~ C.M.S.) 

mffij,PJffijjpll!ll 

• fil.ill. ___ (ff!l1'i":li!:~ffl(t,JJ'/l.{ll) r .ic, • ~f;\ IJ&i!ii (,IJJ!!-J:Pl) • 
• lf!lffi11J!i!~!fo/Jcpli"];t,;ff!lfil.{JL r .icii'f J ~ ,HGJ'f )~ig-JjljJ • ('sffl~lfr11il'-Jlil!~iw.JcpfliJH#-e!.13"cfl\lz 

~1'1J1'cfl\lzj:!iiil'-Jfil.{JL , ~~t,t_t-~c[q\!: . I]~ • ) 
• :,fi;lil!~!fo/J r 1'l" J jj)/; (;(; t-T) fii)Eil'-J FYr®:i!ii~ (~m-:i:,n • ~IJ&jf/jllli{JL~ X\, l C\. 

1'11;~------ ®:¥U:,/,:iliiiillll ----,-----
(BWJ) (ffl~~1,,) 

ttiS!li!iiii (/l!l,5":i!ili) r!H.!!~il/1f1Jilii~ii1!'1lf11'Jcp)trJ!12fs; • mf!&'llt (510) 238-3721 ;.y.rl!J!ii!U:,/,: • 
La Notificaci6n de! Derecho del InquiHno esta disponible en espailol. Si desea una copia, !lame al (510) 238-3721. 
Biin Thong Bao quy~n l,;,i cua ngui,i thuS trong Oakland nay cilng c6 b!ing tieng Vi~t. Del c6 van ban tiilng Vi~t. xin g9i 
(5IO) 238-3721. 

9/23/ l 6 /~ITT 
HCDrap2016 !0a CH 
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P.O. BOX 70243, OAKLAND, CA 94612-2043
Department of Housing and Community Development
Rent Adjustment Program

TEL (510) 238-3721
FAX (510) 238-6181
TDD (510) 238-3254

30 Day Notice of Rent Increase
To:   Kibret Fisseha   ("Resident") and any other known or unknown Resident(s) or other occupants
in possession of the rental premises ("Premises") located at: 532 25th St Apt 4 , Apt  4 , City
 Oakland , CA Zip:  94612

NOTICE IS HEREBY GIVEN, in accordance with Civil Code Section 827, that thirty (30) days after
service upon you of this Notice, or Apr 1, 2020 , whichever is later, your monthly rent is payable in
advance on or before the first    day of each month, will be the sum of  $886.17  instead of
 $856.21 , the current monthly rent. 

Except as herein provided, all other terms of your tenancy shall remain in full force and
effect. A negative credit report reflecting on your credit history may be submitted to a

credit reporting agency if you breach the terms of your obligations

Feb 29, 2020

Date Landlord

Janette Miles

Owner/Landlord Printed

NOTICE TO TENANTS OF THE RESIDENTIAL RENT ADJUSTMENT
PROGRAM

Oakland has a Rent Adjustment Program (â€œRAPâ€) 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 than the annual general rent increase (â€œCPI increaseâ€) or allowed â€œbankedâ€
rent increases. These include capital improvements and operating expense increases. For
these types of rent increases, the owner may raise your rent only after a hearing officer has
approved the increase. No annual rent increase may exceed 10%. You have a right to contest
the proposed rent increase by responding to the ownerâ€™s petition. You do not have to file
your own petition.
Contesting a Rent Increase: You can file a petition with the RAP to contest unlawful rent
increases 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 notice of rent increase; or (2) within 120 days of the notice of rent increase if
this Notice to Tenants was not given with the notice of rent increase. If 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 at the Housing Assistance Center: 250 Frank H. Ogawa
Plaza, 6th Floor, Oakland and at:
http://www2.oaklandnet.com/Government/o/hcd/o/RentAdjustment.

CITY OF OAKLAND 

• 

• 

• 
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If you contest a rent increase, you must pay your rent with the contested increase until you file
a petition. If the increase is approved and you did not pay the increase, you will owe the
amount of the increase retroactive to the effective date of increase.
Oakland has eviction controls (the Just Cause for Eviction Ordinance and Regulations, O.M.C.
8.22) which limit the grounds for evictions in covered units. For more information contact the
RAP office.
Oakland charges owners a Rent Program Service Fee per unit per year. If the fee is paid on
time, the owner is entitled to get half of the fee from you. Tenants in subsidized units are not
required to pay the tenant portion of the fee.
Oakland has a Tenant Protection Ordinance (â€œTPOâ€) to deter harassing behaviors by
landlords and to give tenants legal recourse in instances where they are subjected to harassing
behavior by landlords (O.M.C. 8.22.600. (City Council Ordinance No. 13265 C.M.S.)
The owner Mynd Management, Inc., as Agent is 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
__________

TENANTSâ€™ SMOKING POLICY DISCLOSURE

Smoking IS NOT permitted at 532 25th St Apt 4 Apt 4
Oakland, CA 94612, the unit you intend to rent.
Smoking IS NOT permitted in other units of your building. (If both smoking and non-
smoking units exist in tenantâ€™s building, attach a list of units in which smoking is
permitted.)
There IS NOT a designated outdoor smoking area. It is located at ___________.

I, {data.leaseSignersFullNames}, received a copy of this notice on Feb 29, 2020.

La NotificaciÃ³n del Derecho del Inquilino estÃ¡ disponible en espaÃ±ol. Si desea una copia,
llame al (510) 238-3721.

Revised 2/10/17

• 

• 

• 

• 

• 

0 

0 

0 
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CIUDAD DE OAKLAND
P.O. BOX 70243, OAKLAND, CA 94612-2043
Departamento de Desarrollo Comunitario y
Vivienda
Programa de Ajustes en el Alquiler

TEL (510) 238-3721
FAX (510) 238-6181
TDD (510) 238-3254

VISO A LOS INQUILINOS DEL PROGRAMA DE AJUSTES EN EL ALQUILER
RESIDENCIAL

Oakland tiene un Programa de Ajustes en el Alquiler (Rent Adjustment Program, RAP) que
limita los aumentos en el alquiler (Capitulo 8.22 del CoÌdigo Municipal de Oakland) y cubre a la
mayoriÌa de las unidades residenciales en alquiler construidas antes de 1983. Para maÌs
informacioÌn sobre las viviendas cubiertas, contacte a la oficina del RAP.
A partir del 1o de febrero de 2017, un propietario debe presentar una peticioÌn ante el RAP
para todo aumento en el alquiler que sea mayor que el aumento general anual en el alquiler
(â€œaumento CPIâ€) o permitido que los aumentos en el alquiler sean â€œinvertidosâ€. Estos
incluyen mejoras de capital y aumentos en los gastos operativos. En lo que respecta a este
tipo de aumentos, el propietario puede aumentar su alquiler soÌlo despueÌs de que un
funcionario de audiencia haya autorizado el incremento. NinguÌn aumento anual en el alquiler

• 

• 

P.O. BOX 70243, OAKLAND, CA 94612-2043 
mi¥.WUJ&~~$ 

~~ <~5'l!Ml) mi&lff "' 

(Department of Housing and Community Development) 
fll.:&w:\l~iH·mlJ (Rent Adjustment Program) 

f±"l;ffl~~~ttfll®ffi.$.lm:lalW 

~~i (510) 238-3721 
1':i.i: (510) 238-6181 
TDD (510) 238-3254 

• ~itii (~3\':M) ifiB"Jf.§.;i'i~~mlilJ (RAP) i"rttlll'!illlJ:ffi;i'z~il& (~itit (~3\':F.A!) ifiil3r$nl. 8.22 ,;t) , 1:.l!l.' 
£+ti-ii~ 1983 Jf:PJ.iW:k§,!Jll:t±lf.!Hl:SS.!\'l.ili'. • Jltatl!ilffi@ffl~§::/ii!IIJ.!\'l.ili'. • §'.,!Jll:.!\'l.li<&Hl:SS • #~ 
0~f0;1st:iilllfili51~1!'bl"Ji.tss.!\'l.ili'. • osl!l.'Tfil'f.D.Y!~.!\'l.ili'.tt*"t!k1Jll&tUililfflP'I , 1,~ij1t.~i RAP IJJ$0¥: • 

• 1~~tt,H1JrtJ RAP mt±l11~11J1 , thl!;li/;l-~ll:Jf:f.l:t-sizii&$ra (cP1 ~ii&;fz\ffl) B"Jffl;fz~5i&mt:f:lgi,ilffi • *1:.oI 
~J;)."'fl]ll_JiI~.Jf.§.;i'z~;l&;fili/;l CPI ~I\'¥ • {§.~ll&i!liJ : ~JE'&il'fi&Ji • ifiixt±l~:IJO ' PJ..&.ilNJf: 
;¥£1,i'i~il& ( r 'wit~ J ~il&) • ff{aj4:ffi;i'z~il&::f1,l'J,ifilj/;j I 0% • :Sil&$lli;fili/;l CPI ~I\'¥ , f~'i'iJl!l.';,)(* 
1:.t-1iHMfl;fz_t;i&B"J'.!f1ID1®BJJ • :s*1:.i1,tJ;-f~B"Ji.tmmi.ri , orm.1?-,:ffi;fz~ii& • ,.1mml.fl)i))\:YB!!11;.!\'l. 
ilI:f7t55i'. t±l tll.lJil"iHoi 11H • 

• ~_ti\'IUJ!t±l'lt!i: ¾l,l!H\Httf.Ell!Jl-mJ/15JMt-J,H,Jli~f5if.E!'.Eil!i'.Bl , .a. : (I) ~1:.Jm-{JHJi!t:f:l:ffi;fz 
~~il!i'.Bl , l'liJ!~&:,1J:ittl&¥1Jf.E!¾~l\'il!i'.Blik1L + (90) 5\';P'Jr,\!t±la~lii: (2) *1:.i.lii-fltrJJ!:t±lf.E!¾~ 
:l&il!i'.Bl , l'liJ!~&:,{J:ittl&¥iJf.E!¾~l\'il!i'.B11kB"J 120 5\';P'JrJJ\t±lffilii • ¾1**1:.ttfHWJ-r.l1J/15icy~ 
f:!!;51i5if.E!'.Eil!i'.Bl , f~i¥,t&;,JJ:itE~-';i:l&¥iJ~Nf.El~il!i'.BlfkB"J1L + (90) 5\';P'JrJJ\t±lffilii • /,/O~fflij~'tf 
m:;lf;~lllrn~lii'i!a' • a~iW11m~fbh!I/Jcp,C,, (Housing Assistance Center) B"Jf.§.;i'z~l\'atl!ilJ (RAP) IJJ$0¥: 
fflEl~l& : 250 Frank H. Ogawa Plaza, 6th Fl,, Oakland : Jm'i'iJL~lliSl&/~ : 
http://www2.oaklandnet.com/Governmenl/o/hcd/o/RentAdjustment 

• /,/O*i~ft:ffi¾~il&~¥/,~, ttf~t-li!t±la~liiZfilJ, f~V'J&:,JJ:i3tf1'/UiEB"J~il&f.§.;fz • ttf~IE:i:l:t-let±lffi 
Iliff • i<D*f.§.;i'z~il&il!i'.BJ.!\'l.cp~;,HlJRJi!l7 J;). CPI ~~$W!!B"J;fz\ffl • l'!IJ/~c();,1J:iJtf'j/]'(f.§.;fi1.J□_t CPI 

~:i&iEffl • osil!i'.BJ!\[cp:;lf; ~:9HlJRli!l cPI ~~* , 1~orx1"1i'±i&¥Uffl,fz~;i&il!i'.Blli'!filJr1Tx1"1B"Jf.E! 
¾ • :S~:i&;~tfdl@f~:;lf;*3tf'1, f~!I.Jm>::t£~iM:_51.'l:EIWJM;B"J~;lft;i'zffl • 

• ~itii (~3\':F.A!) ifiB"J!liB~~illiJnJ.111J !eilii (~3\':F.A!) ifiil3r$nl. 8.22 cpB"J r ~R'IE'lil'llll.EEI J ) ftrJT'ili'illiJl'/1 
ilIB"J~i);llll.JiII<t:~l@illiJ • :S~lffitfil'f.J!§','tfat\ , aRlit~l'l RAP 1}]$0'.§l: • . ~* (~3\':F.A!) ifiMeJf:fte@t±lf.E!.!\'l.ili'.itJ~1:.l&l& rf.El¾atl!ilJ~~t!J~J (Rent Program Service 

Fee) • :SJ!t*fflil'i~f.!ltt.'J , l'liJ~1:.~til'iitJ/~l&l&-¥-*ffl • !~3ti'1B"JJf:*::fnH.E!¾B"J-M,5t • §:'Im 
!I/Jl'/lilIB"JfEl~m\~3tf1~'tl'fflB"JfEl~llll5t • 

• ~it/i (~3\':r,il) ifiB"Jf.§.~{;,'i\1ffll$'% (Tenant Protection Ordinance, TPO) §ttil!z!.§.ff}_il!B'g.m:ffj1?-, , :;lf; 
.a.ttf.E!'.E§:mlf!.~l!i~IB"JI,'ii5i'.T~rf.El.~$/fi!:l~til'i (~itit (~3\':F.A!) ifiil3r$nl. 8.22.600) • (ifi~lltl~ 
WIJ 13265 llm C.M.S.) 

lifflU'.®HruDIJll' 

1/ilfl.. ___ Ux'f'i;g;f(fft(r\JI/ilfl.) r jcg'f J ~ C:fftg'f J IJ!H~ (l'/,Jil!-11'!). 
• 1Xffi!'Ell!l'it'i'09"(1\J:lt!tg¥1fl. r ftg'f J ~ C:fft;'f J ll!z.~ (l'/,Jll!-11'!) • (:ls'fft~ffi{'E(t,Jll!l'if'i'0'Pfal~§~lifll!z. 

~,fOTlifll!z.~(t,J.l\'l.lfl. • ~liftJ:-5Rlifil!z.~¥1fl.71Jc& ·) 
::4s:@li!i1'0 r 1'f J ~ r 5111'1 J j/;i)E(r\Jp:9~1J!z.~I& (l'/,lil!-11'!) • ~Hl&lfl.rr;- __ _ 

!1:tiB!li1i/ii (gfB'l:r,l!) rpfft~!1ffiJiffiW'.!llif11'i'PX:i'i&::4s: • ~iii!![ (510) 238-3721 ;v;ll)HiiU:;41: • 
La Notificaci6n del Derecho del Jnquilino estii disponible en espaii.oL Si desea una copia, llame al (510) 238-3721. 
Ban Th Ong Bao quy~n !qi cl.la nguO'i thuC trong Oakland nay cling c6 b~ng tilng Vi¢t. D& c6 van ban ti~ng Vi~t, xin gqi 
(SID) 238-3721. 

9/23/ I 6 /t$H 
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podraÌ exceder el 10%. Usted tiene derecho a disputar el aumento en el alquiler propuesto
respondiendo a la peticioÌn del propietario. No es indispensable que usted presente su propia
peticioÌn.
CoÌmo disputar un aumento en el alquiler: Puede presentar una peticioÌn ante el RAP para
disputar aumentos iliÌcitos en el alquiler o la disminucioÌn de servicios en la vivienda. Para
disputar el aumento en el alquiler, debe presentar una peticioÌn (1) en un plazo de (90) diÌas a
partir de la fecha del aviso de aumento en el alquiler si el propietario tambieÌn proporcionoÌ
este Aviso a los Inquilinos con la notificacioÌn del aumento en el alquiler; o (2) en un plazo de
120 diÌas a partir de la fecha de recepcioÌn del aviso de aumento en el alquiler si este Aviso a
los Inquilinos no fue entregado con la notificacioÌn de aumento en el alquiler. Si el propietario
no entregoÌ este Aviso a los Inquilinos al inicio del periodo de arrendamiento, deberaÌ presentar
una solicitud en un plazo de (90) diÌas a partir de la fecha en que recibioÌ por primera vez este
Aviso a los Inquilinos. EncontraraÌ informacioÌn y formularios disponibles en la oficina del RAP
en el Centro de Asistencia de Vivienda: 250 Frank H. Ogawa Plaza, 6o Piso, Oakland; tambieÌn
puede visitar: http://www2.oaklandnet.com/Government/o/hcd/o/RentAdjustment.
Si usted disputa un aumento en el alquiler, debe pagar su alquiler con el aumento disputado
hasta que presente la peticioÌn. Si el aumento es aprobado y usted no lo pagoÌ, adeudaraÌ la
suma del incremento retroactivo a la fecha de inicio de vigencia del aumento
Oakland tiene controles de desalojo (Ordenanza de Desalojo por Causa Justa y Reglamentos,
O.M.C. 8.22) que limitan los motivos de desalojo en las viviendas cubiertas. Para maÌs
informacioÌn contacte la oficina RAP.
Oakland les cobra a los propietarios una Tarifa de Servicio del Programa de Alquiler (Rent
Program Service Fee) por vivienda al anÌƒo. Si la tarifa se paga a tiempo, el propietario tiene
derecho a cobrar la mitad del costo de esta tarifa al inquilino. No se requiere que los inquilinos
de viviendas subsidiadas paguen la porcioÌn del inquilino de la tarifa.
Oakland posee una Ordenanza de ProteccioÌn al Inquilino (Tenant Protection Ordinance, TPO)
para impedir el comportamiento abusivo por parte de propietarios y para ofrecerles a los
inquilinos recursos legales en instancias donde han sido viÌctimas de comportamiento abusivo
por parte de propietarios (O.M.C. 8.22.600). (Ordenanza del Concejo Municipal No. 13265
C.M.S.)
El propietario Mynd Management, Inc., as Agente tiene permitido establecer el alquiler inicial
de esta vivienda sin limitaciones (por ejemplo, de conformidad con la Ley Costa-Hawkins). Si el
propietario no tiene permitido establecer el alquiler inicial sin limitaciones, el alquiler vigente
cuando el inquilino anterior desalojoÌ la vivienda era de __________.

INFORMACIOÌN A LOS INQUILINOS SOBRE LAS POLIÌTICAS PARA
FUMADORES

Fumar NO ESTAÌ permitido en la Vivienda 532 25th St Apt 4 Apt 4
Oakland, CA 94612, a vivienda que usted pretende alquilar.
Fumar NO ESTAÌ permitido en otras viviendas de su edificio. (Si hay disponibilidad de
ambas viviendas, fumador y no fumador, en el edificio del inquilino, adjunte una lista de
las viviendas en donde se permite fumar.)
NO HAY un aÌrea designada al aire libre para fumar. Se encuentra en ___________.

RecibiÌ una copia de este aviso el Feb 29, 2020

{data.leaseSignersFullNames}

La NotificaciÃ³n del Derecho del Inquilino estÃ¡ disponible en espaÃ±ol. Si desea una copia,
llame al (510) 238-3721.

Modificado el 10 de febrero de 2017

• 

• 
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0 
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CHRONOLOGICAL CASE REPORT 

 

Case No.:     T19-0272 & T19-0325    

Case Name:     Jeffers v. BD Opportunity 1 LP   

Property Address:    7123 Holly Street, Oakland, CA 94621   

Parties:    Colleen Jeffers (Tenant) 
     David Hall (Tenant Representative) 
     BD Opportunity 1 LP (Owner) 
     Nevin Iwatsuru (Property Manager) 
     Helen Grayce Long (Owner Representative)   
    
 
OWNER APPEAL: 

Activity       Date 

Tenant Petition filed (T19-0272)   April 29, 2019 

Tenant Petition filed (T19-0325)   June 24, 2019  

Property Manager Submission    August 28, 2019   

Property Owner Response filed (T19-0272)  September 9, 2019 

Hearing Date (T19-0272 & T19-0325)  November 7, 2019   

Hearing Decision mailed     January 23, 2020   

Owner Appeal filed     February 10, 2020 
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Appeal Hearing Date     September 10, 2020 

Appeal Decision mailed     December 7, 2020 

Tenant Evidence Packet     August 4, 2021 

Remand Decision Date     August 9, 2021 

Owner Appeal filed     August 12, 2021 

Remand Decision Emailed     August 16, 2021 

Appeal Hearing Date     February 24, 2022 

Appeal Decision mailed     March 14, 2022 

Remand Decision mailed     January 31, 2023 

Owner Appeal filed     February 13, 2023 
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CITY OF OAKLAND 

( 

CITY F OAKLAND . 
RENT ADJUSTMENT PROGRAMZ0 9APR29 
P.O. Box 70243 
Oakland, CA 94612-0243 
(510) 238-3721 

TENANT PETITION 

Please Fill Out This Form As Completely As You Can. Failure to provide needed information may 
result in your petition being rejected or delayed. 

Please print lei?ibly 
Your Name Rental Address (with zip code) Telephone: 

Colleen Jeffers 7123 Holly St #1 510-917-2839 
Oakland, CA 94621 E-mail: 

jeffers colleen@yahoo.com 
Your Representative's Name Mailing Address (with zip code) Telephone: 

Email: 

Property Owner(s) name(s) Mailing Address (with zip code) Telephone: 

BD Opportunity 1 LP 3340 Woodside Terrace 
Fremont, CA 94539 Email: 

Property Manager or Management Co. Mailing Address (with zip code) Telephone: 
(if applicable) 4900 Santa Anita Ave, Suite 2C 626-575-3070 
Pama Management El Monte, CA 91731 Email: 

Number of units on the property: _6 ____ _ 

Type of unit you rent 
□ House □ Condominium 

!Kl Apartment, Room, or 
(check one) Live-Work 
Are you current on !!I Yes □ No 
your rent? ( check one) 

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

I. GROUNDS FOR PETITION.: Check all that apply. You must check at least one box. For all of the 
grounds for a petition see OMC 8.22.070 and OMC 8.22.090. I (We) contest one or more rent increases on 
one or more of the following grounds: 

X ( a) The CPI and/or banked rent increase notice I was given was calculated incorrec'-'- - • • 
X (b) The increase(s) exceed(s) the CPI Adjustment and is (are) unjustified or is (are) 

X ( c) I received a rent increase notice before the property owner received approval fii 
Program for such an increase and the rent increase exceeds the CPI Adjustment anq 

Rev. 2/10/17 For more information phone (510) 238-3721. 
Petition prepared by Centro Legal de la Raza 
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rent increase. 

X (d) No written notice of Rent Program was given to me together with the notice of increase(s) I am 
contesting. (Only for increases noticed after July 26, 2000.) 

X (e) The property owner did not give me the required form "Notice of the Rent Adjustment Program" at least 
6 months before the effective date of the rent increase(s). 

X (f) The rent increase notice(s) was (were) not given to me in compliance with State law. 

(g) The increase I am contesting is the second increase in my rent in a 12-month period. 

X 
(h) There is a current health, safety, fire, or building code violation in my unit, or there are serious problems 
with the conditions in the unit because the owner failed to do requested repair and maintenance. (Complete 
Section III on following page) 
(i) The owner is providing me with fewer housing services than I received previously or is charging me for 

X services originally paid by the owner. (OMC 8.22.070(F): A decrease in housing services is considered an 
increase in rent. A tenant may petition for a rent adjustment based on a decrease in housing services.) 
(Complete Section III on following page) 
(i) My rent was not reduced after a prior rent increase period for a Capital Improvement had expired. 
(k) The proposed rent increase would exceed an overall increase of 30% in 5 years. (The 5-year period 
begins with rent increases noticed on or after August 1, 2014). 
(1) I wish to contest an exemption from the Rent Adjustment Ordinance because the exemption was based on 
fraud or mistake (OMC 8.22, Article I) 
(m) The owner did not give me a summary of the justification(s) for the increase despite my written request. 

(n) The rent was raised illegally after the unit was vacated as set forth under OMC 8.22.080. 

II. RENTAL HISTORY: (You must complete this section) 

Date you moved into the Unit: __ 2_/2_0_1_3 ____ _ Initial Rent: $ __ 9_5_0 ______ /month 

When did the owner first provide you with the RAP NOTICE, a written NOTICE TO TENANTS of the 
existence of the Rent Adjustment Program? Date: Never . If never provided, enter "Never." 

Is your rent subsidized or controlled by any government agency, including HUD (Section 8)? Yes 6 
List all rent increases that you want to challenge. Begin with the most recent and work backwards. If 
you need additional space, please attach another sheet. If you never received the RAP Notice you can 
contest all past increases. You must check "Yes" next to each increase that you are challenging. 

Date you Date increase Monthly rent increase Are you Contesting Did You Receive a 
received the goes into effect this Increase in this Rent Program 

notice (mo/day/year) Petition?* Notice With the 
(mo/day/year) From To Notice Of 

Increase? 

3/9/2019 4/1/2019 $ 951.39 $ 1046.00 IX Yes □ No □ Yes II.No 

9/2019 10/1/2017 $ 930.00 $ 951.39 ~Yes □ No □ Yes II.No 

$ $ □ Yes □ No □ Yes □ No 

$ $ □ Yes □ No □ Yes □ No 

$ $ □ Yes □ No □ Yes □ No 

$ $ □ Yes □ No □ Yes □ No 

Rev. 2/10/17 For more information phone (510) 238-3721. 2 
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* You have 90 days from the date of notice of increa~e 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) 

Have you ever filed a petition for this rental unit? 
.LIi Yes 
□ No 

List case number(s) of all Petition(s) you have ever filed for this rental unit and all other relevant Petitions: 

T16-0526 

III. 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. 

Are you being charged for services originally paid by the owner? 
Have you lost services originally provided by the owner or have the conditions changed? 
Are you claiming any serious problem(s) with the condition of your rental unit? 

□ Yes 

!XI Yes 
~Yes 

II No 
□ No 

□ No 

If you answered "Yes" to any of the above, or if you checked box (h) or (i) on page 2, please attach a 
separate sheet listing a description of the reduced service(s) and problem(s). Be sure to include the 
following: 

1) a list of the lost housing service(s) or problem(s); 
2) the date the loss(es) or problem(s) began or the date you began paying for the service(s) 
3) when you notified the owner of the problem(s); and 
4) how you calculate the dollar value of lost service(s) or problem(s). 

Please attach documentary evidence if available. 

You have the option to have a City inspector come to your unit and inspect for any code violation. To make an 
appointment, call the City of Oakland, Code of Compliance Unit at (510) 238-3381. 

IV. VERIFICATION: The tenant must sign: 

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

'-/-Q q 
Tenant's Signature Date 

Rev. 2/10/17 For more information phone (510) 238-3721. 3 
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V. MEDIATION AVAILABLE: Mediation is an entirely voluntary process to assist you in reaching an 
agreement with· the owner. If both parties agree, you have the option to mediate your complaints before a 
hearing is held. If the parties do not reach an agreement in mediation, your case will go to a formal hearing 
before a different Rent Adjustment Program Hearing Officer. 

You may choose to have the mediation conducted by a Rent Adjustment Program Hearing Officer or select an 
outside mediator. Rent Adjustment Program Hearing Officers conduct mediation sessions free of charge. If 
you and the owner agree to an outside mediator, please call (510) 238-3721 to make arrangements. Any fees 
charged by an outside mediator for mediation of rent disputes will be the responsibility of the parties 
requesting the use of their services. 

Mediation will be scheduled only if both parties agree (after both your petition and the owner's response have 
been filed with the Rent Adjustment Program). The Rent Adjustment Program will not schedule a 
mediation session if the owner does not file a response to the petition. Rent Board Regulation 8.22.100.A. 

If you want to schedule your case for mediation, sign below. 

I agree to have my case mediated by a Rent Adjustment Program Staff Hearing Officer (no charge). 

Tenant's Signature Date 

VI. IMPORTANT INFORMATION: 

Time to File This form must be received at the offices of the City of Oakland, Rent Adjustment Program, 
Dalziel Building, 250 Frank H. Ogawa Plaza Suite 5313, Oakland, CA 94612 within the time limit for filing a 
petition set out in the Rent Adjustment Ordinance, Oakland Municipal Code, Chapter 8.22. Board Staff cannot 
grant an extension of time to file your petition by phone. For more information, please call: (510) 238-3721. 

File Review 
Your property owner(s) will be required to file a response to this petition within 35 days of notification by the 
Rent Adjustment Program. You will be sent a copy of the Property Owner's Response. The petition and 
attachments to the petition can be found by logging into the RAP Online Petitioning System and accessing 
your case once this system is available. If you would like to review the attachments in person, please call the 
Rent Adjustment Program office at (510) 238-3721 to make an appointment. 

VII. HOW DID YOU LEARN ABOUT THE RENT ADJUSTMENT PROGRAM? 

Printed form provided by the owner 
Pamphlet distributed by the Rent Adjustment Program 
Legal services or community organization 
Sign on bus or bus shelter 
Rent Adjustment Program web site 
Other (describe): ________________ _ 

Rev. 2/10/17 For more information phone (510) 238-3721. 4 
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3021-0001-1 PAMA MANAGEMENT, INC. 

NOTICE OF CHANGE IN TERMS OF 
TENANCY 
(Rent Increase) 

Resident( s): COLLEEN JEFFERS- and all others in possession of: 
Premises: 7123 HOLLY ST #1 

OAKLAND, CA 94621 

TO RESIDENT(S): 

4900 SANTA ANITA AVE., SUITE 2C 
EL MONTE, CA 91731 
Phone: (626}5?5-3070 
FAX: (626) 575-7817 
FAX: (626) 575-3084 

PLEJ\~E TAKE NOTICE that the terms of your month-to month tenancy of the above-:described premises are 
changed in the following respects, as indicated by the Check mark on the line (s) before the applicable paragraph (s) 

✓ 
___ Rent Increase of 10% or less-

Old Rental Amount $ 951.39 
New Rental Amount $ 1046 

·Effective Date: April L 2019 
Rent Due Date: 1st day of each calendar month . 
(Pursuant to California Civil Code 827: If this rent increase plus all rent increases during the prior 12 months does not increase 
the rent by a cumulative amount.over 10%, this rent increase notice will be effective in 30 days if personally served upon you or 
35 days if served by mail in accordance with Code 6fCivil Procedure lQU} 

Rent Increase over 10%-

Old Rental Amount 
New Rental Amount 

Effective Date: 
Rent Due Date: I st day of each calendar month. 
(Pu.rsu.ant to California Civil Code 827: If this rent increase plus all rent increases during the prior 12 months has been increased 
by a cumulative amount over 10%, this rent increase notice will be effective in 60 days if personally served upon you or 65 days 
if served by mail in accordance with Code of Civil Procedure 1013) 

Except as herein provided, all other terms of your tenancy shall remain in full force and effect 

Landlord 
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8L 
CITY OF AKLAND 
RENT ADJUSTMENT PROGRAM 
P .0. Box 70243 

ll !M () L1 2019 Jl.d<J (.:,,.,; 

Oakland, CA 94612-0243 
(510) 238-3721 

I ,i:.i~'f /.\DJUSTMENT PROGRAM 

CITY OF OAKLAND TE~t~ION 

Please Fill Out This Form As Completely As You Can. Failure to provide needed information may 
result in your petition being rejected or delayed. 

Please print le2ibly 
Your Name Rental Address (with zip code) Telephone: 

Colleen Jeffers 7123 Holly St #1 510-917-2839 
Oakland, CA 94621 E-mail: 

jeffers_colleen@yahoo.com 
Your Representative's Name Mailing Address (with zip code) Telephone: 

Email: 

Property Owner(s) name(s) Mailing Address (with zip code) Telephone: 

BD Opportunity 1 LP 3340 Woodside Terrace 
Fremont, CA 94539 Email: 

Property Manager or Management Co. Mailing Address (with zip code) Telephone: 
(if applicable) 4900 Santa Anita Ave, Suite 2C 626-575-3070 
Pama Management El Monte, CA 91731 Email: 

Number of units on the property: _6 ____ _ 

Type of unit you rent 
□ House □ Condominium 

Ill Apartment, Room, or 
(check one) Live-Work 
Are you current on 

1211 Yes □ No 
your rent? ( check one) 

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.) 

I. GROUNDS FOR PETITION: Check all that apply. You must check at least one box; For all of the 
grounds for a petition see OMC 8.22.070 and OMC 8.22.090. I (We) contest one or more rent increases on 
one or more of the following grounds: 

X (a) The CPI and/or banked rent increase notice I was given was calculated incorrectly. 
X (b) The increase(s) exceed(s) the CPI Adjustment and is (are) unjustified or is (are) greater than 10%. 

X ( c) I received a rent increase notice before the property owner received approval from the Rent Adjustment 
Program for such an increase and the rent increase exceeds the CPI Adjustment and the available banked 

Rev. 2/10/17 For more information phone (510) 238-3721. 
Petition prepared by Centro Legat de ta Raza 
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rent increase. 

X (d) No written notice of Rent Program was given to me together with the notice of increase(s) I am 
contesting. (Onlv for increases noticed after July 26, 2000.) 

X (e) The property owner did not give me the required form "Notice of the.Rent Adjustment Program" at least 
6 months before the effective date of the rent increase(s). 

X (f) The rent increase notice(s) was (were) not given to me in compliance with State law. 

(g) The increase I am contesting is the second increase in my rent in a 12-month period. 

X 
(h) There is a current health, safety, fire, or building code violation in my unit, or there are serious problems 
with the conditions in the unit because the owner failed to do requested repair and maintenance. (Complete 
Section III on following page) 
(i) The owner is providing me with fewer housing services than I received previously or is charging me for 

X services originally paid by the owner. (OMC 8.22.070(F)': A decrease in housing services is considered an 
increase in rent. A tenant may petition for a rent adjustment based on a decrease in housing services.) 
(Complete Section III on following page) 
(j) My rent was not reduced after a prior rent increase period for a Capital Improvement had expired. 
(k) The proposed rent increase would exceed an overall increase of 30% in 5 years. (The 5-year period 
begins with rent increases noticed on or after Auirust 1, 2014). 
(I) I wish to contest an exemption from the Rent Adjustment Ordinance because the exemption was based on 
fraud or mistake (OMC 8.22, Article I) 
(m) The owner did not give me a summary of the justification(s) for the increase despite my written request. 

(n) The rent was raised illegally after the unit was vacated as set forth under OMC 8.22.080. 

II. RENTAL HISTORY: (You must complete this section) 

Date you moved into the Unit: __ 2_/2_0_1_3 ____ _ Initial Rent: $ __ 9_5_0 _____ -----'/month 

When did the owner first provide you with the RAP NOTICE, a written NOTICE TO TENANTS of the 
existence of the Rent Adjustment Program? Date: Never . If never provided, enter "Never." 

Is your rent subsidized or controlled by any government agency, including HUD (Section 8)? Yes 6 
List all rent increases that you want to challenge. Begin with the most recent and work backwards. If 
you need additional space, please attach another sheet. If you never received the RAP Notice you can 
contest all past increases. You must check "Yes" next to each increase that you are challenging. 

Date you Date increase Monthly rent increase Are you Contesting Did You Receive a 
received the goes into effect this Increase in this Rent Program 

notice (mo/day/year) Petition?* Notice With the 
(mo/day/year) From· To Notice Of 

Increase? 

5/15/2019 7/1/2019 $ 951.39 $ 1018.16 lXYes □ No □ Yes I.I.No 

3/9/2019 4/1/2019 $ 951.39 $ 1046.00 ~Yes □ No □ Yes I.I.No 

9/2017 10/1/2017 $ 930.00 $ 951.39 5Yes □ No □ Yes JC!No 

$ $ □ Yes □ No □ Yes □ No 

$ $ □ Yes □ No □ Yes □ No 

$ $ □ Yes □ No □ Yes □ No 

Rev. 2/10/17 For more information phone (510) 238-3721. 2 
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* 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) 

Have you ever filed a petition for this rental unit? 
II Yes 
□ No 

List case number(s) of all Petition(s) you have ever filed for this rental unit and all other relevant Petitions: 

I filed a petition on 5/29/2019, T16-0526 

III. DESCRIPTION OF DECREASED OR INADEQUATE lIOUSING 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. 

Are you being charged for services originally paid by the owner? 
Have you lost services originally provided by the owner or have the conditions changed? 
Are you claiming any serious problem(s) with the condition of your rental unit? 

□ Yes 

~Yes 
~Yes 

XI No 
□ No 

□ No 

If you answered "Yes" to any of the above, or if you checked box (h) or (i) on page 2, please attach a 
separate sheet listing a description of the reduced service(s) and problem(s). Be sure to include the 
following: 

1) a list of the lost housing service(s) or problem(s); 
2) the date the loss(es) or problem(s) began or the date you began paying for the service(s) 
3) when you notified the owner of the problem(s); and 
4) how you calculate the dollar value of lost service(s) or problem(s). 

Please attach documentary evidence if available. 

You have the option to have a City inspector come to your unit and inspect for any code violation. To make an 
appointment, call the City of Oakland, Code of Compliance Unit at (510) 238-3381. 

IV. VERIFICATION: The tenant must sign: 

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

Date 

Rev. 2/10/17 For more information phone (510) 238-3721. 3 
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V. MEDIATION AVAILABLE: Mediation is an entir~ly voluntary process to assist you in reaching an 
agreement with the owner. If both parties agree, you have the option to mediate your complaints before a 
hearing is held. If the parties do not reach an agreement in mediation, your case will go to a formal hearing 
before a different Rent Adjustment Program Hearing Officer. 

You may choose to have the mediation conducted by a Rent Adjustment Program Hearing Officer or select an 
outside mediator. Rent Adjustment Program Hearing Officers conduct mediation sessions free of charge. If 
you and the owner agree to an outside mediator, please call (510) 238-3721 to make arrangements. Any fees 
charged by an outside mediator for mediation of rent disputes will be the responsibility of the parties 
requesting the use of their services. 

Mediation will be scheduled only if both parties agree ( after both your petition and the owner's response have 
been filed with the Rent Adjustment Program). The Rent Adiustment Program will not schedule a 
mediation session if the owner does not file a response to the petition. Rent Board Regulation 8.22.100.A. 

If you want to schedule your case for mediation, sign below. 

I agree to have my case mediated by a Rent Adjustment Program Staff Heating Officer (no charge). 

Tenant's Signature Date 

VI. IMPORTANT INFORMATION: 

Time to File This form must be received at the offices of the City of Oakland, Rent Adjustment Program, 
Dalziel Building, 250 Frank H. Ogawa Plaza Suite 5313, Oakland, CA 94612 within the time limit for filing a 
petition set out in the Rent Adjustment Ordinance, Oakland Municipal Code, Chapter 8.22. Board Staff cannot 
grant an extension of time to file your petition by phone. ~or more information, please call: (510) 238-3721. 

File Review 
Your property owner(s) will be required to file a response to this petition within 35 days of notification by the 
Rent Adjustment Program. You will be sent a copy of the Property Owner's Response. The petition and 
attachments to the petition can be found by logging into the RAP Online Petitioning System and accessing 
your case once this system is available. If you would like to review the attachments in person, please call the 
Rent Adjustment Program office at (510) 238-3721 to make an appointment. 

VII. HOW DID YOU LEARN ABOUT THE RENT ADJUSTMENT PROGRAM? 

Printed form provided by the owner 
Pamphlet distributed by the Rent Adjustment Program 
Legal services or community organization 
Sign on bus or bus shelter 
Rent Adjustment Program web site 
Other (describe): ________________ _ 

Rev. 2/10/17 For more information phone (510) 238-3721. 4 
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Tenant Petitioner 
Colleen Jeffers 

7123 Holly Street #1 
Oakland, CA 94621 

( 

Addendum A- Decreases in Services and Bad Conditions 

The bad conditions and decreases of service I am experiencing are enumerated in the tenant petition I 
filed on April 29, 2019. 
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PAMA MANAGEMENT INC. 

26 August, 2019 

City of Oakland Rent Adjust Program 

Keith Mason 

250 Frank Ogawa Plaza, Suite 5313 

Oakland, CA 94612-2034 

RE: Case No T19-0272 Jeffers v BO Opportunity 1 LP 

Dear Mr. Mason, 

r 
4900 SANTA ANITA AVE., SUITE 2C 

EL MONTE, CA 91731 
(626) 575-3070 

FAX (626) 575-7817 

RE 
FAX (626) 575-3084 

~ c EI V EV 01998265 

AUG 28 201:J 
Rfl\ff ADJUSTMENT PHOGRAr I 

0AfH.AND • 

Enclosed are documents being mailed to Ms. Colleen Jeffers (tenant) for a new rent increase effective 

October 1, 2019. The previous rent increase, which is being petitioned by the tenant, has been 

rescinded. 

Please inform us what needs to be done to formally rescind the rent increase being petitioned, case no 

T19-0272. 

You may contact us at 626-575-3070 x226 or email (preferred) nevin@pamamgt.com 

Thank you 

it~ 
Pama Management 
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PAMA MANAGEMENT INC. 

26 August, 2019 

Colleen Jeffers 

7123 Holly St 

Oakland, CA 94621 

RE: New Rental Increase 

Dear Ms. Jeffers: 

4900 SANTA ANITA AVE., SUITE 2C 
EL MONTE, CA 91731 

(626) 575-3070 
FAX ~2~ 575-7817 
FAX (626) 575-3084 

BRE # 01998265 

Enclosed with this letter is a new rental increase that takes effect on October 1, 2019. The previous 

increase that was proposed for July 1, 2019 is rescinded. Also included is the Notice to Tenants of the 

Residential Rent Adjustment Program 

This new increase utilizes banking for a deferred CPI limited rent increase that was not given in 2018. 

The city form which calculates banking titled Calculation of Deferred CPI Increases (Banking) is included. 

Please note, the move-in date is not relevant, the new effective date was October 1, 2017. 

Approval from the City of Oakland is not needed to increase rent based on banking. A copy of this rule is 

included. 

A representative of Pama Management should be scheduling a date to inspect your unit to assess the 

condition. If any repairs or maintenance items are needed, please inform the representative. 

If you have any questions or inquiries, please contact us at 626-575-3070 x226 or email 

~gvin@pamamg_t,com_ 

Thank you 

Pama Management 
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NOTICE OF CHANGE IN TERMS OF TENANCY 
(Rent Increase) 

Resident(s): COLLEEN JEFFERS and all others in possession of: 
Premises: 7123 HOLLY ST #1 

Oakland CA 94621 

TO RESIDENT(S): 

4900 SANTA ANITA AYE, SUITE 2C 
EL MONTE, CA, 91731 

Phone: (626) 575-3070 
FAX: (626) 575-7817 
FAX: (626) 575 3084 

PLEASE TAKE NOTICE that the terms of your of tenancy of the above-described premises are changed 
in the following respects, as indicated by the Check mark on the Iine(s) before the applicable paragraph(s) 

_x_ Rent Increase of 10% or less -
Account#: 3021-0001-1 
Old Rental Amount: $951.39 
New Rental Amount: $1,018.16 

Rent Due Date: bJ; day of each calendar month Effective Date: October I, 20 I 9 
(Pursuant to California Civil Code 827· If this rent increase plus all rent increases during the prior 12 months does not 
increase rent by a cumulative amount over 10%, this rent increase notice will be effective in 30 days if personally served 
upon you or 35 days if served by mail in accordance with Code of Civil Procedure IO l 3) 

Rent Increase over 10% or more -
Account#: 
Old Rental Amount: 
New Rental Amount: 

Rent Due Date: bJ; day of each calendar month Effective Date: 
(Pursuant to California Civil Code 827: If this rent increase plus all rent increases during the prior 12 months does increase 
rent by a cumulative amount over I 0%, this rent increase notice will be effective in 60 days if personally served upon you or 
65 days if served by mail in accordance with Code of Civil Procedure IO 13) 

Except as herein provided, all other terms of your tenancy shall remain in full force and effect. 

"AS REQUIRED BYLAW, YOU ARE HEREBY NOTIFIED THAT A NEGATIVE CREDIT REPORT REFLECTING 
ON YOUR CREDIT REPORT REFLECTING ON YOUR CREDIT RECORD MAY BE SUBMITTED TO A CREDIT 
REPORTING AGENCY IF YOU FAIL TO FULFILL THE TERMS OF YOUR CREDIT OBLIGATIONS." CC1785(2). 

Date: Aug 26, 2019 

Landlord Signature 
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CITY OF OAKLAND 

P.O. BOX 70243, OAKLAND, CA 94612-2043 
Department of Housing and Community Development 
Rent Adjustment Program 

TEL (510) 238-3721 
FAX (510) 238-6181 
TDD (510) 238-3254 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

NOTICE TO TENANTS OF THE RESIDENTIAL RENT ADJUSTMENT PROGRAM 

Oakland 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. 
Staiting on February l, 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 capital 
improvements and operating expense increases. For these types of rent increases, the owner may raise your 
rent only after a hearing officer has approved the increase. No annual rent increase may exceed 10%. You 
have a right to contest the proposed rent increase by responding to the owner's petition. You do not have 
to file your own petition. 
Contesting a Rent Increase: You can file a petition with the RAP to contest unlawful rent increases or 
decreased housing services. To contest a rent increase, you must file a petition (1) within ninety (90) days 
of the notice ofrent increase if the owner also provided this Notice to Tenants with the notice ofrent 
increase; or (2) within 120 days of the notice of rent increase if this Notice to Tenants was not given with 
the notice ofrent increase. If 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. 
Infonnation and the petition forms are available from the RAP drop-in office at the Housing Assistance 
Center: 250 Frank H. Ogawa Plaza, 6th Floor, Oakland and at: 
http://www2.oaklandnet.com/Government/o/hcd/o/RentAdjustment. 
If you contest a rent increase, you must pay your rent with the contested increase until you file a petition . 
If the increase is approved and you did not pay the increase, you will owe the amount of the increase 
retroactive to the effective date of increase. 
Oakland has eviction controls (the Just Cause for Eviction Ordinance and Regulations, O.M.C. 8.22) 
which limit the grounds for evictions in covered units. For more info1mation contact the RAP office. 
Oakland charges owners a Rent Program Service Fee per unit per year. If the fee is paid on time, the 
owner is entitled to get half of the fee from you. Tenants in subsidized units are not required to pay the 
tenant portion of the fee. • 
Oakland has a Tenant Protection Ordinance ("TPO") to deter harassing behaviors by landlords and to give 
tenants legal recourse in instances where they are subjected to harassing behavior by landlords (O.M.C. 
8.22.600). (City Council Ordinance No. 13265 C.M.S.) 
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 -----

TENANTS' SMOKING POLICY DISCLOSURE 
Smoking (circle one) IS or IS NOT permitted in Unit ____ ~ the unit you intend to rent. 
Smoking (circle one) IS or IS NOT permitted in other units of your building. (If both smoking and non-smoking units 
exist in tenant's building, attach a list of units in which smoking is permitted.) 
There (circle one) IS or IS NOT a designated outdoor smoking area. It is located at ____ _ 

I received a copy of this notice on ________ _ 
(Date) (Tenant's signature) 

Jl1{~~* (~%ilill) mfH~ttn1Jiffi~~m~i:J:i3t!l.&:;fs;o ~~3&~ (510) 238-3721 *I&illlJ*o 
La Notificaci6n del Derecho del lnquilino esta disponible en espaf\ol. Si desea una copia, Ila me al (510) 238-3721. 

Revised 2/10/17 
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CIUDAD DE OAKLAND 

P.O. BOX 70243, OAKLAND, CA 94612-2043 
Departamento de Desarrollo Comunitario y Vivienda 
Programa de Ajustes en el Alquiler TEL. (510) 238-3721 

FAX (510) 238-6181 
TDD (510) 238-3254 

A VISO A LOS INQUILINOS DEL PROGRAMA DE AJUSTES EN EL ALQUILER 
RESIDENCIAL 

• Oakland tiene un Programa de Ajustes en el Alquiler (Rent Adjustment Program, RAP) que limita los 
aumentos en el alquiler (Capitulo 8.22 de! C6digo Municipal de Oakland) y cubre a la mayoria de las 
unidades residenciales en alquiler construidas antes de 1983. Para mas informaci6n sobre las viviendas 
cubiertas, contacte a la oficina del RAP. 

• A partir del 1 ° de febrero de 2017, un propietario debe presentar una petici6n ante el RAP para todo 
aumento en el alquiler que sea mayor que el aumento general anual en el alquiler ("aumento CPI") o 
permitido que los aumentos en el alquiler sean "invertidos". Estos incluyen mejoras de capital y aumentos 
en los gastos operativos. En lo que respecta a este tipo de aumentos, el propietario puede aumentar su 
alquiler solo despues de que un funcionario de audiencia haya autorizado el incremento. Ningun aumento 
anual en el alquiler podra exceder el 10%. Usted tiene derecho a disputar el aumento en el alquiler 
propuesto respondiendo a la petici6n del propietario. No es indispensable que usted presente su propia 
petici6n. 

• Como disputar un aumento en el alquiler: Puede presentar una petici6n ante el RAP para disputar 
aumentos ilicitos en el alquiler o la disminuci6n de servicios en la vivienda. Para disputar el aumento en el 
alquiler, debe presentar una petici6n (I) en un plazo de (90) dias a partir de la fecha del aviso de aumento 
en el alquiler si el propietario tambien proporcion6 este Aviso a los Inquilinos con la notificaci6n de! 
aumento en el alquiler; o (2) en un plazo de 120 dias a partir de la fecha de recepci6n de! aviso de aumento 
en el alquiler si este A viso a los Inquilinos no fue entregado con la notificaci6n de aumento en el alquiler. 
Si el propietario no entreg6 este Aviso a los Inquilinos al inicio del periodo de arrendamiento, debera 
presentar una solicitud en un plazo de (90) dias a partir de la fecha en que recibi6 por primera vez este 
Aviso a los Inquilinos. Encontrara informaci6n y formularios disponibles en la oficina del RAP en el 
Centro de Asistencia de Vivienda: 250 Frank H. Ogawa Plaza, 6° Piso, Oakland; tambien puede visitar: 
http://www2.oaklandnet.com/Government/o/hcd/o/RentAdjustment. 

• Si usted disputa un aumento en el alquiler, debe pagar su alquiler con el aumento disputado hasta que 
presente la petici6n. Si el aumento es aprobado y usted no lo pag6, adeudara la suma del incremento 
retroactivo a la fecha de inicio de vigencia del aumento. 

• Oakland tiene controles de desalojo (Ordenanza de Desalojo por Causa Justa y Reglamentos, O.M.C. 8.22) 
que limitan los motivos de desalojo en las viviendas cubiertas. Para mas informaci6n contacte la oficina 
RAP. 

• Oakland les cobra a los propietarios una Tarifa de Servicio del Programa de Alquiler (Rent Program 
Service Fee) por vivienda al afio. Si la tarifa se paga a tiempo, el propietario tiene derecho a cobrar la mitad 
de! costo de esta tarifa al inquilino. No se requiere que los inquilinos de viviendas subsidiadas paguen la 
porci6n de] inquilino de la tarifa. 

• Oakland posee una Ordenanza de Protecci6n al lnquilino (Tenant Protection Ordinance, TPO) para impedir 
el comportamiento abusivo por parte de propietarios y para ofrecerles a los inquilinos recursos legales en 
instancias donde han sido victimas de comportamiento abusivo por parte de propietarios (O.M.C. 
8.22.600). (Ordenanza de! Concejo Municipal No. 13265 C.M.S.) 

• El propietario __ tiene __ no tiene permitido establecer el alquiler inicial de esta vivienda sin 
limitaciones (por ejemplo, de conformidad con la Ley Costa-Hawkins). Si el propietario no tiene pennitido 
establecer el alquiler inicial sin limitaciones, el alquiler vigente cuando el inquilino anterior desaloj6 la 
vivienda era de -----

Modificado el 10 de febrero de 2017 
HCDrap201702b SP 
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P.O. BOX 70243, OAKLAND, CA 94612-2043 
m&~-H±W.Hf~.g~ (Department of Housing and Community Development) 
l§.~~~HIU (Rent Adjustment Program) ~!E (510) 238-3721 

1,~ (510) 238-6181 
TDD (510) 238-3254 

{±~ffi~~~m-l!J®ffl :glffi~-

• ~$' (~£MD $s'9f.§.~g]1;1~*flU (RAP) @tE~l:HffCTf.§.~gJ1;1J& (~$' (~£ID $i&5ttJl 8.22 ~) , .§.1=. 
*~~tf,Ht:tf' 1983 if~M* ~~8'9 t±:\f.13.1.1~~ {ft O ;g:*7 ~~□]~®~ fil:tt:zls:HIUlll:HMielll pg , gfUtt 
~ RAP ¥hl$~ 0 

• 1ft 20 I 7 if 2 R I 8 ,IB , fr□='=f.13.~g]1;1;J$ilm'.~ttl-ffi~f.§.~if;J$1@ ( r CPI 51$1@ J ) ~IUc!tps'g r g}li1~ff 
DJ.J 51$1 , M1=.g;,t&;,{ij(r:i] RAP Ill'~ 0 g]1;1;5&/N(lzs!PJ-el.t5~~~~~{~f□~ii3tt±:\r~1Jo O ftD~lli®~~ 
~ 8'9f.13.~ g}l;1 ;5&:J:r~ , ~.1: &,iJ:rtE~mg 1oJ 1! mmM&::tflEm ~ 1ts1;Jf.§.~ 0 ff {5Jf.13.31'z if 5I$ii ~ 1~~~ 
10% 0 fr□ -~loJJ!~~B'gf.§.~gjl;1$j ' ffil:tftrUtt~±.8'91lJlt~mtB3'=Jc~~i , 1.§ffil~~*ElcmtBlltffl 0 

• tiffl3ll~mi~H:H:n:m = 1tPJ iJf.§.~gJl;1;J~5~:@G1f1.tm~1s1~~m1.&rn , rtJ RAP llt'~3'=Jc¥W O fr□='=ffil* 
f<tf.§.~g]1;15JmtB3'=Jc¥Ji, (1) .§.*1=.il.llloJi§:f:S rf.13.~imf□ J -{#t!lH!H.13.~~5limfD , ffiWffil&,iWtt49JW 
f.§.~~51Wffi1&1L+ (90) *pgmt±:\llt'~; (2) 1fl.M1=.*ll.lllli{51 rm~im~J mttH.13.~~;IWffi, ffeW 
~~mtE~~ffl~gJ1;1gW~~B'91w*pgmtB~ffl0 ~**±.ttfflM-M~~~~mmi§:ffiffl~ 
wffi , ffilgx&,iw:tEffi-::.x4J.tUlliffif.§.~wffi1&s1.1L + C9o) *pgmtB~m O fr□rmif-13m~~lR3l:fz~IfJgf 
ffiiJ[~ ' gfwJ11m&tRII}Jtp1LJ' (Housing Assistance Center) s'gf.§.~gfi;j~gflU (RAP) tp{,,~JlEl~I& : 250 
Frank H. Ogawa Plaza, 6th Floor, Oakland and at: 
http://www2.oaklandnet.com/Government/ o/hcd/ o/RentAdjustmcnt 0 

• fr□•f~ftf.§.~~;l~~~ 'tEmtBllt'~~M ' f~{JJ&,iWJt{1pJr*3'=1C¥Wstgg]1;15Jf.§.31'i O ;g=g}l;1;J~t~HI 
~t 1fl.1~3l:fz*5t 11 , 1~~fl);: 1ftgjl;1;J§:.%1: a m~,rns1gJ1;151~~ 0 

• ~~ (~£MD $B'9tllH~ff1ffUm.l=W (~$' (~£Ni) rrfi&~tJl 8.22 tpstg r -ffl~iE¥fJI!EE J ) WJ=iJrff1M-'
{iLB'9~~fJI!EE11i~ll~tti O ;g=~HtfM!£:§',~§ft , gf~~t~~ RAP ¥hH}~ 0 

• ~$' (~£Ni) $i&J&:aif~rt.J~±.4)(I&'a{i t±:\f.13.¥{il:81 r f.13.31'zHIU~ls1~Jf J (Rent Program Service 
Fee) 0 ;g=~j:_ ~B~Jt {1i§:~Jf J=§ , }M:tf ffi [tJ f~ 4J. IfJ--=¥-Jf J=§ 0 ~1m II}J i/[ {ft 8'9f.§. ~#\iimJt fi~t Jf J=§ 81 
f_§_ ~ if~ 71 ° 

• ~~ (~£Ni) $8'9f.§.~f*ififE~ (Tenant Protection Ordinance, TPO) §tt~~.13.mW:8'9!:itlfil& ' :illZ 
.§_:(:Effl~~mW:,f:lflB'g'00>5lT~it-f,ffl~5E1f:1!§~1I (~$' (~£Ni) rrfi&}Em 8.22.600) 0 ($~~11?R 
-/Jtil3265 5b'E C.M.S.) 

• ~±. _ f~tJ _ ~1~ft:zls:¥{rr11iT ¥,#\iill~1ffUstg!!]f.§.f.§.~ CWUfr□t~~ Costa-Hawkins ;~~*YlJE) 0 fr□ 
**±.~1~~T ~#\iill~tUs'g,llif.§.f.§.~ ' ffelUJwf:fm~ilt±:\f&§:.:'x"iB1f.§.~~ --- 0 

MWffl1f®H~'W 

• 11.m-¥{rr. ___ (ftr,~g1'Rf£1.i'l/;J¥{rr.) 'ft,glf J ~ '7Ffttt J a».i:I. (~lli-Jj) 0 

• fmpJr{1.~~!/o/Jcp®;!,t{ili¥{fl r fttt J·~ '7f ft,tlf J q&j:I_ (!lllli-Jj) 0 (75ffi~pJrf!i'l/;J~~f?!Jcpl'a]BeyiQ'c3"oJr1ffi.j:l_f-07f 
oJr1ffi.fl!li'li;J¥ffl , ~llft.t.-~oJn».fl!l¥ffl!>7U* 0 

) 

• 2Js:~iMm '1i J ~ '511i J fs.xE®F:9~r1ffi.i:I.~ (~ll!i-~) 0 ~a».fl!l~ffltit __ _ 

Jl:t{5t~* (~sll!i!J $f1l.~~f!;i;U3i0Illl'flM~i:p)'.cllfj;,t:;:o ~lHJl:ffi: (510) 238-3721 ~I&iill*o 
La Notificaci6n def Derecho def lnquilino esta disponible en espanol. Si desea una copia, flame al (510) 238-3721. 

2110;17 f~aJ 
HCDrap201702b CH 
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CITY OF OAKLAND 

Department of Housing and Community Development 
Rent Adjustment Program 
http://rapwp.oaklandnet.com/about/rap/ 

CALCULATION OF DEFERRED CPI INCREASES (BANKING) 

Initial move-in date 
Effective date of increase 

1-0ct-2017 
1-0ct-2019 

Current rent (before increase 
and without prior cap. improve 

pass-through) 

MUST FILL IN D9, 

Prior cap. imp. pass-through 
Date calculation begins 

Base rent when calc.begins 

ANNUAL INCREASES TABLE 

Debt Serv. or 
Year Ending Fair Return 

increase 

. 
> 

. · 

. . . . 
c' 

•. · .• . 
•, 

•. 
" .. • .. 
. ,, .. 

10/1/2019 : .. '. 
10/1/2018 •• C'\ 

10/1/2017 

_: 

$951.59 
$ -

1-0ct-2017 
$951 

Housing Serv. Costs 
increase 

,• . 

. 

·.' .' 
. . 

. 

··: 1·, 
' . ·. .... 

\ . "' ··:( ,, .. ·C: • 

.• .. 
. 

Calculation of Limit on Increase 

D10, D11 and D14 

Base Rent Reduction 

. 
. . 

: . 
: 

•, 

.•. 

• . ,• 

.., 

Prior base rent 

Banking limit this year (3 x current CPI and not 
more than 10%) 

Banking available this year 
Banking this year+ base rent 

Prior capital improvements recovery 
Rent ceiling w/o other new increases 

$951.59 

10.0% 
$ 66.58 
$ 1,018.17 
$ -
$ 1,018.17 

Revised May 2018 

250 Frank Ogawa Plaza, Suite 5313 
Oakland, CA 94612 
(510) 238-3721 

Case No.: 11------1 

Unit:I 
'------1 

Annual% CPI Increase 

3.5% $ 34.43 
3.4% $ 32.35 

- -

CHANGE 
YELLOW 

CELLS ONLY 

Rent Ceiling 

$ 1,018.17 
$ 983.74 

$951 
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Uninsured Repair Costs: Uninsured repair costs are casualty losses that are not reimbursed to the prope1iy 
owner. See Regulations for details. An increase for uninsured repairs is calculated the same way as an 
increase for capital improvements. 

Increased Housin2 Service Costs: Housing Service Costs are expenses for services provided by the 
property owner. The costs are related to the use of a rental unit and also known as "operating expenses". The 
most recent two years of operating expenses are compared to determine if a rent increase greater than the CPI 
is justified. The calculation in both years must provide a reasonable comparison of all expenses. Evidence is 
required to prove each of the claimed expenses. 

Fair Returni A property owner may submit evidence to show that without the requested rent increase he or 
she is being denied a fair return on the investment. A fair return will be measured by maintaining the net 
operating income (NOI) produced by the property in a base year (2014), subject to CPI related adjustments. 
Permissible rent increases will be adjusted upon a showing that the NOI in the comparison year is not equal to 
the base year NOL 

Bankin,:: "Banking" refers to deferred allowed annual rent increases. These annual rent increases are known 
as CPI increases. CPI rent increases that were not given, or were not given in full, can be carried forward to 
future years. Subject to certain limitations, property owners may defer giving CPI increases up to ten years. 
CPI increases that were not imposed within ten years expire. No banked increase can exceed three times the 
then current CPI allowable increase. If your petition includes a request for a banked increase, attach a rent 
history for the current tenant(s) in each affected unit. 

You do not need to petition the Rent Adjustment Program for approval to increase rent based on banking. 
Rents can be increased for banked CPI rent increases by giving the Tenant a rent increase notice. (Note that the 
Tenant can file a petition contesting the increase if the Tenant believes the banking is incorrect or unjustified.) 
If you do choose to petition for approval of a banked rent increase, provide the documentation and calculations 
as required by this petition. 

Capital Improvements: Capital improvements increases may be taken to reimburse the property 
owner for property improvements. Reimbursement is limited to 70% of the cost of the improvement 
spread out over an amortization period as set forth in the Amortization Schedule below. The 
property owner must show the costs incurred were to improve the property and benefit the tenants. 
Property owners must also show that these costs were paid. Examples include: copies of receipts, 
invoices, bid contracts or other documentation. 

• If your petition contains capital improvements for which permits are first issued on or after 
February 1, 2017, capital improvements will be amortized according to an amortization schedule 
(attached at the end of this form). 

• If the petition includes only work where permits were issued before February 1, 2017, 
improvements will be amortized over five years unless the increase causes a rent increase over 
10 percent in one year or 30 percent in five years, in which case the amo1tization period will be 
extended until the rent increase is smaller than 10 percent in one year or 30 percent in five years. 

Revised 7.12.2019 For more information phone (510) 238-3721 Page 14 
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CITY OF OAKLAND 
RENT Al>JUSTMENT PROGRAM SEP 09 2019 "' 250 Frank H. Ogawa Plaza, Suite 5313 

CITY OF OAKLAND 

Oakland, CA 94612-0243 
(510) 238-3721 

RENT ADJUSTMENT PROGRAM 

PR~\_\J&~WNER. 

RESPONSE 

Please Fill Out This Form As Completely As You Can. Failure to provide needed information may 
result in your response being rejected or delayed. 

CASE NUMBER Tl"'1-0'l1'L 

Your Name Complete Address (with zip code) I Telephone: 

fl \J o 11\ll:)1'.'iv~ ,1 t ¼.. 1...>' ~3'-'~ WC)~MliC:..?i~ <J • (of..f..• 5 76'</~7tl 

~ il.t:.1~().-li LA. "\ l ) i I Email: j 

I IJ(O~) 

,J E."'w ~JJ/Ji'HA.rr t:r-T. c.,n 
Your Representative's Name (if any) Comj Telephone: 

Uf> 
Email: 

(..0\? ,,:; ,-
Tenant(s) Name(s) Com; lit PhA.tf.-~('.Jt.., "~~--~~•

1 

c.lLLt.t.\~ ~lt''- ~ • ., • 'l> .. ~ ..... , ,,)'I" 
"I ~ ~<" ~pn1119--

6"~ ~~\.JO 1 (.A. q~b'I.. 1 ~p\u."'~)'\'t) 1 rUl..\"J •~ 

11.t tf<-"t (, 
Property Address (If the property has more than one address, list all addresses) Total number of units on 

property 

(, 

Have you paid for your Oakland Business License? Yes ri No □ Lie. Number: oa \] O'l '-\9 
The property owner must have a current Oakland Business License. Ifit is not current, an Owner Petition or Response may 
not be considered in a Rent Adjustment proceeding. Please provide proof of payment. 

Have you paid the current year's Rent Program Service Fee ($68 per unit)? Yes rs/ No □ APN: ~ C\11oS'l3 
The property owner must be current on payment of the RAP Service Fee. If the fee is not current, an Owner Petition or 
Response may not be considered in a Rent Adjustment proceeding. Please provide proof of payment. 

Date on-which you acquired the building: _l__Jt, /Ji_. 

Is there more than one street address on the parcel? Yes_ D No rJ. 
Type of unit (Circle One): House/ Condominium/~ room, or live-work 

For more information phone (5 I 0)-238-3721. 
Rev. 7/12/2019 
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I. JUSTIFICATION FOR RENT INCREASE You must check the appropriate justification(s) box for each increase 
greater than the Annual CPI adjustment contested in the tenant(s) petition. For the detailed text of these 

• justifications, see Oakland Municipal Code Chapter 8.22 and the Rent Board Regulations. You can get additional 
information and copies of the Ordinance and Regulations from the Rent Program office in person or by phoning (510) 
238-3721. 

You must prove the contested rent increase is justified. I<'or each justification checked on the following table, you 
must attach organized documentary evidence demonstrating your entitlement to the increase. This documentation 
may include cancelled checks, receipts, and invoices. Undocumented expenses, except certain maintenance, repair, 
legal, accounting and management expenses, will not usually be allowed. 

Date of Banking Increased Capital Uninsured Debt Fair Return 
Contested (deferred annual Housing Service Improvements Repair Service 
Increase- increases) Costs Costs 

D D D □ D □ 

□ D D D D D 

D D D D D D 

If you are justifying additional contested increases, please attach a separate sheet. 

II. RENT HISTORY If you contest the Rent History stated on the Tenant Petition, state the correct information in 
this section. If you leave this section blank, the rent history on the tenant's petition wHI be considered correct 

The ten.ant moved into the rental unit on __________ _ 

The tena!}t's initial rent including all services provided was:$ ______ / month. 

Have you (or a previous Owner) given the City of Oakland's form entitled "NOTICE TO TENA..'NTS OF RESIDENTIAL 
RENT ADJUSTMENT PROGRAM" ("RAP Notice") to all of the petitioning tenants? Yes No I don't 
know ---
If yes, on what date was the Notice first given? _____________ _ 

Is the tenant current on the rent? Yes No 

Begin with the most recent rent and work backwards. If you need more space please attach another sheet. 

Date Notice Date Increase Rent Increased Did you provide the "RAP 
Given Effective NOTICE" with the notice of 

(mo.lday/year) From To rent increase? 
$ $ = Yes ::!No 

$ $ C::: Yes =No 

$ $ = Yes CNo 

$ $ c.-vcs C::No 

$ $ CYes :::No 

For more information phone (510)-238-372 I. 
Rev. 7/12/2019 
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III. EXEMPTION 

If you claim that your property is exempt from Rent Adjustment (Oakland Municipal Code Chapter 
8.22), please check one or more of the grounds: 

□ The unit is a single family residence or condominium exempted by the Costa Hawkins Rental Housing 
Act (California Civil Code 1954.50, et seq.). If claiming exemption under Costa-Hawkins, please answer the 
following questions on a separate sheet: 

I. Did the prior tenant leave after being given a notice to quit ( Civil Code Section 1946)? 
2. Did the prior tenant leave after being given a notice of rent increase ( Civil Code Section 827)? 
3. Was the prior tenant evicted for cause? 
4. Are there any outstanding violations of building housing, fire or safety codes in the unit or building? 
5. Is the unit a single family dwelling or condominium that can be sold separately? 
6. Did the petitioning tenant have roommates when he/she moved in? 
7. If the unit is a condominium, did you purchase it? If so: 1) from whom? 2) Did you purchase the entire building? . 

□ The rent for the unit is controlled, regulated or subsidized by a governmental unit, agency or authority 
other than the City of Oakland Rent Adjustment Ordinance. 

□ The unit was newly constructed and a certificate of occupancy was issued for it on or after January I, 
1983. 

□ On the day the petition was filed, the tenant petitioner was a resident of a motel, hotel, or boarding 
house less than 30 days. 

□ The subject unit is in a building that was rehabilitated at a cost of 50% or more of the average basic cost 
of new construction. 

□ The unit is an accommodation in a hospital, convent, monastery, extended care facility, convalescent 
home, non-profit home for aged, or dormitory owned and operated by an educational institution. 

□ The unit is located in a building with three or fewer units. The owner occupies one of the units 
continuously as his or her principal residence and has done so for at least one year. 

IV. DECREASED HOUSING SERVICES 

If the petition filed by your tenant claims Decreased Housing Services, state your position regarding the tenant's 
claim(s) of decreased housing services. If you need more space attach a separate sheet. Submit any documents, 
photographs or other tangible evidence that supports your position. 

3 
For more information phone (510)-238-3721. 

Rev. 7/12/2019 
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V. VERIFICATION 

I declare under penalty of perjury pursuant to the laws of the State of California that all statements made in this 
Response are true and that all of the documents attached hereto are true copies of the originals. 

- • • (J,,,JJ,, s: u,,.. 
Property Owner's Signature Date 

IMPORTANT INFORMATION: 

Time to File 

This form must be received by the Rent Adjustment Program (RAP), 250 Frank H. Ogawa Plaza, Suite 5313, Oakland, 
CA 94612-0243, within 35 days after a copy of the tenant petition was mailed to you. Timely mailing as shown by a 
postmark does not suffice. The date of mailing is shown on the Proof of Service attached to the response documents 
mailed to you. If the RAP o'ffice is closed on the last day to file, the time to file is extended to the next day the office is 
open. 

You can date-stamp and drop your Response in the Rent Adjustment drop box at the Housing Assistance Center .. The 
Housing Assistance Center is open Monday through Friday, except holidays, from 9:00 a.m. to 5:00 p.m. 

File Review 

You should have received a copy of the petition (and claim of decreased housing services) filed by your tenant. When 
the RAP Online Petitioning System is available, you will be able to view the response and attachments by logging in 
and acce·ssing your case files. If you would like to review the attachments in person, please call the Rent Adjustment 
Program office at (510) 238-3721 to make an appointment. 

Mediation Program 

Mediation is an entirely voluntary process to assist you in reaching an agreement with your tenant. In mediation, the 
parties discuss the situation with someone not involved in the dispute, discuss the relative strengths and weaknesses of 
the parties' case, and consider their needs in the situation. Your tenant may have agreed to mediate his/her complaints 
by signing the mediation section in the copy of the petition mailed to you. If the tenant signed for mediation and if you 
also agree to mediation, a mediation session will be scheduled before the hearing with a RAP staff memqer trained in 
mediation. 

If the tenant did not sign for mediation, you may want to discuss that option with them. You and your tenant may agree 
to have your case mediated at any time before the hearing by submitted a written request signed by both of you. If you 
and the tenant agree to a non-staff mediator, please call (510) 238-3721 to make arrangements. Any fees charged by a 
~on-staff mediator are the responsibility of the parties that participate. You may bring a friend, representative or 
attomey'to the mediation session. Mediation will be scheduled only if both parties agree and after your response has 
been filed with the RAP. 

If you want to schedule your case for mediation and the tenant has already agreed to mediation on their petition, 
sign below. 

I agree to have my case mediated by a Rent Adjustment Program Staff member at no charge. 

Property Owner's Signature Date 

4 
For more information plione (510)-238-3721. 

Rev. 7/12/2019 
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Attachment A 

The rent increase effective July 1, 2019 for Colleen Jeffers at 7123 Holly St #1, Oakland, CA 94621, has 

been rescinded and the tenant was notified. The decrease in services are not services, but rather 

conditions. All items listed either show as being corrected or have been corrected. Discussions have 

been made with the tenant regarding current condition and maintenance items, and there are no 

'services' that need attention. The management team is in the process of repairing minor, non-urgent, 

items in the tenant's unit. 

Given all this information and the status quo, there should be no need for a hearing and this case should 

be dismissed. 

If there are any additional inquiries or needed items, please contact Pama Management at 626-575-

3070 x226 or Nevin@pamamgt.com 
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Mason, Keith 

From: 
Sent: 
To: 

·Cc: 

Nevin lwatsuru <nevin@pamamgt.com> 
Friday, September 6, 2019 2:11 PM 
Mason, Keith 
Everet 

. ( 1 

Subject: RE: Send data from TOSHIBA37276 09/06/2019 11 :29 

Hi Keith, 

These are related to unit conditions and functions. The tenant has currently stated no other issues, and in which we are 
repairing anything the tenant is stating. How are these considered a reduction in services, and no unit 
condition/maintenance? 

Thank you 

4900 Santa Anita Ave Suite 2C, El Monte, CA 91731 Nevin lwatsuru I Accounting Department nevin@pamamgt.com 
Ext. 226 I Fax: 626-575-3084 

-----Original Message-----
From: Mason, Keith [mailto:KMason@oaklandca.gov] 
Sent: Friday, September 6, 2019 11:44 AM 
To: Nevin lwatsuru <nevin@pamamgt.com> 
Subject: FW: Send data from TOSHIBA37276 09/06/2019 11:29 

Hello again Nevin, 

Attached, please find the list of the tenant's claims of decreased housing services. Please confirm receipt of this email. 

Kind Regards, 

Keith Mason 
Program Analyst II 
City of Oakland 
Rent Adjustment Program 
250 Frank Ogawa Plaza, Suite 5313 
Oakland, CA 94612 

(5i0) 238- 3721 main 
(510) 238- 6205 direct 
(510) 238- 6181 fax 
kmason@oaklandca.gov 

-----Original Message----- . 
From: cityofoa kla nd@oakla ndca .gov [ma i Ito :cityofoakla nd@oakla ndca .gov] 

Sent: Friday, September 6, 2019 11:30 AM 
To: Mason, Keith <KMason@oaklandca.gov> 
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CITY OF OAKLAND 

DALZIEL BUILDING• 250 FRANK H. OGAWA PLAZA, SUITE 5313 • OAKLAND, CALIFORNIA 94612-2034 

Housing and Community Developmel)t Department 
Rent Adjustment Program 

HEARING DECISION 

TEL (510) 238-3721 
FAX (510)238-6181 

CA Relay Service 711 

CASE NUMBER: T19-0272, Jeffers v. BD Opportunity 1, LP 
T19-0325, Jeffers v. BD Opportunity 1, LP 

PROPERTY ADDRESS: 7123 Holly Street, Unit 1 
Oakland, CA 

DATE OF HEARING: November 7, 2019 

DATE OF SUBMISSION: November 21, 2019 

DATE OF DECISION: January 21, 2020 

APPEARANCES: Colleen Jeffers, Tenant 
Xavier Johnson, Tenant Representative 
Christina Micciche, Owner Representative 

SUMMARY OF DECISION 

The Tenant's petition is granted. 

INTRODUCTION 

The tenant filed the petition, T19-0325, on June 24, 2019, which contests a rent 
increase effective July 1, 2019, raising the rent from $951.39 to $1,018.16, and a 
rent increase effective April 1, 2019, raising the rent from $951.39 to $1,046.00 on 
the following grounds: 

• The CPI1 was calculaJed incorrectly; 

1 Consumer Price Index 
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• The increase exceeds the CPI Adjustment and is greater than 10%: 
• The rent increase was not approved and exceeded the banked increase; 
• No Notice to Tenants of the Residential Rent Adjustment Program 

Notice (RAP Notice) at Inception or 6 Months Prior; and 
• Rent Increase Violates State Law. 

The petition also alleges decreased housing services and indicates that she has 
never received a RAP Notice. 

The tenant filed the petition, Tl 9-0272, on April 29, 2019, which contests a rent 
increase effective April 1, 2019, raising the rent from $951.39 to $1,046.00 and a 
rent increase effective October 1, 2017, raising the rent from $930.00 to $951.39, 
on the following grounds: 

• The CPI was calculated incorrectly; 
• The increase exceeds the CPI Adjustment and is greater than 10%: 
• The rent increase was not approved and exceeded the banked increase; 
• No RAP Notice at Inception or 6 Months Prior; and 
• Rent Increase Violates State Law. 

The petition also alleges decreased housing services and indicates that she has 
never received a RAP Notice. 

The owner only filed a timely response to the tenant petition in Tl 9-0272. The 
owner did not file an Owner Response to the tenant petition in T19-0325. 

II 

ISSUE(S} PRESENTED 

1. When, if ever, was the tenant given the RAP Notice? 

2. What is the allowable rent? 

3. Has the tenant suffered decreased housing services? 

4. If so, what, if any, restitution is owed to the tenant, and how does that impact 
the rent? 
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EVIDENCE 

Rental History 

The subject unit was rented by the tenant in February 2013, at an initial rate of 
$950.00, per month. The tenant testified that she did not receive a RAP Notice at 
the inception of her tenancy. She also testified that she did file a petition with the 
Rent Adjustment Program, previously. 2 After receiving the decision in the prior 
case, the tenant paid $930.00, pursuant to the decision. The tenant has not received 
any rent increase notices from the owner, indicating that the conditions have been 
restored. 

The tenant testified she received the following Notices of Rent Increase: 3 

• $930.00 to $951.39, effective October 1, 2017; 
• $951.39 to $1,046.00, effective April 1, 2019; 
• $951.39 to $1018.16, effective July 1, 2019; and 
• $951.39 to $1018.16, effective October 1, 2019. 

The tenant testified that she is currently paying $1,018.16 and has done that for 
two months. The tenant testified that she also paid $1051.39 per month for rent as 
well. The tenant testified that while she could not remember exactly what months 
she paid what amount, she did have receipts for some of her rent payments. 4 The 
rent receipts indicate that the tenant made the·following rent payments: 

Date of Amount of 
Receipt Receipt 
02/2/17 $ 950.00 
04/03/17 $ 930.00 
07/02/17 $ 930.00 
10/02/17 $ 930.00 

$ 951.50 
06/24/18 $ 951.39 
11/29/18 $ 951.56 
12/23/18 $ 951.56 
02/23/19 $ 951.56 

2 T16-0526, Jeffers v. Pama Management. 
3 Exhibit A. This Exhibit, and all other Exhibits to which reference is made in this Decision, were admitted into 
evidence without objection 
4 Exhibit B. 
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03/29/19 $ 49.00 
07/21/19 $ 951.39 

$1,000.00 
09/28/19 $1,000.00 
09/28/19 $ 18.16 

The tenant testified that she has some rent receipts for rental payments; however, 
she indicated that she did not have every single receipt.5 

Decreased Housing Services 

Water Leaks 

The tenant testified that there was a plumbing leak from the upstairs unit into the 
bathroom in her unit, in October 2016. The tenant testified that she called the 
property owner when she noticed the leak. She testified that the leak was resolved 
in two days but that nothing had been done to address the mold and water seepage 
issues.6 

A Notice of Violation, dated March 26, 2019, was issued for the subject unit. The 
subject unit was cited for a violation for water intrusion damage over the front 
door.7 

Gas Shutoff 

The tenant testified that there was an extended gas shut off that resulted in no heat 
and hot water; additionally, she was unable to use the stove or oven.8 She testified 
that she took a picture of the PG&E shutoff notice and sent it via text on March 10, 
2019, and that the gas was off for approximately three weeks. 

Kitchen cabinets and walls 

The tenant testified that the cabinet and walls were damaged from the water leak in 
2016. The tenant testified that the kitchen cabinets, walls, and baseboards have not 

5 The parties were allotted additional time to provide documentation regarding rent paid. The respondent was given 
seven days to provide a rent ledger. The petitioner was given until November 14, 2019, to review and respond. The 
matter was to be submitted for decision by November 21, 2019. 
6 Exhibit G. 
7 Exhibit D. 
8 Exhibit C. 
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been addressed since the leak. The tenant further testified that a couple of months 
ago, the property owner sent someone out who painted the kitchen cabinets. The 
tenant testified the cabinets were painted without cleaning ancl that as a result, 
some of the cabinets are different colors. She admitted that she's reluctant to have 
guests because of the condition of the cabinets. She also testified that she is still 
getting leaks as recently as a few days before the hearing. She reported a few days 
before the hearing that she went to retrieve something in the cabinet, and it was 
wet. She reported this instance to Rosie, the agent of the owner. 

Windows 

The tenant testified that the front-facing windows are not properly sealed and that 
they let in car exhaust and cold air. The tenant testified that she first noticed the 

. windows were letting in exhaust in early 201 7. She notified the previous property 
• management company. The tenant testified that the owner changed all the 
windows, except for hers. As a result, she has difficulty breathing. 

The Notice of Violation, dated March 26, 2019, includes a violation for the front 
bedroom window, next to the parking lot. 9 

Infestation 

The tenant testified she noticed the roach infestation and reported the condition. 
She reported that the property owner had someone coming out spraying, but that 
they only spray one unit. She has not noticed a decrease in the infestation. 
Additionally, there is a rodent infestation. She was unable to recall the number of 
mice she has seen in the unit. The tenant testified that she sees a mouse almost 
every other day. 

The subject unit was inspected by the Alameda County Health Care Services 
Agency, Vector Control Services District. The Request for Services, dated 
October 4, 2019, indicates that the inspection revealed signs of cockroaches as well 
as mice droppings. 10 

II 

II 

9 Exhibit D. 
10 Exhibit E. 
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Rebuttal testimony 

The owner's representative offered rebuttal testimony. She testified that she did 
not know the amount of rent the tenant was paying. She testified that she is a 
supervisor at the property management company and that the subject unit is not 
under her supervision, nor is the person who supervises the building. The owner 
representative indicated that the property she supervises is in Stockton, CA, but 
that it is not rent-controlled. Furthermore, she testified that she does not supervise 
any properties subject to a rent ordinance. 

The owner representative testified that she was not aware of any of the conditions 
alleged by the tenant in her petition. 

The owner's representative was asked to attend the Hearing, based upon her 
proximity to the Hearing location. She was initially relocated to supervise the 
Stockton properties, for three months, but µas been there for six months. The 
owner representative did not have the opportunity to do a site visit of the subject 
unit. She testified that she had never been to the subject property. 

The representative found out about the Hearing, from her boss, DJ, the day before 
the Hearing. She received documents that had been scanned to her from Nevin, in 
the legal department. She does not participate in the process or know what the 
process is to respond to a tenant's petition, and their corporate office handles that. 

FINDINGS OF FACT AND CONCLUSIONS OF LAW 

When, if ever, was the tenant given written notice of the Rent Adjustment 
. Program (RAP Notice)? 

The Rent.Adjustment Ordinance requires an owner to serve the RAP Notice at the 
start of a tenancy 11 and, together with any notice of rent increase or change in the 
terms of a tenancy. 12 

The Hearing Decision issued in the prior petition, T16-0526, was issued on 
January 25, 2017, and was not appealed. The Hearing Decision is final. Official 
notice is taken of Tl 6-0526. The Hearing Decision set the base rent at $950.00, 
less ongoing decreased housing services in the amount of $20.00. The decision 

11 O.M.C. § 8.22.060(A) 
12 O.M.C. § 8.22.070(H)(l)(A) 
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also found that the tenant had not been served with the RAP Notice. Further, the 
testimony that she has not received a RAP Notice was undisputed. Accordingly, 
the tenant was not given written notice of the RAP Program. 

What is the allowable rent? 

The Rent Adjustment Ordinance requires an owner to serve a RAP Notice at the 
start of a tenancy 13 and together with any notice of rent increase or change in any 
term of the tenancy. 14 An owner may cure the failure to give notice at the start of 
the tenancy. However, a notice of rent increase is not valid if the effective date of 
increase is less than six months after a tenant first receives the required RAP 
notice. 15 

Again, Official notice is taken of Tl6-0526. The Hearing Decision set the base 
rent at $950.00, less ongoing decreased housing services in the amount of $20.00. 
The tenant's testimony that she never received a notice indicating that the 
conditions were restored is undisputed. Moreover, the evidence supports the 
tenant's undisputed testimony that she did not receive a RAP Notice with the 
Notices of Rent Increase. Accordingly, the rent increases are invalid, and the 
tenant's base rent remains $950.00, less ongoing decreased housing services in the 
amount of $20.00, or $930.00. 

Has the tenant suffered decreased housing services? 

Under the Oakland Rent Adjustment Ordinance, a decrease in housing services is 
considered to be an increase in rent 16 and may be corrected by a rent adjustment. 17 

However, in order to justify a decrease in rent, a decrease in housing services must 
be either the elimination or reduction of a service that existed at the start of the 
tenancy or a violation of the housing or building code, which seriously affects the 
habitability of the tenant's unit. 

There is also a time limit for claiming decreased housing services. If the decreased 
service is the result of a noticed or discrete change in services provided to the 
tenant, the petition must be filed within 90 days of whichever is later: (I) the date 

13 O.M.C. Section 8.22.060(A) 
14 O.M.C. Section 8.22.070(H)(l)(A) 
15 O.M.C. Section 8.22.060(C) 
16 O.M.C. § 8.22.070(F) 
17 O.M.C. § 8.22.1 l0(E) 
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the tenant is noticed or first becomes aware of the decreased housing service; or (2) 
the date the tenant first receives the RAP Notice. 
However, where the RAP Notice has never been given, a tenant can be granted 
restitution for rent overpayments due to decreased housing services for a maximum 
of 3 years. 18 Since the evidence established that the tenant did not receive the 
RAP notice, the tenant is entitled to restitution for up to three years. 

For a tenant's claim for decreased housing services to be granted, an owner must 
have notice of a problem and a reasonable opportunity to make needed repairs. 

Water Leaks 

The evidence of the water leaking in the subject unit is undisputed. Moreover, the 
evidence of water intrusion damages was noted in the Notice of Violation, 
indicating a violation of the housing or building code, which affects the habitability 
of the tenant's unit. Thus, the tenant is entitled to a 25% rent credit from October 
2016, until the violation is abated. 

Gas Shutoff 

The evidence of the gas shut off to the subject unit is uncontradicted. Thus, the 
tenant is entitled to a 50% rent credit for March 2019. 

Kitchen cabinets and walls 

The evidence of the damage to the kitchen cabinets and walls in the subject unit is 
uncontested. Moreover, the evidence of water intrusion damages was noted in the 
Notice of Violation, indicating a violation of the housing or building code, which 
affects the habitability of the tenant's unit. Thus, the tenant is entitled to a 25% 
rent credit from October 2016, until the violation is abated. 

Windows 

The evidence of the windows needing repair in the subject unit is undisputed. 
Moreover, the window damage was noted in the Notice of Violation, indicating a 
violation of the housing or building code, which affects the habitability of the 
tenant's unit. Thus, the tenant is entitled to a 5% rent credit from January 2017 
until the violation is abated. 

18 Appeal Decision in Case No. T06-0051, Barajas/Avalos v. Chu 
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Infestation 

The evidence of the infestation in the subject unit is uncontradicted. Moreover, the 
evidence of infestation was noted by Vector Control, indicating a condition that 
affects the habitability of the tenant's unit. Thus, the tenant is entitled to a 10% 
rent credit from October 2016, until the violation is abated. 

What, if any, restitution is owed to the tenant, and how does that impact the 
rent? 

As indicated above, the legal rent for the unit is $930.00 per month. The evidence 
establishes that the tenant paid $951.39 from October 1, 2017, until September 30, 
2019. Further, the evidence establishes that from October 1, 2019, the tenant 
began paying $1018.16. Accordingly, the tenant is entitled to restitution for the 
overpayments of rent in the amount of$954.31. 19 

Service Lost 

Water Leaks 
Gas .Shutoff 
Kitchen cabinets and walls 
Windows 
Infestation 

From 

1-Oct-16 
1-Mar-19 

. i-Oct-16 
1-.Jan-17 
1-Oct-16 

To Rent Decrease 

28-Feb-20 $ 930.00 25% $ 232.50 41 
31-Mar-19 

I 
$ 930.00 50% $ 465'.00 j 

29-Feb-20 $ 930.00 25% $ .2.32.50 41 
29-Feb-20 $ 930.00 5% $ 46.50 38 
29-Feb-20 $ 930.00 10% $ 93.00 41 

TOTAL LOST SERVICES 

OVERPAID RENT 

Max 
Monthly Monthly 

Overpaid 

$ 9,532.:;o 
$ 465.00 
$ 9,532'.?0 
$ 1,767.00 
$ 3,813.00 
$ 25,110.00 

From To Rent aid Rent er month Months Sub-total 
1-Oct-17 • 30-Sep-19 $951.39 $930 $ 21.39 24 j $ 513.36 

1--1_-O_c..;..t-..;..19_,.·_2_8_-F..;..e_b-_20'--..;..$1_,_,0_1_8._19--r-_-'-$9_30_ $ 88.19 5 j$ 440.95 
TOTAL OVERPAID RENT! $ 954.31 

The chart above indicates restitution for decreased housing services valued at 
$25,110.00. The tenant is also entitled to restitution of overpaid rent in the amount 
of$954.31. 
II 

II 

19 This total assumes that the tenant continued to pay $1018.16 through February 2020. If that is not the case the 
numbers should be adjusted by the parties, with jurisdiction reserved. 
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Restitution is usually awarded over 12 months, but when the tenant is owed 
58971 % of the monthly rent, it is proper to extend the restitution period to 96 
months.20 Amortized over 96 months, the restitution amount is $271.50 per month. 

Therefore, the tenant's monthly restitution amount is subtracted from the current 
legal rent of $950.00, less the previously awarded decreased housing services, for a 
total of $658.50. · From March 2020 through December 2025, the rent will be 

• $658.50, less the deduction for ongoing decreased housing services. 

ORDER 

1. Petitions T19-0272 and T19-0325 are granted. 

2. The base rent for the subject unit is $950.00 per month before deductions for 
decreased housing services. 

3. The total overpayment by the tenant is $25,110.00 for past decreased 
housing services and $954.31 for overpaid rent, for a total overpayment of 
$26,064.31. 

4. Due to ongoing conditions, the tenant is entitled to an ongoing decrease in 
rent in the amount of 65%, in addition to the previously awarded ongoing decrease 
in housing services. 

5.. The tenant's rent is stated below as follows: 

Base rent $ 950.00 
Less restitution $ 271.50 
Less ongoing decreased services21 $ 624.50 
Net Rent on March 1, 2020 $ 54.00 

6. The tenant's rent for March 2020, through February 2028, is $54.00. The 
rent will revert to the current legal rent of $930.00 in March 2028. 

7. Once the evidence of water intrusion damages, including the kitchen 
cabinets and walls, as noted in the Notice of Violation, is repaired and after further 

20 Regulations, §8.22.11 O(F). 
21 This includes the amount previously awarded in Tl6-0526. 
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City inspection noting the violation is abated and upon proper notice in accordance 
with Section 827 of the California Civil Code, the rent can be increased by 50% 
($465.00). 

8. Once the windows, as noted in the Notice of Violation, are repaired and after 
further City inspection, and upon proper notice in accordance with Section 827 of 
the California Civil Code, they can increase the rent by 5% ($46.50). 

9. Once the infestation is noted to be abated after further inspection by Vector 
Control, and upon proper notice in accordance with Section 827 of the California 
Civil Code, they can increase the rent by 10% ($93.00). 

10. If the owner wishes to, they can repay the restitution owed to the tenant at 
any time. If they do so, the monthly decrease for restitution ends at the time the 
tenant is provided restitution. 

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 
Rent Adjustment Office is closed on the last day to fiie, the appeal may be filed on 
the next business day. 

Dated: January 21, 2020 
Hearing Of er 
Rent Adjustmen--..-
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PROOF OF SERVICE 
Case Number T19-0272; T19-0325 

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, Suite 5313, 5th Floor, Oakland, California, addressed to: 

Documents Included 
Hearing Decision 

Manager 
Nevin Iwatsuru, Pama Management 
4900 Santa Anita A venue Suite 2C 
El Monte, CA 91731 

Owner 
BD Opportunity 1 LP 
3340 Woodside Terrace 
Fremont, CA 94539 

Tenant 
Colleen Jeffers 
7123 Holly Street Unit 1 
Oakland, CA 94621 

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 January 23, 2020 in Oakland, CA. 

~ 
Raven Smith 

Oakland Rent Adjustment Program 
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CITY OF OAKLAND For dale stamp .•• , • 

RENT ADJUSTMENT PROGRAM 
250 Frank Ogawa Plaza. Suite 5313 
Oakland, CA 94612 

20?0 FEB IO Ml 8: 57 

CITY C)f OAl<Li\ND 
(510) 238-3721 

APPEAL 

Appellant's Name '" 

BD Opportunity 1, LP 00wner D Tenant 

Property Address (Include Unit Number) 

7123 Holly Street, Unit 1 Oakland, CA. 
'. 

' 
Appellant's Mailing Address (For receipt of notices):· Case Number 

4900 Santa Anita Ave Suite 2C T19-0272 & T19-0325 

El Monte, CA 91731 Date of Decision appealed 
January 21, 2020 

Name of Representative (if any) .. Representative's Mailing Address (For notices) 
• 4900 Santa Anita Ave Suite 2C Jesse Carrillo 

El Monte, CA 91731 

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 a.ct to what should be included in the explanation. 

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

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

a) 0 The decision is inconsistent with OMC Chapter 8;22, Rent Board Regulations or prior decisions 
of the Board. (In yom· explanation, you must identify the Ordinance section, regulation or prior Board 
decision(s) and describe how the description is inconsistent.). 

b) 0 The decision is inconsistent "'itb decisions iss_ued by other Hearing Officers. (In your expla~ation, 
you must identify the prior inconsistent decision and explain how the decisi_on is inconsistent.) 

c) 0 The decision raises a new policy issue that has not been decided by the Board. (In your explanation, 
you must provide a detailed statement of the issue and why the issue should be decided in your favor.). 

d) D The decision violates federal, state or local law. (In your explanation, you must provide a detailed 
statement as to what law is violated.) • • • 

e) D The decision is not supported by substantial evidence. (In your explanation, you must explain why 
the decision is not supported by substantial evidencefound in the case record) 

For more information phone (510) 238-3721. 

Rev. 6118/2018 
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I/ 

t) 0 I was denied a sufficient opportunity to present my claim or respond to the petitioner's claim. (In 
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 heal'ing if sufjkient facts to make the decision are not in dispute.) 

g) 0 The decision denies the Owner a fair return on my investment. (You may appeal on this ground only 
when your underlying petition was based on a.fair return claim. You must specifically state why you have been 
denied a.fair return and attach the calculations supporting your claim.) 

h) ,C1 Other. (In your explanation, you must attach a detailed explanation of your grounds.for appeal.) 

Submissions to the Board must not exceed 25 pages from each party, and they must be received by the Rent 
Adjustment Program with a proof of service on opposing party within 15 days of filing the appeal Only the first 
25 pages of submissions from each party will be donsidered by the Board; 'subject to Regulations 8 .22.0 l 0(A)(5). 
Please number attached pages consecutively. Number of pages aitadhed:_ One. 
See attached "Appeal attached page" • 
• You must serve a copy of your appeal on the opposing parties or your appeal may be dismissed.• 
I declare under penalty of perjury under the layvs of the S~ate of California that on February 7 , 20.1Q_, 
I placed a copy of this form, and all attache~ pages, in.the Uruteci States 1~ail or deposited it with a commercial 
carrier, using a service at least as expeditious as first ~lass. mai_l., with all postage or charges fully prepaid, 
addressed to each opposing party as follows: • 

li3.lm 
Colleen Jeffers 

' .•. 

Address ... .. 
" 

,. 

7123 Holly Street, Unit 1 

~ib'.. S1a1t Z.i12 
Oakland, CA 94621 . . ' . 

. : ;:-,.:.; ~ :. . 

Na1nc 
Xavier Johnson 

Address .. , .. .. 

7123 Holly Street; Unit 1 

Cit~a Stat~ Zi~ 
Oakland, CA 94621 

For more information phone (510) 238-3721. 

Rev. 6/lX/2018 
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Appeal Attached Page 

The ruling for T19-0272 and T19-0325 reads a restitution for decreased housing services valued 
at $25, 110.00. This amount is uneconomical. That is greater than the cash flow from operations 
for the entire year, and would the exceed the budgeted cash flow for the next year. This would 
leave the operation of the property at a loss, and it would require a decrease in services for the 
other tenants at this property. 

Additionally, from time to time units turn over and for an older building the units require 
significant capital expenses to completely refurbish the units. No income inhibits the ability of 
the property to generate any return on investment and ge~erates no funds to pay to make 
necessary repairs and maintenance. Stretching the negative consequences over time as 

suggested in the decision only prolongs.the. fin.an.cial imp::1ct. SuGti a decision may force the 
decision to shut down the property and cease provi<;:lir)g a_ffordable housing units to the market 
to stop the negative financial losses .. _ , ·, • : . 

. . • ..... , ! .. ,;.,•. 

T19-0272 refers to a rent increase that does not abide by local and state laws. This increase, 
which was effective April 1, 2019, was rescinded and voided. Case T19-0325 refers to a rent 

increase that was effective July 1, 2019. Jhis too was.rescinded and voided. 

The tenant had been provided an RAP Notice in a prl;lviou$ year, related to case T16-0526. In 
addition, the tenant had filed a petition lea.ding to caseJ16-0526, making the tenant aware of 
their rights and opportunities to petitio11 any 9t_)anges in rent and services. This only leaves 
services provided to the tenant to be in question. 

Conversations and inquiries were made with the tenant; Ms. Jeffers, after the notifications of 
petitions to the rent increase and alleged decrease in_services.were received. The tenant was 
asked if there were any outstanding ite,ms that _needed rep~ir or maintenance, and the tenant 
had clearly informed the management company that.ther~were no items remaining. At the time, . ... . . · .. ,. •· •. 

a contractor was painting the cabinets per the tenant's request. This does not coincide with what 
the tenant is claiming to be the current condition per: the_ aforementioned cases. The deferred 

rent recovery itemizes repairs that have _already been made. to the property to the satisfaction of 
the tenant. Those rent reductions are punitive because there are no outstanding items 
according to the tenant, and therefore no reaspn to reduce the rental income further. 

The decision is unnecessarily punitive $incl3 all the items claimed by the tenant had already 
been resolved to the tenant's satisfaction before the heari_ng .. 

Page 1 
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CITY OF OAKLAND 

DALZIEL BUILDING• 250 FRANK H. OGAWA PLAZA, SUITE 5313 • OAKLAND, CALIFORNIA 94612-2034 

Housing and Community Development Department 
Rent Adjustment Program 

TEL (510) 238-3721 
FAX (510) 238-6181 
CA Relay Service 711 

Housing, Residential Rent and Relocation Board (HRRRB) 

APPEAL DECISION 

CASE NUMBER: T19-0272 and T19-0325, Jeffers v. BD Opportunity 

APPEAL HEARING: September 10, 2020 

PROPERTY ADDRESS: 7123 Holly Street, Unit 1, Oakland, CA 

APPEARANCES: 

Procedural Background 

H.J. Long 
Carlene Jeffers 
Xavier Johnson 

Owner Appellant Representative 
Tenant Appellee 
Tenant Appellee Representative 

The tenant filed two petitions, one on April 29, 2019, and one on June 24, 2019, 
contesting five monthly rent increases, on the ground that she never received the RAP 
notice. She also alleged several decreased housing services, including a plumbing leak 
in the bathroom, extended gas shutoff, damage to kitchen cabinets, walls and 
baseboard, improperly sealed windows, and pest infestations. The owner response 
stated that the increase effective July 1, 2019, had been rescinded and the conditions at 
issue with the decreased housing services claim had been corrected or were in the 
process of being corrected. 

The hearing officer found that the tenant had never been served with the RAP 
notice, took official notice of a prior Hearing Decision, which set the tenant's monthly 
base rent at $950.00, granted restitution for overpaid rent in the amount of $954.31, and 
granted $25,110 in restitution for decreased housing services. 

Grounds for Appeal 

The owner appealed the hearing decision on the grounds that (1) restitution of 
$25,110 was greater than the cash flow from operations for the entire year, and would 
exceed the budgeted cash flow for the next year, leaving the property at a loss resulting 
in a decrease in services for other tenants at this property, (2) lack of income impedes 
the owner's ability to make necessary capital expenses to refurbish units after they are 
vacated, possibly requiring the owner to shut down the property and cease providing 
affordable housing units to market, (3) the rent increases effective April 1, 2019, and 
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July 1, 2019, were rescinded, (4) the owner provided the tenant with the RAP notice in a 
prior case, T16-0526, and (5), after notification of the tenant petition, they asked the 
tenant if there were any outstanding items that needed repair or maintenance, and she 
informed the management company that there were no outstanding items. 

Appeal Decision 

After arguments and rebuttal made by both parties, Board questions to the 
parties and Board discussion, R. Auguste moved to remand the case to the hearing 
officer to recalculate the restitution so that the amount for March 2019 does not exceed 
100% of the rent and to limit the end date of the restitution period to the date of the 
hearing decision. R. Stone offered a friendly amendment that the hearing officer also 
consider the prior decisions of the Board regarding rent reductions for similar housing 
service reductions so that the decision is consistent with prior decisions, which was 
accepted by R. Auguste. T. Hall seconded the motion. 

The Board voted as follows: 

Aye: T. Hall, R. Auguste, A. Graham, R. Stone, 
Nay: K. Friedman, T. Williams 
Abstain: S. Devuono-Powell 

The motion carried. 

Chanee Franklin Minor 
Program Manager 
HCD/Rent Adjustment Program 

CHANEE FRANKLIN MINOR DATE 
BOARD DESIGNEE 
CITY OF OAKLAND 
HOUSING, RESIDENTIAL RENT AND RELOCATION BOARD 
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PROOF OF SERVICE 
Case Numbers: T19-0272, Tl9-0325 

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, Suite 5313, 5th Floor, 
Oakland, California, addressed to: 

Documents Included 
Appeal Decision 

Manager 
Nevin lwatsuru, Pama Management 
4900 Santa Anita Avenue Suite 2C 
El Monte, CA 91731 

Owner 
BD Opportunity 1 LP 
3340 Woodside Terrace 
Fremont, CA 94539 

Owner Representative 
Grayce Long, Dennis P. Block & Associates, APC 
5437 Laurel Canyon Blvd Floor 2 
Valley Village, CA 90010 

Tenant 
Colleen Jeffers 
7123 Holly Street Unit 1 
Oakland, CA 94621 

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 folly 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 December 07, 2020 in Oakland, CA. 

Brittni Lothlen 
Oakland Rent Adjustment Program 
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City of Oakland Rent Adjustment Program             Case Number: T19-0272 T19-0325  
 

Tenant Evidence Submission Jeffers v BD Opportunity 1, LP   

 
 

 

Exhibit    Document Description                   Page Numbers  

T1 Tenant Photographs 2-10 
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City of Oakland Rent Adjustment Program             Case Number: T19-0272 T19-0325  
 

Tenant Evidence Submission Jeffers v BD Opportunity 1, LP   

 
 

 

 

 

 

 

 

 

Exhibit T1 
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City of Oakland Rent Adjustment Program             Case Number: T19-0272 T19-0325  
 

Tenant Evidence Submission Jeffers v BD Opportunity 1, LP   
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CITY OF OAKLAND  

 
 
 
 
 

 
 

 

 

 

 
 
 

 

 
 

REMAND DECISION 
 

CASE NUMBER(S):   T19-0272, T19-0325 
 
CASE NAME:    Jeffers v. BD Opportunity 1, LP 
     
PROPERTY ADDRESS:  7123 Holly Street, Unit 1   
       Oakland, CA 
 
DATE OF HEARING:   November 7, 2019 
 
DATE OF SUBMISSION:  November 21, 2019 
 
DATE OF DECISION:   January 21, 2020 
 
DATE OF REMAND DECISION: August 09, 2021 
         

PROCEDURAL HISTORY 
 
A Hearing, in this case, was held on November 7, 2019.  A Hearing Decision was 
issued on January 21, 2019.  The Decision found that the Tenant had not been 
provided the RAP Notice and granted restitution for overpaid rent in the amount of 
$954.31 and granted restitution in the total amount of $25,110.00 for decreased 
housing services. The landlord filed an Appeal, and on September 10, 2020, The 
Housing, Residential Rent and Relocation Board (Board) remanded to the Hearing 
Officer for the following: 
 

1. To recalculate the restitution amount for March 2019 so that it does not exceed 
100% of the rent and to limit the end date of the restitution period to the date of 
the hearing decision; and  
 

DALZIEL BUILDING • 250 FRANK H. OGAWA PLAZA, SUITE 5313 • OAKLAND, CALIFORNIA 94612-2034 

Housing and Community Development Department 
Rent Adjustment Program 

TEL (510) 238-3721 
FAX (510)238-6181 

CA Relay Service 711 
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2. To consider the prior decisions of the Board regarding rent reductions for 
similar housing service reductions so that the decision is consistent with prior 
decisions.  

 
The scope of this remand Decision is limited to these issues.  
 

DECISION ON REMAND 
 
The Hearing Decision is Amended as follows: 
 
Restitution 
 
A Hearing Decision in the prior petition, T16-0526, issued January 26, 2017, and 
not appealed found that the Tenant had not been served with the Notice to Tenants 
of Residential Rent Adjustment Program (RAP Notice).  At the hearing, no 
evidence was offered to show that the Tenant had been served the RAP Notice 
subsequent to the prior decision and prior to filing the petition herein.  

The Tenant filed her petitions on April 29, 2019, and June 24, 2019. These matters 
were scheduled for Hearing on November 7, 2019.  A Hearing Decision was issued 
in this case on January 21, 2020. 

The Ordinance places no limit on a tenant’s claim for reimbursement for claims 
related to rent overpayments. The California Code of Civil Procedure limits 
liability for “actions upon a liability created by statute, other than a penalty or 
forfeiture” to three years. It is reasonably understood that statutes of limitations 
look backward from the date a cause of action is filed but does not limit the 
amount of restitution a person may receive based on the length of time a matter 
remains pending.   

Numerous Hearing Decisions and Appeals Decisions have cited the Board policy 
to limit restitution to three years. See Huante v. Peinado, T14-0232, in which the 
Board stated that “The Hearing Decision granted restitution for decreased housing 
services for up to three years because the Tenant did not receive the notice.1" See 
also Barajas v. Chu, T06-0051. In Sherman v. Michelson, T12-0332, the Board 
stated that the Hearing Officer had granted restitution “for a period of three years 
prior to the filing of the petition.” Furthermore, the Board upheld a finding of more 
than 36 months of restitution in Titcomb v. Vinyard-lde, T17-0575.  The Board 

 
1 The case was affirmed by the Board. 
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previously found that where a RAP Notice has never been given, a tenant can be 
granted restitution for rent overpayments due to decreased housing services for a 
maximum of 3 years.  Appeal Decision in Case No. T06-0051, Barajas/Avalos v. 
Chu. 

The Appeal Decision suggests that the restitution period should be limited to the 
date of the Hearing Decision.  The Tenant provided undisputed evidence that a 
Notice of Violation, indicating that the subject unit violated the housing or building 
code, affecting the habitability of the Tenant’s unit.  

The Owner’s appeal argues that the restitution awarded was greater than the cash 
flow from operations for the entire year.  Notwithstanding that no evidence was 
presented thereof, the Rent Adjustment Ordinance does not provide authority to 
consider that information other than in a Petition filed by the Owner for Approval 
of a Rent Increase based upon Increased Housing Service Costs.  No such petition 
was filed by the Owner herein, the issues were not raised in the response, and no 
testimony was offered in that regard at the hearing. Based on the foregoing, it is 
found that the proper limit of restitution is 36 months (three years) prior to filing a 
tenant petition.  

Gas Shutoff 
 
The evidence of the gas shut off to the subject unit remains uncontradicted.  Thus, the 
Tenant is entitled to a rent credit for March 2019, in the amount of $300.00.   
 

 
 

Water Leaks 1-Oct-16 28-Feb-20  $    930.00 25%  $  232.50 41  $     9,532.50 
Gas Shutoff 1-Mar-19 31-Mar-19  $    930.00  $  300.00 1  $       300.00 
Kitchen cabinets and walls 1-Oct-16 29-Feb-20  $    930.00 25%  $  232.50 41  $     9,532.50 
Windows 1-Jan-17 29-Feb-20  $    930.00 5%  $    46.50 38  $     1,767.00 
Infestation 1-Oct-16 29-Feb-20  $    930.00 10%  $    93.00 41  $     3,813.00 

24,945.00$  

From To
 Monthly 
Rent paid 

 Max 
Monthly 

Rent 
 Difference 
per month 

No. 
Months  Sub-total 

1-Oct-17 30-Sep-19 $951.39 $930 21.39$     24  $       513.36 
1-Oct-19 28-Feb-20 $1,018.19 $930 88.19$     5  $       440.95 

954.31$       

 Overpaid  

TOTAL LOST SERVICES

OVERPAID RENT

TOTAL OVERPAID RENT

 Decrease 
/month 

No.  
Months

VALUE OF LOST SERVICES

Service Lost From To  Rent % Rent 
Decrease

r r r 

I I 
1 
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The chart above indicates restitution for decreased housing services valued at 
$24,945.00.  The Tenant is also entitled to restitution of overpaid rent in the 
amount of $954.31. 
 
The restitution period was amortized over 96 months.  Accordingly, the restitution 
amount per month is now $269.78. 
 
Therefore, the Tenant’s monthly restitution amount is subtracted from the current 
legal rent of $950.00, less the previously awarded decreased housing services, for a 
total of $660.22, for 96 months. 
 
The Hearing Decision is otherwise unchanged.  
 
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 fifteen (15) calendar days after the service of the 
decision.  The date of service is shown on the attached Proof of Service.  If the 
Rent Adjustment Office is closed on the last day to file, the appeal may be filed on 
the next business day. 

         
Dated:  09 August 2021  Élan Consuella Lambert 
  Hearing Officer 
  Rent Adjustment Program 
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PROOF OF SERVICE BY ELECTRONIC MAIL 
Case Number(s): T19-0272, T19-0325 

I, the undersigned, state that I am a citizen of the United States and am employed in the City of 
Oakland and County of Alameda; that I am over the age of eighteen (18) years and not a party to 
the within cause; and that my business address is Rent Adjustment Program, 250 Frank H. Ogawa 
Plaza, Suite 5313, Oakland, California 94612.  My electronic service address is: 
blothlen@oaklandca.gov. 

Today, I electronically served the following: 
Remand Decision  

I electronically served the document(s) listed above to: 

xjohnson@centrolegal.org 
dhall@centrolegal.org  
hglongatty@gmail.com  
dennis@evict123.com  
evict123@gmail.com 
nevin@goldenmgtinc.com  
Jeffers_colleen@yahoo.com 

I declare under penalty of perjury under the laws of the State of California that the foregoing is 
true and correct. 

Date: August 16, 2021 
Brittni Lothlen 
Administrative Assistant  
Oakland Rent Adjustment Program 
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The Law Firm of

DENNIS P. BLOCK & ASSOCIATES, APC
A Professional Law Corporation

5437 Laurel Canyon Blvd., Second Floor
Valley Village,CA 91607
(323) 938-2868 (Phone)
(323) 938-6069 (Fax)

Encino Inglewood Orange Long Beach San Bernardino Ventura Pasadena

(818) 986-3147 (310) 673-2996 (714) 634-8232 (562) 434-5000 (909) 877-6565 (805) 653-7264 (626) 798-1014

08/12/2021

City of Oakland
Rent Adjustment Program
4900 SANTA ANITA AVE., SUITE 2C
EL MONTE, CA 91731

RE: COLLEEN JEFFERS/CITY OF OAKLAND
7123 HOLLY STREET, #1

ATtached is a copy of our appeal. This is also being overnighted to
you and the tenant.

Regards,

HG Long

rec# 553196 - grayce
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CITY OF OAKLAND Fordatestamp. 

RENT ADJUSTMENT PROGRAM 
250 Frank Ogawa Plaza, Suite 5313 
Oakland, CA 94612 

CITY OF OAKLAND 
(510) 238-3721 

APPEAL 

Appellant's Name 

B l> cyp fJD r Ji,vn I I LP ~·Owner D Tenant 

Property Address (Include Unit N mber) 

+foLL 

•••• µcrne;_esentative c;~ <r. ~ 3es:/;6:;.t_m;::::::rt;;;;s)1/i+l--
]>e,..,,,., l r~f? >$IO c/4. be, otk 1 / ~ · U 2 1',.C/ al' 

Cf.I ("6 ]-
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-in_~!11ded in the e_xplanation. 

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) /SJ The decision is inconsistent with OMC Chapter 8.22, Rent Board Regulations or prior deci!ions 
of the_ Board. (In your explanation, you must identify the Ordinance section, regulation or prior Board 
decisiQn(s) and describe how the description is inconsistent.). -?" -- ·- • -

:t-~ 

b) J6:] 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.) ._ 

c) ~ The decision raises a new policy issue that has not been decided by the Board. (In your explanation, 
you must provide a detailed statement of the issue and why the issue should be decided in your favor.). 

d) p] The decision violates federal, state or local law. (In your explanation, you must provide a detailed 
statement as to what law is violated.) -t' 

e) ~ The decision is not supported by substantial evidence. (In your explanation, you must explain why 
the decision is not supported by substantial evidence found in the case record.) 

For more information phone (510) 238-3721. 

Rev. 6/18/2018 
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f) ~ I was denied a sufficient opportunity to present my claim or respond to the petitioner's claim. (In 
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) D The decision denies the Owner a fair return on my investment. (You may appeal on this ground only 
when your underlying petition was based on a fair return claim. You must specifically state why you have been 
denied a fair return and attach the calculations supporting your claim.) 

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

Submissions to the Board must not exceed 25 pages from each party, and they must be received by the Rent 
Adjustment Program with a proof of service on opposing party within 15 days of filing the appeal Only the first 
25 pages of submissions from each party will be considered by the Board, subject to Regulations 8.22.010(A)(5). 
Please number attached pages consecutive! . Num~er of p_aies attached: _!!:/_l r-: , _J A _ _ : • ..... 

hotA-btl~ l/1t~o r, t:- ?✓,J a:..te ~ ~J 

• You must serve a copy of your appeal on -e op sing parties or your appealt ay be dismissed. • 

~.i:~:~=~ea:~~!~:~1Q~=~=::h~~;:;:s~fn
1
~es;!~:Jit:!~:::1!r~:!:C!:~~~~~~• 

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: ~ -U ~ 

Name 

Address 7,2s Mt! I 
City, State Zip 

Address 

City, State Zip 

SIGNATURE of APPELLANT or DESIGNATED REPRESENTATIVE DATE 

For more information phone (510) 238-3721. 

Rev. 6/18/2018 
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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 other party must be received by the Rent Adjustment Program 

with a proof of service on opposing party within 35 days of filing the appeal. 
• The Board will not consider new claims. All claims, except jurisdiction 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 must be pre

designated to Rent Adjustment Staff. 

For more information phone (510) 238-3721. 

.o18 
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The Law Firm of 

DENNIS P. BLOCK & ASSOCIATES, APC 
A Professional Law Corporation 

5437 Laurel Canyon Blvd., Second Floor 
Valley Village,CA 91607 

Via email to: 
hearingsunit@oaklandca.gov 
and federal express 

City of Oakland 
Rent Adjustment Program 

(323) 938-2868 (Phone) 
(323) 938-6069 (Fax) 08/11/2021 

250 Frank Ogawa Plaza, Suite 5313 
Oakland, CA 94612 

Colleen Jeffers 
7123 Holly Street, #1 
Oakland, CA 94621 

••• ····Re·:····Appea·l· ·of···Remand ·Hearing···on··Tl9=0·27·2=Tr9·=0325'"'ueffers ··v·;···BD···opportunity··· 

Attn: City of Oakand/Rent Adjustment Program: 

This letter is to confirm that my client Bd Opportunity 1, LP is appealing 
the remand decision rendered on August 9, 2021 by Elan Consuella Lambert 
for several reasons. Exhibit 1-remand. 

First the decision is INCONSISTENT with prior decisions of the Board. 
We had previously appealed the decision and there was a hearing by the 
City Council on September 10, 2020. At the appeal hearing at which I 
attended, the decision T19-0272 and T19-0325 rendered on January 21, 
2020 was remanded back so that Ms. Lambert could review the previous 
decisions. Specifically the decision on January 27, 2017 on T16-0526 
rendered by Barbara Kong Brown. Clearly, Ms. Lambert did not review 
the previous decision. See appeal decision as Exhibit 2 and T16-0526 as 
Exhibit 3. 

The remand ruling is inconsistent and not supported by the facts. 
In the 2016 case there was a site inspection on January 4, 2017. It is 
inconceivable that Ms. Lambert would actually believe the tenant that 
there was water leaks, problems with the kitchen cabinents and walls, 
infestation and problem with the windows dating back from October of 
2016. When in fact she had complained about similar problems to the 
hearing officer in T16-0526 and it was determined that all items were 
fixed pursuant to the stipulation in unlawful detainer and there was a 
site inspection on January 4, 2017 which noted none of the conditions 
were present. This is a violation of due process and the January 21, 
2020 is inconsistent with this prior decision and the facts do not 
support allowing the tenant a rent abatement from 2016 especially in 
light of the fact that the owner had already waived over 5,300.00 in 
rent in the unlawful detainer action. 

Continued Next Page ... 

Encino Inglewood Orange Long Beach San Bernardino Ventura Pasadena I 
(818) 986-3147 (310) 673-2996 (714) 634-8232 (562) 434-5000 (909) 877-6565 (805) 653-7264 (626) 798-1014 000147



First of all, I want to stress that I believe that this tenant is "gaming" 
the system. In 2016, $5,300.00 in rent owed by Ms Jeffers was waived by 
the landlord due to court eviction proceedings. This amount does not even 
incorporate the amount of $26,041.31 that your hearing officer awarded 
in January 21, 2020 in the attached decision. The remand decision 
only adjusted the amount by $165.00. As such, Ms. Jeffers will have 
succeeded in having approximately over $28,000 in rent waived since 2016. 
Ms. Jeffers will be allowed to live at the property without paying rent 
until the year 2028! This is completely inequitable and unfair to BD 
Opportunity Partners and a violation of DUE PROCESS. Counsel for BD 
Opportunity was not allowed to participate in the remand hearing and to 
further the arguments that were addressed at the Appeal. 

By way of review on July 26, 2016 a stipulation was reached in unlawful 
detainer no. RG1681715 where Ms. Jeffers was represented by counsel. The 
stipulation provided for repairs to the unit and an agreed rental amount 
of $950.00 per month. Further, approximately $5300.00 in rent up to 
July 2016 was waived. Once the repairs were made counsel for Ms. Jeffers 
sent rent to my office for August 2016 through November 2016. Further, 
in your compliance hearing decision Tl6-0526, your own hearing officer 
at the hearing on January 4, 2017, determined that Ms. Jeffers claims 
of mice and rodent infestation were already resolved. The only money 
awarded to Ms. Jeffers in that hearing was a reduction of $60.00 for 
lost of laundry use. See stipulation as Exhibit 4. 

Ms. Jeffers, in the hearing on November 7, 2019,claimed that she had 
issues with water leaks, kitchen cabinets, windows and mice since October 
of 2016, Yet in her hearing on January 2017 she made NO MENTION of 
any water leaks, mice, cabinent or window issues. Further there was 
a site inspection where none of these problems complained about by 
Ms. Jeffers were present. As such, Lamberts decision on January of 2020 
is not supported by evidence. She did not adequately review the prior 
decision before awarding on January 21,2020 Ms. Jeffers retroactive 
rent adjustments totalling over $25,000.00. Further, Ms. Lambert was 
advised to only award up to the date of the hearing of January 2020 and 
she failed to address that issue in the remand and she also failed to 
review the previous decision. 

I feel that Ms. Lambert is prejudiced to my client and I would request 
another officer review this appeal. She is violating my clients due 
process by awarding more that 3 years worth of rent abatement based on 
insufficent evidence presented by the tenant. Ms. Lambert is basing her 
decision merely on the fact that Ms. Jeffers claims she never received 
a RAP notice. That was addressed in the previous ruling and the rent 
increase was determined to be invalid. However, that does not mean that 
MS. Jeffers does not have to pay rent whatsoever for 2017 through 2019. 
It appears that Ms. Lambert believes that no rent needs to be paid during 
that time period. 

It is also a violation of due process to not allow my client to 
introduce new and different facts on the appeal. Just because they 
sent a representative who knew nothing about this tenancy on November 
7, 2019 should not cause the tenant to obtain a windfall against the 
landlord. The city of Oakland has the duty to review the entire file 
and tenant complaints and landlord responses. Attached please find 
a copy of the recission of the rent increase dated August 26, 2019, 
given to the tenant WHICH INLCUDED A COPY OF THE RAP NOTICE and a copy 
of the letter with the enclosure was also sent to the City of Oakland. 
To allow the tenant a three year rent abatement because they claim 
that they never received a RAP notice is absurd. See exhibit 5 letters. 

Continued Next Page ... 000148



Our letters are evidence that Ms. Jeffers did receive the RAP notice and 
this goes to the credibility of the tenant. Ms. Jeffers also stated 
that she was having problems with the unit since October of 2016 yet 
she didn't these state these issues in her previous housing hearing 
and the problems were not evidenced at the site inspection by the City 
of Oakland on January 4, 2017. The evidence is contradictory and should 
be weighed against the tenant on appeal. 

Attached please find a timeline of all repairs and copies of invoices and 
or checks to support said repairs will be provided upon request. See 
exhibit 6. I believe that the rent reductions are not warranted 
whatsoever in that the landlord always timely makes repairs and fumigates 
as you can see from the attachments. The tenant should not be allowed 
to have a windfall because the landlord sent an agent to the hearing 
on November 7, 2019 without knowledge of the tenancy. Ms. Jeffers was 
clearly served a copy of the RAP on August 26, 2019 see attached and 
did not inform the officer at the January 2020 hearing of the same. 

Furthermore, Ms. Jeffers as stated in the ruling of January 25, 2017 that 
habitability issues were addressed in the unlawful detainer handled by 
my office. I can attest as an officer of the court that repairs were 
made to Ms. Jeffers unit in 2016 which resulted in our client waiving a 
large portion of rent and Ms. Jeffers paying the rent of $950.00 moving 
forward after the repairs were made. For the heqring officer to now allow 
a rent abatement during the same time period that the unlawful detainer 

---matter--eovered---is--a-n0ther~vi0lati0n~of-Eiue--pr0eess~anEi-ine0nsis-ted - ------ --
with a stipulated judgment signed by defendant and her attorney which 
Ms. Jeffers agreed to pay rent up to November 2016. Yet your hearing 
officer gave a rent reduction from October 2016. Further, Ms. Jeffers 
agreed with counsel in the stipulation during the eviction that her rent 
was $950.00 in 2016. The city of Oakland does not have the authority 
to void the trial courts decision and lower the rent. 

Ms. Lambert was directed on the remand to only award damages 
up to the date of the decision of January 2020. However, she failed 
to adjust her numbers and allowed the reductions to February 29, 2020. 

Lastly the hearing officer in her ruling states that the evidence is that 
there was water intrustion was notied in the Notice of violation from the 
City dated March 26, 2019. I beleive that this is the date where the 
rent abatement should begin. It is only fair to award the tenant rent 
abatement from the state of the last violation of March 26, 2019 to the 
date of the hearing decision on January 21, 2020. Not for three years. 
I am lastly attaching the ruling of Ms. Lambert of January 21, 2020. 
I trust that these exhibits of your rulings which put our appeal page 
limit over 25 pages do not count towards our appeal. Quite frankly the 
board should take judicial notice of their decisions; however, in this 
case it does not appear that this happened. See exhibit 7- decision of 
January 21, 2020 T19-0272 

I look foward to the appeal hearing and please advise me of the time and 
date and the zoom information to joing the hearing. I am also sending 
a copy of all paperwork to Ms. Jeffers . ., 
Very yul yours, 

HG Lo 

o/_ney 

rec# 553196 - grayce 
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CITY OF OAKLAND 

DALZIEL BUILDING• 250 FRANK H. OGAWA PLAZA, SUITE 5313 • OAKLAND, CALIFORNIA 94612-2034 

Housing and Community Development Department 
Rent Adjustment Program 

REMAND DECISION 

CASE NUMBER(S): 

CASE NAME: 

PROPERTY ADDRESS: 

DATE OF HEARING: 

DATE OF SUBMISSION: 

DATE OF DECISION: 

T19-0272, Tl9-0325 

Jeffers v. BD Opportunity 1, LP 

7123 Holly Street, Unit 1 
Oakland,-CA __ ~-- - ____ ------

November 7, 2019 

November 21, 2019 

January 21, 2020 

DATE OF REMAND DECISION: August 09, 2021 

PROCEDURAL HISTORY 

TEL (510) 238-3721 
FAX (510) 238-6181 

CA Relay Service 711 

A Hearing, in this case, was held on November 7, 2019. A Hearing Decision was 
issued on January 21, 2019. The Decision found that the Tenant had not been 
provided the RAP Notice and granted restitution for overpaid rent in the amount of 
$954.31 and granted restitution in the total amount of $25,110.00 for decreased 
housing services. The landlord filed an Appeal, and on September 10, 2020, The 
Housing, Residential Rent and Relocation Board (Board) remanded to the Hearing 
Officer for the following: 

1. To recalculate the restitution amount for March 2019 so that it does not exceed 
100% of the rent and to limit the end date of the restitution period to the date of 
the hearing decision; and 
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2. To consider the prior decisions of the Board regarding rent reductions for 
similar housing service reductions so that the decision is consistent with prior 
decisions. 

The scope of this remand Decision is limited to these issues. 

DECISION ON REMAND 

The Hearing Decision is Amended as follows: 

Restitution 

A Hearing Decision in the prior petition, T16-0526, issued January 26, 2017, and 
not appealed found that the Tenant had not been served with the Notice to Tenants 
of Residential Rent Adjustment Program (RAP Notice). At the hearing, no 
evidence was offered to show that the Tenant h~J! been served the RAJ>.Notice_.- _ ···-·--~ . ·-

-·~-···-··-·-· ··~-····-~---·~······-

subsequent to the prior decision and prior to filing the petition herein. 

The Tenant filed her petitions on April 29, 2019, and June 24, 2019. These matters 
were scheduled for Hearing on November 7, 2019. A Hearing Decision was issued 
in this case on January 21, 2020. 1' 
The Ordinance places no limit on a tenant's claim for reimbursement for claims 
related to rent overpayments. The California Code of Civil Procedure limits 
liability for "actions upon a liability created by statute, other than a penalty or 
forfeiture" to three years. It is reasonably understood that statutes of limitations 
look backward from the date a cause of action is filed but does not limit the 
amount of restitution a person may receive based on the length of time a matter 
remains pending. 

Numerous Hearing Decisions and Appeals Decisions have cited the Board policy 
to limit restitution to three years. See Huante v. Peinado, T14-0232, in which the 
Board stated that "The Hearing Decision granted restitution for decreased housing 
services for up to three years because the Tenant did not receive the notice. 1

" See 
also Barajas v. Chu, T06-0051. In Sherman v. Michelson, T12-0332, the Board 
stated that the Hearing Officer had granted restitution "for a period of three years 
prior to the filing of the petition." Furthermore, the Board upheld a finding of more 
than 36 months of restitution in Titcomb v. Vinyard-Ide, Tl 7-0575. The Board 

1 The case was affirmed by the Board. 
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previously found that where a RAP Notice has never been given, a tenant can be 
granted restitution for rent overpayments due to decreased housing services for a 
maximum of 3 years. Appeal Decision in Case No. T06-0051, Barajas/Avalos v. 
Chu. 

The Appeal Decision suggests that the restitution period should be limited to the 
date of the Hearing Decision. The Tenant provided undisputed evidence that a 
Notice of Violation, indicating that the subject unit violated the housing or building 
code, affecting the habitability of the Tenant's unit. 

The Owner's appeal argues that the restitution awarded was greater than the cash 
flow from operations for the entire year. Notwithstanding that no evidence was 
presented thereof, the Rent Adjustment Ordinance does not provide authority to 
consider that information other than in a Petition filed by the Owner for Approval 
of a Rent Increase based upon Increased Housing Service Costs. No such petition 
was filed by the Owner herein, the issues were not raised in the response, and no 
testimony was offered in tliatregardat the hearing. Based. on the foregoing, it is 
found that the proper limit of restitution is 36 months (three years) prior to filing a 
tenant petition. 

Gas Shutoff 

The evidence of the gas shut off to the subject unit remains uncontradicted. Thus, the 
Tenant is entitled to a rent credit for March 2019, in the amount of $300.00. 

! VALUE OF LOST SERVICES 

Service Lost From To Rent %Rent Decrease No. Overpaid 
r. - - I ,, -..1r ,, 

Water Leaks 1-Oct-16 28-Feb-20 $ 930.00 25°/ri $ 232.50 41 '.$ 9,532.50 

Gas Shutoff l-Mar~l9 3 l-Ivlar-19 $ 930.00 $ 300.00 1 i $ 300.00 

Kitchen cabinets and walls l-Oct-16' • 29-Feb-20 $ 930.00 25% $ 232.50 ~,~,-.,,. -+ 41 !$ 9,532.50 

Windows 1-Jan-17 29-Feb-20 $ 930.00 5% $ 46.50 38 $ 1,767.00 

Infestation l-Oct-16 29-Feb-20 $ 930.00 10% $ 93.00 I 41 I$ 3,813.00 

I 
.. TOTAL LOST SERVICES $ 24,945.00 I I 

y", j I 
I 

I Pl I OVERPAID RENT I 
Max 

Monthly Monthly Difference No. 

y 
From To Rent paid Rent per month Months Sub-total 

~ ""''"' 

l-Oct-17 30-Sep-19 $951.39 $930 $ 21.39 24 j $ 513.36 - -
l-Oct-19 28-Feb-20 $1,018.19 $930 $ 88.19 5 i $ 440.95 ?1 -

I TOTAL OVERPAID RENTj $ 954.31 -
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The chart above indicates restitution for decreased housing services valued at 
$24,945.00. The Tenant is also entitled to restitution of overpaid rent in the 
amount of $954.31. 

The restitution period was amortized over 96 months. Accordingly, the restitution 
amount per month is now $269.78. 

Therefore, the Tenant's monthly restitution amount is subtracted from the current 
legal rent of $950.00, less the previously awarded decreased housing services, for a 
total of $660 .22, for 96 months. 

The Hearing Decision is otherwise unchanged. 

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 fifteen (15) calendar days after ihe service of the ··-~···~------

decision. The date of service is shown on the attached Proof of Service. If the 
Rent Adjustment Office is closed on the last day to file, the appeal may be filed on 
the next business day. 

Dated: 09 August 2021 Blan Consuella Lambert 
Hearing Officer 
Rent Adjustment Program 
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CITY OF OAKLAND 

DALZIEL BUILDING• 250 FRANK H. OGAWA PLAZA, SUITE 5313 • OAKLAND, CALIFORNIA 94612-2034 

Housing and Community Development Department 
Rent Adjustment Program 

TEL {510) 238-3721 
FAX {510) 238-6181 
CA Relay Service 711 

Housing, Residential Rent and Relocation Board (HRRRB) 

APPEAL DECISION 

CASE NUMBER: T19-0272 and T19-0325, Jeffers v. BD Opportunity 

APPEAL HEARING: . September 10, 2020 

PROPERTY ADDRESS: 7123 Holly Street, Unit 1, Oakland, CA 

APPEARANCES: H.J. Long Owner Appellant Representative 
··-Carlen&Jeffers-· ·--Tenant.Appellee· 

Xavier Johnson Tenant Appellee Representative 

Procedural Background 

- The tenant filed two petitions, one on April 29, 2019, and one on June 24, 2019, 
contesting five monthly rent increases, on the ground that she never received the RAP 
notice. She also alleged several decreased housing services, including a plumbing leak 
in the bathroom, extended gas shutoff, damage to kitchen cabinets, walls and 
baseboard, improperly sealed windows, and pest infestations. The owner response 
stated that the increase effective July 1, 2019, had been rescinded and the conditions at 
issue with the decreased housing services claim had been corrected or were in the 
process of being corrected. 

The hearing officer found that the tenant had never been served with the RAP 
notice, took official notice of a prior Hearing Decision, which set the tenant's monthly 
base rent at $950.00, granted restitution for overpaid rent in the amount of $954.31, and 
granted $25,110 in restitution for decreased housing services. 

Grounds for Appeal 

The owner appealed the hearing decision on the grounds that (1) restitution of 
$25,110 was greater than the cash flow from operations for the entire year, and would 
exceed the budgeted cash flow for the next year, leaving the property at a loss resulting 
in a decrease in services for other tenants at this property, (2) lack of income impedes 
the owner's ability to make necessary capital expenses to refurbish units after they are 
vacated, possibly requiring the owner to shut down the property and cease providing 
affordable housing units to market, (3) the rent increases effective April 1, 2019, and 
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July 1, 2019, were rescinded, (4) the owner provided the tenant with the RAP notice in a 
prior case, T16-0526, and (5), after notification of the tenant petition, they asked the 
tenant if there were any outstanding items that needed repair or maintenance, and she 
informed the management company that there were no outstanding items. 

Appeal Decision 

After arguments and rebuttal made by both parties, Board questions to the 
parties and Board discussion, R. Auguste moved to remand the case to the hearing 
officer to recalculate the restitution so that the amount for March 2019 does not exceed 
100% of the rent and to limit the end date of the restitution period to the date of the 
hearing decision. R. Stone offered a friendly amendment that the hearing officer also 
consider the prior decisions of the Board regarding rent reductions for similar housing 
service reductions so that the decision is consistent with prior decisions, which was 
accepted by R. Auguste. T. Hall seconded the motion. 

The Board voted as follows: 

Aye: T. Hall, R. Auguste, A. Graham, R. Stone, 
Nay: K. Friedman, T. Williams 
Abstain: S. Devuono-Powell 

The motion carried. 

Chanee Franklin Minor 
Program Manager 
HCD/Rent A((justment Program 

CHANEE FRANKLIN MINOR DATE 
BOARD DESIGNEE 
CITY OF OAKLAND 
HOUSING, RESIDENTIAL RENT AND RELOCATION BOARD 
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PROOF OF SERVICE 
Case Numbers: T19-0272, T19-0325 

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, Suite 5313, 5th Floor, 
Oakland, California, addressed to: 

Documents Included 
Appeal Decision 

Manager 
Nevin Iwatsuru, Pama Management 
4900 Santa Anita A venue Suite 2C 
El Monte, CA 91 731 

Owner 
BD Opportunity 1 LP 

-3 J4u-wooasiaeTerrifce 
Fremont, CA 94539 

Owner Representative 
Grayce Long, Dennis P. Block & Associates, APC 
543 7 Laurel Canyon Blvd Floor 2 
Valley Village, CA 90010 

Tenant 
Colleen Jeffers 
7123 Holly Street Unit 1 
Oakland, CA 94621 

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 December 07, 2020 in Oakland, CA. 

-
Brittni Lothlen 
Oakland Rent Adjustment Program 
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02/07/2017 10:12AM FAX 12084680736 FAX l410002;0001 

CITY OF OAKJND 

P.O. BOX 702431 OAKLAND, CA 94612-2043 

Housing and Community Development Department 
Rent Adjustmeflt Program 

;;.... 
-··· ..... -··· .• --···-- ........ ----'-~-.,.-... _____ ..... _ 

TEL(51-0) 238-3721 
FAX (510) 238-6181 
TDD (510) 238--3254 

:wz::::zmr . .It.· . .:.,,. ~ ~ ... , 

HEARING DECISldN 

CASE NUMBER: 

PROPERTY ADDRESS: 

-·□ATlroF HEARING:··.· ·-

DATE OF SITE._INSPECTION: 

DATE OF DECISION: 

APPEARANCES: 

I 
I 

T16 .. 0526, Jeffers v. ~ama _Management 

7123 Holly Street, Nd 1, O~kland, CA 
., 
~ 

Jan~ary 4, 2017 ··· ··-1"~·--·-··-·-······-·····················-

Ja nuary 4, 2017 

January 25, 2017 
ij 

• Colleen Jeffers Tf • · ant 
• ~ • C 

No appe~rane~ by°'···.,. :· . 
~ t 
::.! 

The tenant.petition is GRANTED IN PART. 

INTRODUCTION 
,,,,, ,i,; 

The tenant filed a petition on September 16, 201t, which contests a monthly rent 
increase from $950 to $1,045 effective October 1, 2016.r 

Tf.ie basis for the tenant's petition includes the fojowing: • 

• The rent increase is unjustified or is gre~t-er than 10%; 

• ~.-~ID_-ITJ. :;_:~:/otice_~f the. exist~nce ot·-· the R.ent Adjustment Program 

• . N·o CQ,'M~nt RAP n,ot1ce _wtth notice of . rent increase; 
• Current code violation; 
• Decreased housing services. { 

c__J 

I 

I 
I 
t 
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02/01/201? 10:12AM FAX 12094680736 FAX fill 0003/ 0007 .. 
·•: 

:i 
• •!r . 

The owner did not file a response and did not apJ' ar at the Hearing. 

ISSU§S 

1. Has the tenant received Notice of the Rent Adrtment Program: 

2, Have the tenant's housing services been deer~ and. tf so. by what 

~ercentage o~~ -~~'.al hous~~~-:e(1/ice~ th~t t provkf~ cy t~ ~W:~r? • 

3. Is there a code violation.in the tenant'.s unit? i ~-~-~=-::::'.'!'~ ••• ~---.'f"'=· ·=-"· ..... ······...,,...· .. ·-· __ ••• ~.," 

EVIDENCE ·! 

'.R~ Historv/Noftce of the.l~enf Adi~t-~rogra~, 

!17e tenant testifi~~t tf1ere ~:~~f_fJS~~ ~~tM.:~;~~- A ten~ In unit 
A does. not have a paridng stall and Is paddng iBeg:all,-t{(!J ~1.t1i of:~:-gate next to her 
vehici~ and it is a fire hazard. She -reporte,d -~ to-th*·,manager in August 2,013 but 
nothing has been done. 

Rodent lssoo 

The tenant testified that she had an iss_ue with ·mice in February 2016, and 
repairs to patch holes in her unit were not made until mid-December 2016. ~ 

2 
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02/07/2017 10:12AM FAX 12084890738 
14)0004/0007 

The ~ring Officer ~onductecta site IJJSpe¢tiOO· on J~jfy 4, -2CJ,17l and: noted 
that there ~: a vehicle P•*~ in:-:f(Q.ht o(~ ~(~Fbtlt it ;dfd\ll(lt ~:; ~@·:!If~ a fir~ 
hazard. The tenant has a parking space and etjtjtih~ tQ. pif.k tr,r it.: ·~was no 
laundry room on the~premises. • • ; • • •• • • • • 

~PlftPJNG.s.~.oifFA.CT -ANll.C0NCLU$10NS.OF LAW_ .. 
• -··••.-·• ·•~.·, ·-· .. :.•·- .• -:'>-':·····.--•~---.-.--·--·.:.:·-··.·;·:~·-:·:·:. •· -- : 

I&iit§lutr.ari~J1 fte~~ ... 

The tenanfs monthly base r~nt Is $950.00 and she was current in har rent when 
she filed her petition. She is currently paying $950.00 monthly. 

l· 

The owner has not met his burden of ;prOOf ~,rttiJis:=~'of the RAP to the 
tenant The t.@Mijt has not received the notice «·~:R$_rjtM}~siment Program. Section 
8.22.060 (C) of the Rent Ordinance states the foltowing;: • 

' .: 
~ 

"An owner who fails to give notice of the existence and scope of the Rent 

petition. • • • • 11 .... ~- • 

Tbe rent increase is invalid. The tenant's monthly base rent is $950.00. ~-~ 

Ccxie Violation ln:Tetl§nf.s u:nif ·: 

-1.~·tenan.t·did nat:SU$U.li_n:ttetbur~t-rofp.too.f t~n:llnQ:·Pci'1<~ by·;~tenant in·· 

z~~~::s~::nawr&i,tJ::t!. ~r~;t: ~,=~en~ 
increase. ·it.· 

l O.M.C. Section 8.22.060(A) 
2 0.M.C. Section S.2l.070(H)(l)(A) .f 
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02/07/2017 10:13AM FAX 12094690736 FAX ~0005/0007 

Decreased Housing Services 

Under the Oaktand Rent Ordinance,-a decrease in;:hMing ~~ .. ~ cons.id~d 
!O be an increase ln··rent and may be corre$d bf@J~~t;~i~\/er: •. in e~t 
l~:Y~l'=~ff:; il"f!:~~ 1:U:1'::.:=rSt1~J 
· roviderf ifi :ff - beiWeell 'the.: • e~s~ The tenant nai .tbe •.~n trr: : ·ravin · .: P. . . .. . . •· ·-.......... · ...... ..,. .. ...,,. ·: . p .. •~ ~ .... ,., .. ~:.--.~ ...... -.. p. . g_ 
decreased housfng ·s¢.Nf~''.py @;l)~PQhd~rance of the evidence. The tenant a Isa has·" 

•• .... th'E:Y-ouraen "cit pro·v1ng-·notice'1cirthe--ownet--about··a ·e0mplaint. and the .owner .. rnust be.~,...,,,.. __ . .,..,._~-__,. 
afforded a reasonable opportunity to respond to the complaint: . . 

Mice 

The issue with rodents fn the tenant1s unit was resolved in December 2016. Due 
\~~ 99urt Stipulatron Which pro.vided that the tenant's' monthly rent was $950.00 until 
0.eeer.Jt~f; 2016, no compensation for decreased housing services is granted because 
the issue was resolved in early December 2016. • 

Laum:hy· Ra.Mi. - .. ,. . ~-.. :... ~- .. 

The loss of the laundry room constnutes a loss pf a service that was originally 
provided by the ow11er. 

Based on the totality of the circumstances and considering the total bundle of 
housing services. the value of the decreased housing services is stated in the following 
table. 

-· VALUE OF LOST SERVICES •• :;..:i.---· 

.. 

Service l..ost From .. --~ To Rent % Rent Decrease ~o . Overpaid I· 
~ ·1 Decrease /month Months. 1 '! 

(p 
~ .. '.::.-· - ~ ..... ~~ .. 

·' ,;t~ 

· • i 2/ I /'.. ~ •• 
~: .. 4!. 

$950.00 

,_, 
Ir, :,· . :,. 

,I 2%' $40.00 Laundry ~uom 1/!7 
,., 

$20,00 2 

f TQTAL _LOST SERVICES $40 .. 00 

~ O.MC. Section 8.22.070 (F) 

4 
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02/07/2017 10: 13AM FAX 12094690736 FAX raJOOOG/0007 

1. The rent over payment is amortized a$ follows: 
·-- - .... . •·· .. 

Base Rent .. -: ~,$950.0.0 
---•·-•· ,. • • .,.•:.-:,_,-• •-•· ~---·••••~•-::; I 

-40.00 . ~' 

-rent overpayments for past i 

decreased housing service $40.00 

-current deprea~ housing service- - $20.00 
laundry room $20.00 

........... ., ... , ...... , ........ ,>' .... , .... _________ ,.. ____ .,.. ··- ............ ..._ ••••.•••••••• •.- ....... -·· .. _____ .,, __ ·- •• -··- • --··-•-· ........ _. ··-····-.. ,·,--- ........ - . 

. . .... 

.fl 
} Rent pavme'ntfur Feb ruarv 2017 $890._00 
:: Rent payment commencing March $930.00 

2017 
,} 

,. 

2. Whfln the owner ~ores the laundry room he may increase the tenant's rent 
by $20~oo upon proper notice in acc9tdance with Section 827 of the CaHfornia 
Civil Code. 

3. The .owner:•y increase the tenant's renfatter: si,x ~ths':tt~ service of the ••• 
City's form ·Not!qe of the existence of the Rent 1\dj~t Program and Section 
827 of the California Civil Code. 

4. -Rifflitt9:~ This decision is the final de~ision of the Rent Adjustment 
Program Staff. _Either ~ may ~ppeal lhi$. deqisio,n.s:by fUing ~. ~eriy 
qomJ>Ieted .. appe.aK~ing ·tt form p(OV~~ '~Y ~~~·-~. At1justment iP,Jogram. 
Th~_.·:t~f m~' ~ re~-·ed within tw.e.~· '(?O) Ei~~ ;@~~~~~ ·of tne 
deGisimt; tt..::st•:;9.f" ~ce is shoWi\.~ thtt attached P"ra.of ·fjf~~iQe. ff the 
Rent Adjustment Office is closed on the last day to file, the appeal may be filed 

onthe,nextbusinessday. M. ~-. 
... : . _; ·.~· ' . • . • _. .= • , • • ~-

}?_ -:_: t .. ,,:.;L~ -.) >.,:_ -. • ----. . . 
Date: January 25, 2017 ~Aiitifit~-i",'""-1/~ .. ii.E~- • 

Senior Hearing Officer 
Re~t Adiustment Program 
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02/01/2011 10:13AM FAX 12094890736 FAX 

•. 

l>;RQOB':OEffiSBYJCE:· 
Case Number T16-0526 

I am a resident of the State of CalifomMI m: .. ~t~igh~ y~f;p:'S of ;me. I arr{not a party to 
the Residential Rent Adjustment Prograni-·case listed abt>ve. I am ettiploy~d iii' Alameda 
County, California. My business address is 250 Frank. H. Ogawa Plaza, Suite 5313, 5th 
Floor, OaldaruL Cali.fomia 94612. • .. 

fl!0007 /0007 

• ··-~Today,+served~the-·attached-Hearing.Decision .by-placing~aJru~-cop)'-OfJUaa ~-.. ::-·,-::---:---::--:-·-:---. --~-----·-•···-.. ..,.-
auied enveio ,fia: Cif;y· of Oalilaud mail collectio.a·. ·: ·"•-;• •••• _~W;fof. ailing OD the • • • 
~iw·: date ~l.~~ ... H. oi~wa·Pl~; a:.-sn:17,t;,;;,t,a':.and, 
California, addressed to: • • • 

Tenant Owner 
Collen Jeffers Pama Management 
7123 Iiolly St# 1 625 Oak St ~t 02 

_____ Oakland, CA 94619 ___________ -·-·----·---_f -~~n,.Q~\~?~9_2_ 

~£i&ili:EE:i9fion 
l~ostafSemce on t11at:•(f.ay :wnh fii'$.l¢~~ postage th~n fully prepaid in the 
occlinacy course of bm,iness. • • 

I declare uuaer penalty of perjury under the law 
is true ap.d correct. Executed on February 0 1, 20 
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1 Ubaldo Fernandez 
2 East Bay Community Law Center 

2921 Adeline Street 
3 • Berkeley, CA 94703 

Phone: (510) 548-4040 
4 • Fax: (510) 548-2566 

5 ufernaudez@ebclc.org 

6 •. Attorneyfor DefendantCollee11 Jeffers .. ---~~~--:-------~~--,--,::--~----:"".:~~~~.........,-

7 

8 

10 

SUPERIOR COURT OF CALIFORNIA, COUNTY OF ALAtvfEDA 

RENE C. DAVIDSON COURTHOUSE-LUvfITED JURISDICTION 

11 •• BD OPPORTUNITY 1 LP, 
NO. RG 16 817 152 

12 

13 

15 

16 

17 

18 

19 

20 

21 

. 

.... V.; 

Ct>LLEEN JEFFERS, ,. 

Plaintiff, 

Defendant. 

STIPULATION 

AND 

COURTORDERTHEREON 

PlaintiffBD OPPORTUNITY 1 LP, and Defendant COLLEEN JEFFERS hereby 

: • stipulate and agree: 
22 

2J 
l. The parties to this Stipulation are PlaintiffBD OPPORTUNITY l LP, and Defendant 

COLLEEN JEFFERS. 

2. The subject premises of this case and Stipulation is 7123 Holly St. Apt. l, Oakland, 

CA'9462l. 

24 

25 

26 

27 

28 

3. The rent for the subject premises is $950 per month and is due each month on or before 

the 5th of the mont11. 

Stipulation and Court Ordet Thereon 1 
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1 4. Within 5 days of email transmission of this stipulation signed by Defendant to 

2 Plaintifrs counsel, Plaintiff shall send to Defendant c/o Ubaldo Fernandez at East Bay 

3 ·community Law Center, 2921 Adeline Street, Berkley CAt 94703 a copy of this stipulation 

4 signed by Plaintiff and counsel for Plaintiff. 

s 5, Plaintiff waives all claims to any rent they may be owed up to July 31, 2016. Rent for 

0 ... !!lt:mgn!ti~ prior_t9 -~~1-9.-j11~l~ding July, 2016 is deemed paid or waived 
~ ••• ... •••• -• -•-. •-•. ••~ .. •• -~•-.•~•• • •••••••• •.'•., •• •• ••·• n••.-•• ,C ••~••• ••• __ , ,~.,. .. ,...,4 - • ••t •• --~~.- ,--•~"•• ~ •••• •,_...,.,..,.., •. .,.., ••- • _.. -•• .... ,.., .... ,,._,,. •• ................ ,,..,_.,...,_,, ,,,._.. 

1 6. Plaintiff shall provide receipts for all rent payment.s made for the duration of the 

e tenancy. 

9 7. Provided Plaintiff performs the conditions of paragraph 5 and 6, above, Defendant 

10 sh~ll pay rent on or before the date it is due for the months of August 2016, September 2016, 

11 October 2016, and November 2016. 

13 • payment referred to in paragraph 7, above. 

14 9. The parties agree that Plaintiff shall not seek possession of the unit 011 the basis of 

1s .nonpayment of rent so long as Defendant complies with all of the tenns of this Stipulation. 

16 Pr9vided Defendant perfonns the conditions of paragraph 7 > above, Plaintiff will not file any 

11 additional unlawful detainer action on the basis of nonpayment of rent before December 2016. 

1 a 10. Defendant will be restored as a tenant in good standing upon making all payments 

19 referred to in paragraph 7 of the complaint 

20 11. If Defendant fails to make a payment as required by paragraph 7, above, Plaintiff 

21 shall be entitled. upon 48 hours> written notice, to be taped to the door of the subject premises, 

22 • _and upon 48 hours' fax notice to Defendant's counsel at (510) 548-2566, to apply to the court ex 

2 3 parte for a immediate judgment for possession of the subject premises, for a writ to immediately 

2 4 '.iis5:1e thereon for possession. of the subject premises, and for reasonable attorney, s fees for all 

2s ::rea .. sonable work necessary to enforce the terms of this agreement. Such ex parte application by 

26 , Plaintiff shall notify Defendant of the date, time, aud department of the Alameda County 

2, Superior Court where Plaintiff shall apply for judgment. In the event that Defendant makes t11e 

28 

Slipalation and Court Order Thereon 2 
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. 
; 

1 ~ mi~sed payment within 48 hours of its notice, Plaintiff shall not apply for judgment Instead. 
l 

2 t Plaintiff shall withdraw this application immediately. 

l 11. If Plaintiff fails to fulfill its promise of paragraph 8, above, Defendant shall be 

4 entitled, upon 48 hours' written notice via email to Plaintjfr s com1sel at 

s HGLongAtty@fastevict.com, to apply to the court ex parle for an immediate dismissal and for 

•• 6 •• judgmentfor.reasonable.attomey~s.J~s_(Q.r..a.UJ~Q~~~J~.~Q~fJ!~.cess~ry to enforce the~erms or ........ __ . __ 

1 • this agre.ement Such ex parte application by Defendant shall notify Plaintiff of the dat.e, time, 

8 and department of the Alameda County Superior Court where Defendant shall apply for 

9 : Judgment Defendant agrees to proceed immediately for judgment referred to herein. 

10 :: // • 

11 ; II : 
; 

-T2~, 71:'~-

13 II 

14 • fl . 

15 : // 
16 II 

17 II 

18 .II 

19 11 

20 'II •. 

21 II ~, 

22 ./I . 

23 II 

24 II 

25 : // 

26 l/1 
r 

21 II 

28 II 

• Stipulation and Court Order Thereon 3 
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1 ; 12. The parties stipulate that tl1is case shall remain pennanently masked. 

2 • 13. This document may be executed in counterparts. Facsimile signatures shall be 

3 treated as originals pursuant to California Rule of Court 2.305 and all other applicable laws. 

4 

s 

14. This is the entire agreement. 

6 .. D~te:. 
·~ .. ~ .... -.~-·--·-.... ~ ....... ~ ...... ··'-=-··· ~ .... ~ ........... ~ .. , ..... ~--.::D:;.;::;;:a~:,:..,...:. \_\ ~~-..\.l.~-=·-.. ~~-~---------

7 

8 f ~~d- ... .•.... ; . ,: 

9 Colleen Jeffers 
Defendant 

BD Opportunity 1 LP 
Plaintiff 

10 

11 

13 

H 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

26 

21 

26 

Ubaldo Fernandez 
Att~mey for Defendant 

H.G. Long 
Attorney for Plaintiff 

IT rs HEREBY ORDERED THAT TIIIS STIPULATION IS ACCEPTED FOR FILING AND 

TIµT THE COURT WILL MAINTAIN JURISDICTION OVER ITS TERMS PURUSANT TO 

C.C.P. SEC. 664.6. 

Dated: ....... ____ ....__ 

JUDGE OF°'TIIE ALAMEDA COUNTY 
SUPERIOR COURT 

THIS CASE SHALL REMAIN PERMANENTLY MASKED. 

ORDER TO SHOW CAUSE SET FOR DECEMBER 5, 2016 at 9:00 AM in 

DEPARTEMENT 511. IF DISMISSAL OR JUDGMENT HAS BEEN ENTERED, NO 

APPEARANCE IS NECESSARY. 

Stipulation and Court Order Thereon 
{ 
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EAST BAY 
COMMUNITY 

LAW CENTER 

July 29, 2016 
Via U.S. Mail 

H.G. Long 
Attorney at Law 

~- ......... , ........... ~ ..... ~.,-.,--· ·-~·· ..._... __ ~ •.•• "!'"' •••. A74-Wr• Orange Show~~-~~----~----,---:-----~---~·-•-=-··•~ .... ~--·~·····~--~~-------. ........................ "'!!" .... - .... "!"' .............. . 

San Bernardino, CA 92408 

Re: BD Opportunity 1 LP i1• Jeffers 
Alameda County Superior Court case no.: R G 16 81 7 152 
Settlement Stipulation 

Dear Ms. Long: 

. _Enclosed_pleaseJind_a check_foJ'.$3,800, amounting.to Ms. J effers~rentfor--- •·-······-·-...... . 
August 2016, September 2016, October 2016, and November 2016 at $950 per month, as 
per Paragraph 3 of the settlement Stipulation. As this includes Ms. Jeffers' final payment 
referred to in Paragraphs 7 and 8 of the Stipulation, please dismiss this case within five 
days!J as required by Paragraph 8. 

Ms. Jeffers' next rent payment will be on or before December 5, 2016. 

S~~ncerely,.... ~· .. 
' . . 

Claire Oxford • • · •• ·· •••. •·· 

Student Intern 
Supervised by Staff Attorney Ubaldo Fernandez 

292f Adeline Street, Berkeley. CA 94703 
I 510.548. 4040 f S 10.548.2566 WWW .ebclc.org 
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Ubaldo Fernandez ------~-~=""'' ___ ,.... _______________________________ _ 
,, 

From; 

Sent: 
To: 
Cc: 

Subject: 

Ms. Long, 

Claire Oxford 
Thursday, July 28, 2016 12:32 PM 
HGLongAtty; FastEvict23@fastevict.com 
Ubaldo Fernandez 
Rent Payment for BD Opportunity 1 LP v. Jeffers (RG 16 817 152) 

We have a client trust account for Ms. Jeffers 1 rent and are writing to confirm that is OK for us to send Ms: .·.-... __ ... .z ----•1• 1--

Jeffers 1 rent payments to your office and made out to 11H.G. Long and Associates11
• tf that is OK1 I will mail a 

check for her rent to H.G. Long & Associates, 474 W. Orange Show RD, San Bernardino, CA 92408. If it is not 
OK, please advise me on where and to whom I should mail the check. Please also advise to whom the check 
shouid be made out. 

If we do not hear from you by the end of the day, we will send out a check to you tomorrow. 

Best 

Claire 

Claire Oxford 
Clinical Student 
Supervised by Staff Attorney Ubaldo Fernandel 
East Bay Community Law Center 
2921 Adeline Street 
Berkeley, CA 94703 
t: 510-548-4040 

e: cg_~~rd@ebcfc.QfJl 

15 Years of Justice tll ruugh 
Education a.ud Advocacy 

CONFIOENTIALJTY NOTE· Thus t:1-msil and any attachments are COllfidet1lieJ and may be protected by leg81 p/ivlfege. /f you are not the inlended 
,ec11Jren1. be aware ther any aiscfost1fl1. copymg, cfistrtbution ar use of this e:..mail or any attoo,hment ,s prohibited. tr you ha.ve recerved tn;s e•mai1 m error. 
please nct,fy us immed,alety by recuming it to the $ender and deleUflhis copy ftom your system. Thank you.for -;our caopar:alion. 

000168



PAMA NiA_NA(3ElVi~NT INC. 

26 August, 2019 

City of Oakland Rent Adjust Program 

Keith Mason 

250 Frank Ogawa Plaza, Suite 5313 

Oakland, CA 94612-2034 

RE: Case No T19-0272 Jeffers v BO Opportunity 1 LP 

Dear Mr. Mason, 

4900 SANTA ANITA AVE., SUITE 2C 
EL MONTE, CA 91731 

(626) 5 7 5-30 7 0 
FAX (626) 575-7817 
FAX (626) 575-3084 

BAE # 01998265 

Enclosed are documents being mailed to Ms. Colleen Jeffers (tenant) for a new rent increase effective 
~--ocrnoer1;-2019~:rnepreviousrenfincrease~Wnictrisoeingpeutionec1 oytfieteffant;nasoeen 

rescinded. 

Please inform us what needs to be done to formally' rescind the rent increase being petitioned, case no 

T19-0272. 

You may contact us at 626:..575~307() ·x226 or email (preferred).nevio@P.amamijt;cont~ 

~j;p 
Pama Management 

·-~-.-=·· 
i, 
-:,i 

-~· .. 
·-~ 
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r

FAWAMANAGEMENTIN 

26 August, 2019 

4900 SANTA AANTA AVE., SUITE 2C 
EL MQNTE, CA 91731 

(626) 575-3070 
FAX (626) 575-7817 
FAX (626) 575-3084 

B R E # 01998265 

Colleen Jeffers 

7123 Holly St 
Oakland, CA 94621 

N.: s ...,......:.... ..~.o...« ............. .....•.w~.,..:........««c,.......,..uw.n....-......,.k•......~...~:. ~ ..+c....._w,+r....,Y. ,>,.....,...~—. 

RE: New Rental Increase 

Dear Ms. Jeffers: 

;Enclosed with this letter is a new rental increase that takes effect on October 1, 2019. The previous 

increase that was proposed for July 1, 2019 is rescinded. Also included is the Notice to Tenants of the 

Residential Rent Adjustment Program 

This new increase utilizes banking for a deferred CFI limited rent increase that-was not given in 2018: 

The city form which calculates banking titled Calculation of Deferred CPI Increases (Banking) is included. 

Please note, the move-in date is not relevant, the new effective date was October 1, 2017. 

Approval from the City of Oakland is not needed to increase rent based on banking. A copy of this rule is 

included. 

A representative of Pania Management should be scheduling a date to inspect your unit to assess the 

condition. If any repairs or maintenance items are needed, please inform the representative. 

If you have any questions or inquiries, please contact us at 626-575-3070 x226 or email 

Neyfih@parhg: #.tft 

Thank you 

4 41"~ 
Pama Management 

(-.t 
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CITY OF OAKLAND 

P.O. BOX 70243, OAKLAND, CA 94612-2043 0 1
% 

Department of Housing and Community Development TEL 10) 238-3721 
Rent Adjustment Program FAX 10) 238-6181 

TDD 10) 238-3254 

NOTICE TO TENANTS OF THE RESIDENTIAL, RENT ADJUSTMENT PROGRAM 

• Oakland 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.._...,._-.-

 

47 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 capital 
improvements and operating expense increases. For these types of rent increases, the owner may raise your 
rent only after a hearing officer has approved the increase. No annual rent increase may exceed 10%. You 
have a right to contest the proposed rent increase by responding to the owner's petition. You do not have 
to file your own petition. 

e Contesting a Rent Increase; You can file a petition with the RAP to contest unlawful rent increases 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 notice of rent ------ --- -- - — — --

 

- --- increase; or (2} within 10 days of thie noticeof rent' increase if this Notice to Tenants was not given with 
the notice of rent increase. If 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 at the Housing Assistance 
Center: 250 Frank H. Ogawa Plaza, 6th Floor, Oakland and at: 

• If you contest a rent increase, you must pay your rent with the contested increase until you file a petition. 
If the increase is approved and you did not pay the increase, you will owe the amount of the increase 
retroactive to the effective date of increase. 

* Oakland has eviction controls (the Just Cause for Eviction Ordinance and Regulations, O.M.C. 8.22) 
which limit the grounds for evictions in covered units. For more information contact the RAP office. 
Oakland charges owners a Rent Program Service Fee per unit per year. If the fee is paid on time, the 
owner is entitled to get half of the fee from you. Tenants in subsidized units are not required to pay the 
tenant portion of the fee. 

+ Oakland has a Tenant Protection Ordinance ("TPO") to deter harassing behaviors by landlords and to give 
tenants legal recourse in instances where they are subjected to harassing behavior by landlords (O.M.C. 
8.22.600). (City Council Ordinance No. 13265 C.M.S.) 

• 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 

TEPI 9"' 1511 0 ' :lPC3 DISGL491*19 
a Smoking (circle one) IS or IS NOT pennitted in Unit , the unit you intend to rent. 
• Smoking (circle one) IS or IS NOT permitted in other units of your building. (If both smoking and non-smoking units 

exist in tenant's building, attach a list of -units in which smoking is permitted.) 
• There (circle one) IS or IS NOT a designated outdoor smoking area. It is located at 

I received a copy of this notice on 
(Date) (Tenant's signature) 

ARM-* ( A ) o --R (510) 238-3721 %Z~mtl*o 
La Notificacion del Qerecho del Inquilino esO disponible en espanol. Si desea una copia, Marne al (510) 238-3721. 

Revised 2/10/17 Z_ 
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CIUDAD DE OAKLAND 

P.O. BOX 70243, OAKLAND, CA 94612-2043 
Departamento de Desarrollo Comunitario y Vivienda 
Programa de Ajustes en el Alquiler TEL. (510) 238-3721 

FAX (510) 238-6181 
TDD (510) 238-3254 

AVISO A LOS INQUILINOS DEL PROCRAIVIA DE AJIUSTES EN EL ALQUILER 
RESIDENCIAL 

• Oakland tiene un Programa de Ajustes en el Alquiler (Rent Adjustment Program, RAP) que limita los 
aumentos en el alquiler (Capitulo 8.22 del'Cbd go MunicipaL"&0  klaiid) 'y ciilire i'la rriayoria de las 
unidades residenciales en alquiler eonstruidas antes de 1983. Para mas informacion sabre las viviendas 
eubiertas, contacte a la oficina del RAP. 

• A partir del V de febrero de 2017, un propietario debe presenter una petici6n ante el RAP pars todo 
aumento en el alquiler que sea mayor que el aumento general anual en el alquiler ("aumento CPI") o 
permitido que los aumentos en el alquiler scan "invertidos". Estos incluyen mejoras de capital y aumentos 
en los gastos operatives. En to que respects a este tipo de aumentos, el propietario puede aumentar su 
alquiler solo despues de que un funcionario de audiencia haya autorizado el incremento. Ning' n aumento 
anal en el alquiler podra exceder el 10%. Usted tiene derecho a disputar el aumento en el alquiler 

--- —propuesto-rasp©ndiendo-a-la petie-i6n-del-propietano.- No-es-indispensable-que-usted-presence-su propia-- - — ---- -

 

peticion. 
Como disputar un aumento en el alquiler: Puede presentar una petici6n ante el RAP pars disputar 
aumentos ilicitos en el alquiler o la disminucion de servicios en la vivienda. Para disputar el aumento en el 
alquiler, debe presenter una peticion (1) en un piazo de (90) dias a partir de la fecha del aviso de aumento 
en el alquiler si el propietario tambi6n. proporciono este Aviso a los Inquilinos con la notificaci6n del 
aumento en el alquiler; o (2) en un plazo de 120 dias a partir de la fecha de recepcibn del aviso de aumento 
en el alquiler si este Aviso a los Inquilinos no fue entregado con la notificaci6n de aumento en el alquiler. 
Si el propietario no entreg6 este Aviso a los Inquilinos al inicio del periodo de arrendamiento, debera 
presenter una solicitud en un plaza de (90) dias a partir de la fecha en que recibi6 por primers vez este 
Aviso a los Inquilinos. Encontrara informaci6n y formularios disponibles en la oficina del RAP en el 
Centro de Asistencia de Vivienda: 250 Frank H. Ogawa Plaza, 6° Piso, Oakland; tambien puede visitar: 

+ Si usted disputa un aumento en el alquiler, debe pagar su alquiler con el aumento disputado hasta que 
presente la petici6n. Si el aumento es aprobado y usted no to pag6, adeudara la soma del incremento 
retroactive a la fecha de inicio de vigencia del aumento. 

• Oakland tiene controles de desalojo (Ordenanza de Desalojo por Causa 7usta y Reglamentos, O.M.C. 8.22) 
que limitan los motivos de desalojo en las viviendas cubiertas. Para ma's informaci6n contacte la oficina 
RAP. 
Oakland les cobra a los propietarios una Tarifa de Servicio del Programa. de Alquiler (Rent Program 
Service Fee) por vivienda al afio. Si la tarifa se paga a tiempo, el propietario tiene derecho a cobrar la mitad 
del costo de esta tarifa at inquilino. No se requiere que los inquilinos de viviendas subsidiadas paguen la 
porci6n del inquilino de la tarifa. 

• Oakland posee una Ordenanza de Proteccion al Inquilino (Tenant Protection Ordinance, TPO) para impedir 
el comportamiento abusivo por parte de propietarios y para ofrecerles a los inquilinos recursos legales en 
instancias donde han sido victimas de comportamiento abusivo por parte de propietarios (O.M.C. 
8.22.600). (Ordenanza del Concejo Municipal No. 13265 C.M.S.) 

• El propietario tiene no tiene permitido establecer el alquiler inicial de esta vivienda sin 
limitaciones (par ejemplo, de conformidad con la Ley Costa--Hawkins). Si el propietario no tiene permitido 
establecer el alquiler inicial sin limitaciones, el alquiler vigente cuando el inquilino anterior desaloj6 la 
vivienda era de 

Modificado el 10 de febrero de 2017 
HCDrap201702b SP 
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INFORMACION A LOS IN UILINOS SODRE LAS POUTICAS PARA FUMADORES 

• Fumar (encierre en un circulo) ESTA. o NO ESTA permitido en la Vivienda la vivienda que usted 
pretende alquilar. 

• Fumar (encierre en un circulo) ESTA. o NO ESTA. permitido en otras viviendas de su edificio. (Si hay disponibilidad 
de ambas viviendas, fumador y no funiador, en el edificio del inquilino, adjunte um lista de las viviendas en donde se 
permite fumar.) 

• (Encierre en un circulo), HAY o NO HAY w kea designpda al Aire libre Para fitmar. $e e.ewnfra en 

Recibi una copia de este aviso el 
(Fecha) (Firma del inquilino) 

kiff Mj%  (PLAN) a*ktlR (510) 2.38-3721 4 

La Notificaci6n del Derecho del Inquilino est6 disponible en espaRol. Si desea una copia, flame al (510) 238-3721; 

Modificado el 10 de febrero de 2017 
HCDrap20 1702b SP `T" 
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Jeffers Timeline 
Tenant Complaint Date . Item. Repair Date 11tem(RAP = Cl of Oakland Rent Adjustment Pro ramt / Tenant:= Wleen Jeffers), tteievant Files . . 

  

05/22/2016 Repaired damaged drywall, baseboards, bathroom door. Applied mildew treatment. Replace 2016-05-22 Unit Repairs.pdf item 1 

  

toilet, kitchen faucet, kitchen range hood, new bathroom ceiling fan, wall furnace 

    

thermostat, and P trap piping for kitchen sink.,New paint and baseboards. j 
K 

  

05/31/2016 1 oach treatment to all six units 2016-05-31 Pest Control, df Item 2 

 

07/26/2016 .5 t1pulation filed, See ledger card for proof of rent credited, Unlawful 80682 detainer 17152 2016-07-26 Stipulation, 2020-12-22 ledger card Item 3 

 

07/29/2016 Payment proof for the adjusted rent 2016-07.29 Confi oration of:Rent Pa ment per Stipulation Item 4 

 

10/14/2016  Viola tion for unpermitted windows and broken windows, rodent infestation, and hole in 2016-10-14 Vioiaf
{
on and Appea(.pdf item 5 

  

wall. Violation was appealed and re-inspected (according to page 10 of document) on 2016-10-14 Violation and Appeal (2).pdf 

       

11/02/2016 Rodent and Rest control service to all units 2016-11-02 Pest Control.. df Item 6 

i 

01/04/2017 Housing and Community Development Dept, Rent Adjustment Program Hearing Decision 2017-07-04 T164 26 Hearing Decision Item 7 

 

10 11/2017 Periodic est,and.rodenttreatment._. _' . 20.17-10-11 Pest gontrol.pdf Item 8 

 

11/08/2018 Bought 3 sets of blinds,'-instailed 3 blinds, installed 3 smoke/CO detectors, installed bulbs, 2018-11-8 Unit M'aintenance.pdf 
t 

Item 9 

 

..... replaced 4 door knobs, cleaned trash. in Spanish) 

   

1/30(2018 Ali.units had their smoke/CD detectors ins ected in S ,anish 2018-11-30 Ins e t Detectors. df Item.10 
. _......... . 

 

02/14/2019 Pest _Control/fumi ation - 2019-02-.14. Pest Control.pdf...-. Item 11 

03/10/2019 03/12%2019 Broke concrete and ins ected: as lines far a artment building.(in.S anish). !. ...- 2812-03-12..Gas 
. 
1jne_'f6s"jie4i0n.pdf : Item 12 

 

03/1512019 Pest Control . _........ 2p19-03-15 Pest Control. df item 13 

03/10/2019 03/21/2019 Replaced gas lines/pipes, earthquake shut-off valves, water heater (w/ earthquake straps, 2019-03-21 Gas Line Repair.pdf Item 14 

  

shut-off valve, tap line, and supply lines), and venting for water heaters. Supervisor stated 

     

the downtime for the gas was 7 days, but if the tenant stated they reported We Issues on 

     

3/10/19 and the referenced report shows 3/21/19, it would be 12 days. 

   

03/25/2019 

 

City violation was issued for broken window, wall above entry door has water intrusion City Violation Surnmary.pdf Item 15 

  

damage, front security door is damaged, and bathroom ceiling fan is not working properly.; 2019-03-25 Violation.pdf 

   

City records show it was abated 

    

We are missing the documentis) that show when this was corrected 

   

06/12/2019 Pest control services to all. unit$ . 2019-0642 Pest Control. df . . Item 16 

 

08/26/2019 

 

October Rent Banking & Letter to RAP.pdf Item 17 

  

Letter mailed to RAP and tenant stating the rent Increases effective 4/1/19 and 7/1/19 have RE Case T19-04SS.msg 

   

been rescinded: Letter included RAP notices and banking calculations. No proof of signatures 

    

on application form due to PDF file conversion and signing after scanning (technical error). 

    

The rent increase effective 10/1/19 would be relevant to case T19-0455. M10272 and T19-

     

0325 have had their,rent.increases rescinded, and that w%$S!pmunicated to-RAP 
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09/06/2019 I 2019-09-06 Pest Control & Painting.pdf Item 18 I 
Pest control services to unit. Cabinets, walls, and ceiling painting - two layers. All of tenant's 

belongings were covered as to not damage them. Covered all holes in the w}311s (in Spanish). 

It was noted verbally by supervisor and contractor that it has been very difflult to gain 

entrance to the unit to perform follow up work due to tenant not present, ~enia! of entry, 

and apartment being messy with trash and belongings in the W'iJY ·• ... -: ... 

<10/02/2019 Spoke to tenant about rescinding 4/1/19 and 7 /1/19 rent increases. Also coryfirmed verbally Item 19 
with tenant, twice, if any outstanding maintenance items remained - tenanti confirmed :, 

nothingwas outstanding 

03/12/2020 New window i 202.0-03-12 Window.pdf Item 20 

03/13/2020 installed new building address numbers, new fence wood, picked up trash, change some 2020-03-13 Property Maintenance.pdf Item 21 

door knobs 

<6/30/2020 <6/30/2020 Unclogged the tub drain i 2020-June Plumbing.pdf Item 22 

07/13/2020 Fumigation of unit. A thorough and complete fumigation was not possible sipce tenant left 2020-07-13 Unit not cleaned for fumigation (2).mp4 Item 23 

trash and belongings throughout apartment 2020707-13 Unit not cleaned for fumigation.mp4 

08/11/2020 Two new windows l :2020-08-11 Winclow,pdf !tern 24 
[ 
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CITY OF OAKLAND 

DALZIEL BUILDING• 250 FRANK H. OGAWA PLAZA. SUITE-5313 •OAKLAND.CALIFORNIA 94612-2034 

Housing and Community Developme:Qt Department 
Rent Adjustment Program 

HEARING DECISION 

TEL (510)238-3721_ 
FAX {510) 238-6181 

CA Relay S~ce 711 

CASE NUMBER: T19-0272, Jeffers v. BD Opportunity 1, LP 
T19-0325, Jeffers v. BD Opportunity 1, LP ./. 

PROPERTY ADDRESS: 7123 Holly Street, Unit 1 
Oaldand, CA · 

DATE OF HEARING: November 7, 2019 

DATE OF SUBMISSION: November 21, 2019 

DATE OF DECISION:· January 21, 2020 

APPEARANCES: Colleen Jeffers, Tenant 
Xavier Johnson, Tenant Representative 
Cbristina Micciche, Owner Representative 

SUMMARY OF DECISION 

The Tenant's petition is granted. 

INTRODUCTION 

The tenant filed the petition, T19-0325, on June 24, 2019, which contests a rent 
increase effective July l, 2019, raising the rent from $951.39 to $1,018.16, and a 
rent increase effective April 1, 2019, raising the rent from $951.39 to $1,046.00 on 
the following grounds: 

• The CPI1 was calcul~ted incorrectly; 

1 Consumer Price Index 

30 
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• The increase exceeds the _CPI Adjustment and is greater than 10%: 
• The rent increase was not approved and exceeded the banked· increase;.,< 
• No Notice to Tenants of the Residential Rent Adjustment Progr~ • 

Notice (RAP Notice) at Inception or 6 Months Prior, and 
• Rent Increase Violates State Law. 

The petition also alleges decreased housing servi~es and indicates that she has 
never received a RAP Notice. 

The tenant filed the.petition, T19-0272, on April 29, 2019, which contests a·rent 
increase effectj.ve April 1, 2019, raising the rent from $951.39 to $1,046.00 and a 
rent increase effective October 1, 2017, raising.the rent from $930.00 to $951.39, 
on the follow~g grounds: 

• The CPI was calculated incorrectly; --
• The increase exceeds the CPI Adjustment and is greater than 10%: 
• The rent increase was not approved and exc~eded ~he banked increase; 
• No RAP Notice at Inception or 6 Months Prior; and 
• Rent Increase Violates State Law. 

The petition also alleges decreased housing services and indicates that she has 
never received a RAP Notice. 

The owner only filed a timely response to the tenant petition in Tl9-0272. The 
o~er did not file an Owner Response to the tenant petition in Tl9-0325. 

JI 

ISSUE(S) PRESENTED 

1. ·When, if ever, was the tenant given the RAP Notice? 

2. What is the allowable rent? 

3. Has the tenant suffered decreased housing services? 

4. If so, what, if any, restitution is owed to the tenant, and how does that impact 
the rent?. 
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-EVIDENCE 

Rental History 

The subject unit was rented by the tenant in February 2013, at an initial rate of 
$950.00, per month. The tenant testified that she did not rece~ve a RAP Notice· at 
the inception of her tenancy. She also testified that ·she did file a petition with the 
Rent Adjustment Program, previously .2 After receiving the de~ision· in th~ prior 
case, tj:ie tenant paid $93Q.00, pursuant to the decision. The tenant has not received A 
any rent increase notices from the owner, indicating that the coriditio~s have been 
restored. 

1he tenant testified she rec·eived_ the· following Notices of Rent Increase·3 

• $930.00 to $951.39, effective October I, 2017; 
···-····-··-·········-·· ---•-$95l.39-to·$l,046;00,-effeetive-April--l~ 2019;-~-

• $951.39 to $1018.16, ~!!~£tive Jul • -1 2019; and 
/• $951.39 to $1018.16, effective October 1, 2:--;:::--0-x--.• -~ 

The tenant testified that she is currently paying $1,o"18.16 and has done -_or 
two months. The tenant testifi~d that she also paid $1051.39 per month for rent as 
well. The tenant testified that while she could not remember exactly what months 
she paid what amount, she did have receipts for some of her renfpayments. 4 The 
rent receipts indicate that the tenant made the following rent payments: 

Date of Amount of 
Receipt Receipt 
02/2/17 $ 950.00 
04/03/17 $ 930.00 
07/02/17 $ 930.00 
10/02/17 $ 930.00 

$ 951.50 
06/24/18 • $ 951.39 
11/29/18 $ 951.56 
12/23-/18 $ 951.56 
02/23/19 $ 951.56 

2 Tl6-0526, Jeffers v. Pama Management 
3 Exhibit A. This Exhibit, and an other Exhibits to which reference is made in this Decision, were admitted into 
evidence without objection 
4 Exhibit B. 
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been addressed siv.ce the leak. The tenant further testified that a couple of months 
ago, the property owner sent someone out who painted the kitchen cabinets. The 
tenant testified _the cabinets wer:e painted without cleaning -anq that as a result, 
some of the cabinets are different colors. She admitted that she's reluctant to have ' 
guests because of the condition of the cabinets. She also testified that she is still 
getting leaks a~ recently as a fe:w days ?efore the h~~g. She r:ported a _few days·. J
before the heanng· that she went to retrieve something m the cabmet, anq. it was .,,.._ 
wet. ·she reported this instance to Rosie, the agent of the owner. )( 

' - ~ 
Windows 

The tenant testified that the front-facing windows are not properly sealed and.that 
they let in car exhaust and cold air. The teriant testified that she first noticed the • 

·=~;~:~~~::y~ ~~!n~ t::~;~~~t :e ;:!e:h::g~~e~~~:p;o;~*~ 
~witfdows~, except for hers. As a result; sliehas difficUlty breallifug.~ ·~ ~, ~1t!y ~ 

The Notice of Violation, dated March 26, 2019, includes a violation for the front ,fr'/ 
bedroom window, next to. the parking lot.9 )k ~ . · rifr\J 

Infestation 

The tenant testified she noticed the roach infestation and reported the condition. 
She reported that the property owner had someone coming out spraying, b:ut that . 
they only spray one unit. She has not noticed a decrease in the infestation. 
Additionally, there is a rodent infestation. She was unable to recall the number of 
mice she has seen in the unit. The tenant testified that she sees a mouse almost 
every other day. 

The subject unit was inspected by the Alameda County Health Care Services 
Agency, Vector Control Services District The Request for Services, dated 
October 4, 2019, indicates that the inspection revealed signs of cockroaches as well 
as mice droppings.10 >{ . 

II 

9 Exhibit D .. 
10 _Exhibit E. 
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Rebuttal testimony 

_The ownet' s representative offered rebuttal testimony. She testified that she did 
not know the amount of rent the tenant was paying. She testified that she is a 
supervisor at the property manage.ment company and that the subject unit is not 
under her supervision, nor is the person who supervises the building. The OWJ?.er 
representative indicated that the property she supervises is in Stockton, CA, but 
that it is not rent-controlled. Furthermore, she testified that she does not supervise 
any properties· subject to a rent ordinance. 

. The owner representative testified that she was not aware of any of the conditions 
alleged by the tenant in her petition. 

The o~er' s representative was asked to attend the Hearing, based upon her 
proximity to the Hearing ~ocation·. She was initially relocated to supervise the 

- -···-:-·· s;o~;kton-propert~~s,forth~~e-~onths, ~utµ~~ been-ther~:f~r.si~~<J.!"1~~-:_Th~ . 
• owiier.represeiitative ·dicf'not have the opportunity to do a site visit of the subject 
unit. She testified that she had never been to the subject propeey. 

The representative found out about the Hearing, from her boss, DJ, the day before 
the Hearing. She received documents that had been scanned to her from Nevin, in 
the legal department. She does not participate in the process or know what the 
process is to respond to a tenant's petition, and their corporate office han4les that. 

FINDINGS OF FACT AND CONCLUSIONS OF LAW 

When, if ever, was the tenant given written notice «:>f the Rent Adjustment 
: Program (RAP Notice)? 

The Rent.Adjustment Ordinance requires an owner to serve the RAP Notice at the 
start of a tenancy11 and, together with any notice of rent increase or change in the 
terms of a tenancy. 12 

~ 
• The Hearing Decision issued in the prior petition, 16-0526,-·was issued on 

January 25, 2017, and was not appealed. The Hearin • 10n is final. Official/ 
notice is taken ofT16-0526. The Hearing Decision set the base :rent at $950.00, • 
less ongoing decreased housing services in the amount of $20.00. The decision 

___ • -- . r iJ,-112-b I IJ?I :1 
11 l t:v _ O.M.C. § 8.22.060(A) .._;..,,1.V 
12 O.M.C. § 8.22.070(H)(l)(A) 
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03/29/19 $ 49.00 
07/21/19 $ 951.39 

$1,000.00 
09/28/19 $1,000.00 
09/28/19 $ 18.16 

The tenant testified that she has some rent receipts for rental payments; however, 
she indicated ~at she did not have every single receipt. 5 

. . 

Decreased Housing Services 

Water Leaks 

The tenant testified that there was a plum:oing e from e ups rs wut into the 

. ····-·······---··b __ a ___ ~IIl _in her unit, in ()ctober 701 §. The tenaJ!t testified $at slie~~H~Jh~·-···· -~---L 
property own_er when she noticed the leak.· She testified that was resolved 
in two days but that nothing had been done address the mold and water seepage .. 
issues.6 • •••• 

. A Notice of Violation, dated March 26, 2019, was issued'for the subject unit. Th~
subject unit was cited for a violation for water intrusion damage over the front ~ 
door. • 

Gas Shutoff 

The tenant testified that there was an extended gas shut off that resulted in no heat 
~d hot water; additionally, she was unable to use the stove or oven.8 She testified 
that she took a picture. of the PG&E shutoff notice and sent it via text on March l 0, 
2019, and that the gas was off for approximately three weeks. • lo J ~ 

. Kitchen cabinets and walls 

The tenant testified that the cabinet and walls were damaged from the water leak in 
2016. The tenant testified that the kitchen cabinets, walls, and baseboards have no~\. 

5 The parties were ailotted additional time to provide documentation regarding rent paid. The respondent was given 
seven days to provide a rent ledger. The petitioner was given until November 14, 2019, to review and respond. The 
matter was to be submitted for decision by November 21, 2019. 
6 ExhibitG. 
7 ExhibitD. 
8 ExhibitC. 
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also found that the tenant had not been served with the RAP Notice. Further, the 
testimony that she has not received a RAP Notice was undisputed. Accordingly, 
the tenant was not given written notice of the RAP Program. 

What is the allowable rent? 

The Rent Adjustment Ordinance requires an owner to serve a RAP Notice at the 
·start of a tenancy13 and together with any notice of rent increa~e or change in any 
term of the tenancy.14 An owner may cure the failure to give notice at the-start of 
the tenancy. However, a notice of rent increase is not-valid if the effective date of 
increase is less than six months after a .tenant first receives the required RAP 
notice.15 • 

Again, Official.notice is taken of T16-0526. The Hearing Decision set.th~ base 
rent at $J~<t0Q, l~~~ Q11gomg cle~.r~~-e,thQµ~ing_~t!f\1:!C~sjpJht! fl!IlQlJ.ll(Qf$2().QQ . 
.. Ih~-.!~Q~r~J~§.t®QQY.t.h~t.§,ll.~ .. P~:Y~r..r~~yjve<t~~Qtic~j!}.gi,catip.g __ !b~tfu¥7.-,-~•;.:w,-:·.~.--•.-· 

conditions were restored is undisputed. Moreover, the evidence supports the 
tenant's undisputed testimony that she did not receive a RAP Notice with the 
Notices of.Rent Increase. Ac~ordingly, the rent increases are invalid, and the 
tenant's base rent remains $950.00, less ongoing decreased housing services in the 
amount of $20.00, or $9~0.00. 

Bas the tenant suffered decreased housing services? 

Under the Oakland Rent Adjustment Ordinance, a decrease in housing services is 
considered to be an increase in rent16 and may be corrected by a rent adjustment.17 

However, in order to.justify a decrease in rent, a decrease in housing-services must 
be either the elimination or reduction of a service that existed at the start of the 
tenancy or a violation of the housing or building code, which seriously affects the 
habitability of the tenant's unit. 

There is also a time limit for claiming decreased housing services. If the decreased 
service is the result of a noticed or discrete change in services provided to the 
tenant, the petition must be filed within 90 days of whic~ever is later: ( 1) the date 

13 O.M.C. Section 8.l2.060(A) 
1' O.M.C. Section 8.22.070(H)(l)(A) 
15 O.M.C. Section 8.22.060(C) 
16 O.M.C. § 8.22.070(F) 
17 O.M.C. § 8.22.1 lO(E) 
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the tenant is noticed or first becomes aware of the decreased housing service; or (2) 
the date the tenant first receives the RAP Notice. 
However, when~ the RAP Notice has never been given, a tenant can be granted 
restitution for rent overpayments due to decreased housing services for a maximum 
of 3 years.18 Since the evidence established tht1t the tenant did.not receive the 
RAP notice, the tenant is enti~led to restj~n for up to-thr-e~ 

,,,•"'"~-·,---- -="---~--· - • 

For a tenant's claim for decreased housing services to be granted, an owner must 
have notice of a ptOblem-and-a-reasoo:ab-1-e-o • to make needed repairs. 

The evidence of the water leaking in the subject unit is undisputed. Moreover, th , 
evidence of water intrusion damages wa~ noted in the Notice of Violation, 
indicating a violation of the housing or building code, which affects the habitability 
of ili.e tenant's unit Thus, tfie tenant is entitled to a 25%· rent credit from October •--.·=16;' ootii'ihe vioiit1~;1s -ibit~l-- . -·· . ,. . -. - · . ~-...... . . . : -.. -. -~--~~": .r -~-.-···-~--~a--... . 

The evidence of the gas shut off to the subject unit is uncontr~dicted. • Thus, the 
tenant is entitled to a 50% rent credit. for March 2019. )(' \ 0 a ..> . • 

Kitchen cabinets and walls --
The evidence of the damage to the kitchen cabinets and walls the subject unit is 
uncontested. Moreover, the evidence of water intrusion damages~ noted in the 
Notice of Violation, indicating a violation of the housing or building ~e, which 
at[ects the habitability of the tenant's ·unit Thus, the tenant is entitled t a 25% . 
rerl~om October 2016, until the violation is abated. ¥ 

Windows -----. ..... __ 

The evidence ofthe windows needing repair in the subject unit is undisputed. 
Moreover, the window damage was noted in the Notice of Violation, indicating a 
violation of the housing or building code, which affects the habitability of the 
tenant's unit. Thus, the tenant is entitled to a 5% rent credit" from January 2017 
until the violation is abated. ~ 

13 Appeal Decision in Case No. T06-0051, Baraias/ Avalos v. Chu 
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Infestation 

The evidence of the infestation in the subject unit is uncontradicted. Moreover, the 
evidence of infestation was noted by Vector Control, indicating a condition that / • 
affects the habitability of the tenant's unit. Thus·, the tenant is entitled to a 10% X L/ 
r-ent credit from October 2016, until the violation is abated. • 

What, if any, restitution is owed to the tenant, and how does that impact the 
rent? 

As indicated ·above, the legal rent for the unit is $930.00 per month. The evidence 
establishes that the tenant paid $951.39 from October 1, 2017, until September 30, 
2019. Further, the evidence establishes that from October 1,.2019, the tenant 
beganpayjng $1018.16. Accordingly, the tenant is entitled to restitution for the 
QY~tp~yment~oftentin the_~amountof $954.3 L 19 • 

Service Lost From Decrease No. Overpaid 
t 

-Wated:;ealc.f· -·· ~ •••• ~.~ . .;7;f~.:. · -·-.:i-Oct:Jo:~-. ~Ftb-:· ' - ~ ·i ,. 930.00· ••• ·2s% • $ 232.50 l 41 i s 9 532.50 ·* . • . • • . .. .. ---··-- ----·--·--·-•·-,----···-~--
G.a(th¢0ti:· ... · •• • ··: .• • ._. J:~~~i9_;·3,~': '·· ~19.·, .. t.· 93q:oo so% $ 46s.oo 1 t s 465.oo -

~~-c•abjn~•arid'.. -~. i-Oct~t'.6.· 2~-Feo~i9 ·s-: .. 939~·00 . 25% s 232.so) 41 __ __f s _ 9_J32.5(} ..x 
t:=n • .: • ··' :~~~ ~~~~: -l :~:: . :;. ! ::~~ :-!~ -J}{S~;:~ ~ . • 
; ~ ! __ TOTALLOSTSERVICESi S 25,110.00 

~-·---------· • t ••• -~ i · _;_ ___ .. ____ : ----------\-----+----·-·---~ 
t-·--···-··---··--·-··---· t OVERPAID RENT i • : 
j Max 

Monthly Monthly Difference No. 
t i- - ... _ .. ~--·-·····--·----··• ..--.. - ... 
• -----·-·•-····--

From To Rentoaid Rent oermonth :Months Sub-total 
j-0ct~i7 .~3~s~19 : s~stJ9 $930 s ·- 21.39 ______ 24 .. _ l __ s ·---· s13.36. 
1-0ct-19 • 28:-Feb-20 : $1,()18.19 $930 $ _ ... 88~_I9_ .. __ 5 -· .. : $ _ --~~? .. 

·--·----·-·--·--· .. "---·--- i......;;......;...;...~_,,;;.....,_._;_,;;;..;..._.....;.... ____ ----r ____ _ 
i 

I TOTAL OVERPAID RENT: $ 954.31 

The chart above indicates restitution for decreased housing services valued at 
$25,110.00. The tenant is also entitled to restitution of overpaid rent in the amount 
of$954.31. 
II 

II 

19 This total assumes that the tenant continued to pay $1018.16 through February 2020. If that is not the case the 
numbers should be adjusted by the parties. with jurisdiction reserved. 

0!Ml222 
38 
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Restitutjon is usually awarded over 12 months, but when the tenant is owed 
58971% of the monthly rent, it is proper to extend the restitution period to 96 
months.20 Amortized over 96 months, the restitution amount is $271.50 per month. 

Therefore, the tenant's monthly restitution amount.is subtracted from the current 
legal rent of $950.00, less tpe· previously awarded decreased housing services, for a 
total of $658.50.· From March 2020 through December 2025, the rent will be 

• .$658.50, less the deduction for ongoing decreased housing services. 

ORDER 

1. Petitions Tl9-0272 ru:id T19-0325 are granted. 

2. The base rent for the subject unit is $950.00 ·per month before deductions for 
...... --.:~ ...... ~~-cr~~~~d_.µ9.µ~4lg_~_e:ryi9.~s;, ____ ---.-•.----·-.. . --. ·:-:,..,.,_.,.~~-=···-· ····---=··.-:.,n ...... -~ ... --

3. The total overpayment by the tenant is $25, 110.00 for past decreased 
housing services and $954.31 for overpaid rent, for a total overpayment of 
$26,064.3 l. 

4. Due to ongoing conditions, the tenant is entitled to an ongoing decrease in 
rent in the amount of 65%, in addition to the previously awarded ongoing decrease 
in housing services. 

5.. The tenant's rent is stated below as follows: 

Base rent $ 950.00 
Less restitution $ 271.50 
Less ongoing decreased services21 $ 624.50 
Net Rent on March 1, 2020 $ 54.00 

6. The tenant's rent for March 2020, through February 2028, is $5,4.00. The 
rent will revert to the current legal rent ~f $930.~0 in March 2028. 

7. Once the evidence of.water intrusion damages, including the kitchen 
cabinets and walls, as noted in the Notice of Violation, is· repaired and after further 

20 Regulations, §822. l lO(F). 
21 This includes the amount previously awarded in Tl6-0526. 
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City inspection noting the. vic,lation is abated and upon proper notice in accordanceJ 
with Section 827 of the California Civil Code, the rent can be increased by 50% /' 
($465.00). 

8. Once the windows, as noted in ~e Notice ofViolation,•are repaired and after 
further City inspection, and upon proper notice in accordance with Section 827 of· 
the California Civil Code, they can in9rease the rent by 5% ($46.50).~ 

9. Once the infestation is noted to be abated after further inspection b~ot 1,,{\ -
Contro u on ro er notice in accordance with Section 827 of the California ,-J.Q, tJ 
Civil Code, they can increase the rent by 10% ($93.00). J' 

. . 

10. If the owner wishes to, they can repay the restitution owed to the tenant at 
any time. If they do so, the monthly decrease for restitution ends at the time the 
tenant is IJrovided restitution; • 

Right to Appeal: This decision is the final decision of ~he 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 
Rent Adjustment Office is closed onthe last day to fi1e, the appeal may be filed on 
the next business day. 

Dated: January 21,_2020 
. Hearing 

RentAdju 
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PROOF OF SERVICE 
Case Number T19-0272; T19-0325 

..!""' 
I 

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, Suite 5313, 5th Floor, Oakland, California, addressed to: • 

Documents Included 
Hearing Decision 

Manager 
Nevin Iwatsuru, Patna Management 

• • • ·~· ·4 900:Santa=Ar:.tlta-A-venue • Suit~:2G=-==~------····--··-····---- ·· 
El Monte, CA 91731 

Owner 
BD Opportunity 1 LP 
3 340 Woodside Terrace 
Fremont, CA 94539 

Tenant 
Colleen Jeffers 
7123 Holly Street Unit 1 
• Oakland, CA 94621 

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 January 23, 2020 in Oakland, CA. 

~ 
Raven Smith 

Oakland Rent Adjustment Program 
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CITY OF OAKLAND 

DALZIEL BUILDING• 250 FRANK H. OGAWA PLAZA, SUITE 5313 • OAKLAND, CALIFORNIA 94612-2034 

Housing and Community Development Department 
Rent Adjustment Program 

TEL (510) 238-3721 
FAX (510)238-6181 
CA Relay Service 711 

Housing. Residential Rent and Relocation Board (HRRRB) 

APPEAL DECISION 

CASE NUMBER: T19-0272 & T19-0325, Jeffers v. BO Opportunity 1, LP 

February 24, 2022 APPEAL HEARING: 

PROPERTY ADDRESS: 7123 Holly Street, Unit 1, Oakland, CA 

APPEARANCES: Helen Grayce Long (Owner Representative/Appellant) 
David Hall (Tenant Representative/Respondent) 

PROCEDURAL BACKGROUND 

The tenant filed two petitions, claiming she never received the notice of the existence of 
the Rent Adjustment Program, and contesting the following monthly rent increases: 

a. Petition filed April 29, 2019 
• Rent increase served 9/2019 1 from $930.00 to $951.39; 
• Rent increase served 3/9/19 from $951.39 to $1,046.00. 

b. Petition filed June 24, 2019 
• Rent increase served 9/2017 from $930.00 to $951.39; 
• Rent increase served 3/9/19 effective 4/1/19, from $951.39 to $1,046.00; 
• Rent increase served 5/15/19 effective 7/1/19, from $951.39 to $1,018.16. 

The tenant also claimed several decreased housing services, including the 
following: 

• Plumbing leak in bathroom; 
• Extended gas shutoff; 
• Kitchen cabinets, walls, and baseboard damaged; 
• Front facing windows not properly sealed. 

The owner representative filed a Property Owner Response on September 9, 2019, 
stating that the rent increase effective July 1, 2019 was rescinded, the decreased services 
are not services but are conditions, which had all been corrected or were in the process 

1 The later petition clarified that this date was a typo and should have been 9/20/17 instead of 9/20/19. 
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of being corrected, and there were no services that currently needed attention. On August 
28, 2019, the owner also filed documentation showing that the July 1, 2019 rent increase 
had been rescinded, and that the tenant had been served with a new rent increase notice 
on or around August 26, 2019 that included an attached RAP Notice. 

A hearing on the petitions was held on November 7, 2019. The hearing officer 
issued a decision in January 2020 finding that the tenant had never been served with a 
RAP Notice, setting the tenant's monthly base rent at $950.00, and granting $25,110.00 
in restitution for decreased housing services as follows: 

• 25% rent reduction for water leaks starting in October 2016 through the 
present (ongoing until abated); 

• 50% rent reduction for gas shutoff in March 2019; 
• 25% rent reduction for damaged kitchen cabinets and walls starting in 

October 2016 through the present (ongoing until abated); 
• 5% rent reduction for inadequately sealed front windows starting in 

January 2017 through the present (ongoing until abated); 
• 10% rent reduction for roach and rodent infestation starting in October 

2016 through the present (ongoing until abated). 

The hearing officer also found that the tenant was entitled to restitution for overpaid rent 
in the amount of $954.31. - -

The owner filed an appeal on February 10, 2020, on various grounds. On 
September 10, 2020, the appeal was heard by the HRRRB. The Board remanded the 
case to the hearing officer to recalculate the restitution. Specifically, the Board directed 
that (1) the restitution for March 2019 not exceed 100% of the rent, (2) the end date of 
the restitution period is limited to the hea-ring date, and (3) the hearing officer consider 
prior decisions of the Board regarding rent reductions for similar housing service 
reductions so that the decision is consistent with prior decisions. 

RULING ON THE CASE 

The Hearing Officer issued a Remand Decision on August 9, 2021, which (1) 
revised the restitution award for the period of March 2019, reducing the rent decrease 
for the gas shutoff from $465 to $300, for a total rent decrease amount for that month of 
$904.50 (approximately 97% of the $930 monthly rent) and a total restitution award of 
$24,945 and (2) considered prior decisions of the Board regarding on the policy of 
limiting restitution to three years. The Decision did not consider prior Board decisions 
regarding rent reductions for similar decreased housing services. Despite mentioning 
the Board direction limiting the end of the restitution period to the hearing date, the 
Decision retained the end dates of the various restitution awards that occurred after the 
date of November 2019 hearing, including February 28, 2020 (water leaks) and 
February 29, 2020 (kitchen cabinets and walls, windows, and infestation). 

2 
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GROUNDS FOR APPEAL 

The owner timely appealed the Remand Decision on the grounds that (1) the 
decision is inconsistent with prior decisions of the Board, (2) the decision is inconsistent 
with decisions issued by other Hearing Officers, (3) the decision raises a new policy 
issue that has not been decided by the Board, (4) the decision violates federal, state or 
local law, (5) the decision is not supported by substantial evidence, and (4) denial of 
sufficient opportunity to respond to petitioner's claim. The owner contended (1) the 
Remand Decision did not consider the Hearing Decision in T16-0526, Jeffers v. Pama 
Management, which, while ruling on similar decreased housing services, was not 
appealed to the Board, (2) the original January 2020 Hearing Decision in this case is 
inconsistent with T16-0526, (3) the tenant already received a rent waiver in 2016 
pursuant to a stipulation related to a court filing and should not receive further rent 
abatement for periods of 2016, (4) the January 2020 Hearing Decision is not supported 
by substantial evidence, (5) due process is violated by not allowing the owner to 
introduce new evidence on appeal, (6) the owner's representative at the 2019 hearing 
knew nothing about the tenancy, (7) the tenant did receive a RAP notice, and (8) the 
beginning date of the rent reduction period should be March 26, 2019, from the Notice 
of violation from the City. 

BOARD DECISION 

After presentation of party arguments, rebuttal, questions to the party, and Board 
• discussion, C. Oshinuga moved to remand the decision to (1) limit the restitution period 

to the date of the hearing and (2) consider prior decisions of the Board regarding rent 
reductions for similar decreased housing services so that the decision is consistent with 
those prior decisions and identify the prior decisions that are relied upon. D. Ingram 
seconded. 

The Board voted as follows: 

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

The motion was approved. 

~ r~ ~"-' 
CHANEE FRANKLIN MINOR 
BOARD DESIGNEE 
CITY OF OAKLAND 
HOUSING, RESIDENTIAL RENT AND 
RELOCATION BOARD 

#3156104v1 

March 14, 2022 
DATE 

3 
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PROOF OF SERVICE 
Case Numbers T19-0272 & T19-0325 

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, Suite 5313, 5th Floor, Oakland, California, addressed to:· 

Documents Included 
Appeal Decision 

Manager 
Nevin lwatsuru 
Pama Management 
4900 Santa Anita A venue, Suite 2C 
El Monte, CA 91731 

Owner 
BD Opportunity 1 LP 
3340 Woodside Terrace 
Fremont, CA 94539 

Owner Representative 
Helen Grayce Long 
Dennis P. Block & Associates, APC 
5437 Laurel Canyon Blvd, Floor 2 
Valley Village, CA 91607 

Tenant 
Colleen Jeffers , 
7123 Holly Street, Unit 1 
Oakland, CA 94621 

Tenant Representative 
David Hall 
Centro Legal De La Raza 
3400 E. 12th Street 
Oakland, CA 94601 

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 
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business. 

I declare under penalty of perjury under the laws of the State of California that the above is true 
and correct. Executed on March 14, 2022 in Oakland, CA. 

Merna Attalla 

Oakland Rent Adjustment Program 
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REMAND DECISION 

 
CASE NUMBER(S):   T19-0272, T19-0325 

 

CASE NAME:    Jeffers v. BD Opportunity 1, LP 

     

PROPERTY ADDRESS:  7123 Holly Street, Unit 1   

       Oakland, CA 

 

DATE OF HEARING:   November 7, 2019 

 

DATE OF SUBMISSION:  November 21, 2019 

 

DATE OF DECISION:   January 21, 2020 

       

DATE OF APPEAL HEARING: September 10, 2020 

 

DATE OF APPEAL DECISION: December 7, 2020 

 

DATE OF REMAND DECISION: August 9, 2021 

 

DATE OF APPEAL HEARING: February 24, 2022 

 

DATE OF APPEAL DECISION: March 14, 2022 

 

DATE OF REMAND DECISION: January 30, 2023 

 

PROCEDURAL HISTORY 
 

A Hearing, in this case, was held on November 7, 2019.  A Hearing Decision was 

issued on January 21, 2019.  The Decision found that the Tenant had not been 

provided the RAP Notice and granted restitution for overpaid rent in the amount of 

$954.31 and granted restitution in the total amount of $25,110.00 for decreased 

DALZIEL BUILDING • 250 FRANK H. OGAWA PLAZA, SUITE 5313 • OAKLAND, CALIFORNIA 94612-2034 

Housing and Community Development Department 
Rent Adjustment Program 

TEL (510) 238-3721 
FAX (510)238-6181 

CA Relay Service 711 
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housing services. The landlord filed an Appeal, and on September 10, 2020, The 

Housing, Residential Rent and Relocation Board (Board) remanded to the Hearing 

Officer.  The Remand Decision was issued on August 9, 2021, and granted restitution 

in the total amount of $ 25,899.31.  The landlord filed a second Appeal, and on 

September 10, March 14, 2022, The Housing, Residential Rent and Relocation 

Board (Board) remanded the matter back to the Hearing Officer to 

 

1. Limit the restitution period to the date of the hearing; and 

 

2. To consider the prior decisions of the Board regarding rent reductions for 

similar housing service reductions so that the decision is consistent with prior 

decisions and identify the prior decisions that are relied upon.  

 

The scope of this remand Decision is limited to these issues.  

 

DECISION ON REMAND 

 

The Hearing Decision is Amended as follows: 

 

Restitution 

 

The subject unit was issued a Notice of Violation on March 26, 2019.1    Thereafter, 

the Tenant filed petitions on April 29, 2019, and June 24, 2019.  Each petition 

contended that there were current health, safety, fire, or building code violations in 

the unit because the owner failed to request repair and maintenance.  Additionally, 

the subject unit was inspected by the Alameda County Health Care Services 

Agency, Vector Control Services District.  The Request for Services, dated 

October 4, 2019, indicates that the inspection revealed signs of cockroaches as well 

as mice droppings.2   

 

The owner’s representative offered rebuttal testimony, that did not contradict any 

of the evidence presented by the Tenant.  She did not know the amount of rent the 

tenant was paying, that the subject unit was not under her supervision, nor did she 

supervise the building. Additionally, she had no first-hand knowledge of the 

conditions of the subject unit as did not have the opportunity to do a site visit of the 

subject unit and had never been to the subject property.  

 

 
1 Exhibit D. 
2 Exhibit E. 
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The Tenant's unit was “untenantable,” as the term is used in California law.3 

Therefore, it is found that there were so many violations of the California Health 

and Safety Code that the unit had no rental value, and the landlord collected all 

rent in violation of the law.4  Accordingly, the lawful rent is zero.5 

 

At the time of the hearing on January 13, 2020, the Notice of Violation was still 

outstanding, and the credible testimony was that while there had been some 

improvement, significant progress was still to be made.  

 

Accordingly, the Tenant is entitled to restitution, as calculated pursuant to the 

Appeal decision, dated June 10, 2022, from October 2016. to the date of hearing on 

January 13, 2020. 

 

 
 

The chart above indicates restitution for decreased housing services valued at 

$35,340.00.  The restitution period was amortized over 84 months.  Accordingly, 

the restitution amount per month is now $420.71. 

 

Therefore, the Tenant’s monthly restitution amount is subtracted from the current 

legal rent of $950.00, less the previously awarded decreased housing services, for a 

total of $509.29, for 96 months. 

 

// 

 
3 Civil Code Section 1941.1 
4 Section 17920.3  
5 The concept of “zero rent” is recognized in California law.  Civil Code Section 1942.4 prohibits a landlord from 

collecting rent for a unit with serious health or safety Code violations for which a Notice to Abate has been 

outstanding for 35 days.   

From To

 Monthly 

Rent paid 

 Max 

Monthly 

Rent 

 Difference 

per month No. Months  Sub-total 

1-Oct-16 30-Nov-19 $930 $0 930.00$   38  $     35,340.00 

35,340.00$    

RESTITUTION

$930

35,340.00$      

3800%

84 420.71$         

OR OVER MONTHS BY HRG. OFFICER IS

TOTAL OVERPAID RENT

MONTHLY RENT 

TOTAL TO BE REPAID TO TENANT

TOTAL AS PERCENT OF MONTHLY RENT

AMORTIZED OVER MO. BY REG. IS

~ 

r 
l 

f f 
j 
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Prior Decisions 

 
The appeal decision also indicated that the undersigned was o consider the prior 

decisions of the Board regarding rent reductions for similar housing service reductions 

so that the decision is consistent with prior decisions and identify the prior decisions 

that are relied upon.  

 

The undersigned has reviewed and relied on the following decisions: 

 

T13-0001, Baragano v. Discovery Inv. 

T18-0301, Lowery v. Abdul,  

T18-0325, Lowery v. Abdulla 

 

The Hearing Decision is otherwise unchanged.  

 

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 fifteen (15) calendar days after the service of the 

decision.  The date of service is shown on the attached Proof of Service.  If the 

Rent Adjustment Office is closed on the last day to file, the appeal may be filed on 

the next business day. 

         
Dated:  January 30, 2023  Élan Consuella Lambert 

  Hearing Officer 

  Rent Adjustment Program 
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PROOF OF SERVICE 

Case Number(s): T19-0272, T19-0325 

Case Name: Jeffers v. BD Opportunity 1 LP 

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 

Remand Decision 

Manager 

Nevin Iwatsuru, Pama Management 

4900 Santa Anita Avenue Suite 2C 

El Monte, CA 91731 

Owner 

BD Opportunity 1 LP 

3340 Woodside Terrace 

Fremont, CA 94539 

Owner Representative 

Helen Grayce Long, Dennis P. Block & Associates, APC 

5437 Laurel Canyon Blvd   Floor 2 

Valley Village, CA 91607 

Tenant 

Colleen Jeffers 

7123 Holly Street Unit 1 

Oakland, CA 94621 

Tenant Representative 

David Hall, Centro Legal De La Raza 

3400 E. 12th Street 

Oakland, CA 94601 

 
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 January 31, 2023 in Oakland, California. 

 
 

Brittni Lothlen 

Oakland Rent Adjustment Program 
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The Law Firm of

DENNIS P. BLOCK & ASSOCIATES, APC
A Professional Law Corporation
455 North Moss Street
Burbank, CA 91502

(323) 938-2868 (Phone)
(323) 938-6069 (Fax)

Encino Inglewood Orange Long Beach San Bernardino Ventura Pasadena

(818) 986-3147 (310) 673-2996 (714) 634-8232 (562) 434-5000 (909) 877-6565 (805) 653-7264 (626) 798-1014

02/13/2023

City of Oakland
Rent Adjustment Program

RE: COLLEEN JEFFERS/CITY OF OAKLAND
7123 HOLLY STREET, #1
T19-0272; T19-0325
Appeal of January 30, 2023 Remand Decision

Dear Board:

_____Enclosed are the forms that you requested.

_____Please sign enclosed documents where indicated and return.

_____Please contact this office immediately.

_____Your check was sent 'unsigned'. Please sign and return
immediately.

_____Please review and contact this office.

_____Enclosed is settlement check.

_____Enclosures are for your file.

xx___Enclosures are for your review.

_____Please supply this office with your telephone number.

xx   Attached is the Appeal on the above-referenced case.  Be advised
that we are also sending the original to the Rent Adjustment Program
by Federal Express today and to the tenant and their representative.

.

Yours very truly,

HG Long

rec# 553196 - grayce
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02/13/2023 

SCANNED M I S C D O X 

grayce 

BD OPPORTUNITY 1 LP, A CALIF.LIMITED PARTNERSHIP -V
COLLEEN JEFFERS/CITY OF OAKLAND 

COURT: OAKLAND CASE NO: T19-0272;Tl9-0325 

==================================================================== 
DO NOT WRITE BELOW THIS LINE 

rec# 553196 - grayce 
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CITY OF OAKLAND For Rent AdJustment Program date stamp 

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

CITY OF OAKLAND 

Oakland, CA 94612-0243 
(510) 238-3721 
CA Relay Service 711 
www.oaklandca.gov/RAP 

APPEAL 

Appellant's Name _L "_L I 1 p 
B D a ·tiB,·run rry ,__ 

Property Address (Include Unit Number) _ j-

1/23 i-1-tJlly sfre,v; 

~ Owner □ Tenant 

:Ii-; 0akl 
J 

Appellant's Mailing Address (For receipt 9.f,_nwip~ Case Number 

H 6 A /1 n c; I? S"& / l)t;nr,/S //:;,er 'g5s;6/. "r/ '1 - 6 2.·f ~ 
If 5- s 111 I f}1 ass s j- 1--D-a_t_e_o_f D-e-c-is-io-n-ap_p_a_le-d---~-----1 

T3urf3a,,n/c 1 &- q1t;;lJZ Sanu.tL(' '3D ~Od.J 
Name of Representative (if any) / 

HG Lor1q ~5:'~IL ./J 1 

D8'Y}rY>'lt/ ~ /bf oc:t: rt-l~aCICI 

Re~resentative s Mailing Address (For :::.-._ / 

not,ces) If~~ N' J1as:s ~7:. 
J3llRl?J a-nfc'; [,d C,/ !:;;() 2,. 

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. 

~here are mathlclerical errors that require the Hearing Decision to be updated. (Please clearly C!J explain the math/clerical errors.) 

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. (In your explanation, you must identify the Ordmance section, 
8 LJlation or prior Board decision(s) and describe how the description is inconsistent.) ------J(r decision is inconsistent with decisions issued by other Hearing Officers. (In your 

lanation, you must identify the prior inconsistent decision and explain how the decision is 
inconsistent.) 

c) □ The decision raises a new policy issue that has not been decided by the Board. (In your 
explanation, you must provide a detailed statement of the issue and why the issue should be 
decided in your favor.) 

□ The decision violates federal, state, or local law. (In your explanation, you must provide a 
e fled statement as to what law is violated.) 

~T e decision is not supported by substantial evidence. (In your explanation, you must 
e 7ain why the decision is not supported by substantial evidence found in the case record.) 

Revised January 10, 2022 
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I as denied a sufficient opportunity to present my claim or respond to the petitioner's 
c im. (In your explanation, you must describe how you were denied the chance to defend your 
/aims 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) □ The 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 return claim. You must specifically 
state why you have been denied a fair return and attach the calculations supporting your claim.) 

h) □ Other. (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 d e t. Only the first 25 pages of submissions from each party will be considered by the 
Board, subject t ,9 a~o s 8.2_2.010(A)(4).,Please-l.!Ymberattacheg PJJJ,.esc;onseC)l~V:e}X,,Numberof , . 
pages attache . ..::J. . / ,;,,.· (?tn fi :' /_,)ti Cc/ I?/ 'tfJ//1/!--' 1/JC.:,~b I u.,. WE"c./$/t?nJ 

, q , SJ nd no· m~. p n~ , 
• You must serve a copy of your appeal on the opposing parties, or your appeal may be dis issed ~ 
I declare under penalty of perjury under the laws of the State of California that on c:k/Q, / , 20 • • 
I placed a copy of this form, and all attached pages, in the United States mail or deposited ,t ,$.,ith a commerc,;i_a ___ 
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: 

~ 

Address 

Cjty. State Zip 

Address 

Cjty. State Zip 

SIGNATURE of DATE 

Revised January 10, 2022 
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PROOF OF OVERNIGHT MAILING 

STATE OF CALIFORNIA, COUNTY OF LOS ANGELES 

I am employed in the county of Los Angeles, State of California. 

I am over the age of 18 and not a party to the within action; my 

business address is 455 N. MOSS STREET, BURBANK, CA 91502. 

On 02/13/2023, I served the foregoing document described as: 

APPEAL OF REMAND DECISION OF JANUARY 30, 2023 (Tl9-0272,T19-0325) 

placing the true copies thereof enclosed in sealed envelope(s) 

addressed to the interested parties in this action as stated below: 

Rent Adjustment Program 
250 Frank Ogawa Plazz, Suite 5313 
Oakland, CA 94612 
Attn: Appeals 

COLLEEN JEFFERS 
7123 HOLLY STREET, #1 
OAKLAND, CA 94621 

David Hall 
Centro De La Raza 
3400 E 12th STreet 
Oakland, CA 94601 

I caused such envelope with postage thereon fully prepaid to be 

placed in the Federal Express Box at BURBANK, CA. 

I declare under penalty of perjury under th 
California that the above is true and corre 

Executed 02/13/2023 at BURBANK, CA 

HG Long 
grayce/553196 

the State of 
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The Law Firm of 

DENNIS P. BLOCK & ASSOCIATES, APC 
A Professional Law Corporation 

Via email to: 
hearingsunit@oaklandca.gov 
and federal express 

City of Oakland 
Rent Adjustment Program 

455 North Moss Street 
Burbank, CA 91502 

(323) 938-2868 (Phone) 
(323) 938-6069 (Fax) 

250 Frank Ogawa Plaza, Suite 5313 
Oakland, CA 94612 

Colleen Jeffers 
7123 Holly Street, #1 
Oakland, CA 94621 

02/08/23 

Re: Appeal of Remand Hearing on T19-0272-T19-0325-Jeffers v. BD Opportunity 

Attn: City of Oakand/Rent Adjustment Program: 

This letter is to confirm that my client BD Opportunity 1, LP is appealing 
for several reasons the 2nd remand decision rendered on January 30, 
2023, eleven months after the Appeal Decision of March 14, 2022 by Elan 
Consuella Lambert. See Exhibit 1-remand decision of January 30, 2023. 

First, under 2(e), the decision of Ms. Lambert is not supported by 
SUBSTANTIAL evidence. Ms. Lambert was directed on the remand to only 
award damages up to the date of the hearing decision of January 21, 2020. 
On the first remand decision of August 9, 2021, see attached Exhibit 
2, she failed do so and she failed to review previous hearing officers 
decisions on the SAME PROPERTY. For the record, I believe there is some 
confusion with the Appeals board regarding this issue. At the first 
appeal I attended, I argued that the decision was inconsistent with 
prior hearing officers decisions for the same property. I think that 
the appeals board must look at the minutes of the first appeal hearing 
on September 19, 2020 to clear up this issue. The appeal is based on 
the fact that Ms. Lambert's decision is INCONSISTENT with prior hearing 
officers decisions for the same property specifically as outlined below. 

Also Ms. Lambert failed to adjust her numbers as she was requested 
to do on the second remand. Instead, in her new decision, Ms. Lambert 
INCREASED the amount of deductions to the tenant from the original hearing 
amount of $24,945.00 to $35,340.00! Clearly Ms. Lambert did not review 
previous decisions on this case, and she did not review her OWN decision 
of January 21, 2020 where she awarded $24,945.00 for rent deductions. 
Ms. Lambert just contradicted her previous ruling and awarded 100 percent 
rent deduction for three years. Her previous ruling outlined that the 

Continued Next Page ... 

Encino Inglewood Orange Long Beach San Bernardino Ventura Pasadena 

(818) 986-3147 (310) 673-2996 (714) 634-8232 (562) 434-5000 (909) 877-6565 (805) 653-7264 (626) 798-1014 
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habitability issues only warranted a deduction of total of 65% of the rent 
from 2016 and 2017. Now magically and not supported by any evidence, Ms 
Lambert aggregiously failed to read even her own previous decision and 
adjusted her numbers an additional windfall to the tenant of $10,395! 
Ms, Lamberts careless review of this case has caused the landlord to 
suffer additional attorney fees. Further, the tenant has been instructed 
by her attorney not to pay rent even though the premises are free and 
clear of any violations. I believe based on the several mistakes made 
by the hearing officer this matter needs to have a de novo hearing by 
a new hearing officer. Clearly Ms. Lambert is prejudiced against my 
client and or landlords in general given that she has not taken the time 
,to adequately review this file and make factually consistent decisions. 

Second, under 2(b), the decision is INCONSISTENT with prior decisions 
of the Board. We had previously appealed the decision and there was 
a hearing by the City Council on September 10, 2020. At the appeal 
hearing at which I attended, the decision T19-0272 and T19-0325 rendered 
on January 21, 2020 was remanded back so that Ms. Lambert could review 
the previous decisions. Specifically the decision on January 27, 2017 
on Tl6-0526 rendered by Barbara Kong Brown. Clearly, Ms. Lambert did 
not review the previous decision. See appeal decision as Exhibit 3 and 
Tl6-0526 as Exhibit 4. 

The remand ruling is inconsistent and not supported by the facts. 
In the 2016 case there was a site inspection on January 4, 2017. It 
is inconceivable that Ms. Lambert believed the tenant that there was 
water leaks, problems with the kitchen cabinets and walls, infestation 
and problem with the windows dating back from October of 2016. When in 
fact the tenant had complained about similar problems to the hearing 
officer in Tl6-0526 and it was determined that all items were fixed 
pursuant to the stipulation in unlawful detainer and there was a site 
inspection on January 4, 2017 which noted none of the these conditions 
were present. This is a violation of due process and the January 21, 
2020 is inconsistent with the PRIOR hearing officers decision and the 
facts do not support allowing the tenant a rent abatement from 2016 
especially in light of the fact that the owner had already waived over 
5,300.00 in rent in the unlawful detainer action. 

First of all, I want to stress that I believe that this tenant is 
"gaming" the system. In 2016, $5,300.00 in rent owed by Ms Jeffers was 
waived by the landlord due to court eviction proceedings. This amount 
does not even incorporate the amount of $26,041.31 that your hearing 
officer awarded in January 21, 2020 in the attached decision. The remand 
decision only adjusted the amount by $165.00. The second remand decision 
awarded the tenant an additional $11,000 in rent reductions. As such, 
Ms. Jeffers will have succeeded in having approximately over $39,000.00 
in rent waived since 2016. Ms. Jeffers will be allowed to live at the 
property without paying rent from the year 2016 until the year 2028! 
This is completely inequitable and unfair to BD Opportunity Partners and 
a violation of DUE PROCESS. Counsel for BD Opportunity was not allowed 
to participate in the remand hearing and to further the arguments that 
were addressed at the Appeal. 

By way of review on July 26, 2016 a stipulation was reached in unlawful 
detainer no. RG1681715 where Ms. Jeffers was represented by counsel. The 
stipulation provided for repairs to the unit and an agreed rental amount 
of $950.00 per month. Further, approximately $5300.00 in rent up to 
July 2016 was waived. Once the repairs were made counsel for Ms. Jeffers 
sent rent to my office for August 2016 through November 2016. Further, 
in your compliance hearing decision Tl6-0526, your own hearing officer 
at the hearing on January 4, 2017, determined that Ms. Jeffers claims _OX 

Continued Next Page . . . c:f,/ 
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of mice and rodent infestation were already resolved. The only money 
awarded to Ms. Jeffers in that hearing was a reduction of $60.00 for 
loss of laundry use. See stipulation as Exhibit 5. 

Ms. Jeffers, in the hearing on November 7, 2019,claimed that she had 
issues with water leaks, kitchen cabinets, windows and mice since October 
of 2016, Yet in her hearing on January 2017 she made NO MENTION of 
any water leaks, mice, cabinet or window issues. Further there was 
a site inspection where none of these problems complained about by 
Ms. Jeffers were present. As such, Lamberts decision on January of 2020 
is not supported by evidence. She did not adequately review the prior 
decision before awarding on January 21,2020 Ms. Jeffers retroactive 
rent adjustments totaling over $25,000.00. Further, Ms. Lambert was 
advised to only award up to the date of the hearing of January 2020 and 
she failed to address that issue in the remand and she also failed to 
review the previous decision. Now Ms. Lambert has awarded the tenant 
over $36,000 in rent reductions. 

I feel that Ms. Lambert is prejudiced to my client and I would request 
another officer review this appeal. She is violating my clients due 
process by awarding more that 3 years worth of rent abatement based on 
insufficient evidence presented by the tenant. Ms. Lambert is basing her 
decision merely on the fact that Ms. Jeffers claims she never received 
a RAP notice. That was addressed in the previous ruling and the rent 
increase was determined to be invalid. However, that does not mean that 
MS. Jeffers does not have to pay rent whatsoever for 2017 through 2019. 
It appears that Ms. Lambert believes that no rent needs to be paid during 
that time period. 

My client is being severely penalized in this appeal process merely because 
they sent a representative who knew nothing about this tenancy on November 
7, 2019. This should not cause the tenant to obtain a windfall against 
the landlord. The city of Oakland has the duty to review the entire 
file and tenant complaints and landlord responses. Attached please 
find a copy of the recission of the rent increase dated August 26, 2019, 
given to the tenant WHICH INCLUDED A COPY OF THE RAP NOTICE and a copy 
of the letter with the enclosure was also SENT to the City of Oakland 
and it should be part of your file whether the landlord provided it at 
the hearing. To allow the tenant a three year rent abatement because 
they claim that they never received a RAP notice is absurd. See exhibit 
6 letters. Our letters are evidence that Ms. Jeffers did receive the 
RAP notice and this goes to the credibility of the tenant. Ms. Jeffers 
also stated that she was having problems with the unit since October of 
2016 yet she didn't state these issues in her previous housing 
hearing and the problems were not evidenced at the site inspection by 
the City of Oakland on January 4, 2017. The evidence is contradictory 
and should be weighed against the tenant on appeal. 

Attached please find a timeline of all repairs and copies of invoices and 
or checks to support said repairs will be provided upon request. See 
exhibit 7. I believe that the rent reductions are not warranted 
whatsoever in that the landlord always timely makes repairs and fumigates 
as you can see from the attachments. The tenant should not be allowed 
to have a windfall because the landlord sent an agent to the hearing 
on November 7, 2019 without knowledge of the tenancy. Ms. Jeffers was 
clearly served a copy of the RAP on August 26, 2019 see attached and 
did not inform the officer at the January 2020 hearing of the same. 

Furthermore, Ms. Jeffers as stated in the 
habitability issues were addressed in the 
my office. I can attest as an officer of 

Continued Next Page ... 
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made to Ms. Jeffers unit in 2016 which resulted in our client waiving a 
large portion of rent and Ms. Jeffers paying the rent of $950.00 moving 
forward after the repairs were made. For the hearing officer to now allow 
a rent abatement during the same time period that the unlawful detainer 
matter covered is another violation of due process and inconsisted 
with a stipulated judgment signed by defendant and her attorney which 
Ms. Jeffers agreed to pay rent up to November 2016. Yet your hearing 
officer gave a rent reduction from October 2016. Further, Ms. Jeffers 
agreed with counsel in the stipulation during the eviction that her rent 
was $950.00 in 2016. The city of Oakland does not have the authority 
to void the trial courts decision and lower the rent. 

On the first remand Ms. Lambert was directed on the remand to only 
award damages up to the date of the decision of January 2020. However, 
she failed to adjust her numbers and allowed the reductions to February 
29, 2020. On the second remand she actually increased the reductions to 
100% of the rent for three years from 65% and gave the tenant a windfall 
of an additional $11,000 in rent reductions. 

Lastly the hearing officer in her initial ruling of January 2020 states 
that the evidence is that there was water intrusion was noted in the 
Notice of violation from the City dated March 26, 2019. I believe that 
this is the date where the rent abatement should begin. It is only fair 
to award the tenant rent abatement from the date of the last violation of 
March 26, 2019 to the date of the hearing decision on January 21, 2020. 
Not for three years. I am lastly attaching the ruling of Ms. Lambert 
of January 21, 2020. I trust that these exhibits of your rulings which 
put our appeal page limit over 25 pages do not count towards our appeal. 
Quite frankly the board should take judicial notice of their decisions; 
however, in this case it does not appear that this happened. See Exhibit 
8- decision of January 21, 2020 T19-0272. 

I look forward to the appeal hearing and please advise me of the time and 
date and the zoom information to join the hearing. I am also sending 
a copy of all paperwork to Ms. Jeffers and her representatives. 

for BD Opportunity 1 LP 

rec# 553196 - grayce 
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CITY OF OAKLAND 

DALZIEL BUILDING• 250 FRANK H. OGAWA PLAZA, SUITE 5313 • OAKLAND, CALIFORNIA 94612-2034 

Housing and Community Development Department 
Rent Adjustment Program 

TEL (510) 238-3721 
FAX (510)238-6181 

CA Relay Service 711 

REMAND DECISION 

CASE NUMBER(S): T19-0272, T19-0325 

CASE NAME: ,Jeffers v. BD bpportunity 1, LP 

PROPERTY ADDRESS: 7123 Holly Street, Unit 1 
Oakland, CA 

DATE OF HEARING: November 7, 2019 

DATE OF SUBMISSION: November 21, 2019 

DATE OF DECISION: January 21, 2020 

DATE OF APPEAL HEARING: September 10, 2020 

DATE OF APPEAL DECISION: December 7, 2020 

DATE OF REMAND DECISION: August 9, 2021 

DATE OF APPEAL HEARING: February 24, 2022 

DATE OF APPEAL DECISION: March 14, 2022 

DATE OF REMAND DECISION: January 30, 2023 

PROCEDURAL IDSTORY 

A Hearing, in this case, was held on November 7, 2019. A Hearing Decision was 
issued on January 21, 2019. The Decision found that the Tenant had not been 
provided the RAP Notice and granted restitution for overpaid rent in the amount of 
$954.31 and granted restitution in the total amount of $25,110.00 for decreased 
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housing services. The landlord filed an Appeal, and on September 10, 2020, The 
Housing, Residential Rent and Relocation Board (Board) remanded to the Hearing 
Officer. The Remand Decision was issued on August 9, 2021, and granted restitution 
in the total amount of$ 25,899.31. The landlord filed a second Appeal, and on 
September 10, March 14, 2022, The Housing, Residential Rent and Relocation 
Board (Board) remanded the matter back to the Hearing Officer to 

1. Limit the restitution period to the date of the hearing; and 

2. To consider the prior decisions of the Board regarding rent reductions for 
similar housing service reductions so that the decision is consistent with prior 
decisions and identify the prior decisions that are relied upon. 

The scope of this remand Decision is limited to these issues. 

DECISION ON REMAND 

The Hearing Decision is Amended as follows: 

Restitution 

The subject unit was issued a.Notice of Violation on March 26, 2019.1 Thereafter, 
the Tenant filed petitions on April 29, 2019, and June 24, 2019. Each petition 
contended that there were current health, safety, fire, or building code violations in 
the unit because the owner failed to request repair and maintenance. Additionally, 
the subject unit was inspected by the Alameda County Health Care Services 
Agency, Vector Control Services District. The Request for Services, dated 
October 4, 2019, indicates that the inspection revealed signs of cockroaches as well 
as mice droppings. 2 

The owner's representative offered rebuttal testimony, that did not contradict any 
of the evidence presented by the Tenant. She did not know the amount of rent the 
tenant was paying, that the subject unit was not under her supervision, nor did she 
supervise the building. Additionally, she had no first-hand knowledge of the 
conditions of the subject unit as did not have the opportunity to do a site visit of the 
subject unit and had never been to the subject property. 

1 ExhibitD. 
2 ExhibitE. 

,_ 

2jPage 
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The Tenant's unit was "untenantable," as the term is used in California law.3 

Therefore, it is found that there were so many violations of the California Health 
and Safety Code that the unit had no rental value, and the landlord collected all 
rent in violation of the law.4 Accordingly, the lawful rent is zero.5 

At the time of the hearing on January 13, 2020, the Notice of Violation was still 
outstanding, and the credible testimony was that while there had been some 
improvement, significant progress was still to be made. 

Accordingly, the Tenant is entitled to restitution, as calculated pursuant to the 
Appeal decision, dated June 10, 2022, from October 2016. to the date of hearing on 
January 13, 2020. 

Max 
Monthly Monthly Difference 

From To Rent paid Rent per month No. Months Sub-total 
35,340.00 

The chart above indicates restitution for decreased housing services valued at 
$35,340.00. The restitution period was amortized over 84 months. Accordingly, 
the restitution amount per month is now $420.71. 

Therefore, the Tenant's monthly restitution amount is subtracted from the current 
legal rent of $950.00, less the previously awarded decreased housing services, for a 
total of $509.29, for 96 months. 

II 

3 Civil Code Section 1941.1 
4 Section 17920.3 
5 The concept of"zero rent" is recogmzed in California law. Civil Code Section 1942.4 prohibits a landlord from 
collecting rent for a unit with serious health or safety Code violations for which a Notice to Abate has been 
outstanding for 35 days. 

3jPage 
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Prior Decisions 

The appeal decision also indicated that the undersigned was o consider the prior 
decisions of the Board regarding rent reductions for similar housing service reductions 
so that the decision is consistent with prior decisions and identify the prior decisions 
that are relied upon. 

The undersigned has reviewed and relied on the following decisions: 

Tl3-0001, Baragano v. Discovery Inv. 
T18-0301, Lowery v. Abdul, 
T18-0325, Lowery v. Abdulla 

The Hearing Decision is otherwise unchanged. 

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 fifteen (15) calendar days after the service of the 
decision. The date of service is shown on the attached Proof of Service. If the 
Rent Adjustment Office is closed on the last day to file, the appeal may be filed on 
the next business day. 

Dated: January 30, 2023 

_..,,,. ..... ~- ............ 

Blan Consuella Lambert 
Hearing Officer 
Rent Adjustment Program 

4\Page 
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PROOF OF SERVICE 
Case Number(s): Tl9-0272, Tl9-0325 

Case Name: Jeffers v. BD Opportunity 1 LP 

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 
Remand Decision 

Manager 
Nevin Iwatsuru, Pama Management 
4900 Santa Anita Avenue Suite 2C 
El Monte, CA 91731 

Owner 
BD Opportunity 1 LP 
3340 Woodside Terrace 
Fremont, CA 94539 

Owner Representative 
Helen Grayce Long, Dennis P. Block & Associates, A.PC 
5437 Laurel Canyon Blvd Floor 2 
Valley Village, CA 91607 

Tenant 
Colleen Jeffers 
7123 Holly Street Unit 1 
Oakland, CA 94621 

Tenant Representative 
David Hall, Centro Legal De La Raza 
3400 E. 12th Street 
Oakland, CA 94601 

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 January 31, 2023 in Oakland, California. 

J3ui:&u· b~ 
Brittni Lothlen 
Oakland Rent Adjustment Program 
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CITY OF OAKLAND 

DALZIEL BUILDING· 250 FRANK H. OGAWA PLAZA, SUITE 5313 • OAKLAND, CALIFORNIA 94612-2034 

Housmg and Cornmumty Development Department 
Rent Adjustment Program 

REMAND DECISION 

CASE NUlVIBER(S): 

CASE NAME: 

PROPERTY ADDRESS: 

DATE OF HEARING: 

DATE OF SUBMISSION: 

DATE OF DECISION: 

Tl9-0272, Tl9-0325 

Jeffers v. BD Opportunity 1, LP 

7123 Holly Street, Unit 1 
Oakland, CA 

November 7, 2019 

November 21, 2019 

January 21, 2020 

DATE OF REMAND DECISION: August 09, 2021 

PROCEDURAL IDSTORY 

TEL (510) 238-3721 
FAX (510) 238-6181 

CA Relay Service 711 

A Hearing, in thjs case, was held on November 7, 2019. A Hearing Decision was 
issued on January 21, 2019. The Decision found that the Tenant had not been 
provided the RAP Notice and granted restitution for overpaid rent in the amount of 
$954.31 and granted restitution in the total amount of $25,110.00 for decreased 
housing services. The landlord filed an Appeal, and on September 10, 2020, The 
Housing, Residential Rent and Relocation Board (Board) remanded to the Hearing 
Officer for the following: 

1. To recalculate the restitution amount for March 2019 so that it does not exceed 
100% of the rent and to limit the end date of the restitution period to the date of 
the hearing decision; and 
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2. To consider the prior decisions of the Board regarding rent reductions for 
similar housing service reductions so that the decision is consistent with prior 
decisions. 

The scope of this remand Decision is limited to these issues. 

DECISION ON REMAND 

The Hearing Decision is Amended as follows: 

Restitution 

A Hearing Decision in the prior petition, T 16-0526, issued January 26, 2017, and 
not appealed found that the Tenant had not been served with the Notice to Tenants 
of Residential Rent Adjustment Program (RAP Notice). At the hearing, no 
evidence was offered to show that the Tenant had been served the RAP Notice --------
subsequent to the prior decision and prior to filing the petition herein. 

The Tenant filed her petitions on April 29, 2019, and June 24, 2019. These matters 
were scheduled for Hearing on November 7, 2019. A Hearing Decision was issued 
in this case on January 21, 2020. f.. 

The Ordinance places no limit on a tenant's claim for reimbursement for claims 
related to rent overpayments. The California Code of Civil Procedure limits 
liability for "actions upon a liability created by statute, other than a penalty or 
forfeiture" to three years. It is reasonably understood that statutes of limitations 
look backward from the date a cause of action is filed but does not limit the 
amount of restitution a person may receive based on the length of time a matter 
remains pending. 

Numerous Hearing Decisions and Appeals Decisions have cited the Board policy 
to limit restitution to three years. See Huante v. Peinado, Tl4-0232, in which the 
Board stated that "The Hearing Decision granted restitution for decreased housing 
services for up to three years because the Tenant did not receive the notice. 1" See 
also Barajas v. Chu, T06-0051. In Sherman v. Michelson, T12-0332, the Board 
stated that the Hearing Officer had granted restitution ''for a period of three years 
prior to the filing of the petition." Furthermore, the Board upheld a finding of more 
than 36 months of restitution in Titcomb v. Vinyard-Ide, Tl 7-0575. The Board 

1 The case was affirmed by the Board. 
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previously found that where a RAP Notice has never been given, a tenant can be 
granted restitution for rent overpayments due to decreased housing services for a 
maximum of 3 years. Appeal Decision in Case No. T06-0051, Barajas/Avalos v. 
Chu. 

The Appeal Decision suggests that the restitution period should be limited to the 
date of the Hearing Decision. The Tenant provided undisputed evidence that a 
Notice of Violation, indicating that the subject unit violated the housing or building 
code, affecting the habitability of the Tenant's unit. 

The Owner's appeal argues that the restitution awarded was greater than the cash 
flow from operations for the entire year. Notwithstanding that no evidence was 
presented thereof, the Rent Adjustment Ordinance does not provide authority to 
consider that information other than in a Petition filed by the Owner for Approval 
of a Rent Increase based upon Increased Housing Service Costs. No such petition 
was filed by the Owner herein, the issues were not raised in the response, and no 

• testimony was offered in that regard at the hearing. Based on the foregoing, it is 
found that the proper limit of restitution is 36 months (three years) prior to filing a 
tenant petition. 

Gas Shutoff 

The evidence of the gas shut off to the subject unit remains uncontradicted. Thus, the 
Tenant is entitled to a rent credit for March 2019, in the amount of $300.00. 

VALUE OF LOST SERVICES 

Service Lost From To Rent %Rent Decrease No. Overpaid - - I. .. 1~ , .• 

Water Leaks l-Oct-16 28-Feb-20 $ 930.00 25°/i, $ 232.50 41 '$ 9,532.50 
Gas Shutoff l-Mar-19 3 l-Mar-19 $ 930.00 $ 300.00 1 I $ 300.00 

., 

Kitchen cabinets and walls 29-Feb-20 $ $ 232:..5Q+ 1$ 1-Oct-11 930.00 25% 41 9,532.50 
Windows 1-Jan-17 29-Feb-20 $ 930.00 5% $ 46.50 38 $ 1,767.00 

I 
$ Infestation l-Oct-16. 29-Feb-20 930.00 10% $ 93.00 I 41 $ 3,813.00 

J - ' - TOTAL LOST SERVICES1 $ 24,945.00 l 

Yt....1 
t - ( OVERPAID RENT 

Max 
Monthly Monthly Dtlference No. 

From To Rent paid Rent per month Months Sub-total 
I \/ l-Oct-17 30-Sep-19 $951 39 $930 $ 21.39 24 $ 513.36 - -

l?q l-Oct-19 28-Feb-20 $1,018.19 $930 $ 88 19 5 $ 440.95 
I 

--
·-~- I TOTAL OVERPAID RENTi $ 954.31 -

3IPage g 
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The chart above indicates restitution for decreased housing services valued at 
$24,945.00. The Tenant is also entitled to restitution of overpaid rent in the 
amount of $954.31. 

The restitution period was amortized over 96 months. Accordingly, the restitution 
amount per month is now $269. 78. 

Therefore, the Tenant's monthly restitution amount is subtracted from the current 
legal rent of $950.00, less the previously awarded decreased housing services, for a 
total of $660.22, for 96 months. 

The Hearing Decision is otherwise unchanged. 

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 fifteen (15) calendar days after the service of the 
decision. The date of service is shown on the attached Proof of Service. If the 
Rent Adjustment Office is closed on the last day to file, the appeal may be filed on 
the next business day. 

Dated: 09 August 2021 Blan Consuella Lambert 
Hearing Officer 
Rent Adjustment Program 

41Page Q. 
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CITY OF OAKLAND 

DALZIEL BUILDING• 250 FRANK H. OGAWA PLAZA, SUITE 5313 • OAKLAND, CALIFORNIA 94612-2034 

Housing and Community Development Department 
Rent Adjustment Program 

TEL (510) 238-3721 
FAX (510) 238-6181 
CA Relay Service 711 

Housing, Residential Rent and Relocation Board (HRRRB) 

APPEAL DECISION 

CASE NUMBER: 119-0272 and T19-0325, Jeffers v. BD Opportunity 

APPEAL HEARING: Septem~er 10, 2020 

PROPERTY ADDRESS: 7123 Holly Street, Unit 1, Oakland, CA 

APPEARANCES: H.J. Long Owner Appellant Representative 
Gar-le-ne-Jeffer-s--T-enant-AppeHee---------
Xavier Johnson Tenant Appellee Representative 

Procedural Background 

• The tenant filed two petitions, one on April 29, 2019, and one on June 24, 2019, 
contesting five monthly rent increases, on the ground that she never received the RAP 
notice. She also alleged several decreased housing services, including a plumbing leak 
in the bathroom, extended gas shutoff, damage to kitchen cabinets, walls and 
baseboard, improperly sealed windows, and pest infestations. The owner response 
stated that the increase effective July 1, 2019, had been rescinded and the conditions at 
issue with the decreased housing services claim had been corrected or were in the 
process of being corrected. 

The hearing officer found that the tenant had never been served with the RAP 
notice, took official notice of a prior Hearing Decision, which set the tenant's monthly 
base rent at $950.00, granted restitution for overpaid rent in the amount of $954.31, and 
granted $25,110 in restitution for decreased housing services. 

Grounds for Appeal 

The owner appealed the hearing decision on the grounds that (1) restitution of 
$25,110 was greater than the cash flow from operations for the entire year, and would 
exceed the budgeted cash flow for the next year, leaving the property at a loss resulting 
in a decrease in services for other tenants at this property, (2) lack of income impedes 
the owner's ability to make necessary capital expenses to refurbish units after they are 
vacated, possibly requiring the owner to shut down the property and cease providing 
affordable housing units to market, (3) the rent increases effective April 1, 2019, and 
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July 1, 2019, were rescinded, (4) the owner provided the tenant with the RAP notice in a 
prior case, T16-0526, and (5), after notification of the tenant petition, they asked the 
tenant if there were any outstanding items that needed repair or maintenance, and she 
informed the management company that there were no outstanding items. 

Appeal Decision 

After arguments and rebuttal made by both parties, Board questions to the 
parties and Board discussion, R. Auguste moved to remand the case to the hearing 
officer to recalculate the restitution so that the amount for March 2019 does not exceed 
100% of the rent and to limit the end date of the restitution period to the date of the 
hearing decision. R. Stone offered a friendly amendment that the hearing officer also 
consider the prior decisions of the Board regarding rent reductions for similar housing 
service reductions so that the decision is consistent with prior decisions, which was 
accepted by R. Auguste. T. Hall seconded the motion. 

The Board voted as follows: 
-· ·-·- -----

Aye: T. Hall, R. Auguste, A. Graham, R. Stone, 
Nay: K. Friedman, T. Williams 
Abstain: S. Devuono-Powell 

The motion carried. 

Chanee Franklin Minor 
Program Manager 
HCD/Rent Adjustment Program 

CHANEE FRANKLIN MINOR DATE 
BOARD DESIGNEE 
CITY OF OAKLAND 
HOUSING, RESIDENTIAL RENT AND RELOCATION BOARD 
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PROOF OF SERVICE 
Case Numbers: T19-0272, T19-0325 

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, Suite 5313, 5th Floor, 
Oakland, California, addressed to: 

Documents Included 
Appeal Decision 

Manager 
Nevin Iwatsuru, Pama Management 
4900 Santa Anita A venue Suite 2C 
El Monte, CA 91731 

Owner 
BD Opportunity 1 LP 

-33-zt-(JWoocls1oe__,..,T-e_rr_a-ce ___ _ - -- -· ·--·--------- ---

Fremont, CA 94539 

Owner Representative 
Grayce Long, Dennis P. Block & Associates, APC 
5437 Laurel Canyon Blvd Floor 2 
Valley Village, CA 90010 

Tenant 
Colleen Jeffers 
7123 Holly Street Unit 1 
Oakland, CA 94621 

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 December 07, 2020 in Oakland, CA. 

Brittni Lothlen 
Oakland Rent Adjustment Program 

000226



EXHIBIT4 
000227



02/07/2011 10:12AM FAX 12084680738 FAX lil!0002/0Q07 

'! • ·l 

CITY OF OAKLlN□ • 
. 

. 
. 

P.O. BOX 702431 OAKLAND1 CA 94612-2043 

Housing and Community Development Department 
Rent Adjustment Program 

;;... 
-··· ••• - - -- ··----..,., -·-··-···-· ·-------~J.-.~-~-;:~· 

I 

HEARING DECISION 
l 

TEL(51-0} 238-3721 
FAX (510) 238-6181 
TDD (510) 238~3254 

CASE NUMBER; 

PROPERTY AODRESS: 

T16~05t6, Jeffers v, ~ama ~anagament 

7123 Holly Street, ij<f-.1, O~kland, CA 

• DA"FE OF HEARtNG: . - --J-an-u-.a-ry-4-,-20_1_7--j .. ~ •• -------·-·--------
;. 

DATE Of StTE,JNSPECllON: January 4, 2017 

DATE OF OECISiON: January 25, 2017 
'· 
{ 

APPEARANCES: ' C9lleen Jeffers TT:, ant 
No appe11rane~ by : , .. :" _ 

The tenant-petition is GRANfED IN PART. 

IJfiROOUCTION I 
.. . 

The tenant filed a petition on September 16, 2.01:t~ which contests a monthly rent 
increase from $950 to $1,045 effectiVe October 1, 20t6j 

The basis for the tenant's petition includes the forwfng: 

• The rent increase is unjustified or is gre~t.er than 10%; 
• No_ ~}x month notice of the existence o1the Rent Adjustment Program 

,.c;:n,,1'1,fflin"'id d. 
V" "'E.~··~"· e , 

• N'o ~~nt RAP notice .with notice of • rent increase; 
• Current code v\ola.tiari; 
• Decreased housing services. \ 

....... 

I 

l 
l 
l 
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02/07/2017 10'12AM FAX 12094690736 FAX 
.. 
·•-: 
.. ,. . ~~ 

ISSUJ;S • 

1. Has the tenant received Notice of the Rent Adrvn,~t Program? 

2, Have the tenant's housing services been deer~ and., tf ~9. Q-Y what ,.. 

~e~~~ntage of the_:otal. ~o~_s1:1~~-~i~e~-~h~:~tc~rovlded by \ha owner? 

3. ls there a code violation 'in the tenant'..s unit? \ ·-··- -· = •• :..C.:.., ....... , .... -'---· •• • .. ···----·· .. • ... P,:-· ..... ~ 

EVlDENCE .i 

:g~ Historv/N:ottce of !ht>/Be:nf Mtgqt~frgg~~- ~ 
;} 

111.e ~~nt testified that she mo~?: .. ,·;~r 1Jtjfttln{'i'·· • ·- ... 
rent of $950.,.00 .. She further testifi •• • • ' ' '"•• • 

."1,. .... •• ... • ••• :.. 

---- -· -· -· ----,' • : : :~ :j,f:\ -- -- - - - --- -

-J: .e 
• .. :. rllet~ .at 

' . 

. '.~ . 

-------------- -----~ • . ~ ~-'. o· _.,..~~~-~B.'ede·!~ ,.,. ecre~~'-=-~"-..o~ ... -~ 

The tenant te.stiflf;ft~t there tne:-;e;1f~~• • • • ::::~~- 'A ten~ In unit 
A does not have a par,kJng st.all and· ·Is p~_:fnef.t . ]ij of;~•-.gate n~ to her 
vehk:ie-and it Is a tire hat.ant She ,eporte<fl.t~ ta,: : ·:"·,manag.er in Al,lgust i0,13 but 

_ nothing has been done. 
,. -

Rgdent Issue· 

The tenant testified that she had an issue with mlce in February 2016, and 
repaif6 to patch holes in her unrt were not made until mid-December 2016. ~ 

2 
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02/07/2017 10 12AM FAX 12084880736 
@0004/0007 

The ~Ting Officer ~o~ucted. :a sit.'? Jo.spe~9t'!-.9n -'1~§fY 41 ·-i0.17~ and:· noted 
that there ~,a vehicle Pilm<~· in-µ~t .of.:~ ~ie:,-tajt it;ffl;Gt:,iP ~t ~Jp'$. a fir? 
hazard. The tenant has a parking space an:d' ¢Qµlifl~ ~ 'pif.k bf if.. ~ :wa.s no 
laundry room on tha,premis~. , 

.:Pl[iffi!NG.ttdi;,¥:AeT l!lm·.OONOt.USIONS-.OF. ·LAw 
-- - _ ....... 11 •• -~ •• ,,c ' .• ~- • .•• -___ ,. ·.·~~:~~·• ·-· ·-=· ·--........ -:. ·-:.• . ., ··r-· ·~--:~·.:.,--: ► Je. 

-· ___ .....__,....._ ....... ---- . 

The tenant's ·menthly base r!=nt ls $950.00 attd she was currant in her rent when 
she filed her petition. She is currently paY1ng $950.0Q. monthly. 

I 

• •. · :· :· ··., ;--·-~-·-unr·· "lttg:,ih$.R~nt-·~tin!J::·_~\~tnan~:~lr&&an 
owner:1it\lel"!le::nQ\ta:rilt~&-··~·:·' ~- • ·-· • ·-:·dl.$00~'~' ·:,.;.~:.Ml.~~~~-···, -'-RAP---- --- - -- --- .. .. . ~\1'.~ ····- ' .... ~ .,.. - . ~--. - - 'M-~ ~'l:\I .. -~P':~:~~~,t~r- ·i~Jd'nu.n \: ---

Notice~ in.~ ~t~:,rt;,o! a ~nof·:~~ to~i~r~ ~W-~Qe ◊f ~-~aa~:~ 

The ownet has not met his burden of ;?roof :~~S'. ~.,of the RAP to the 
tenant The 1@~¥,lt has not received the oottce ·•pf~i~t.M,t;rstment Program.. Sectton 
8.22.060 (C} ofth~ Rent Ordinance states tile foltowtngi· 

' 
'"An owner who falls to give notice of the ~xl:tence and scope of the Rent Mj!:ls.ime t , .. · ·· ·~" .,. · .,,, ... .,..-, •. t tit:~ "~--, -.. ~ fQ. 

w~0~ , : :l(-, M<., ... :f:~ • ,1::,_ ~: ~'-~~~ 
~of. . ... ; .. ,I~-~~ . . -\1~ '·-;. -:S- ·-· '•,<,,M.~~~ 

'M, •~r .ra.e,· .--. · • ·(Nfi~ • g~e. ~ ttotiee at,ffti c ·em,··.-y,~ tia~ ,~ ii-Jii°:t~n all(](':., ·"<1~-~·to ~-:fdtt/ifute ,. · a· &.~(~ ii ~ 
:_~~~-t~~::~i:4t -~~.~~~:~Qt ta~:~~n@ ~~ ~~·irt--:~1{~ ~ 
,~"":-'#'""tt-'···,r:,· r:it~ }l!.. --~~-,;::df ii;,j •owrtef ~;;.i"1!i)rl'.. at .'.I----~ c'.hi°· ~Kie nrfar 'to u}inrl &. lP9 '~'.. ,,,. e. , .. .fl u.1et ~ •' ~;• ,· .,_,,_ fi'-'?.~• • . '~3l$: -.,i,o:r.;~~~ I!'. . ' ',;:;II ' ... 

petition. ., ' • 11 __ ..,, •• 

Tt}e rent increase i$ invalid. 1he tenant's monthly base rent ls $950.00. ~~ 

·s¢e:'Vi<ti!at1on 'f;t,Tern;t'nf.s .Y.tiit' ·:· 

1:,t~~f~naot·-did .rid.t :~.n- h,etbi.Jf~.f'f~: ~f [~.l':dln9: p~rt<~-by_iffi,ehimant in • 
front ot lhe g~ H6We.v$' th&: presM~ ,tif -~ lrii the tenant.$. unit • ~ a 
san~~~:--issue alil ti •(;I ·a,~ vtotation, ''Thi.~-f~~J~tm to:d~f .• ~ rent 
increase. ·11 

1 O.M.C. S~otion 8.22_060(A} 
2 O.M.C, SecMn S.2.l.0'1Q~H){l)(A) .f 

3 
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02/07/2011 10 13AM FAX 12094690738 FAX ~0005/0007 

Deerea§erl M_otis.In9 Services 

Under the Oakland Rent Ordinance; a decrease in;,h~g ~,.:· \: ... :~ P,OhS.id~d 
!O be c:n ir'rc~~~se In· rent and may be corr~~ bf~J~-J.~1- • .. vet, in 0• 
to justify• ~jf~f( .-. :. if-!: re.nt.. ~( ~-~-rease rn hous.it\{l_fi§~ rn~-J~e '~·... ·<' .• .. 
service ''timt '. •• . • ffe.<iits· Nlr~ilabifah 1 of a .J:~i..Jat ~, 11:\ati •• .i . • •.. :t..L:.; . ., . 8. . ....... -- .,--~---•.-,,, 1!:f; ~-:~]f ·--t"" 1$. ~--. . . •\w.?. 

proviqerf ~ -~ ~ b_ • .··" 1the. pailh. Tnf) teiianf ~ :!~ ·-~~ et :prJv.imJ 
decre-ased. hP~ing ~~r\ii. . iy,. %,,,l>,~~i;\d~rance of the evidence. The tenant also has .. 

··- the .. ouraefi -of pro\Jing~notice--:te:rthe··ownet·about--a e0rt1plaint and the -owner .. must be~···=-,,....,,_~-
afforded a reasonable opportunlty to respond to the complaint: . . 

Mice 

. _ ~he tssue with rod~nts fn the tena,nt's unit was re~olved in December 2016 ~ 
l.~~ 9Qurt stipulation Whi~-P:ovlded that the tenant'~ monthly ren_t was $950.00 until \ 
O.ee.e~~ 2016, no compensation for decreased housing services rs granted because 

the issue ~G resolved~ early Decernber_201~---~-----.------ _ __ __j _____ _ 
bam;Jdw: R~. .. -~-.; ... :-

The loss of the laundry room constitutes a loss of a service that was originally 
provided by the owner. 

-~ 
... ~ p~ yn~ ·~tevat~~·~rea~ flqu:sing ·-~-'.--· --_, ts. co~~~~n-

o:f iitsew1ees.·· "'Vided-~•r·-··, . .,~ar.ifthet:1 detertninhi the• '.· • • e b ,~ telaf· JR//-1. . ........ ~B·,,.,~~-~ =·,·· .9 ,.. . . Y ... , ... . 
serv,i~ provid~-~·lf.lEi awrier t\twe.:~~sed becaus$ of the lost housing services. 
Due to ·th@ Cotil~fpgl~tian, C(:)f(tpensatton for decre.asE;J:d housing services commenced 
on December 1, 20:t6. . ' 

Based on the totality of the circumstances and considering the total bundle of 
housing services, the value of the decreased housing services is stated 1n the following 
table. 

._.,... VALUE OF LOST SERVlCES ·= 
Service Lo~t 

,· 
From· 1 ,.... 

To Rent •lo Rent Decrease No. Overp~id 
: ., Decrease /month Monlhs:.-1 

'. --::,... . 
. - ~ -·-. ~ , . .•. ,,. .. .,.._ 

j! ,lJ.., ,p> i .. . Ir. ,,. 

·1211t· .••• • ·' 2o/u Lau"[\dry 1\oom 1117 S950,00 ,, 
$20.00 2 $40.00 

f TQTAL .LOST SERV1CEs. w,.oo 

~ O.M C. Section 8.22.010 (F} 

4 
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., 

02/07/2017 10. 13AM FAX 1209468073$ FAX ~0006/0007 

1. The rent over payment is amortized a$ follow$; 

-11 

Base Rent 

-rent overpayments for past 
decreased housing servlce $40.00 

,. -.. °Jli95O.0.0 

-current depr,e.a~-housing service- - $20.00 
laundry room $20.00 

. . . ...... '"-•·-·----.. __ ........... -. ---·-·· ...... -· ··-- ·- -·-·-....... _. ____ ., .. __ 

. '.gent oavtrie'nt-for Februarv 20F $890.:00 
'•,Rent payment commencing Maron $930.00 

2017 

2. Wh13n the owner ~ores the laundry room he ma.y increase the tenant's rent 
by $2:(;t0O upon proper notice in accordance with Section 827 of the cafifornia 
Civil Code. 

3. The .owner~y increase the tena"t:;Psrent a:fte~ s~ • ~Hi,..._s-ro-.. j/)lm-· -. _s_e_rv-ic--e-o_f_~~-. e- -·--------·-· --
City's form ·N'o.t!qe of the existence of the R~f A'.d{ ·--~ , .• t Prograrn and S~clion 
827 of the California Clvil Code. 

4. Rigffllifi:~ This decision is the final dep.islon of th~ Rent Adjustment 

:~;;::a~~;~!,~~~ '~0:a~(=~~; .~~i~;~=~ru~::n:=~ 
thll;_-:j~f ~ ~ ~~~ wi~n Me~: {~OJ 4-• :i~_ tet.vi~ ·ti( fue 
dedsi~ h'R*ff--~ is shoW,j\,.~ the ~ttaciled P'r.o.of.)1#"~; {f the 
Rent Adjuatment Office is closed on the last day to file, the appeal may be filed 
on the.next business day. • 

Date: January 25, 2017 

5 

Senior Hearing Officer 
Rent Adiustment Program 
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02/07/2◊17 10:13AM FA~ 12094880736 FAX 

' 
,~OJr.ffl&JlYfCl!l-.., 
case Nwnber T16-0526 ,, 

I em a. resident of the State of Califo.~ -~J~~fil-~i_gbJ~ :yc;.~s of~~. I 1!m:~2.t ~ ;arty to 
the Residential Rent Mjustment Program case listed above. I ant employed iii Alameda 
Count)\ California. My'business address. is 250 Frank H. Ogawa.Plaz.at Suite 5313, 5th 
Floor, Oaldand. California 94612. 

Tenmtt Owner 
Collen Jeffers Pam.a Management 
71231\iolly St# 1 625 Oak St /kl02 

fll0007 /0007 

__ Oaklan==· d,::.L.C=A:....:....::_c94c...=.c61=-9 _______ ~.._Stockto_.c.__n"'--, C-'---'A.~9_52_0~2 ___________________ _ 

·===r:~:=~v:==~=~:·:·.~ .. _. ion 
~-.-_~.: " ....... _: ·: ,~W.i?l.~M,.(k.p_q~~'~·t'M:~;~h,1~.t~tlFthe.- _; .-.. 
1~ ·, '. • . :•+f. ... ~. • ••• - .,i.f~~R fitsl;elass ostc.itre therebn full re aid in the . . . -~kln~--~-~1,~·iw- ... w P ""I> , YP P 
omina:cy course ofbm.iness. . . 

, ' 
•' " ,. ' 

l declare qua.er penalty of peijwy under the laws("'. __ ·the State f!·f_· .• , ·.\·:" ·-,. ··I.that ~above 
is true apd correct. Executed on Februacy €H, 20 ~:fu :_;•,; ·_· ·:.~J~:A.' ; r 1. .. 

'.' ·.::·::,;.;._,_.:_:-:\··:--:-:~~-:--··.· :.:. ' 

000233



EXHIBIT 5 
000234



1 Ubaldo Fernandez 
2 East Bay Community Law Center 

2921 Adeline Street 
3 Berkeley, CA 94703 

Phone: (510) 548-4040 
4 

• Fax: (510) 548-2566 

5 ufernaudez@ebclc.org 
. 

6 • ,Attorney.ior Defendant.Colleen Jeffers. _____ ..,.. ______ ___,,.,....,,..l'e'--_..,.....__,.. __ -...,,_,_,,_,,,,,,_,,,,_, .. ,....,.... =~·...,,..·--

7 

8 

10 

11 

12 

13 

14 

1S 

16 

17 

18 

19 

20 

21 

SUPERIOR COURT OF CALIFORNIA, COUNTY OF ALAMEDA 

RENE C. DAVIDSON COURTHOUSE-LIMITED JURISDICTION 

BD OPPORTUNITY l LP, 
NO. RG 16 817 152 

. 

.... V.; 

C<!>LLEEN JEFFERS~ 
< 

Plaintiff, 

Defendant. 

STIPULATION 

AND 

COURT ORDER THEREON 

Plaintiff BO OPPORTUNlTY 1 LP, and Defendant COLLEEN JEFFERS hereby 

~ :stipulate and agree: 
22 

2:J 

. 
; . l. The parties to this Stipulation are Pla.intiffBD OPPORTUNITY l LP, and Defendant 

COLLEEN JEFFERS. 
24 

25 
2. The subject premises of this case and Stipulation is 7123 Holly St. Apt. l, Oakland, 

26 
CJ\94621. 

27 

28 

.- 3. The rent for the subject premises is $950 per month and is due each xnonth on or before 

the 5th of the month. 

Stipulation a.nd Court Ordet Thereon l 
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1 4. Within 5 days of email transmission of this stipulation signed by Defendant to 

i Plaiutiff's counsel, Plaintiff shall send to Defendant c/o Ubaldo Fernandez at East Bay 

3 ·community Law Center, 2921 Adeline Street, Berkley CA, 94703 a copy of this stipulation 

4 signed by Plaintiff and counsel for Plaintiff. 

s 5. Plaintiff waives all claims to any rent they may be owed up to July 31, 2016. Rent for 

0 
• !!U mi;mfu? ptloJ:' to and J~~lµd~~g_Jµly, __ ~Q.1.~. i~A~e!:1).~ .P~~~ _o~-~~!-!e~ .... -~ __ ·-·--··--------·--·· ... 

7 6. Plaintiff shall provide receipts for a1I rent payments made for the duration of the 

8 . tenancy. 

9 7. Provided Plaintiff performs the conditions of paragraph 5 and 6, above, Defendant 

io sh~ll pay rent on or before the date it is due for the months of August 2016, September 2016, 

11 . October2016,audNovember2016. 

···- ---- - - - -rz ·---_~- ~:Plaimi:ffslia:ll-dismiss tms case wttnin five-days of-Oefefiaant'steuaermgofth"e-ttnal _______ -

13 • payment referred to in paragraph 7, above. 

14 9. The parties agree that Plaintiff shall not seek possession of the unit 011 the basis of 

1s • ponpayment of rent so long as Defendant complies with all of the tenns of this Stipulation. 

16 . Pr~vided Defendant perfonns the conditions of paragraph 7, above, Plaintiff will not file any 

11 additional unlawful detain.er action on the basis of nonpayment of rent before December 2016. 

10 I 0. Defendant will be restored as a tenant in good standing upon making all payments 

19 -referred to in paragraph 7 of the complaint 

20 11. If Defendant fails to make a payment as required by paragraph 7. above, Plaintiff 

21 shall be entitled, upon 48 hours• written notice, to be taped to the door of the subject premises, 

22 and U{)On 48 h<>urs• fax. notice to Defendant's COUll!Jel at (510) 548-2566, to apply to the court ex 

23 ,Parle for a immediate judgment for possession of the subject premises, for a writ to immediately 

24 ~is~e thereon for possession. of the subject premises, and for reasonable attomeyts fees for all 

2s )rea,..s<maf:ile·work necessary to enforce the terms of this agreement. Such ex parte application by 

26 . Plaintiff shall notify Defendant of the date, time1 and department of the Alameda County 

2 7 Superior Court where Plaintiff shall apply for judgment. In the event that Defendant makes t11e 

28 

Stipulation and Court Order Thcteon l 
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I 

: 
1 1 mi~sed payment within 48 hours of its notice, Plaintiff shall not apply for judgment Instead. 

l 

2 t Plaintiff shall withdraw this application immediately. 

l l L If Plaintiff fails to fulfill its proinise of paragraph 8, above, Defendant shall. be 

4 entitled, 11.p(}n 48 hours' written notice via email to Plaititjff's counsel at 

s HGLongAtty@fastevfot.com, to apply to the court ex parle for an immediate dismissal and for 

Ji • judgment.for.reasonable attorney:~. f~:tfa.r.J!:llJ~Q..f1~b.!~ V{Qg;_n~~& to enforce _the terms o~ ____ -· 

1 , this agreement Such ex parte application by Defendant shall notify Plaintiff of the date, time. 

8 and department of the Alameda County Superior Court where Defendant sha.U apply for 

9 : Judgment. Defendant agrees to proceed immediately for judgment referred to herein. 

10 .: // • 

u. • II • 

l.l fl • 

14 : fl . 
' ~ 

15 ~ "II 

16 II 

17 II 

18 )I 

u II 

20 II ~ 

21 fl .1 

22 ./! • 

23 II 

24 II 

25 .: II 

26 U/ 
f 

21 fl 

28 II 

• Stipulation 11nd COllrt Order Thereon 3 
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1 i 12. The parties stipulate that this case shall remain permanently masked. 

2 13. This document may be executed in counterparts. Facsimile signatures shall be 

3 treated ~s originals pursuant to California Rule of Court 2.305 and alt other applicable laws. 

4 

s 

14. This is the entire agreemenl 
.... 

~' \ ~~ .\ \ ~~--=··'--.,.,,.,,,, ._..,......._ .........,..---=,,,,,,,..,,,.--=·-,=·"""',=-,-.,.,'. 

7 

a 
_,t -~_n.)r:l -l 4 
f~-~----, 

9 Colleen Jeffers 
Defendant 

BD Oppo1iunity 1 LP 
Plaintiff 

10 

.1.1 

13 

14 . Ubaldo Fernandez H.G.Long 

15 Att,amey for Defendant Attorney for Plaintiff 

16 

17 

ill 

19 

lO 

21 

22 

23 

24 

2S 

26 

IT IS HEREBY ORDERED THAT nus STIPULATION IS ACCEPTED FOR FILING AND 

TflAT THE COURT WILL MAINTAIN JURISDICTION OVER ITS TERMS PURUSANT TO 

C.C.P. SEC. 664.6. 

Dated:. - . 
JUDGE OF THE ALAMEDA COUNTY 
SUPERIOR COURT 

TIDS CASE SHALL REMAJN PERMANENTLY MASKED. 

ORDER TO SHOW CAUSE SET FOR DECEMBER 5. 2016 at 9:00 AM in 

27 DEPARTEMENT 51 l. IF DISMISSAL OR JUDGMENT HAS BEEN ENTERED, NO 
26 

;APPEARANCE IS NECESSARY. 

Stipulation and Court 01'dcr Thereon 
,· 
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-~ 

EAST BAY 
COMMUNITY 

LAW CENTER 

Jµly29, 2016 
Via U.S. Mail 

H.G. Long 
Attorney at Law 

·'-,, ..... -

.. ~.,, ... _., ... ., . ____ -4-74-.W<•Orange Show-RO--e=-•-.---------~---
San Bernardino, CA 92408 

Re: BD Opportunity 1 LP i•. Jeffers 
Alameda County Superior Court case no.: RG t 6 817 152 
Settlement Stipulation 

Dear Ms. Long; 

.. ,._ .. , .... .,_, ............ _ ....... .. 

____________ Enclosed..please...find-a..check..for..$3.,S00,--amounting-to-Ms. Jeffets~rent-for-----------
August 2016, September 2016, OcLober 2016, and November 2016 at $950 per month 1 as 

., 

per Paragraph 3 of the settlement Stipulation. As this includes Ms. Jeffers' final payment 
referred to in Paragraphs 7 and 8 of the Stipulation, please dismiss this case within five 
days, as required by Paragraph 8. 

Ms. Jeffers' next rent payment will be on or before December 5, 2016. 

7Jlli>wr9,J.,J} 
~l~i~~:O~fo~~ .·_ ~ -.0( 
Student Intern 
Supervised by Staff Attorney Ubaldo Fernandez 

2921 Adeline Street, Berkeley, CA 94703 
1510.548.4040 /510.548.2566 www.ebdc::.org. 

I •• ,,4M";..;..";:,-f'l1irii ,-> "!t''Jl··r=-.,::-·~·-~-·:t ;:.✓ it;:·!~· ~cw:~ -,?t,,., ·•··tf,;':.\\ ~- &· r:..... k· .... ~~ •• -~cl,..~- fi ..... ~ .... ,-~---(, ~. 
f_ li;..,~~i~f~J/.<l, .. ,,,.,,,,A· r;;~t;i;il,;);:, ••• • •• • -•· .'·''"~%:;t • '·" ,,,1;~~lfiii,;f..;%'ht;,''., • -!..~.t,.••,;<li,l!l!,i!;;;, , ··,, .,;__.; ·,; t,~~• "·, f 1-:'%~:t\.•"~Jt'\:t~~:;'1..":-;"o,,..l•" •·":.iif.~;:,;?'.4.i " :),i ~- • .~\~,\ i.: :'J::""•...-: :.-."Yf;r.\: .. - .. ~,...- • .. i~--~-,w·r~;.L~, ·, ;A, :$'. ~-l- v. ;;.:;,v•;~ . ~-, ~ ... 

I 
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Ubaldo Feroandez ·-----..,---... cl·------------------------------------,· 
From; 
Sent; 
To; 
Cc: 

Claire Oxford 
Thursday, July 28, 2016 12 32 PM 
HG Long A tty; F astEvict23@fastevict.com 
Ubaldo Fernandez 

Subject: Rent Payment for BD Opportunity 1 LP v Jeffers (RG i6 817 152} 

Ms Long, 

We have a client trust account for Ms. Jeffers' rent and ar:e writing to confirm that is OK for us to send Ms.·"'--™'-·, .. , .... 
Jeffers' rent payments to your office and made out to ''H.G. Long and Associates". If that is OK, I will mail a 
check for her rent to H.G. long & Associates, 474 W. Orange Show RO, San Bernardino, CA 92408_ If it \snot 
OK, please advise me on where and to whom I should mall the check_ Please also advise to whom the check 
shou\d be. made out. 

If we do not near from you by the end of the day, we will send out a check to you tomorrow 

Best, 
--· ---- ------ -----

Claire 

Clarre Oxford 
Clinical Student 
Supervised by Staff Attorney Ubaldo Fernandel 
East Bay Community law Center 
2921 Adeline Street 
Berkeley, CA 94703 
t 510-548-4040 
e· c.9.~~r.d@ebck_ QfJ! 

1.5 Years a.f Jtistice n;~ough 
Education and Advocacy 

-·- - ---------·----

CONFI.0f:I\JTl:ALJTY NOTE· This r,-,ma,1 arid any etlechments are confide1tl1el and may be protected-by lags/ privlf,;,gr,-,. If you <1f!J not the 'inrahded 
r~m,unt be aware /her. eny discfo.s11fl1, copying, dislrtbutiOl'I ar use of this e-mail 1;1r· sny attB9hment ,s ptOhiblted. lfYoU haw, ~cawed this e,ma1) m e1TOr 
µtease notify us imm&d,eiely. by fflCum,rig ii ro-crie sende( and (felele I/Tis copy ttom your sysiem. Thank yau. for Y{)ur C-OOpltro/km. 
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PAMA MA..NA{)-EM.~NT INC~ . 

26 August, 2b19 

City of Oakland Rent Adjust Program 

Keith Mason 

250 Frank Ogawa Plaza, Suite 5313 

Oakland, CA. 94612-2034 

RE: Case No T19-0272 Jeffers v BD Opportunity 1 LP 

Dear Mr. Mason, 

4900 SANTA ANITA AVE., SUITE 2C 
EL MONTE, CA 91731 

(626) 575-3070 
FAX (626) 576-7817 
FAX (626) 575-3084 

BRE # 01998265 

• ~ .... -········ .J ......... al, ... ' 

Enclosed are documents being malled to Ms. Colleen Jeffers (tenant) for a new rent increase effecfr.Je 

Ocrooer 1;-2019. The previous renf increase, wh1di 1s lie mg pelit1ofiea 6y tfie tenant, has been 

rescinded. 

Please inform us What needs to be done to formallyrest:ihd the rent increase being petitioned, case no 

T19-0272. 

You may contact us at 62°6'-S75:.3(:)J(j x226 or email (preferred).nevio@pimfmgf:rort\!' 

~ 
Pama Management 
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PAfvlA MANAGEMEN.T .ltilO:. __ ",, 

26 Au·gust, 2019 

Colleen Jeffers 

7123 Holly St 

Oakland, CA 94621 

4900 SA1'1TA ANITA AVE , SUITE: 2C 
EL MONTE, CA 9'1731 

(626) 575-3070 
FAX (626) 575-7617 
FAX (626) 575·3084 

BAE# 01998265 

____ , __ s,..,_,,__, • .,.,.,.._,,,==~__,-..-,----,,,,.._P•--. ....... ,.., .. ,-.,-~.,,,•-"=•-•""· •""""•--; ,,..,,.,., ,,:!' .• ,.....,,1.,,..;, .. _,,,._,..,,,.,!"-'l,.,,,,.g ""~""'°''""""""•-"-'••~•-""'••""•"""',i,~,-. .. "".•""•·-... ""'' ,_.....,.... _ _,_,..,.._ ..... -.,~, ..... -•• --~~q,,rt> 

RE: New Rental Increase· 

Dear Ms. Jeffers: 

Enclosed wlth this letter is~ ·new rental increase that takes effect on October 1, 2019. The previous 

increase that was proposed for July 1, 2019 is rescinded. Also Included is the Notice to Tenants of the 

Residential Rent Adjustment Program 
····-·---·-· ----·------

This new increase utilizes banking for a deferred CPI limited rent increase that-was hot given in 20i8. 
The city form which calculates banking titled Calculation of Deferred CPI Increases (Banking) is included. 

Please note, the move-in date is not relevant, the new effective date was October 1, 2017. 

Approvat from the City of Oakland is not needed to Increase rent based on banking. A copy of this rule is 

included. 

A representative of Pama Management should be scheduling a date to inspect your unit to assess the 

condition. If any repairs or maintenance items are needed, please inform the representative. 

If you have any questions or inquiries, please contact us at 62.6-575-3070 x226 or email 

Nevfn@parnalngt.to~-

Tha tik you 

4JJ 
Pama Management 

;~ ,, 

'T 
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CITY OF OAKLAND :~ 

P.O. BOX 70243, OAKLAND, CA 94612-2043 ~ 
Department of Housing and Community Development TEL ~10). 23~-37i1 
Rent Adjustment Program FAX 10) 238-6181 

TDD 10) 238-3254 

NOTICE TO TENANTS OF THE RESIDENTIAL RENT ADJUSTMENT PROGRAM 

• Oakland 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 than the 
annual general rent increase ("CPI increase") or allowed "banked" rent increases. These include capital 
improvements and operating expense increases. For these types of rent increases, the owner may :raise your 
rent only after a hearing officer has approved the increase. No annual rent increase may exceed I 0%. You 
have a right to contest the proposed rent increase by responding to the owner's petition. You do not have 
to file your own petition. 

• Contesting a Rent Increase: You can file a petition with the RAP to contest unlawful rent increases 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 notice of rent 

- --- - --- Tucrease;orl2'fwftliml20oays of the.notice ofrent increase if this Notice to Tenants was not given with 
the notice of rent increase. If 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 at the Housing Assistance 
Center: 250 Frank H Ogawa Plaza, 6th Floor, Oakland and at; 
:~ttp:t(:www'..b>~et.eoffllQcfiie(!l_~f!9/h~o/ReutA~uslriie~t; 

• If you contest a rent in.crease, you must pay your rent with the contested increase until you file a petition. 
lfthe increase is approved and you did not pay the increase, you will owe the amount of the increase 
retroactive to the effective date of increase. 

• Oakland has eviction controls (the Just Cause for Eviction Ordinance and Regulations, O.M.C. 8.22) 
which limit the grounds for evictions in covered units. For mo(e infonnation contact the RAP office. 

• Oakland charges owners a Rent Program Service Fee per unit per year. If the fee is paid on time, the 
owner is entitled to get half of the fee from you. Tenants in subsidized units arc not required to pay the 
tenant portion of the fee. 

• Oakland has a Tenant Protection Ordinance ("TPO") to deter harassing behaviors by landlords and to give 
tenants legal recourse in instances where they are subjected to harassing behavior by landlords (O.M.C. 
8.22.600). (City Council Ordinance No. 13265 C.M.S.) 

• 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 ____ .. 

. 't'ENANTS:~ SMOION.G:.Po'Llc.Y 'DlSct..oSUitE· 
C.' Smoking ( circle one) IS or IS NOT pennitted in Unit . the unit you intend to rent. 
• Smoking ( circle one) IS or IS NOT permitted in other units of your building. (If both smoking and non-smoking units 

exist in tenant's building, attach a list of units in which smokmg is permitted.) 
• There ( circle one) IS or IS NOT a designated outdoor smoking area. It is located at ____ ...., 

1 received a copy of this notice on __ -------'""'-"---
(Date) (Tenant's signature) 

Jltfil§!-itii- (.J'iffi) mffi.f&-mjfl!~~rfiM'J-~ 9 Jt~*o ~~- (510) 238-3721 ~I\itj\\:.t,:. 
La Notificaci6n del Derecho del lnqulllno esta disponible en espaiiol. Si desea una copia, llame al (510) 238-3721 

Revised 2/10/17 
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CIUDAD DE OAKLAND . 

• P.O. BOX 70243, OAKLAND, CA 94612-2043 
Departamento de Desarrollo Comunitarlo y Vivienda 
Programa de Ajustes en el Alquiter 

. 
. . . 

TEL (510) 238-3721 
FAX (510) 238-6181 
TDD (510) 238-3254 

A VISO A LOS INQUILJNOS DEL PROGRAMA DE AJUSTES EN EL ALQUil,ER 
RESlDENCIAL 

• Oakland tiene un Programa de Ajustes en el Alquiler (Rent Adjustment Program, RAP) que limita los 
• aumentos· e'n ef aiquliei--(Cap'ifuio-if2:i'def C6cfigoMunf2ipat"aeTfiklan.d) 'yciiofe'ii fa mayoiiade"Ias 
unidades residenciaks en alquiler construidas antes de 1983. Para mas informaci6n sobre las viviendas 
cubiertas, contacte a la ofi.cina del RAP. 

• A partir del 1 ° de febrero de 2017, un propietario debe presentar una peticion ante el RAP para todo 
aumento en el alquilcr que sea mayor que el aumento general anual en el alquilcr ("aumento CPf') o 
permitido que los aumentos en el alquiler sean "invertidos". Estos incluyen mejoras de ·capital y aumentos 
en los gastos operativos. En lo que respecta a este tipo de aumentos, el propietario puede aumentar su 
alquiler s6lo despues de que un funcionario de audiencia haya au'l:orizado el incremento. Ningun aumento 
anual en el alq_uiler pod:ra exceder el 10%. Usted tiene derecho a disputar el awnento en el alquiler 

-· -- -- ---· ----propuesto-respondiendo-a la-petie-i6n-del-propietari0,-No-es-indispeosable-4ue-usted-presente-su-prnpia-- ---- - --- -
petici6n. 

• Como disputar un aumento en el alquiler: Puede presentar una petici6n ante el RAP para disputar 
aumentos ilicitos en el alquiler o la disminuci6n de servicios en la v1vienda. Para disputar el aumento en el 
alquiler, debe pre.sentar una peticion (1) en un plazo de (90) dias a partir de la fecha del aviso de aumento 
en el alquiler si el propietario tambien proporcion6 este Aviso a los Inquilinos con la notificaci6n del 
aumento en el alquiler; o (2) en un plazo de 120 dias a partir de la fecha de recepci6n del aviso de aumento 
en el alquiler si este Aviso a los Inquilinos no fue entregado con la notificaci6n de aumento en el alquiler. 
Si el propietario no entreg6 este Aviso a los Inquilinos al inicio del periodo de arrendamiento, debera 
presentar una solicitud en un plazo de (90) dfas a partir de la fecha en que recibi6 por primera vez este 
A viso a las Inquilinos. Encontracl. infonnaci6n y formularios disponibles en la oficina del RAP en el 
Centro de Asistencia de Viv:ienda: 250 Frank H. Ogawa Plaza, 6° Piso, Oakland; tambien puede visitar: 
httpf/"!{WW'l..oatdandnet.cqqyt'fov~blhi;d/9'R;entA9i)wtnren~ 

• Si usted disputa ·un aumento en el alquiler, debe pagar su alquiler con el aumento disputado hasta que 
presente la pelici6n. Si el aumento es aprobado y usted no lo pag6, adeudara la smna del incrernento 
retroacti.vo a la fecba de inicio de vigencia del aumento. 

• Oakland tiene controles de desalojo (Ordenanza de Desalojo por Causa Justa y Reglamentos, O.M.C. 8.22) 
que limitau los motivos de desalojo en las viviendas cubiertas. Para mas infonnacion contacte la oficina 
RAP. 

• Oakland les cobra a los propietarios una Tarifa de Servicio del Programa de Alquiler (Rent Program 
Service Fee) por vivienda al aiio. Si la tarifa se paga a tiempo, el propietario tiene derecho a cobrar la mitad 
del costo de esta tarifa al inquilino. No se requiere que los inquilinos de viviendas subsidiadas paguen la 
porcion del inquilino de la tarifa. 

• Oakland posee una Ordenanza de Protecci6n al Inquilino (Tenant.Protection Ordinance, TPO) para impedir 
el comportamiento abusivo por parte de propietarios y para ofrecerles a los inquilmos recursos legales en 
instancias donde han sido victitnas de comportamiento abusivo por parte de propietarios (0.M.C. 
8.22.600). (Ordenanza del Concejo Municipal No. 13265 C.M.S.) 

• El propietario __ tiene __ no tiene permitido establecer el alquiler inicial de esta vivienda sin 
limitaciones (por ejeroplo, de conformidad con la Ley Costa-Hawkins). Si el propietario no tiene permitido 
establecer el alq_uiler inicial sin limitaciones, el alquiler vigente cuando el inquilino anterior desaloj6 la 
vivienda era de ____ . 

Modificado el 10 de febrero de 2017 
HCDrap201702b SP 
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INFORMACION A LOS JNQUILINOS SOBRE LAS POLITICAS PARA FUMADORES 

• Fumar (encierre en un circulo) ESTA o NO ESTA permitido en Ia Vivienda . -Ia vivienda que usted 
pretende alquilar. • 

• Fumar ( encierre en un circulo) EST A o NO ESTA permitldo en otras viviendas de su edi:ficio. (Si hay disponibi!idad 
de ambas viviendas, fumador y no fumador, en el edificio de! inquilino, adjunte una lista de las viviendas en donde se 
pennite fumar.) 

• (Encierre en un circulo), HAY o NO HAY w are.i. d~ign11da al iJire lib,i;e P.ant. fiw:Jar, Se. t:n.~tra ~-----

Recibi una copia de este aviso el _______ _ 
(Fecha) (Firma del i.nquilino) • 

.tttiS~l'ti (-~Ill) mffi~ffl:¥!J3Mitl.Ht:fi.P>l:llti*. aJ!l!:'1: (s10) 238-3721 ~Uli!l;ijs:o 
la Notlficacion del Derecho del lnqullino est~ disponlble en espai\ol. Sl desea una copla, !lame al (510) 238-3721. 

--~•--,,.-,.., --~""-"""· ""'···""· ""'· .--,---,.---•--,-.--,.--.,.,,,,,,,..,....,,....- . ....,..._. .. "' ·• -· •• - .. .. . ,,. 

Modificado el 10 de febrero de 2017 
HCDrap20 l 702b SP 
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Tenant Complaint Date Item Rel?illr Date 
i OS/22/2016 
I 
! 

Jeff?rs TimeHne 
. _ • Jtem {RAP= Cltv., of. Oi!klan~ Rent Ar.ijustm.ent.Programt/.I@!li;lll.t.'::, C91!~en ~effers}. _ . . R!!levant FUes l _ 

·Repaired damaged drywall, baseboards, bathroom door. Applled mildew treatment. Replace: 2016-05-22 Unit Repairs.pdf 

toilet, kitchen faocet, kitchen range hood, new bathroom ceiling fan, waif nlrnace • j 
thermostat, and P trap pipini for kitchen slnk.,New paint and baseboards. \ 1 

...... ••·--- .. -.-- -- .,. ·-- --- ... L 
OS/31/2016 
07/26/2016 

• 07 /29/2D16 
• 10/14/2016 

:!-1/02/2016 
01/04/2017 

J.0/11/20li • 
}l/OB/2018 • 

:1.:t/30/2018 
• 02/14/2019 

03/10/2019 •• 

~ •• 03/15/2019 

03/10/2019 -· 03/21/2019 

03/257io19 

06/li/2019 
08/26/i.oFJ • 

···-- • -- ·~oath trea·tme.nt'.t9 ~u $bt uOits-···· •• ~:. ·;::• i 2016-0S-31 Pe.st ltontro(.odf 
Stipulation filed, See ledger card for proof of rent credited, Unlawfuf detainer R-D16817152 .io15.07 .. 26 St1pu1ption, 202CJ..12-22-1edger card ••• • • 
: ! l 
Payment proofforthe°adiusted rent ••• ·- •• ·-· • I - .••• - •. 2Q;l.6-07,29"tonfiim~ion ofRent"Piivrnent,J)er Sticulatlon 

- • • - Violat1oo· for unpermitted windows arid. broken wfni.fciws, ·rodeiiflnfestatiori, and' hole in • ii:i16-i0-:14 Vlolifj~·on and Appea'i.pof . I 
wall. Violation was appealed and re-Inspected (according to page 10 of doc4ment) on 2016-10-14 Viola.I on and Appeal (2},pdf 

. . :1.7/5/16, . . ; . . . 
. Rodent and cest control service to all units ' - •• i016-l1-02 Pest i!ontrol.pdf -• • •• 
Housing and· Community Development Dept, Rent Adjustment Program Hearing Det.lslon • -•• ic5i7~07-04 Tl6126 Hearing i:iedsion 

···-'·· ····-···'··· ·-·· 
- Perlodlcoestan<froaenttr.eatrnent..:::~ _ •c· • . .. __ . .I -~ - ••••. _i 20.17-10-11 P~ ~onr(9l.pdf. 

- Boughf3 sets of blinds, instaileff 3biiiid-s; installed 3· smoke7co detectors, installed bulbs, 2018-11-8 Unit Maintenance.pdf 
. replace.d 4 door knqbs, tl~;ined trash.lin Soanishl - _ [ . ... . . l 

.. All.units had their smoke/CQ dete\:l:ors lnspected (In $P.anishf. • I -· ••• ioiB-11-30 Ins pea Detectors.pdf ··-- •• 
• - Pest_Cqntrol/fumfl<iltion ••••• - •• - • • • ·- - -·T •••• 2019-02-1,f PestQ:oi:itr.ot:i:idL . : 

Broke concrete an"dTnsiiected,m llnes for apartment buitdlnii~iin::SOanish] / _ •• ~Ol9::0.3:tii.Gas Llo"e" lnSPectJqn,pd( . • • : . 

••• --- Replaced gas lines/pipes;-earthquake shut:offvalves, water heater (w/ earttlquake straps, '2019-03-21 Gas Line Repair,pdf 
shut-off valve, tap line, and supply lines), and venting for water heaters. su~ervfsor stated 
the downtime for the gas was 7 days, but if the tenant stated they reported t-l'ie Issues on 
3/10/19 and the referenced report shows 3/21/19, it would be 12 days. j 

-·· --· -· .• •. ·-- . -·- ·-·-· I 
•• ·- tity violation was Issued forliroken w1naow·, waU-above entry door has water Intrusion 

damage, front security door is damaged, and bathroom ceiling fan is not wofking properly,_, 

City records show it was abated I 
We are missing the document{s) that show when this was corrected i ·-· .. 

• •• Pest COntrol serviceS .to ail. untt$;~--•. -~- -· T 

City Violation Summary,pdf 
2019-03-25 Violafron,pdf 

\ 

! 
J 

• • • ••• ' - • • •• - I October Rent Ba,iking & Letter to RAP.pdf 

Letter malled to RAP and tenant stating the rent Increases effective 4/1/lE ahd 7 /1/19 have RE case T19-0455.msg 
been rescinded, Letter included RAP notices and banking calculations. No pr6of of signatures , 

, on application form due to PDF fife conversion and signing after scanning (te~nical error) .. 
The rent increase effective 10/1/19 would be relevant to case T19-0455. T19f0272 and Tl9-
0325 have had their r~nt1ncrease~ . .resc;inded, and that W~fT!munlc:ated to.MP 

1tein1 

ttem2 
ltem3 

Jtell)_4 
!terns 

ltern6 
ltemT 

Items 
ltem9 

.ltem.10 
itemii 

. ... ttem12 
Item 13 
ltem14 

Item 1S 

. Item 17 
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09/06/2019 
Pest control services to unit. cabinets, walls, and ceiling painting - two laye)o All ottenant's 

2019-09-06 Pest Control & Painting,pdf Item 18 

belongings were covered as to not damage them. Covered all holes in the wplls (in Spanish) I 
It was noted verbally by supervisor and contractor that it has been very diff~cult to gain =1 

entrance to the unit to perform follow up work due to tenant not present, d~nial of entry, 
_J_ and apartment being messy with trash and belong!ng~ in tlJe W?Y I 

<10/02/2019 Spoke to tenant about rescinding 4/1/19 and 7 /1/19 rent increases. Also co1firmed verbally I Item 19 
with tenant, twice, Jf any outstanding maintenance items remained - tenant!' confirmed 
nothing was outstanding 

03/12/2020 New.window I 4()40-03-12 Window,pdf Item 20 
03/13/2020 Installed new building address numbers, new fence wood, picked up trash, 9hange some 2020-03-13 Property Maintenance pdf Item 21 

doorknobs I 

<6/30/2020 <6/30/2020 Unclogged the tub drain ! 2020-June Plumbing.pdf ltem22 

07/13/2020 Fumigation of unit. A thorough and complete fumigation was not possible sipce tenant left 202.0-07~13-Unit riot cleaned for fumigation (2).rnp4 Item 23 
trash and belonii:in11s throughout apartment i 2020-07-13 Unit not deaned for fumlgatlon.mp4 

08/11/2020 Two new windows ! 2020-08-11 Winc!ow,pdf ltem24 

I 
I 
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CITY OF OAKLAND 

DALZIEL BUILDING• 250 FRANK H. OGAWA PLAZA. SUITE5313 • OAKLAND, CALIFORNIA 94il2-2034 

Housing and Community DevelopmCJ.}t Department 
Rent Adjustment Program 

TEL (510)238-3721 
FAX(510)238-6181 

CA Relay Service 711 

CASE NlJMBER: 

PROPERTY ADDRESS: 

HEARING DECISION 

T19-0272, Jeffers v. BD Opportunity 1, LP 
T19-0325, Jeffers v. BD Opportunity 1, LP / 

7123 Holly Street, Unit 1 
Oakland, CA 

---·-·- ·----- -·-· -·--------· ·- - ·-· - -- -· ----- -- - - ·-· -~------ ·-----------· -- -·--
DATE OF REARING: November 7, 2019 

DATE OF SUBMISSION: November 21, 2019 

DA TE OF DECISION: January 21, 2020 

APPEARANCES: Colleen Jeffers, Tenant 
Xavier Johnson, Tenant Representativt 
Christina Micciche, Owner Representative 

SUMMARY OF DECISION 

The Tenant's petition is granted. 

INTRODUCTION 

The tenant filed the petition, Tl9-0325, on June 24, 2019, which contests a rent 
increase effective July 1, 2019, raising the rent from $951.39 to $1,018.16, and a 
rent increase effective April 1, 2019, raising the rent from $951.39 to $1,046.00 on 
the following grounds: 

• The CPI1 was calcula;ted incorrectly; 

t Consumer Price Index 
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• The increase exceeds the CPI Adjustment and is greater than 10%: 
• The rent increase was not approved and exceeded the banked increase;.j< 
• No Notice to Tenants of the Residential Rent Adjustment Program 

Notice (RAP Notice) at Inception or 6 Months Prior; and 
• Rent Increase Violates State Law. 

The petition also alleges decreased housing serviQes and indicates that she has 
never received a RAP Notice. 

The tenant filed the petition, T19-0272, on April 29, 2019, which contests a rent 
increase effectjve April 1, 2019, raising the rent from $951.39 to $1,046.00 and a 
rent increase effective October 1, 2017, raising.the rent from $930.00 to $951.39, 
on the following grounds: 

-· ____________ • The CPI was calculated incorr~ctly; ___ __ _ ____ ·---·------ _ 
• The increase exceeds the CPI Adjustment and is greater than 10%: 
• The rent increase was not approved and exceeded the banked increase; 
• No RAP Notice at Inception or 6 Months Prior; and 
• Rent Increas_e Violates State Law. 

The petition also alleges decreased housing services and indicates that she has 
never received a RAP Notice. 

The owner only filed a timely response to the tenant petition in Tl9-0272. The 
owner did not file an Owner Response to the tenant petition in Tl9-0325. 

JI 

ISSUE(S) PRESENTED 

1. ·When, if ever, was the tenant given the RAP Notice? 

2. What is the allowable rent? 

3. Has the tenant suffered decreased housing services? 

4. If so, what, if any t restitution is owed to the tenant, and how does that impact 
the rent? 

.,, ' 
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EVIDENCE 

Rental History 

The subject unit was rented by the tenant in February 201'3, at an initial rate of 
$950.00, per month. The tenant testified that she did not receive a RAP Notice at 
the inception of her tenancy. She also testified that she did file a petition with the 
Rent Adjus1ment Program, previously.2 After receiving the decision in the prior 
case, tp.e tenant paid $930.00, pursuant to the decision. The· tenant has not received A 
any rent increase notices from the owner, indicating that the conditions have been 
restored. 

The tenant testified she received the following Notices of Rent lncrease·3 

-·-· -----------_:_!~!~~~-~-!:-::~0~!;0~!:!~:~-1;:1!'2!~~~--; ------;;t}j ,,2,-~ --
• $951.39 to $1018.16, effective Jul· 1 2019; and ~ 

,,. $951.39 to $1018.16, effective October 1, 20 . >1 • 
The tenant testified that she is currently paying $1,018.16 and has done or 
two months. The tenant testified that she also paid $1051.39 per month for rent as 
well. The tenant testified that while she could not remember exactly what months 
she paid what amount, she did have receipts for some of her rent payments.4 The 
rent receipts indicate that the tenant made the following rent payments: 

Date of Amount of 
Receipt Receipt 
02/2/17 $ 950.00 
04/03/17 $ 930.00 
07/02/17 $ 930.00 
10/02/17 $ 930.00 

$ 951.50 
06/24/18 $ 951.39 
11/29/18 $ 951.56 
12/23/18 $ 951.56 
02/23/19 $ 951.56 

2 Tl6-0526, Jeffers v. Pruna Management 
3 Exhibit A. This Exhibit, and all other Exhibits to which reference is made in this Decision, were achnitted into 
evidence without objection 
4 ExhibitB. 
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been addressed sittce the leak. The tenant further testified that a couple of months 
ago., tlie property owner sent someone out who painted the kitchen cabinets. The 
tenant testified the cabinets wei:e painted without cleaning an4 that as a result, 
some of the cabinets are different colors. She admitted that she's reluctantto have ' 
guests because of the condition of the cabinets. She also testified that she is still 
getting leaks as recently as a fe~ days before the hearing. She reported a few days. J. 
before the hearing that she went to retrieve something in the cabinet, an4 it was '''1-
wet. She reported this instance to Rosie, the agent of the owner. ")( 

-· ~ 

Windows 

The tenant testified ill.at the front-facing windows are not properly sealed and that 
they let in car exhaust and cold air. The tenant testified that she first noticed the • 
windows were letting in exhaust in early 2017. She notified. the previous~rope~ 1 , ,A. 

---- - - --,vimlows; except fofhers. Asa result, sfie liasoffiiciilly1irealhirig. =+ · -1,"-· ·-management company. The tenant testified that the owner changed all the ~cJ 

The Notice of Violation, dated March 26, 201~, includes a violation for the front [ r'/ 
bedroom window, next to the parking lot.9 >k ~ rt,1)11 

Infestation 

The tenant testified she noticed the roach infestation and reported the condition. 
She reported that the property owner had someone coming out spraying, but that 
they only spray one unit. She has not noticed a decrease in the infestation. 
Additionally, there is a rodent infestation. She was unable to recall the number of 
mice she has seen in the unit. The tenant testified that she sees a mouse almost 
every other day. 

The subject unit was inspected by the Alameda County Health Care Services 
Agency, Vector Control Services District. The Request for Services, dated 
October 4, 2019, indicates that the inspection revealed signs of cockroaches as well 
as mice droppings.10 ~ 
-
II 

II 

9 ExhibitD. 
10 Exhibit E. 
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Rebuttal testimony 

The owner's representative offered rebuttal testimony. She testified that she did 
not know the amount of rent the tenant was paying. She testified that she is a 
supervisor at the property manage.ment company and that the subject unit is not 
under her supervision, nor is the person who superv:ises the building. The owner 
representative indicated that the property she supervises is in Stockton, CA, but 
that it is not rent-controlled. Furthermore, she testified that she does not supervise 
any properties subject to a rent ordinance. 

The owner representative testified that she was not aware of any of the conditions 
alleged by the tenant in her petition. 

The owner's representative was asked to attend the Hearing, based upon her 
proximity to the Hearing location. She was initially relocated to supervise the 

- - -- - -- --- - -£tockton-nr.ope:rties-for-three--m.onths--but-ha-s -heen-there-:for-si-x-menths.:--The---- --·----------- ·--. ~ -~·~ - K"".:_ . . :... ,._...:..:? .... _ .;., .. .: . ... -.. , • • .. - - .. ·- .... ... -;- .. 

owner representative did not have the opportunity to do a site visit of the subject 
unit. She testified that she had never been to the subject propeey. 

The representative found out about the Hearing, from her boss, DJ, the day before 
the Hearing. She received documents that had been scanned to her from Nevin, in 
the legal d~partment. She does not participate in the process or know what the 
process is to respond to a tenant's petition, and their corporate office handles that. 

FINDINGS OF FACT AND CONCLUSIONS OF LAW 

When, if ever, was the tenant given written notice of the Rent Adjustment 
. Program (RAP Notice)? 

The Rent.Adjustment Ordinance requires an owner to serve the RAP Notice at the 
start of a tenancy11 and, together with any notice of rent increase or change in the 
terms of a tenancy.12 

The Hearing Decision issued in the prior petition, 16-0526; as issued on 
January 25, 2017, and was not appealed. The Hearin • 10n is final. Official/ 
notice-is taken ofT16-0526. The Hearing Decision set the base rent at $950.00, • 
less ongoing decreased housing services in the amount of $20.00. The decision 

(_ "-'-J I zc I btf ,..1 
II W O.M.C. § 8.22.060(A) Jv'V 
12 O.M.C. § 8.22.070(H)(I)(A) 
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03/29/19 $ 49.00 
07/21/19 $ 951.39 

$1~000.00 
09/28/19 $1.000.00 
09/28/19 $ 18.16 

The tenant testified that she has some rent receipts for rental payments; however, 
she indicated that she did not have every single receipt.5 

Decreased Housing Services 

Water Leaks ✓ 
The tenant testified that there was a plumbmg e from e ups rs urut into the 
batqroom in her unit, in October 2016. The tenant testified that she called the -~--~------ ____ _ 
property owner when she noticed the leak. She testified that as resolved 
in two days but that nothing had been done address the mold and water seepage • 
issues.6 ·- -

A Notice of Violation, dated March 26, 2019, was issued for the subject unit The 
subject unit was cited for a violation for water intrusion damage over the front @ 
door. 

Gas Shutoff 

The tenant testified that there was an extended gas shut off that resulted in no heat 
and hot water; additionally, she was unable to use the stove or oven.8 She testified 
that she took a picture of the PG&E shutoff notice and sent it via text on March 10, 
2019, and that the gas was off for approximately three weeks. to J °'-j 

Kitchen cabinets and walls 

The tenant testified that the cabinet and walls were damaged fr.om the water leak in 
2016. The tenant testified that the kitchen cabinets, walls, and baseboards have no~-

~ The parties were allotted additional time to provide documentation regarding rent paid. The respondent was given 
seven days to provide a rent ledger. The petitioner was given until November 14, 2019, to review and respond. The
matter was to be submitted for decision by November 21, 2019. 
6 Exhibit 0. 
7 ExhibitD. 
~ExhibitC. 
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also found that the tenant had not been served with the RAP Notice. Further, the 
testimony that she has not received a RAP Notice was undisputed. Accordingly, 
the tenant was not given written notice of the RAP Program. 

What is the allowable rent? 

The Rent Adjustment Or.dinance requires an owner to serve a RAP Notice at the 
start of a tenancy13 and together with any notice of rent increase or change in any 
term of the tenancy.14 An owner may cure the failure to give notice at th.e' start of 
the tenancy. However, a notice of rent increase is not valid if the effective date of 
increase is less than six months after a tenant first receives the required RAP 
notice.15 

Again, Official notice is taken ofT16~0526. The Hearing Decision set the base 
_ ___ ___ rent at $950.0Qt less ongoing.decreased housing services in the amount.of $20.00. _ __ _ __ _ 

T~~ .!e.g~t' s _tf?~~irn9.~Y. th~t _s_P.:~_P.-£Yer r~~ivecta notic~jndicating Jh;1t the ZT~ ,,.. ~ "-~, ._ •• 

conditions were restored is undisputed. Moreover, the evidence supports the 
tenant's undisputed testimony that she did not teceive a RAP Notice with the 
Notices of Rent Increase. Ac~ordingly, the rent increases are invalid, and the 
tenant's base rent remains $950.00, less ongoing decreased housing services in the 
amount of$20.00, or $930.00. 

Has the tenant suffered decreased housing services? 

Under the Oakland Rent Adjustment Ordinance, a decrease in housing services is 
considered to be an increase in rent16 and may be corrected by a rent adjustment.17 

However, in order to justify a decrease in rent, a decrease in housing services must 
be either the elimination or reduction of a service that existed at the start of the 
tenancy or a violation of the housing or building code, which seriously affects the 
habitability of the tenant's unit. 

There is also a time limit for claiming decreased housing services. If the decreased 
service is the result of a noticed or discrete cha.nge in services provided to the 
tenant, the petition must be filed within 90 days of whic~ever is later: ( 1) the date 

13 O.M.C. Section 8,22.060(A) 
14 O.M.C. Section 8.22.070(H)(l)(A) 
15 O.M.C. Section 8.22.060(C) 
16 O.M.C. § 822.070(F) 
17 O.M.C. § 8.22.ll0(E) 
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the tenant is noticed or first becomes aware of the decreased housing service; or (2) 
the date the tenant first receives the RAP Notice. 
However, when~ the RAP Notice has never been given, a tenant can be granted 
restitution for rent overpayments due to decreased housing services for a rµaximum 
of 3 years.18 Since the evidence established thflt the tenant did not receive the 
RAP notice, the tenant is enti~led to resti~n fot:up to-three years. ,, 

, _ ___,_, 

For a tenant's claim for decreased housing services to be granted, an owner must 
have notice of a prohlem--and-a-asonab-1-e-o • to make needed repairs. 

The evidence of the water leaking in the subject unit is undisputed. Moreover, th , 

indicating a violation of the housing or building code, which affects the habitability 
-- - -oftne tenanl' s Ulllt~-nm:s--ffie tenant is entmeato iC25o/rr fentcrediffrom October ----

evidence of water intrusion damages was noted in the Notice of Violation, ~ 

::.:- I . :".-.--;•:::.-~-• -.,•,-,~ -:, -~:-: •,-;-~•,:::; •:- •~-::-t:; ~ -..<:,"'.' --•• :.•-: ."r,- • ••• "tl'":" ... ... • ~••• " • r .:: •• ~ ,7.:-;-.';':.-:•,":-"="l."J•:: - ... •.:,':'";'••:!:..,• .' • 

16, until the violation is abated. • 

The evidence of the gas shut off to the subject unit is uncontr~dicted. • Thus, the 
tenant is entitled to a 50% rent credit.for March 2019. )(.\ 'O a.> 

- ·--·-=----------
Kitchen cabinets and walls 

The evidence of the damage to the kitchen cabinets and walls e subject unit is 
uncontested. Moreover, the evidence of water intrusion damages ~noted in the 
Notice of Violation, indicating a violation of the housing or building de, which 
a ects the habitability of the tenant's·unit Thus, the tenant is entitled t a 25% 
rent 't from October 2016, until the violation is abated. ~ 

-=====-== ~ Windows - ----- ·- - .. __ 

The evidence of the windows needing repair in the subject unit is undisputed. 
Moreover, the window damage was noted in the Notice of Violation~ indicating a 
violation of the housing or building code, which affects the habitability of the 
tenant's unit Thus, the tenant is entitled to a 5% rent credit from January 2017 
until the violation is abated. ~ 

u Appeal Decision in Case No. TQ6.-0051, Barajas/Avalos v. Chu 
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Infestation 

The evidence of the infestation in the subject unit is uncontradicted. Moreover, the / 
evidence of infestation was noted by Vector Control, indicating a cQndition that 
affects the habitability of the tenant's unit. Thus, the tenant is entitled to a 10% 'X 
r.ent credit from October 2016, until the violation is abated. 

What, if any, restitution is owed to the tenant, and how does that impact the 
rent? 

As indicated above, the fogal rent for the unit is $930.00 per month. The evidence 
establishes that the tenant paid $951.39 from October 1, 2017, until September 30, -f 
2019. Further, the evidence establishes that from October 1 t 2019, the tenant S / 0 
began paying $1018.16. Accordingly, th~ tenant is entitled to restitution for the ~ 

_ ___ overpJl.yments of rent in th!Lammmt_o.f $_95-4.3 L ~ _ __ __ _ __ __ __ __ __ __ -,· ________ _ 

Water-°tealtcf • •• -~.-=.,.~-;:~--·--i-Octl:Hf~-. ~Ftib:-. • if;· · 930.00 _ $ 232.50_ ! 41 --+L--~32.50 ·* 
G~:,St£it~i"f •. •• .• '' ~ J.~;.19· :,-3( ., ·· ~19, .$ 9.3.0:.00. $ 465.00 l ~ $ 465.00 ,.. 
~ben1c•abfu~and\valls ·:•1-0~t~f6 '.Z9-Feb'·20 $. 93((00 25% $ 232.50 !41_ ... _ $ 9,532.50 ..X 
Wm4ow's .. : , , ,.••, . .-,\ r~J~H '.29:~eb-::iQ· ;~ 9~~too 5% $ 46.50 l 38 i $ I 767.00 
lnfc:&1ation. l-.bdt,.16·' 29'".Feb-:Z<l .$ . 930.00 10% -·$--9:3.00~ 41 • 1_:s--3:sii°"oo· :>i 
: ; i TOTAL LOST SERVICESl $ 25,110.00 
L--------- .... --w---·----... ·-~--· • ·--r----·--·~ , , , i 

}-·------- ! --~ ' J ---¼----·· ! _____ \ __________ ~ 
! I OVERJ> AID RENT I I I t (___ --- -·-·--•l----+---...;;_;~_,;..;;:;.;;.;;_;.=;;;,.;.._---;.. __ _., __ +-- __ --; 

i Max 
l Monthly Monthly Difference No. 
i 
! . __ , --·------· ____ \.---,:F;,.;;,ro=mc::..,......_,__T--'o_-----'-'-Rc'-'-e __ nt....,_: D..;..1aid___.,_R...,.en_t--'-'v"-er_mo_n"""th ..... Mo.....;._n_tm-+-_S_ub_-_to_ta1_ 
' 1-0ot'-17' __ j():,Sep-19 $9.5U9 $930 $ ·- 21.39 ' .. 24 __ I __ $·--· 513.36_ 
~ ·---··-- ---

l-()ct-19 2&_..Fel,..20 $1,018.19 $930 $ 8&.19 • 5 $ 440.95 ·-- --- -·-- -~ ·----------------- ........... ---..---
i 

I TOTAL OVERPAID RENT
0 

S 954.31 ' ------- _.., ________ _ ----·----------·-- ---- -----

The chart above indicates restitution for decreased housing services valued at 
$25 :t 110 .00. The tenant is also entitled to restitution of overpaid rent in the amount 
of$954.31. 
II 

II 

19 This total assumes that the tenant continued to pay $1018.16 through February 2020. If that is not the case the 
numbers should be adjusted by the parties, with jurisdiction reserved. 

L ...... 
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Restitution is usually awarded over 12 months, but when the tenant is owed 
58971% of the monthly rent, it is proper to extend the restitution period to 96 
months.20 Amortized over 96 months, the restitution amount is $271.50 per month. 

Therefore, the tenant's monthly restitution amount is subtracted from the current 
legal rent of$950.00, less the previously awarded decreased housing services, for a 
total of$658.50. From March 2020 through December 2025, the rent will be 
.$658.50, less the deduction for ongoing decreased housing services. 

ORDER 

1. Petitions Tl9-0272 and Tl9-0325 are granted. 

2. The base rent for the subject unit is $950.00 per month before deductions for 
.-: ----=,;;-~_Jl~vL~~~~g)~:9.Jl-~qlgl,~zyrg_~-s.:;-_ --:-~=:::;.:,,~~-- - - - -- -- -- ;-;~,;; ~:. :::.::...-:; --= -=~ .::, .. ,~--:~ -=--- -- -- - -: -

3. The total overpayment by the tenant is $25,110.00 for past decreased 
housing services and $954.3 lfor qverpaid rent, for a total overpayment of 
$26,064.31. 

4. Due to ongoing conditions, the tenant is entitled to an ongoing decrease in 
rent in the amount of 65%, in addition to the previously awarded ongoing decrease 
in housing services. 

5. The tenant's rent is stated below as follows; 

Base rent $ 950.00 
Less restitution $ 271.50 
Less ongoing d~creased services21 $ 624.50 
Net Rent on March l, 2020 $ 54.00 

6. The tenant's rent for March 2020, through February 2028, is $5,4.00. The 
rent will revert to the current legal rent of $930.00 in March 2028. 

7. Once the evidence of water intrusion damages, including the kitchen 
cabinets and walls, as noted in the Notice of Violation, is repaired and after further 

20 Regulations, §8.22. l l O(F). 
21 This includes the amount previously awarded in Tl6-0526. 
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City inspection noting the violation is abated and upon proper notice in accordanc~ 
with Section 827 of the California Civil Code, the rent can be increased by 50% 7' 
($465.00). 

8. Once the windows, as noted in the Notice ofViolation,•are repaired and after 
:further City inspection, and upon proper notice in accordance with Section 82 7 of 
the California Civil Code, they can increase the rent by 5% ($46.50).7'-

9. Once the infestation is noted to be abated after further inspection by-¼etor _y{\ -
Contro u on ro r notice in accordance with Section 827 of the California "rt-(?_, tJ 
Civil Code, they can increase the rent by 10% ($93.00). J ~ 

. . 
10. If the owner wishes to, they can repay the restitution owed to the tenant at 
any time. If they do so, the monthly decrease for restitution ends at the time the 

------ -· -tenant is pr0v-ided restitution~ ------· -- - ---- -- - - -- ·- -- -· --· - -- -- -· ·- --- -- -- ----·-- -
-·- ••••• ·--·-- --·--·--------

Right to Appeal: This decision is the final decision of ~he 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 
decisioh. The. date of senjce is shown on the atta-ched Proof of Service. If the 
Rent Adjustment Office is closed on the last day to fi1e, the appeal may be filed on 
the next business day. 

Dated: January 21, 2020 
Hearing 
RentAdju_ 
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PROOF OF SERVICE 
Case Number Tl9--0272; Tl9--0325 

I am a resident of the State of California at least eighteen years of age. I am not a party to the 
Residential Rent Adjus1lnent 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 atfached 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, Suite 5313, 5th Floor, Oakland, California, addressed to: 

Documents Included 
Hearing Decision 

Manager 
Nevin Iwatsuru, Pama Management 

--- ::::=--=-· ---- -49eo:=~ta=ffruta:A¥tSnu~r8oite:.i~==--···---- _: ·:- - -· • 
El Monte, CA 91731 

Owner 
BD Opportunity 1 LP 
3340 Woodside Terrace 
Fremont, CA 94539 

Tenant 
Colleen Jeffers 
7123 Holly Street Unit 1 
Oakland, CA 94621 

1 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 January 23, 2020 in Oakland, CA. 

LF~ 
Raven Smith 

Oakland Rent Adjustment Program 
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CHRONOLOGICAL CASE REPORT 

 

Case No.:      T19-0184   

Case Name:      Beard v. Meridian Management Group   

Property Address:     1470 Alice Street, Oakland, CA 94612   

Parties:               James Beard (Tenant) 

      Nancy Conway (Tenant Representative)  

   Russel Flynn, Meridian Management Group (Owner) 

      Greg McConnell (Owner Representative) 

 

TENANT APPEAL: 

Activity       Date 

Tenant Petition filed     February 4, 2019 

Notice of Violation Submitted    February 4, 2019 

Owner Response filed     July 18, 2019   

Tenant Additional Documents submitted  September 3, 2019 

Owner’s Memorandum     September 10, 2019 

Administrative Decision mailed    September 19, 2019 

Tenant Appeal filed     October 8, 2019 

000263



Appeal Hearing date     January 23, 2020 

Appeal Decision mailed     August 13, 2020 

Owner Supplemental Documentation   November 9, 2021 

Remand Hearing date     June 21, 2022 

Remand Decision mailed     October 6, 2022 

Tenant Appeal submitted     October 26, 2022 

Owner Response to Appeal submitted   November 18, 2022 

Owner Memo Re: Postponement of Appeal  March 24, 2023 

Tenant Supplemental Appeal Brief  

& video submitted      April 6, 2023 

 

 

Owner Rebuttal to Tenant Supplemental Brief April 13, 2023 

 

Tenant Still Shot of Video from Supplemental  

Appeal Brief submitted     April 14, 2023 
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~~~iu~:::TPROGRA.~9 ·E8~4-s~M· I: 41 
P.O. Box 70243 
Oakland, CA 94612-0243 

CITY OF OAKLAND (5lO) 238-3721 
TENANT PETITION 

Please Fill Out This Form As Completely As You Can. Failure to provide needed information may 
result in your petition being rejected or delayed. 

YourName 

J~rl\~s
@rd 

Your Representative's Name 

;\Ji"}.' ,1 '\// 
: 1i..,,,1fl'h·J/ 

Rental Address (with z1p code) Telephone: 

1y10 A.1.'l.e :J· ~2oc, 
t>tt ~lttt\J ~fl ~ \./VJ (L,, '. 

51<.1 -'2&'J., .. 53<,1 
E-mail:· 

Email: 

C.ot1 uJ A\.,, 
Property Owne ts) name(s) . 

/'JQt)t,e,, (j; t~i't) tJ~SH /;Jni,}t ({)/f't
Telephone: 

. , R \J S,>'C.~/\ ½/5-!J. 1)---Cf 7{Jt? 

1=' L-,.Nrv .. 
Email: 

Telephone: 
(if applicable) ,,,~,\ J j' ti (\ Email: • 

(,,~~>-

Number of units on the property: "'l,. , 
cl-I'• 

Type of unit you rent llJ 
,,. 

□ House □ Condominium '' Apartment, Room, or 
(check one) Live-Work 
Are you current on -

• lkl/y~s 
your rent? ( check one) D No 

If you are not current on your rent, please explain. (If you are legally withholding rent st\l,te what, if any, habitability violations exist in 
your unit.) • • • 

I. GROUNDS FOR PETITION: Check all that apply. You must check at least one box. For all of the 
grourtds for a petition see OMC 8,22.070 and OMC 8.22.090. I (We) contest one or more rent increases on 
one or m.ore of the following grounds: 

. . 

(a) The CPI and/or banked rent increase notice I was given was calculated incorrectly. 
(b) The increase(s) exceed(s) the CPI Adjustment and is (are) unjustified or is (are) greater than 10%. 
( c) I received a rent increase notice before the property owner received approval from the Rent Adjustment 
Program for such an increase and the rent increase exceeds the CPI Adjustment and the available banked 
rent increase. • ' - -- - - - - - - - -

Rev. 7/31/17 For mo~e information phone (510) 238-3721. 
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( d). No written n,otic.e of Rent Program was given~() 1I1eJogetherwith _the. n9tj.c:e. of increase(s) I. ~n 
contesting. (Only for ~ncreases noticed after July 26, 2000.) . • · . 
(e) The property owner did not give me the required form "Notice of the Rent Adjustment Program" at least 
6 months before the effective date of the rent increase(s). 
(f) The rent increase notice(s) was (were) not given to me in compliance with State law. 
(g) The increase I am contesting is the second increase in my rent in a, 12-month period. 

' • • . . ' 

V 
,(h) There is a current health, safety, fire, or building code viol~tion in my unit, or there are serious problems 
with the conditions in the unit because the owner failed to. do requested repair and mafntenance. (Complete 
Section III on following page) 

ti 
J!! The owner is providing me with fewer housing services than I received previoµsly or is charging mefor 
services ()riginally paid by the owner. (OMC 8.22.070(F): A decrease in housing services is considered an 
increase in rent. A tenant may petition for a rent adjustment based on a decrease in housing services.). • 
(Complete Section III on following page) 
G) My rent was not reduced 'after a prior rent increase period for a Capital Improvement had expired. 
(k) The proposed rent increase would exceed an overall increase of30% in S years. (The 5-year period 
begins with rent increases noticed on or after Am.rust 1, 2014). 
(1) I wish to contest an exemption from the Rent AdjusJment Ordinance because the exemption was based on 
fraud or mistake. (OMC 8.22, Article I) • • • 
(m) The owner did not give me a·summary of the justification(s) for the increase despite my written request. 

(n) The rent was raised illegally after the unit was vacated as set forth under OMC 8.22.080. 

Il. RENTAL HISTORY: (You must complete this section) 

• Date you moved into th~ ~nit: .•• ?,--l S - 10 J Y Initial Re~t: $ / l.J be) , 0 0 • /month 

When did the owner first provide you with the RAP NOTICE, a writt~I} NOTICE TO TENANTS of the • 
existence of the Rent Adjustment Program? Date: l- f :S' <..e!>ll,,1 ••. If never provided, enter ''Never." 

. Is your rent subsidized or controlled by any government agency, including HUD (Section 8)? Yes '03 

List all rent increases that you want to challenge. Begin with the most recent and work backwards. If 
yo_u need additional space, please attach another sheet. If you never received the RAP Notice you can 
contest all past i.ncreases. You must check "Yes" next to each increase that you are challenging. 

Date you Date increase Monthly rent increase Are you Contesting Did You Receive a 
received the goes into effect this Increase in this Rent Program 

notice (ino/day/year) Petition?* Notice With the 
•• (mo/day/year)· From. To Notice Of 

~,.;/ Inmielfse? 

t) ... o 2-~1'1> ·ri-:,I,,, 'u,t~ $11..111.11 $ l~JJ, 1q ~"Yes □ No ~es □ No 

. $ ' $ □ Yes □ No □ Yes □ No 

$ $ □ Yes □ No □ Yes. □ No 

$ $ □ Yes □ No □ Yes □ No 

$ $ □ Yes □ No □ Yes □ No 

$ $ □ Yes □ No □ Yes □ No 

Rev. 7/31/17 For_more information phone (510) 238~3721. 2 
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~ Y~,u h11ve~0days frolll_t~~ date of notice of increase or from the first "ate you received written notice of the 
existence of the Rent Adjustment program (whichever is iater) to contest a renf fiicrease. (O.M.C. ·s.22;09tf 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 me a petition. (O.M.C. 8.22.090 A 3) 

Have ~ ever filed a petition for this rental unit? 
'W Yes • . 
□ No 

List case number(s) of all Petition(s) you have ever filed for this rental unit arid aii other relevant Petitions: 

J: 145 -0!:ft~ ~ T\~ -0~~ 14 
III. DESCRIPTION OF DECREASED OR INADEQUATE HOUSING SERVICES: 
Decreased or inadequate housing services are considered an increase in rent. If you claim an u.al.awful 
rent increase for problems in your unit, or because the owner has taken away a housing service, you must 
complete this section. • 

Are yo~ being charged for services originally paid by the owner? □ Yes ~ 
Have you lost services originally provided by the owner or have the conditions changed? 
Are you claiming any serious problem(s) with the condition of your rental unit? 

~- □ No 
~□No 

If you· answered "Yes" to any of the above, or if you checked box (h) or (i) on page 2, please attach a 
separate sheet listing a description of the reduced service(s) and problem(s). Be. sure to include the 
following: • 

1) a list of the lost housing service(s) or problem(s); 
2) the date the loss(es) or problem(s) began m: the date you began paying for the se.rvice(sL 
• 3) when you notified the owner of the problem(s); and 
4) how you calculate the dollar value oflost service(s) or problem(s). 

Please attach documentary evidence if available. 

You have the option to have a City inspector come t9 your unit and inspect for any code violation. To make an 
. appointment, call the City of Oak1and, Code of Compliance Unit at (510) 238-3381. 

IV. VERIFICATION: The tenant must sign: • 

I declare under pena,ty of perjury pursuant to the laws of the State of California that everything I said 
in this petition is true and that all of the documents attached to the petition are true copies·ofthe 
originals. 

9 ~~ ~--'2JJ tq 
Date 

Rev. 7/31/17 For more information phone (510) 238-3721. 3 
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V. MEDIATION AVAILABLE: Meq.iation is au entirely v:olootary process to assist yo:u in. reaching an 
agreement with the owner.. If both parties agree, you have the option to mediate your complaints before a: 
hearing is held. If tlie parties do not reach an agreement in mediation, your case will go to a fornia~ hearing 
before a different Rent Adjustment Program Hearing Officer. • • • • 

' 

. You may choose to have the mediation, c_onducted by a Rent Adjustment Program Hearing Officer or select an 
outside mediator. Rent Adjustment Program Hearing Officers conduct mediation sessions free of charge. If 
you and the ·owner agree to an outside mediator, please call (510) 238-3721 to make arrangements. Any fees 
charged by an ~utside mediator for mediation of rent disputes will be . the responsibility of the parties 
requesting the use of their services. •• 

Mediation will be scheduled only if both parties agree (after both your petition and the owner's response have. 
been filed with the Rent Adjustment Program). The Rent Adiustment Program will not schedule a. 
mediation session if the owner does not file a response to the petition. Rent Board Regulation 8.22.100.A. 

If you want to schedule your case for mediation, sign below. 

my case mediated by a Rent Adjustment Program St;ff Hearing Officer (no charge). • 

---t'----if'fii~--=-=-,r,.-,e.~"---·: ,,.~_~_·""·_. - ~ -~~ 2", q 
Date 

VI. IMPORTANT INFORMATION: 

Time to File 
This form must be received at the offices of the Rent Adjustment Program ("RAP") within the time limit for 
filing a petition set out in the Rent Adjustment Ordinance (Oakland Municipal Code, Chapter 8.22). RAP staff 
cannot grant an extension of time by phone to file your petition. Ways to Submit. Mail to: Oakland Rent· 
Adjustment Program, P.O. Box 70243, Oakland, CA 94(j12; In person: Date stamp and deposit in Rent 
Adjustment Drop-Box, Housing Assistance Center, Dalziel Building, 250 Frank H. Ogawa Plaza, 6th Floor, 
Oakland; RAP Online Petitioning System: http://rapwp.oaklandnet.com/petition-forms/. For more 
information, please call: (510) 238-3741. • 

File Review 
Your property owner(s) will be required to file a response to this petition with the Rent Adjustment office 
within 35 days of notification by the Rent Adjustment Program. When it is received,.the RAP office will send 
you a copy of the Property Owner's Response form. Any· attachments. or supporting documentation from the 
owner will be available for revi~w in the RAP office by appointment. To schedule a file review, please call the 
Rent Adjustment Program office at (510) 238-3721. If you filed your petition at the RAP Online Petitioning 
System, the owner may use the online systein to submit the owner response and attachments, which would be 
accessible there for your review .• • 

VII. HOW DID YOU LEARN ABOUT THE RENT ADJUSTMENT PROGRAM? 

~~ted form provided by the owner 
Pamphlet distributed by the Rent Adjustment Program 
Legal services or community organization 
Sign on bus or bus shelter 
Rent Adjustment Program web site 
Other (describe): _______________ _ 

Rev. 7/31/17 For more information phone (510) 238-3721. 4 
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• CITY OF OAKLAND ?.0\9FEB-4 PM \: 4I 

250 FRANK H. OGAWA PLAZA• SUITE 2340 • OAKLAND, CALIFORNIA 94612-2031 
Planning and Building Department (510) 238-6402 
Bureau of Building FAX: (510) 238-2959 
Building Permits, Inspections and Code Enforcement Services TDD:(510) 238-3254 
inspectioncounter@oaklandnet.com 

NOTICE OF VIOLATION 

June 4, 2018 

To: ALICE B BUILDING LP 
1717 POWELL ST 300 
SAN FRANCISCO CA 94133-2843 

Certified mu/ Regular mail 

Code Enforcement Case No.: 1604229 
Property: 1470 ALICE ST, OAKLAND 94612 
Parcel Number: 008 062702700 

Re-inspection Date/Correction Due Date: 7/11/18 

Code Enforcement Services inspected your property on na and confit'med: 

[8'J that the violations of the Oakland Municipal Code (OMC) identified below are present and need to be addressed as specified 
under "Required Actions". Photographs of the violations are enclosed where applicable. 

D that work was performed without permit or beyond the scope of the issued permit and you are receiving this Notice of Violation 
because you did not get the required permit within three (3) days ofreceiving the Stop Work Order. You must contact the 
inspector indicated below before the Re-inspection Date to stop further code enforcement action. 

D Investor Owned Program - Per OMC 8.58 
D Foreclosed and Defaulted Properties - Per OMC 8.54 

At this point, no fees or other charges have been assessed for these violations. To stop further code enforcement action, you are 
advised to correct the above violations and contact Inspector Wing Loo, who is assigned to your case, before the re-inspection date 
shown above to schedule an inspection. Your inspector is available by phone at 510-238-6219 and by email at 
wloo@oaklandnet.com. 

If the Property Owner Certification is Included in this notice you may also complete tile.form and Include photographs of the 
corrected violations. 

Note: If a complaint is .flied regarding the same or similar violatlon(s) (I/Id it is confirmed within 24 months from the date o,f this 
notice (lit immediate assessment of $1,176.00 will be charged as (l Repeat Violation. In (lr/ditlon, if violation(s) remain uncorrected 
after you receive a 30-day Notice of Violation,furtlter enforcement act/011(.v) ,vill include additional fees. 

• If you do not contact your inspector to discuss why you cannot comply or if applicable, complete the Property Owner 
Certification form and the re-inspection verifies that all violations have not been corrected, you may be charged for inspection 
and administrative costs, which can total $2,665.00. 

• The City may also abate the violations and charge you for the contracting and administrative costs, which can also total over 
$1,000.00. 

• Priority Lien fees in the amount of$1,349.00 may be assessed if fees are not paid within 30 days from the date of the invoice . 
Charges may be collected by recording liens on your property and adding the charges to your property taxes or by filing in 
Small Claims Court. ------=--------

• The Notice of Violation may be recorded on your property ~!t~~~ocil"lt,,.,u·-- - "" nd recording. 

May 2018 
Scan to: Code Enforcement-Chronology-Abatement Activities 

,...... __ ,c:,w--J 
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Yo,:thave a right to appeal this Nol JfViolation. You t~ust complete the enclose( ,1peal form and return it with suppotting 
documentation in the enclosed envelope. If Code Enforcement Services does not receive your written Appeal within the appeal 
deadljne dated: 7/11/18 you will waive your right for administrative review. Note:'Jncomplete appeals including, but not limited to an 
oral notification of your intention to appeal, a written appeal postmarked but not received by us within the time prescribed or a 
vJritten appeal received by us without afllingfee are not acceptable and will be rejected. 

Note: The appeal period may be reduced based on prior noticing i.e., Courtesy notice, Repeat Violation and the Property Owner 
Cettification on record. 

1f you choose to file an appeal no fmther action can be taken by Code Enforcement Inspectors until you have had the opportunity to be 
heard by an independent Administrative Hearing Examiner pursuant to the Oakland Municipal Code Section 15.08.380 (B)(3) and a 
Final Decision is determined. An appeal will be scheduled within 60 days from the end of the appeal period. A filing fee in the 
amount of $110.00 is due at the time of submittal. Payments may be made in person at the Bureau of Building, 250 Frank Ogawa 
Plaza, 2nd Floor, or by phone by calling 510-238-4774 (Please include the receipt number and date on your appeal), MasterCard 
and Visa are accepted. 

== 
Investor-Owned Residential Property Foreclosed and Defaulted 

OMC 8.58 OMC8,54 

Administrative/Civil penalties will be Assessed for failure to abate (OMC 
Civil penalties will be Assessed for failure to abate (OMC Sections Sections 8.24.020, 1.08.60, 1.12), Penalties may be assessed for up to 21 days 

at $1,000 a day. You will be notified separately if penalties have accrued. 8.24.020.1.08.601. 12). Penalties may be assessed for up to 21 days at $1,000 a 
day. You will be notified separately if penalties have accrued. 

Nuisance Abatement Lien (Notice of Violation) 
A Nuisance Abatement Lien nrny be filed with the Alameda County (Priority Lien) (OMC 8,54,430) 

A Constrnctive notice of the pendency of a collection action for an Clerk-Recorder for recordation on the property title which shall have the force, 
effect and priority of a Judgment Lien. The Nuisance Abatement Lien may be Assessment to all other interested parties shall be es tab I ished on the 
foreclosed by an action brought by the City of Oakland for a money judgment. 

(Priority Lien) (OMC 8.58,430) 
A Constructive notice of the pendency of a collection action for an 
Assessment to all other interested parties shall be established on the 

_ date a lien is recorded by the Alameda Coun!}'. Clerk-Recorder 

Enclosures as applicable: 

date a lien is recorded by lhe Alameda County Clerk-Recorder 

Sine\~!~ o 
(A)Vl'4-~-
wing Loo 
Specialty Combination Inspector 
Planning and Building Department 

D Blight brochure 
D Property Owner Certification 
D Lead Paint brochure 

D Residential Code Enforcement brochure 
D Mold and Moisture brochure 

D Vehicular Food Vending brochure 
D Pushcart Food Vending brochure 
D Smoke Alarms brochure 

-

D Photographs 
D Undocumented Dwelling Units brochure 
D Stop Work brochure D Condominium Conversion brochure 

cc: 

Filingfee, _-· .-_. 
Ccniduct;i\ppe~l_s Hearing. 
i>ro,cessh1g Ere. -_: _ . : • -

• R~sc,hf~µte.IIiaring .• .. •-
-., '•',<•/ i.\,(':,'".' / ,.', •O .' - c• •! 

--
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, Prop~rty Address: 1470 ALICE ST, OAKLAND 94612 Complaint#: 1604229 

Property Maintenance (Blight) - (Checklist of Violations attached) 

Building Maintenance (Housing) 

The apartment building does not have a resident manager who resides at Provide a resident manager. 15.08.230.R 
this address. 

Zoning 
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July 16, 2018, 

To: All TENANTS AND OCCUPANTS 

IMPORTANT UPDATE CONTACT NUMBER OF RESIDENT MANAGER IS (805)757-2196 

1470 Alice Street Oakland Ca 94612 

RE: APPOINTMENT OF RESIDENT MANAGER 

We are pleased to inform that effective as of July 12018, Elina Bedoya has joined the management team 

of 1470 Alice Street, Oakland ,Ca 94612, as your resident onsite manager. As stated she will be joining 

the team of Joanna and Steve. Please continue to work with Joanna and Steve for all your maintenance 

requests and building needs. 

All rents are due on before the first of the month in the lobby box. Cash or partial payments will not be 

accepted. Payment will only be.accepted in the form of personal check, guaranteed check made payable 

to: Alice B. Building LP .. Payment will only be accepted from Tenants whose name is on lease 

agreement. Only one check per apartment . We will not accept checks from unauthorized occupants. 

The staff for your property is as follows: 

Offsite management: Joanna and Steve (415)819-5995 email: 1470alice@gmail.com 

Resident manager: Elina Bedoya (805)757-2196 

.Thank you for your cooperation. 
'• 

Jeanne Robertson, Property supervisor 
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i~ffll .,_~~~ :- ~:~ 

TBNANT MAJit-,,,lr-IrJt--:E::~E~-....,;;;;,;;;;;;;;;~..;llilili--E:"':===--

AIJ maintenance requests have to be submi~ --=-=~--=======-------~ 
called in, it bas to be followed up with this fc.1 m._ 

If you are experiencing an outage, please call ~ 
you smell natural gas, or suspect another emerg~~ 
1-1 orPG&Bat 1-800-743-1000. 

Tenant's Name: Ja,N\C'.S 

Address: / fo./Jt? '41,'t:e. 5!-
succ, 

PhoneNu't-J: cen Z:t5'-S30 \ H<>rn--== ;-= ' s~ I ~'l"'-1:.. WP\. .. -\-~ 
• tt..t , . ( ~t" '\ ~~'V\~ .. \\ ?~~ - . 

@ R.ep !aiu,g, f1Jtu -:. '1 ~ 
Please indlCIIIC whclhcr you have any pets, or olhcr c:oncc.:a :a::s. ____ liiii ___ !!!!!!!!l!-====-!!!!!!111---=== 
unit: 

I undcrsland lhaa in submitting this maintenance request_ I ~ 
my apu1mcnt as necessary to inspect the work requested ill: c:» wz 

agcntsdccm~tn. _r? --~--· 
Signed: ~~- I ;>,e.~,.,,,..--

(li~n Lease) 

Aftercomp/etl11g t/111 Items above, de16,;-.-.~_..--~· 

Received by: ________________________________ _ 

WorkCompletedBy ______________________________ _ 

Charge Cost To Tenant: ___ Yes 

Reason to Charge:· _____________________________ _ 
Action Taken: _____ .:,_ ________________________ _ 

Comments: ________________________________ _ 
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C-1 r'( OF GAKLMW 

fffNT AHBITHATION P~UCi<i'-,1·1 

CITY OF OAKLAND torfjotit AM 11: 3 7 
RENT ADJUSTMENT PROGRAM 
250 Frank H. Ogawa Plaza, Suite 5313 
Oakland, CA 94612-0243 

CITY OF OAKLAND 
(510) 238-3721 

PROPERTY OWNER 
RESPONSE 

Please Fill Out This Form As Completely As You Can. Failure to provide needed information may 
result in your response being rejected or delayed. 

CASE NUMBER T19 - 0184 J:'_/1}/ /J?./r 

Your Name Complete Address (with zip code) Telephone: 
Lucky Stewart 1145 Bush St. 

415-434-9700 Alice B. Building, LP San Francisco, CA 94109 
Email: 

Your Representative's Name (if any) Complete Address (with zip code) Telephone: 
Greg McConnell 300 Frank Ogawa Plaza #460 

510-834-0400 JR McConnell Oakland, CA 94612 
The McConnell Group Email: 

gmc@themcconnellgroup.com 
jr@themcconnellgroup.com 

Tenant(s) Name(s) Complete Address (with zip code) 

1470 Alice St. #206 
James Beard Oakland, CA 94612 

Property Address (If the property has more than one address, list all addresses) Total number of units on 
property 

14 70 Alice St. Oakland, CA 94612 22 

Have you paid for your Oakland Business License? Yes ~ No □ Lie. Number: 00190859 
The property owner must have a current Oakland Business License. If it is not current, an Owner Petition or Response may 
not be considered in a Rent Adjustment proceeding. Please provide proof of payment. 

* proof will be provided prior to hearing 
Have you paid the current year's Rent Program Service Fee ($68 per unit)? Yes 181 No D APN: 8-627-27 
The property owner must be current on payment of the RAP Service Fee. If the fee is not current, an Owner Petition or 
Response may not be considered in a Rent Adjustment proceeding. Please provide proof of payment. 

Date on which you acquired the building: D 15/ 16. 
* proof will be provided prior to hearing 

Is there more than one street address on the parcel? Yes □ No ~ . 

Type of unit (Circle One): House/ Condominiunf Apartment, ~om, or live-work 

1 
For more information phone (510)-238-3721.-- ~--

Rev. 7/12/2019 
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I. JUSTIFICATION FOR RENT INCREASE You must check the appropriate justification(s) box for each increase 
greater than the Annual CPI adjustment contested in the tenant(s) petition. For the detailed text of these 
justifications, see Oakland Municipal Code Chapter 8.22 and the Rent Board Regulations. You can get additional 
information and copies of the Ordinance and Regulations from the Rent Program office in person or by phoning (510) 
238-3721. 

You must prove the contested rent increase is justified. For each justification checked on the following table, you 
must attach organized documentary evidence demonstrating your entitlement to the increase. This documentation 
may include cancelled checks, receipts, and invoices. Undocumented expenses, except certain maintenance, repair, 
legal, accounting and management expenses, will not usually be allowed. 

* Tenant is not contestina a rent increase Tenant claims decreased housina services. 
Date of Banking Increased Capital Uninsured Debt Fair Return 
Contested ( deferred annual Housing Service Improvements Repair Service 
Increase increases) Costs Costs 

□ □ □ □ □ □ 

□ □ □ □ □ □ 

□ □ □ □ □ □ 

If you are justifying additional contested increases, please attach a separate sheet. 

II. RENT HISTORY If you contest the Rent History stated on the Tenant Petition, state the correct information in 
this section. If you leave this section blank, the rent history on the tenant's petition will be considered correct 

The tenant moved into the rental unit on 3/15/14 
-----------

The tenant's initial rent including all services provided was:$ 1,400.00 / month. 

Have you (or a previous Owner) given the City of Oakland's form entitled "NOTICE TO TEl'{A~ffS OF RESIDENTIAL 
RENT ADJUSTMENT PROGRAM" ("RAP Notice") to all of the petitioning tenants? Yes -.X_ No__ I don't 
know __ _ 

If yes, on what date was the Notice first given? __ 3_1_1_5_11_4 _________ _ 

Is the tenant current on the rent? Yes __ No½_ 

Begin with the most recent rent and work backwards. If you need more space please attach another sheet. 

Date Notice Date Increase Rent Increased Did you provide the "RAP 
Given Effective NOTICE" with the notice of 

( mo.I day/year) From To rent increase? 

10/25/18 12/1/18 $ 1,479.87 $ 1,530.19 18 Yes □ No 

10/25/17 12/1/17 $ 1,450.85 $ 1,479.87 ~ Yes □ No 

11/1/16 12/1 /16 $ 1,400.00 $ 1,450.85 ~Yes □ No 

$ $ □ Yes □ No 

$ $ □ Yes □ No 

For more information phone (510)-238-3721. 
Rev. 7/12/2019 
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III. EXEMPTION 

If you claim that your property is exempt from Rent Adjustment (Oakland Municipal Code Chapter 
8.22), please check one or more of the grounds: 

D The unit is a single family residence or condominium exempted by the Costa Hawkins Rental Housing 
Act (California Civil Code 1954.50, et seq.). If claiming exemption under Costa-Hawkins, please answer the 
following questions on a separate sheet: 

I. Did the prior tenant leave after being given a notice to quit ( Civil Code Section 1946)? 
2. Did the prior tenant leave after being given a notice ofrent increase (Civil Code Section 827)? 
3. Was the prior tenant evicted for cause?~ 
4. Are there any outstanding violations of building housing, fire or safety codes in the unit or building? 
5. Is the unit a single family dwelling or condominium that can be sold separately? 
6. Did the petitioning tenant have roommates when he/she moved in? 
7. If the unit is a condominium, did you purchase it? Ifso: I) from whom? 2) Did you purchase the entire building? 

D The rent for the unit is controlled, regulated or subsidized by a governmental unit, agency or authority 
other than the City of Oakland Rent Adjustment Ordinance. 

D The unit was newly constructed and a certificate of occupancy was issued for it on or after January 1, 
1983. 

D On the day the petition was filed, the tenant petitioner was a resident of a motel, hotel, or boarding 
house less than 30 days. 

□ The subject unit is in a building that was rehabilitated at a cost of 50% or more of the average basic cost 
of new construction. 

D The unit is an accommodation in a hospital, convent, monastery, extended care facility, convalescent 
home, non-profit home for aged, or dormitory owned and operated by an educational institution. 

D The unit is located in a building with three or fewer units. The owner occupies one of the units 
continuously as his or her principal residence and has done so for at least one year. 

IV. DECREASED HOUSING SERVICES 

If the petition filed by your tenant claims Decreased Housing Services, state your position regarding the tenant's 
claim(s) of decreased housing services. If you need more space attach a separate sheet. Submit any documents, 
photographs or other tangible evidence that supports your position. 

Owner denies all tenant allegations. These issues are stale; they have been heard and denied 
in multiple cases, including T16-0734 and T17-0419. 

Please see attachment A. ('?Ab.~ S) 

Owner respectfully requests this case be dismissed. 

For more information phone (510)-238-3721. 
Rev. 7/12/2019 
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V. VERIFICATION 

/ 
\ 

I declare under pen alt)' of perjury pursuant to the laws of the State of California that all statements made in this 
Response are true aY, that all oftbe documents attached hereto are true copies of the originals. 

,15 
7/17/19 

Property Date 

IMPORTANT INFORMATION: 

Time to File 

This form must be received by the Rent Adjustment Program (RAP), 250 Frank H. Ogawa Plaza, Suite 5313, Oakland, 
CA 94612-0243, within 35 days after a copy of the tenant petition was mailed to you. Timely mailing as shown by a 
postmark does not suffice. The date of mailing is shown on the Proof of Service attached to the response documents 
mailed to you. If the RAP office is closed on the last day to file, the time to file is extended to the next day the office is 
open. 

You can date-stamp and drop your Response in the Rent Adjustment drop box at the Housing Assistance Center .. The 
Housing Assistance Center is open Monday through Friday, except holidays, from 9:00 a.m. to 5:00 p.m. 

File Review 

You should have received a copy of the petition ( and claim of decreased housing services) filed by your tenant. When 
the RAP Online Petitioning System is available, you will be able to view the response and attachments by logging in 
and accessing your case files. If you would like to review the attachments in person, please call the Rent Adjustment 
Program office at (510) 238-3721 to make an appointment. 

Mediation Program 

Mediation is an entirely voluntary process to assist you in reaching an agreement with your tenant. In mediation, the 
parties discuss the situation with someone not involved in the dispute, discuss the relative strengths and weaknesses of 
the parties' case, and consider their needs in the situation. Your tenant may have agreed to mediate his/her complaints 
by signing the mediation section in the copy of the petition mailed to you. If the tenant signed for mediation and if you 
also agree to mediation, a mediation session will be scheduled before the hearing with a RAP staff member trained in 
mediation. 

If the tenant did not sign for mediation, you may want to discuss that option with them. You and your tenant may agree 
to have your case mediated at any time before the hearing by submitted a written request signed by both of you. If you 
and the tenant agree to a non-staff mediator, please call (510) 238-3721 to make arrangements. Any fees charged by a 
non-staff mediator are the responsibility of the parties that participate. You may bring a friend, representative or 
attorney to the mediation session. Mediation will be scheduled only if both parties agree and after your response has 
been filed with the RAP. 

If you want to schedule your case for mediation and the tenant bas already agreed to mediation on their petition, 
sign below. 

I agree to have my case mediated by a Rent Adjustment Program Staff member at no charge. 

Property Owner's Signature Date 
/·~ 

4 
-----~\more information phone (510)-238-3721. 

ii 
I I 

f 

\ 
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T19-0184; Beard v. Alice B. Building, LP 

Attachment A 

Landlord Response to tenant claims: 

Landlord respectfully demands that this petition be dismissed. The claims in this petition were heard and 

decided upon in T16-0228, T16-0734 and T17-0419. Tenant dismissed T16-0228 and µG.:.Ql]4 was denied 

by RAP Hearing Officer Kasdin. His decision was affirmed by Administrative Appeal dismissal with 

prejudice. "QZ:9419 was denied by RAP Hearing Officer Cohen and affirmed on appeal. These decisions 

have been finalized and are unreviewable per the doctrine of res judicata. 

For the record: 

1. Landlord disputes storage area claim and will defend issue at hearing. Issues was included in 

T16-0734 and denied by RAP via Hearing Officer decision with affirmation by Administrative 

appeal dismissal with prejudice. Issues was also included in T17-0419 and denied by RAP via 

Hearing Officer decision with affirmation on appeal. 

2. Landlord contests all claims of code violations and service reductions. 

3. Landlord denies each and every allegation in petition and reserves the right to supplement the 

response prior to hearing and provide additional testimony at hearing. 
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9/2/2019 pl(_ \ahoo Mail - Re: Month number 4 on water damag\ 
,/ 

1rage unit 

On Apr 8, 2019, at 12:39 PM, Jeanne Robertson <JR0bertson@mmg12ro12.com> wrote: 

Good afternoon James, 

While stating we are still working on a solution is not the answer you want to hear, but both Joanne 
and I have had several people to visit the space and we are still working on a solution. My suggestion 
is to utilize the smaller storage space in the meantime. What I saw when you opened the storage 
unit was that this would fit in the other empty space. 

Jeanne Robert$on 

Meridian Management Group 

614 Grand Avenue, Suite 206 

Oakland, CA 94610 

P. (510) 444-9700 

F. (510) 338-3651 

Jrobertson@mmg12ro12.com 

-----Original Message-----

From: James Beard <georgiacY.clone@sbcglobal.net> 

Sent: Monday, April 8, 2019 10:00 AM 

,. 
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J 

r~ ' ~ i'ahoo Mail - Re: Month number 4 on water damag( ,rage unit 

To: Jeanne Robertson <JRobertson@mmgr2roR.com> 

Subject: Month number 4 on water damaged storage unit 

We have entered month number 4 and still no results on repairing my tool storage unit or preventing 
future water invasion. What's the current status of hiring a new licensed contractor with credentials 
and warranty? My apartment isn't a storage unit and I don't have any space in my tiny apartment to 
put these tools. 

Let me know what it's going to take to put this to a satisfactory solution and ending? This is ridiculous. 
Please set a date for a contractor to permanently repair water damaged and prevent future water 
intrusion. Standing by for a reply. 

JB 206 

Sent from my iPhone 
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9/2/2019 ATf'-'''~hoo Mail - Storage unit 14 has a serious leak and 7~"1§, to get fixed 

l\ q ,-C) \ 1-f 'knJ u) M ((v\ lr 
Storage unit 14 has a serious leak and needs to get fixed 

From: James Beard (georgiacyclone@sbcglobal.net) 

To: jrobertson@mmgprop.com 

Date: Friday, January 11, 2019, 12:05 PM PST 

I also have a refrigerator making a loud noise. It's time to replace that refrigerator. It's to noisy and it's disrupting my 
sleep 

Sent from my iPhone 
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9/2/201,9 ( 'vahoo Mail - Re: Water leak in storage unit 14 nee( ''get fixed. 

currently due to the rain. This is not an uncommon issue. We will look into 
it to confirm it is not a building leak. 

Thank you for your information. 

Jeanne 

From: James Beard <g~qrgiacY.clone@sbcglobal.net> 
Sent: Friday, January 11, 2019 1:15 PM 
To: Jeanne Robertson <JR0bertson@mmg12ro12.com> 
Subject: Water leak in storage unit 14 needs to get fixed. 

Download full resolution images 

Available until Feb 10, 2019 

A IA 
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/ ' 

I\ Yahoo Mail - Re: Water leak in storage unit 14 nee( "get fixed. 

Apt. 206 

Sent from my iPhone 

On Jan 12, 2019, at 2:25 PM, Jeanne Robertson <JRobertson@mmQRroR.com> wrote: 

James - I am glad we are starting off on a new set of attitudes. Thank you very much. 
Please understand the leaking into the garage as more to do with ground saturation than 
anything. And even if I caulked this entry point it's going to enter somewhere. Is the 
water reaching your storage unit? Can you put it off the ground? 

We will address the situation and see what can be done to redirect the water. No 
promises but I will see what can I do to keep 2019 happy for all.. 

Jeanne 

From: James Beard <georgiacY.clone@sbcglobal.net> 
Sent: Friday, January 11, 2019 3:13 PM 
To: Jeanne Robertson <JRobertson@mmgr~roR.com> 
Subject: Re: Water leak in storage unit 14 needs to get fixed. 

All my work tools and accessories are stored in these storage units. I don't care if the 
garage leaks. I just don't want it to leak in my storage unit and spilling out onto my 
parking space. If we can get these 2 things fixed in a reasonable time frame from this 
date, you shouldn't have to hear from me for quite a while. It's 2019, let's bury the 
hatchet. 

Have a nice weekend 

James Beard 

289-5301 apt 206 

Sent from my iPhon 

On Jan 11, 2019, at 1:18 PM, Jeanne Robertson <JRobertso11@mmgRrOR.com> wrote: 

James, --

All maintenance request should still be issued to Joanne and Steve. They 
are the responsible party for your building. The ground is saturated 
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[ \ ., 
1 Yahoo Mail - Re: Water leak in storage unit 14 nee( '\ get fixed. 

Any sign of any movement on fixing this leak in my storage unit on space 14? I had to pull all of my tools and ropes, 
and climbing gear out of the storage unit because they were getting wet. My ropes are drying out on the porch as I 
write you this email. This was an issue previously and they promised last time, it would remain fixed. I can look into a 
reputable contractor and mold experts to permanently fix this issue, if you like. This group can give you solid work 
with warranty. I recommend these fellas last time but y'all decided to take on the work yourselves. I want to see 
results by the end of this week. 

Thanks 

James Beard 

206 

PS. My refrigerator is still loud and needs to be replaced since it can't be fixed. Take care of these 2 request items 
and you shouldn't have to hear from me the rest of this year. 

Sent from my iPhone 

On Jan 15, 2019, at 4:55 PM, Jeanne Robertson <JRobertson@mmgRrOR.com> wrote: 

Joanne is going to make sure 12 doesn't get wet also. She will get back to me later today. 

Sorry for the delay, strep throat. Which again it would really be helpful if you include Joanne and 
Steve. They are really good about getting things done when it's reasonable. And they aren't against 
you. Sometimes they just need approval to move forward. 

Jeanne 

From: James Beard <georgiacY.clone@sbcglobal.net> 
Sent: Monday, January 14, 201910:15AM 
To: Jeanne Robertson <JRobertson@mm911roR.com> 
Subject: Re: Water leak in storage unit 14 needs to get fixed. 

The water is definitely running through my storage unit and onto the floor. If we can figure out a way to 
either seal the active leak or direct the water to a nearby drain, that would be awesome. It's going to 
rain hard Wednesday and Thursday. That would be a great day for an inspection to see where the 
water is coming from. Another possible solution might be to move me in parking space 12 from 14. I 
don't see any water coming from storage unit and parking space 12. Just an idea. We'll figure it out. 

. . Just want to keep my tools dry. 

James Beard 

510-289-5301 

?/,1 
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Re: Water leak in storage unit 14 needs to get fixed. 

From: James Beard (georgiacyclone@sbcglobal.net) 

To: JRobertson@mmgprop.com 

Cc: 1470Alice@gmail.com 

Date: Friday, February 1, 2019, 10:55 AM PST 

Any sign of contractors on the way to fix the water leak in storage unit 14? Give me a date to make sure the storage unit 
is cleared for the contractors arrival ASAP. If you want, I can hire someone and take the, labor and materials, cost out of 
the rent. If not, hire a contractor that guarantees warranty on their work ASAP. 

Give me a call if you have any questions or reply to this email 

Thanks 

James Beard 
510-289-5301 

.sent from my iPhone 

On Jan 22, 2019, at 5:31 PM, James Beard <georgiacys;fon51@sbcglobal.net> wrote: 

Nobody has looked at the refrigerator since I put a maintenance request in the box 2 Thursday's ago. Thanks for the 
reply 

JB 

Sent from my iPhone 

On Jan 22, 2019, at 11 :34 AM, Jeanne Robertson <JRobgrtson@mmgprop.com_> wrote: 

What I stated was we would look into the issue, but you have to understand there was a tremendous amount of rain 
lately. We can not apply a fix until it is dry . Please be patient. 

Did anyone look at the refrigerator yet? 

From: James Beard <georgiacyclone@sbcglobal.net> 
Sent: Tuesday, January 22, 2019 7:49 AM 
To: Jeanne Robertson <JRobertson@rnmgprop.com> 
Cc: 1470Alice@gmail.com 
Subject: Re: Water leak in storage unit 14 needs to get fixed. 

Good morning 

1/4 

000285



9/2/2019 

Tl0- D[1il(( 
AT&T Yahoo Mail - Re: 1470 Alice Storage( ',. 

Re: 1470 Alice Storage 

From: James Beard (georgiacyclone@sbcglobal.net) 

To: JRobertson@mmgprop.com 

Date: Friday, March 15, 2019, 02:13 PM PDT 

Hi Jeanne 

The locks are falsely locked but I'll totally remove them to eliminate any confusion next Wednesday. 

Thanks 

Jamie 
510-289-5301 

Sent from my iPhone 

On Mar 14, 2019, at 1 :04 PM, Jeanne Robertson <JRobertson@mmgr;1roP-.com> wrote: 

Don't get mad or laugh, but my new favorite contractor did not listen. Joanna has actually been working diligently to get 
information on how to stop. She needs the doors unlocked next Wednesday. 

Please thank you. The guy today did not ask for the code, so we did not get in to the cabinets since they are tocked. 
Can you send a code to open. • 

Jeanne 

<image001.png> 

Jeanne Robertson 

Meridian Management Group 

614 Grand Avenue, Suite 206 

, Oakland, CA 94610 

1 P .. (510) 444-9700 

F .. (510) 338-3651 

Jrobertson@mmgP-rOP-.com 
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( AT&T Yahoo Mail - Tool storage unit #14 still 'f,,-,, 

Tool storage unit #14 still leaks 

From: James Beard (georgiacyclone@sbcglobal.net) 

To: jrobertson@mmgprop.com 

Date: Wednesday, March 20, 2019, 02:01 PM PDT 

Water is still treading in both units. The maintenance contractor got rid of the mold but still hasn't sealed the leak that's 
coming in my storage unit. It's time to hire a licensed contractor with certifications and repair warranty guaranteed. Your 
hired maintenance contractor can do the mold and painting after the licensed contractor does the final repair and 
inspection. We're not there yet. I pulled my truck forward so you're maintenance contractor can finish the work and for 
today's inspection. 

Thanks 

Jamie 206 
510-289-5301 

Sent from my iPhone 
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9/2/2019 AT&T Yahoo Mail - Re: Garage ( \ 

b~ V5 (V)(t)b 
Re: Garage 

From: James Beard (georgiacyclone@sbcglobal.net) 

To: JRobertson@mmgprop.com 

Date: Wednesday, February 20, 2019, 12:44 PM PST 

I want to meet the contractor in person and yes, I removed the water from my storage as I do it everyday. If I didn't, there 
would be a waterfall coming out of my storage unit. I left my unit unlocked for inspection yesterday. Anyway, please 
schedule to meet me on Tuesday when it's scheduled for rain in the forecast. You can see firsthand, what happens in 
active rain takes place or send Joanne and Steve to meet me in the later afternoon like around 4pm-6pm, Tuesday 
February 26,2019, In the interim, next time it rains and I'm at home and not off location, I'm going to film active rain. 
Bags won't protect tools and ropes from getting wet and it's important for my storage unit to remain fixed for proper tool 
storage as these tools are used to pay rent and bills. Any electrician, mechanic, carpenter or blue collar worker will tell 
you that proper tool storage is important. Tools and tool boxes don't belong on my living room floor and rigging ropes as 
well. 

I hope to meet with you or the offsite management team Tuesday late afternoon. See y'all then 

Jamie 
206 

Sent from my iPhone 

On Feb 20, 2019, at 12:23 PM, Jeanne Robertson <JR0bertson@mm912ror2.com> wrote: 

James, that last statement is totally wrong. I have been fair to you, and you are right I did not look inside your unit, 
, because it was locked when I was there. I saw no evidence of water until you sent the video. At which time I 
: addressed the situation and also asked you to dry the water that is standing . Have you done this? I have 
' already given instructions to schedule someone to look at the ceiling of your storage. 

Joanne and Steve will be in touch with the time the repair guy will be there. 

; Jeanne 

From: James Beard <georgiacyclone@sbcglobal.net> 
Sent: Wednesday, February 20, 2019 9:12 AM 
To: Jeanne Robertson <JR0bertson@mm912ror2.com> 
Subject: Re: Garage 
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You didn't even look at my storage unit. You looked at a different storage unit that had no damage. You need to look 
at mine. By refusing to repair my storage unit permanently, you are illegally decreasing my services and I already 
filled a decrease in service petition and I'm challenging the most recent rent increase until I get a hearing date. That's 
legal. That's the only remedy I know to get you to do your job. I was given reduced rent because of your negligence 000288



9/2/2019 AT&T Yahoo Mail - Re: Garage 

and failure to repair. I sent a video clip to you and I'll send another one when it rains again. These videos will be 
documented as evidence and will be used at rent board at the next hearing. 

; All you have to do is fix my storage and refrigerator and you refuse. Why is it that you jump through hoops to take 
care of your luxury tenants that pay $4000 a month for rent but you don't answer to any of my maintenance request 
and you continually decrease my services as a form of harassment to get me to leave? I paid extra money for that 
storage unit and parking space. I expect my parking space not to be a slip hazard and my storage unit not flooded 
and damaged with toxic mold. 

Sent from my iPhone 

On Feb 19, 2019, at 11:08 PM, Jeanne Robertson <JRobertson@mmgRroR.com> wrote: 

James, The judgement that gave you a four month decrease in rent, was due to overhead pipes leaking. This is 
not the case. In fact the integrity of your storage shows to be in the same condition, with no water damage to the 
wood. Any rust to your items stored in this area you can help prevent by simply placing a trash bag over them. 

Jeanne 

From: James Beard <georgiacY.clone@sbcglobal.net> 
Sent: Tuesday, February 19, 2019 9:25 PM 
To: Jeanne Robertson <JRobertson@mmgRroR.com> 
Subject: Re: Garage 

T16-0734. You should read the judgement ruling. The storage unit is a space I store my work tools and it's a 
necessary service. 

Sent from my iPhone 

On Feb 19, 2019, at 12:29 PM, Jeanne Robertson <JRobertson@mmgRroR.com> wrote: 

I was just there, my apologies for not contacting you. There is no water going into the storage, rather a 
cement wall. I checked the storage immediately next to you. Concrete absorbs water by nature and that may 
allow moisture into your storage by laws of nature. For which you can take additional steps to put your 
equipment in bags, etc. This was in place when you signed the lease and no changes have been made to 
cause any difference. I have discussed the paragraphs in your lease that address this. The water on the floor 
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of the garage, is going to happen from time to time during a rain and that is a safety feature to allow run off, 
because this is an underground garage, it is expected and structurally built to do so. 

Please find something else to be angry about, preferably not related to your rental. We will not making any 
changes to the storage area regarding your claims presented and demand to do so. That is final. Please, 
feel free to politely submit any future maintenance request utilizing our Meridian Management Group policy 
requirements on a Maintenance request form to Joanne and Steve. 

The balance due on your ledger is accurate. For the last year while waiting for the multiple appeals you did not 
pay the correct rent. No one approved that you do so, and we kindly waited through all your appeals. 
However the decision has been finalized. And it is now time for you to pay back the rent you did not pay in full 
last year. If needed I am happy to post the decision which provides the amount that was due. 

I know this is not the answer that you want, but please try to put some understanding and consideration and try 
protecting your equipment by simply putting it in bags and sealing the moisture out. And quit making it a 
personal attack against you, because I assure you, it is not. 

~eanne 
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Jeanne Robertson 

Meridian Management Group 

614 Grand Avenue, Suite 206 

Oakland, CA 94610 

P .. (510) 444-9700 

F. .(510) 338-3651 

Jrobertson@mmggrog.com 

From: James Beard <georgiacY.clone@sbcglobal.net> 
Sent: Tuesday, February 19, 201911:13AM 
To: Jeanne Robertson <JRobertson@mm912roR.com> 
Subject: Re: Garage 

I'm here now and I have both storage lockers on space 14 open for inspection for water leaks and damage. I'll 
be in 206. Knock on my door or call me. I'm working the graveyard shift this week from 1 Opm until 8am so let's 
keep this brief. 

Thanks 
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, l JS 

510-289-5301 

Sent from my iPhone 

On Feb 18, 2019, at 7:01 PM, Jeanne Robertson <JR0bertson@mmm2ro12.com> wrote: 

James, I will be on site at some time tomorrow. I will let you in advance when that is. And I will look at 
your issue one more time. 

Jeanne 

From: James Beard <georgiacyclone@sbcglobal.net> 
Sent: Monday, February 18, 2019 2:24 PM 
To: Jeanne Robertson <JRobertson@mmgQro12.com> 
Subject: Re: Garage 

If you believe that information is true then I got a wall to sell you that Mexico isn't paying for. Just call the 
contractor while the weather is still dry and quite deflecting the subject BS harassment tactics. You also cost 
me income and ran up my medical and legal bills and fees well over $10,000.00. We're even. 

Now fix my water damaged storage ASAP. It's not hard and it doesn't come out of your paycheck or profits. 
That's Russel Flynn's financial headache for not doing his job in the first place. 

Give me a time and date the contractors are going to show up and fix my storage unit and my flooded 
parking space. 

JB 

Sent from my iPhone 

On Feb 15, 2019, at 2:35 PM, Jeanne Robertson <JR0bertson@mmg12ro12.com> wrote: 

The ledger was attached to show that you did not pay the full rent due. 

Jeanne 
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Jeanne Robertson 
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·r/q-Ol~ ~vz) ~ MMtr 
RE: Water damaged storage unit #14 

From: Jeanne Robertson (JRobertson@mmgprop.com) 

To: georgiacyclone@sbcglobal.net 

Date: Monday; March 11, 2019, 01~47 PM PDT 

::..tJ External images are now more secure, and shown by default. Change in Settings 
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Jeanne Robertson 

Meridian.Management Group 

614 Grand Avenue, Suite 206 

Oakland, CA 94610 

P . .( 510) 444-9700 

F .. (510) 338-3651 

Jrobertson@mmgP-rOQ.com 

From: James Beard <georgiacyclone@sbcglobal.net> 
Sent: Friday, March 8, 2019 5:26 AM 
To: Jeanne Robertson <JRobertson@mmgprop.com> 
Subject: Re: Water damaged storage unit #14 

Let's try 2pm, Monday, if that's okay with you. 

Thanks 

JB 

Sent from my iPhone 
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On Mar 7, 2019, at 5:51 PM, Jeanne Robertson <JR0bertson@mm9Rrog.com> wrote: 

Okay Monday afternoon it is . What time. Glad to hear you are back at work. 

Jeanne 
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Jeanne Robertson 

Meridian Management Group 

614 Grand Avenue, Suite 206 

Oakland, CA 94610 

P .. (510} 444-9700 

F .. (510} 338-3651 

Jrobertson@mmguroQ.com 

; From: James Beard <georgiacyclone@~bcglobal.net> 
. Sent: Thursday, March 7, 2019 5:50 PM 
: To: Jeanne Robertson <JR0bertson@mmggror2.com> 

Subject: Re: Water damaged storage unit #14 

Hello, 

Sorry for the reply one day later. I've been working double shifts. I'll be available Monday afternoon. I'm 
working through the weekend and cleaning out the water in the storage unit at night before bedtime. 

Sent from my iPhone 

On Mar 6, 2019, at 10:14 PM, Jeanne Robertson <JRobertson@mmgRrOR.com> wrote: 

Will you be home tomorrow. And what time if so? 

From: James Beard <georgiacY.clone@sbcglobal.net> 
Sent: Wednesday, March 6, 2019 2:25 PM 
To: Jeanne Robertson <JRobertson@mmgRroR.com> 
Subject: Water damaged storage unit #14 
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'6~ vs if'(\((\ &r 
Re: Month number 4 on water damaged storage unit 

From: James Beard (georgiacyclone@sbcglobal.net) 

To: jrobertson@mmgprop.com 

Date: Monday, April 22, 2019, 05:54 PM PDT 

1. Please explain in detail the greater factors that are involved. 
2. You're going to get your rent in full 5/01/19. 
3. I need to get a receipt for each months rent paid from May 2019 going forward. I need to start collecting receipts. 
4. Last but not least, my job is going to require me to travel and I'll be out of town during rent week a lot. Can I please 
send my rent check to your office address or an address of your choice when I'm out of town? 

Thanks 

JB 

Sent from my iPhone 
t 
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On Fri, Apr 19, 2019 at 3:12 PM James Beard <georgiacyclone@sbcglobal.net> wrote: 

Sent from my iPhone 

Begin forwarded message: 

From: Jeanne Robertson <JRobertson@mmm:2ro1rcom> 
Date: April 19, 2019 at 12:40:05 PM PDT 
To: James Beard <georgiacY.cione@sbcgiobal.net> 
Subject: RE: Month number 4 on water damaged storage unit 

-0 
:.it 
w .. 

If you do not pay your full pay rent I will be forced to issue a three day notice. You will pay the full rent due. 
Please don't make it harder and we are not ignoring the situation there are greater factors involved. 

Jeanne Robertson 
Meridian Management Group 
614 Grand Avenue, Suite 206 
Oakland, CA94610 
P. (510) 444-9700 
E-(510) 338-3651 
Jrobertson@mmgQroQ.com 

-----Original Message-----
From: James Beard <georgiacY.clone@sbcglobal.net> 
Sent: Friday, April 19, 2019 12:27 PM 
To: Jeanne Robertson <JRobertson@mmgQrOQ.com> 000294
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To: Jeanne Robertson <JR0bertson@mm912ror.1.com> 

Subject: Month number 4 on water damaged storage unit 

We have entered month number 4 and still no results on repairing my tool storage unit or preventing 
future water invasion. What's the current status of hiring a new licensed contractor with credentials 
and warranty? My apartment isn't a storage unit and I don't have any space in my tiny apartment to 
put these tools. 

Let me know what it's going to take to put this to a satisfactory solution and ending? This is ridiculous. 
Please set a date for a contractor to permanently repair water damaged and prevent future water 
intrusion. Standing by for a reply. 

JB 206 

Sent from my iPhone 
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Subject: Re: Month number 4 on water damaged storage unit 

The solution that I couldn't take is a smaller storage unit in which someone else already occupies. I need 
! you to fix the storage unit that got assigned to me when I first signed the lease. Ignoring the problem doesn't 
i make it go away. I need my tool storage in full working capacity as soon as possible. That should have been 
• fixed by the middle of February and we are almost 3 weeks into April. Until my storage is repaired in full I 

refuse to pay the current rent increase until I hear back from the Oakland rent board. You will receive the 
amount of $1470.00 every month until my storage is 100% fixed and finished. A decrease in service= 
reduced rent. 

i Have a nice weekend 

JB 206 

Sent from my iPhone 

On Apr 19, 2019, at 7:56 AM, Jeanne Robertson <JRobertson@mmggrog.com> wrote: 

You also have been offered a solution that you do not take . However just yesterday I asked another 
remediator to go look next week and see if he can help provide an answer to resolve this issue finally. 
will let you know if we have progress. 

Jeanne 

-----Original Message-----

From: James Beard <georgiacY.clone@sbcglobal.net> 

Sent: Friday, April 19, 2019 7:13 AM 

To: Jeanne Robertson <JR0bertson@mm912rog.com> 

Subject: Re: Month number 4 on water damaged storage unit 

I see that we are into month number 4 and week 2 and still no results. The tool storage unit still has to get 
fully repaired before the next rainfall. I really wish I can put my tools back in the tool storage where they 
belong. This has been 4 months that I've been denied repair service for my storage unit and loud noisy 
refrigerator. This .is an obvious attempt to harass me and run me out of my rental unit and you cannot 
legally do that. 

Please for the love of god and all things good, fix my storage unit permanently by hiring a credible 
licensed contractor that guarantees warranty with their work to get the job done. It's not hard and it's your 
job. 

JB 206 

Sent from my iPhone 000296
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G~vJ us yY\ M ~ 
Tool storage unit #14 still leaks 

From: James Beard (georgiacyclone@sbcglobal.net) 

To: jrobertson@mmgprop.com 

Date: Wednesday, March 20, 2019, 02:01 PM PDT 

Water is still treading in both units. The maintenance contractor got rid of the mold but still hasn't sealed the leak that's 
coming in my storage unit. It's time to hire a licensed contractor with certifications and repair warranty guaranteed.¾our 
hired maintenance contractor can do the mold and painting after the licensed contractor does the final repair~d i 1 

inspection. We're not there yet. I pulled my truck forward so you're maintenance contractor can finish the wo~n~Qr, 
today's inspection. ~ ~1~3--r, 

-o =it;r;i 
Thanks 1 ::rJ-r1n 

c..) >, .. rTJ 

Jamie 206 
510-289-5301 

Sent from my iPhone 
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Explain the greater factors involved with the delay of permanently fixing my tool storage 
unit 

From: James Beard (georgiacyclone@sbcglobal.net) 

To: jrobertson@mmgprop.com 

Date: Tuesday, April 23, 2019, 02:54 PM PDT 

1. Please explain in detail the greater factors involved as to why my storage unit hasn't been permanently repaired by a 
licensed contractor with certifications, credentials and back up warranty. 
2. Starting May 2019, I want a written receipt for every rent check from hear on out, no exceptions. I've been asking 
Joanne and Steve to write me a receipt and they refuse and that's illegal and a unfair business practices as you claim 
that I owe you money and that's not true. I don't owe you any additional money other than your rent check every month 
in which I've never missed a payment nor was I ever late. 
3. I need a address to mail my future rent checks to as I'm going to be out of town on business in which I'll be not here 
on rent week. Can I just mail it straight to you at your business address? This the orily apartment complex in this globe 
that doesn't accept rent checks by mail and that has costed me serious income and potential future jobs. 

Your prompt reply would be greatly appreciated 

Thanks 

JB 
Sent from my iPhone 
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Re: Month number 4 on water damaged storage unit 

From: James Beard (georgiacyclone@sbcglobal.net) 

To: jrobertson@mmgprop.com 

Date: Monday, April 22, 2019, 05:54 PM PDT 

1. Please explain in detail the greater factors that are involved. 
2. You're going to get your rent in full 5/01/19. 
3. I need to get a receipt for each months rent paid from May 2019 going forward. I need to start collecting receipts. 
4. Last but not least, my job is going to require me to travel and I'll be out of town during rent week a lot. Can I please 
send my rent check to your office address or an address of your choice when I'm out of town? 

Thanks 

JB 

Sent from my iPhone 
I 
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On Fri, Apr 19, 2019 at 3:12 PM James Beard <georgiacyclone@sbcglobal.net> wrote: 

Sent from my iPhone 

Begin forwarded message: 

From: Jeanne Robertson <JRobertson@mmgRroR.com> 
Date: April 19, 2019 at 12:40:05 PM PDT 
To: James Beard <georgiacY.clone@sbcglobal.net> 
Subject: RE: Month number 4 on water damaged storage unit 

If you do not pay your full pay rent I will be forced to issue a three day notice. You will pay the full rent due. 
Please don't make it harder and we are not ignoring the situation there are greater factors involved. 

Jeanne Robertson 
Meridian Management Group 
614 Grand Avenue, Suite 206 
Oakland, CA 94610 

: P. (510) 444-9700 
F. (51 Q) 338-3651 
Jrobertson@mmgRrOR.com 

-----Original Message-----
From: James Beard <georgiacyclone@sbcglobal.net> 
Sent: Friday, April 19, 2019 12:27 PM 
To: Jeanne Robertson <JRobertson@mmgRrOR.com> 000299
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f-·-\Yahoo Mail - Re: Month number 4 on water damagr ·•9rage unit 

• Subject: Re: Month number 4 on water damaged storage unit 

The solution that I couldn't take is a smaller storage unit in which someone else already occupies. I need 
you to fix the storage unit that got assigned to me when I first signed the lease. Ignoring the problem doesn't 
make it go away. I need my tool storage in full working capacity as soon as possible. That should have been 
fixed by the middle of February and we are almost 3 weeks into April. Until my storage is repaired in full I 
refuse to pay the current rent increase until I hear back from the Oakland rent board. You will receive the 
amount of $1470.00 every month until my storage is 100% fixed and finished. A decrease in service= 
reduced rent. 

Have a nice weekend 

JB206 

Sent from my iPhone 

On Apr 19, 2019, at 7:56 AM, Jeanne Robertson <JRobertson@mmm2roR.com> wrote: 

You also have been offered a solution that you do not take . However just yesterday I asked another 
remediator to go look next week and see if he can help provide an answer to resolve this issue finally. 
will let you know if we have progress . 

Jeanne 

' :-. 

-----Original Message-----

From: James Beard <georgiacyclone@sbcglobal.net> 

Sent: Friday, April 19, 2019 7:13 AM 

To: Jeanne Robertson <JRobertson@mmgJ;)roJ;).com> 

Subject: Re: Month number 4 on water damaged storage unit 

I see that we are into month number 4 and week 2 and still no results. The tool storage unit still has to get 
fully repaired before the next rainfall. I really wish I can put my tools back in the tool storage where they 
belong. This has been 4 months that I've been denied repair service for my storage unit and loud noisy 
refrigerator. This is an obvious attempt to harass me and run me out of my rental unit and you cannot 
legally do that. 

Please for the love of god and all things good, fix my storage unit permanently by hiring a credible 
licensed contractor that guarantees warranty with their work to get the job done. It's not hard and it's your 
job. 

JB 206 

Sent from my iPhone 000300
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On Apr 8, 2019, at 12:39 PM, Jeanne Robertson <JR0bertson@mmggror2.com> wrote: 

Good afternoon James, 

While stating we are still working on a solution is not the answer you want to hear, but both Joanne 
and I have had several people to visit the space and we are still working on a solution. My suggestion 
is to utilize the smaller storage space in the meantime. What I saw when you opened the storage 
unit was that this would fit in the other empty space. 

Jeanne Robertson 

Meridian Management Group 

614 Grand Avenue, Suite 206 

Oakland, CA 94610 

P. (510) 444-9700 

F. (510) 338-3651 

Jrobertson@mmgRrOR.com 

-----Original Message-----

From: James Beard <georgiacyclone@sbcglobal.net> 

Sent: Monday, April 8, 2019 10:00 AM 

'l/A 
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Re: Today's weather forecast is eating away my storage unit 

From: James Beard (georgiacyclone@sbcglobal.net) 

To: JRobertson@mmgprop.com 

Date: Wednesday, February 6, 2019, 05:05 AM PST 

Ol<ay I stand corrected only on one occasion that you just joined in last summer so you didn't lie but the rest of meridian 
group including legal reps lied to me and the rent board. I'm not retracting that statement. I'm protesting the last rent 
increase until my storage unit is permanently repaired by a professional contractor that guarantees warrantee with their 
work. If I have to hire the contractor myself, then I will deduct all expenses from rent as that is perfectly legal under 
California state landlord/tenant laws and ordinances under repair and deduct remedy. If meridian management and 
owners fixed the problem last time, we wouldn't be back here again. That's what happens when the job doesn't get done 
right the first time. 

I told you that all you have to do is repair and stop the water leak and damage to my storage unit and replace this loud 
obnoxious refrigerator that keeps me up at night. Do that and you shouldn't have to hear from me in quite a while. Make 
this problem go away and I'll go away. 

Thanks· 

Jamie 

Sent from my iPhone 

> On Feb 4, 2019, at 9:48 PM, Jeanne Robertson <JR0bertson@mm911rog.com> wrote: 
> 
> We did no such thing. James, we have looked into this, and as of this time there is no fix for water intruding from 
below. It's a typical garage issue. I am working on finding a solution, but I have not been able to do so as of yet. 
> 
> Jeanne 

,> 

1 > -----Original Message-----
> From: James Beard <georgiacY.clone@sbcglobal.net> 
> Sent: Monday, February 4, 2019 9:55 AM 
> To: Jeanne Robertson <JRobertson@mmggrog.com> 
> Cc: 1470Alice@gmail.com 
> Subject: Today's weather forecast is eating away my storage unit 
> 
> It's also a slip hazard. This has gone on to long. I was told it was permanently repaired at the last rent board 
hearing last August 2018 by Greg Mcconnal. Y'all lied to me ....., 
> c::::, 
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Garage 

From: Jeanne Robertson (JRobertson@mmgprop.com) 

To: georgiacyclone@sbcglobal.net 

Cc: 141ALl@mmgprop.com 

Date: Monday, February 11, 2019, 11:48 AM PST 

$ External images are now more secure, and shown by default. Change in Settings 

James, I went to look at the issue with your space. And this is what I found. 

1. The building is set up for water to distribute there as needed this is a built in structural feature. Unlike the 
storage unit. 

2. While 12 is smaller, it is in a dryer location and this is the only option I have available. 
3. The water as far as I could tell was not entering your storage but running along the back side. Perhaps if you 

lined the interior with even something as simple as contact paper it would push back any seeping water. 

As far as your refrigerator I have asked Joanne to order you another one. They will be in contact. 

Also, we got a letter from PGE stating high energy use in the building. Please be aware if you are charging the lime 
scooters this is only to be done in your apartment. 

We do appreciate that you have a much better attitude going forward. 

Jeanne 

Jeanne Robertson 

Meridian Management Group 

614 Grand Avenue, Suite 206 

Oakland, CA 94610 

P .. (510) 444-9700 

F .. (510) 338-3651 000303
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Re: Water damaged storage unit 

From: James Beard (georgiacyclone@sbcglobal.net) 

To: JRobertson@mmgprop.com 

Date: Wednesday, February 20, 2019, 10:48 AM PST 

It's raining next week Monday through Wednesday. Why don't we meet Tuesday while it's raining so you can see first 
hand what damage happens when it rains. That's the only way to do a fair inspection. I'm taking Monday and Tuesday 
off and will be available by appointment. I have a doctors appointment Monday from 1-3pm, physical therapy included. 
Tuesday is more flexible. Let's do this right and fair and fix this problem permanently. If this problem goes away, You 
won't hear from me for the remainder of this year. With the exception of getting my monthly rent check, you won't even 
know I'm hear or I'll be so quiet that you'll forget I'm even here. When I make a promise, I stick to it. 

See you next week and more than willing to work with you to put this ongoing problem to rest. All I really want is my 
storage unit repaired. I don't want to make another battle out of this and I don't think you do either. 

Thanks 

James Beard 206 
510-289-5301 

Sent from my iPhone 

• On Feb 19, 2019, at 11:15 PM, Jeanne Robertson <JR0bertson@mm91~r0R.com> wrote: 

After watching the video , I will return on Friday. I am out of town the next two days. In the mean time, you can dry 
the water that is there now. 

Jeanne 

From~ James Beard <georgiacY.clone@sbcglobal.net> 
Sent: Tuesday, February 19, 2019 7:54 PM 
To: Jeanne Robertson <JRobertson@mmgP-roR.com> 
Subject: Water damaged storage unit 

Download Attachment 

Available until Mar 21, 2019 
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Meridian Management Group 

614 Grand Avenue, Suite 206 

Oakland, CA 94610 

P .. (510) 444-9700 

F. ,(510) 338-3651 

Jrobertson@mmgP-rOP-.com 

( \ AT&T Yahoo Mail - Re: Garage 

From: James Beard <georgiacyclone@sbcglobal.net> 
Sent: Friday, February 15, 2019 2:02 PM 
To: Jeanne Robertson <JRobertson@mmggrog.com> 
Subject: Re: Garage 

I paid my rent on the first of every month thank you very much. See you at the rent board. 

JB 

Sent from my iPhone 

On Feb 15, 2019, at 11:16 AM, Jeanne Robertson <JRobertson@mmggrog.com> wrote: 

James, 

For your convenience I have attached a copy of your lease. Please see page 4 - #16 of your lease. 
Specifically where the "tenant release the owner of from any liability or damage to Tenant's property 
while stored on the Premises." Also please see item 21: "Tenant shall NOT remodel, renovate, 
redecorate, paint, refinish, floors, or otherwise alter the Premises, common areas or any other parts of 
the Building or the Property in any way." 

We have offered you storage in parking space 12, and that is all we are able to do to accommodate. 

The has been no harassment. However, I do thank you for reminding me that you are past due on your 
rent. Please see the ledger attached and pay the balance due immediately. 

Jeanne 

<image001.png> 

Jeanne Robertson 

CM 
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Meridian Management Group 

614 Grand Avenue, Suite 206 

Oakland, CA 94610 

P .. (510) 444-9700 

F .. (510) 338-3651 

Jrobertson@mmgurou.com 

AT&T Yahoo Mail - Re: Garage 

From: James Beard <georgiacY.clone@sbcglobal.net> 
Sent: Wednesday, February 13, 2019 1:14 PM 
To: Jeanne Robertson <JRobertson@mmgRroR.com> 
Subject: Re: Garage 

Hate to be the barrier of bad news but your going to have to hire a contractor to fix that. If I have to go 
out of pocket to hire the right contractor then all labor, maintenance and materials will be deducted from 
rent as that is legal under California's repair remedy landlord/tenant laws and it's also a Oakland city 
ordinance. Storage space 12 is 50% smaller than mine and I barely have enough room for the storage 
space I currently have. Unless you beat me, I'm going to start interviewing contractors to do a full repair 
and Ill let you pick the contractor with the best deal including warranty. Since I have to remove items in 
my storage to keep the dry and safe, I'm going to challenge rent increase at the rent board while we 
remedy this since that's the only way I can get y'all to act on a emergency. Water damage is dangerous 
slip hazard. Forcing me into a smaller space is a decrease in service because the other space is to 
small. 

If y'all would have hired the guy I recommend last time instead of the dude y'all met at Home Depot, we 
wouldn't be in this situation. I'm fighting this one again. I won last time, I protested this. 

I believe y'all are being unreasonable and that harassment tactic is not going to make me leave but it 
will run you more legal expenses which could have been totally avoided. The only way I'm leaving is in 
a body bag and if you are so lucky to witness that, my son will take over my lease as he was living here 
from 2014-2016, which gives him tenants rights. 

Get the contractors over here ASAP or I will 

James 

206 

Sent from my iPhone 

On Feb 11, 2019, at 11:47 AM, Jeanne Robertson <JRobertson@mmgwoR.com> wrote: 000306
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James, I went to look at the issue with your space. And this is what I found. 

1. The building is set up for water to distribute there as needed this is a built in structural 
feature. Unlike the storage unit. 

2. While 12 is smaller, it is in a dryer location and this is the only option I have available. 
3. The water as far as I could tell was not entering your storage but running along the back 

side. Perhaps if you lined the interior with even something as simple as contact paper it 
would push back any seeping water. 

As far as your refrigerator I have asked Joanne to order you another one. They will be in contact. 

Also, we got a letter from PGE stating high energy use in the building. Please be aware if you are 
charging the lime scooters this is only to be done in your apartment. 

We do appreciate that you have a much better attitude going forward. 

Jeanne 

<image001.png> 

Jeanne Robertson 

Meridian Management Group 

614 Grand Avenue, Suite 206 

Oakland, CA 94610 

P .. (510) 444-9700 

F .. (510) 338-3651 

Jrobertson@mmggrog.com 

<Ledger2.13.19.pdf> 

<lease.pdf> 
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Memorandum 
To: 

From: Gregory McConne 

Date: 

Subject: 

9/10/19 f) g<f 
T19-0f{ 4; (dditional Documentation , 

Owner has requested that this case be dismissed, however, Owner retains the right to defend this 

petition. 

Owner is on vacation and cannot participate in the preparation for this case. We are submitting the 

attached documentation currently available on Owner's behalf. Owner reserves the right to submit 

further documentation up to seven (7) days prior to the hearing. If we still have not received the 

necessary documents, Owner will request a continuance. 

Thank You . 

300 Frank Ogawa Plaza, Suite 460, Oakland, CA 94612 • p: 510.834.0400 • c: 510.691.7365 • jr@themcconnellgroup.com 

000308



Memorandum 
To: 

Cc: 

From: 

Date: 

Subject: 

Maimoona Ahmed, Hearing Officer, Oakland Rent Arbitration Program 

Barbara Kong Brown, Senior Hearing Officer, Oakland Rent Arbitration Program 

James Beard, Tenant 

Nancy Conway, Esq., Ten 

Gregory McConnell 

9/10/19 ,)tfl/ 

Renewed Request for Dismissal: Tl 9-Pfli; i/eard v. Stewart 
s 

Owner respectfully repeats his demands that this petition be dismissed. The claims in this petition 
were heard and decided upon in T16-0228, T16-0734, T17-0419 and T18-0134. 

This tenant is a serial filer who is abusing the system. 

Tenant is not current on rent. Tenant has not been paying rent as stipulated in previous decisions, 
and therefore does not have standing to be heard before the RAP. Based upon T16-0734 and 
subsequent CPI increases Tenant should be paying $1,479.87 per month prior to the currently 
contested increase. 

The rent increase in question is a CPI increase based on a RAP decideglapproved base rent. The 
legitimacy of this rent can be decided administratively without the need for a lengthy hearing. 

Tenant's claims of decreased housing services regarding the garage storage unit has been heard 
and decided repeatedlY. in the cases mentioned above. 

For these reasons, Owner respectfully demands this petition be dismissed by Administrative 
Decision. 

Thank You. 

300 Frank Ogawa Plaza, Suite 460, Oakland, CA 94612 • p: 510.834.0400 • c: 510.691.7365 • jr@themcconnellgroup.com 
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Memorandum 
To: Maimoona Ahmed, Hearing Officer, Oakland Rent Arbitration Program 

Cc: Barbara Kong Brown, Senior Hearing Officer, Oakland Rent Arbitration Program 

James Beard, Tenant 

Nancy Conway, Esq., Ten 

From: Gregory McConnell 

Date: 

Subject: 

9/10/19 ~etrtf 
Renewed Request for Dismissal: T19-08I4; Beard v. Stewart 

Owner respectfully repeats his demands that this petition be dismissed. The claims in this petition 
were heard and decided upon in T16-0228, Tl6-0734, Tl 7-0419 and TIS-0134. 

This tenant is a serial filer who is abusing the system. 

Tenant is not current on rent. Tenant has not been paying rent as stipulated in previous decisions, 
and therefore does not have standing to be heard before the RAP. Based upon T16-0734 and 
subsequent CPI increases Tenant should be paying $1,479.87 per month prior to the currently 
contested increase. 

The rent increase in question is a CPI increase based on a RAP decideqlapproved base rent. The 
legitimacy of this rent can be decided administratively without the need for a lengthy hearing. 

Tenant's claims of decreased housing services regarding the garage storage unit has been heard 
and decided repeatedly in the cases mentioned above. 

For these reasons, Owner respectfully demands this petition be dismissed by Administrative 
Decision. 

Thank You. 

300 Frank Ogawa Plaza, Suite 460, Oakland, CA 94612 • p: 510.834.0400 • c: 510.691.7365 • jr@themcconnellgroup.com 
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Meridian Management Group 

December 10, 2018 

James Beard 
1470 Alice Street #206 

Oakland, CA 94612 

Dear Mr. Beard, 

( 

This letter is in response to your email dated December 7, 2018, which stated: 

I'm requesting a written summary explaining why the rent increase received on 
November 2 exceeds Oak/ands cpi. Your cooperation in this matter would be greatly 
appreciated. 

Your rent increased $50.32, which is 3.4% of your then current rent amount of $1479.87. This 
is not in excess of the current allowable amount per the City of Oakland Rent Adjustment 
Program. Your current lawful rent is $1530.19. There is a one time charge of $34.00 dollar 
added December 1, 2018 which is the allowable passthru of the rent board fee. 

Thank you, 

C 7 
Jea . e Robertson 
Meridian Management Group 
614 Grand Avenue, Suite 206 
Oakland, CA 94610 
P. (510) 444-9700 
F. (510} 338-3651 
Jrobertsoh@nimgprop.com 
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James Beard 
1470 Alice Street 
Oakland, CA 94612 

, #206 

Allee I:). tsu11amg , Lt-' 

1470 Alice Street 
Oakland, CA 94612 

NOTICE OF CHANGE IN TERMS OF TENANCY 

Re: Rent Increase - Oakland Municipal Code, Chapter 8.22 

Dear James Beard 

While no one likes a rental increase, the cost of operating a building has risen in excess of the increase allowed 
by the City Ordinance. We value you as a tenant and hope you will understand the necessity for this increase. 

Therefore, you are hereby notified, in accordance with Civil Code Section 827, that thirty (30) days after service upon 
your of this notice, or December 1, 2018, whichever is later. Your current monthly payment calculations are to 
be found on page two. 

Please make your check payable to Alice B. Building, LP, 
per the following schedule to be submitted to the Resident Manager: 

1) 

2) 

December 1-31, 2018 

January 1, 2019 - November 30, 2019 

$1,564.19 

$1,530.19 

All rents are due and payable in advance on the 1st day of each and every month. Additionally, a late charge as 
outlined in your lease will be charged for any delinquent payment of rent. 

Furthermore, please find duplicate notices for the City of Oakland's Rent Adjustment Program. Please enclose the 
loose copy with your signature along with your next rent payment. The signed notice is recommended by the 
Oakland Rent Adjustment Program. • 

Owner reserves the right to bank any and all allowable rent increases under provisions· of the RRAO and can be 
added to any future increases and transferred to any future Owners. 

Owner may apply any payment by Tenant to any obligation of Tenant to Owner, notwithstanding any dates or other 
direction from Tenant that accompanies any such payment. Any attempt by Tenant to allocate a payment in any 
other way shall be null and void. 

Please be advised that pursuant to Oakland Rent Adjustment Program Rules and Regulations, the Owner considers 
you to be the only authorized Original Occupant to occupy the above premises. 

Information and advice regarding this notice are available from the Oakland Rent Adjustment Program located at 
250 Frank H. Ogawa Plaza, 6th Floor, Oakland, CA. 94612. 

Sincerely, 

Jeanne Robertson 
Property Supervisor 

Enclosures - Two RAP Notices (One on the back of this notice and one loose copy for return signature) 
and Decision Summary • 

cc: Resident Manager 
Accounting Department 
Tenant File 

141 #206 See Reverse Side for Calculations 
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, 1470 Alice Street 
December 10, 2018 

, #206( 

Rent Increase Calculations 

Effective December 1, 2018 

Your current base rent on your apartment is 
CPI Rent Increase shall be 

Therefore, effective December 1, 2018, the new base rent on your apartment will be 

Therefore, effective December 1, 2018, the new monthly base rent on your apartment will be 

Additionally, your portion of the Rent Adjustment Program Service Fee is Due_ in December , 

Payment for the month of December 1, 2018 

Note: Refer to Page 1 for the schedule of subsequent payments due. 

141 #206 

$1,479.87 
50.32 

$1,530.19 

$1,530.19 

34.00 

$1,564.19 
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CITY OF OAKLAND 

DALZIEL BUILDING • 250 FRANK H. OGAWA PLAZA, SUITE 5313 • OAKLAND, CALIFORNIA 

Housing and Community Development 
Department Rent Adjustment Program 

ADMINISTRATIVE DECISION 

CASE NUMBER: T19-0184 Beard v. Meridian 

PROPERTY ADDRESS: 1470 Alice Street, Unit 206, Oakland, CA 

PARTIES: James Beard, Tenant 
Lucky Stewart, Owner 
Greg McConnell, Attorney for Owner 

INTRODUCTION 

TEL (510) 238-3721 
FAX (510) 238-6181 
CA Relay Service 711 

The tenant filed a petition on February 4, 2019, contesting a single rent increase 
from $1,479.87 to $1,530.19, effective December 1, 2019, and alleging decreased 
housing services due to a water leak in the garage storage unit/parking space, and a 
loud refrigerator. The tenant also stated that he first received the RAP Notice· in 2014, 
and he also received the RAP Notice with the contested rent increase. 

The owner filed a timely response, alleging that the proposed rent increase does 
not exceed the allowable CPI amount and that the decreased housing service claims 
were already decided in prior hearing decisions. 

REASON FOR ADMINISTRATIVE DECISION 

An Administrative Decision is a decision issued without a hearing. The purpose of 
a hearing is to allow resolution of disputes of material fact. However, in this case, 
sufficient uncontested facts have been presented to issue a decision without a hearing 
and there are no material facts in dispute. Therefore, an Administrative Decision is 
being issued. 

CPI Rent Increase is Valid 

Pursuant to the Rent Adjustment Ordinance, CPI and Banking Rent Adjustments 
are not subject to petition. 1 A tenant may not petition to contest a rent increase justified 
in an amount up to and including the CPI Rent Adjustment. 2 

1 O.M.C. §8.22.070(8) 
2 O.M.C. §8.22.070(8)(2) 
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The Tenant Petition lists a single rent increase, served on November 2, 2018, 
proposing to increase the tenant's rent from $1,479.87 to $1,530.19, effective 
December 1, 2018. The allowable CPI for the year of July 1, 2018, to June 30, 2019, is 
3.4%, which is $50.32 of $1,479.87, the tenant's rent prior to the proposed rent 
increase. The new rent with the CPI Adjustment totals $1,530.19. The CPI was 
properly calculated and the proposed increase does not exceed the allowable CPI of 
3.4%. Therefore, the CPI rent increase is valid. 

Decreased Housing Service Claims 

Leak in Garage Storage Unit/Parking Space: Official Notice is taken of the 
Hearing Decision in Case Number T16-0734, Beard v. Stewart, a prior case which 
involved the same parties and the same subject property. In that case, the tenant 
complained about a leak in the garage storage unit/parking space and was granted 
restitution. As this claim was already raised and addressed in the prior case, it is 
dismissed. 

Loud Refrigerator: The tenant stated in his petition, under penalty of perjury, that 
"his refrigerator makes a loud noise". The tenant did not claim any other issues with the 
functionality of his refrigerator. A loud refrigerator does not constitute a decrease in 
housing services. This is a frivolous claim and is denied. 

ORDER 

1. Tenant Petition T19-0184 is dismissed. 

2. Effective December 1, 2018, the tenant's new base rent is $1,530.19 
monthly. 

3. The decreased housing service claims are denied. 

4. The hearing scheduled for September 23, 2019, is cancelled. 

Right to Appeal: This decision is the final decision of the Rent Adjustment 
Program. 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) days after service of the decision. The date of service is shown on the 
attached Proof of Service. If the Rent Adjustment Office is closed on the last day to file, 
the appeal may be filed on the next business day. 

/1 -
~~, 

Maimo6~m~d Dated: September 17, 2019 
Hearing Officer 
Rent Adjustment Program 

2 
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PROOF OF SERVICE 
Case Number T19-0184 

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, Suite 5313, 5th Floor, Oakland, California, addressed to: 

Documents Included 
Administrative Decision 

Owner 
Russel Flynn, 
Meridian Management Group 
1145 Bush Street 
San Francisco, CA 94109 

Owner Representative 
Greg McConnell, 
The McConnell 
300 Frank Ogawa Plaza, #460 
Oakland, CA 94612 

Tenant 
James Beard 
1470 Alice Street Unit 206 
Oakland, CA 94612 

Tenant Representative 
Nancy Conway 
345 Franklin Street 
San Francisco, CA 94102 

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 September 19, 2019 in Oakland, CA. 

A ~ 
pf 

~-- ' , ,;...-c-; -
~~ ! ~ 

Brittni Lothlen 
Oakland Rent Adjustment Program 

000316



( 
\ 

_" ; \ [ C L ! \.1 t~ :: ! 
··--:--·•·(~~-;:--------- . ~-·-·. ··-~,-, .. •·s~··--·- ...... , ........ , ,, ...... ~,.o,;·;•;;·,=·•· ·~""··'.""."-"'·"-,.',·0·! l Y4Jf ··':':.:·h'.•.l)l·.-:-.. ,.cc,·, .. ·.,.,.,:·.cc., ..... '7". "~"·"' ...... :.--:: .. -- .- .... ·,.: .:-.:::.-·. 

;![NT AHBITR/..l!Uh i'rIU:, • 

. ctrY OF OAKLAND 

CITY OF OAKLAND 
,'1 .. '·.·, ., •. ·: • •• ·.' ' 

'RENTA ' " • • .· • ... ·.• ' · ·. . .. . .. . . . :O.JJJSTMENT PROGRAM 
. 25QFr~nkbgawaPlaia~ Suite 53'13 •• ; • 
Oakla1id, CA.94612 · ..• •• •. • • • •• 

(Slo) 238-3721 • 

Appellant's Nam:e · 
. 0,0wner 

, / I 

tiil'Tel)ant co . 

Property Address '(In,clu 

1 L.J ~ro . A f-\_~~ 
·w ,. 
: . ;;., \; 

.. Appellant's Mailing Addre.~s (Fo • CaseNumber •. 

~- Of i . 

N~me of Represe11ta.tive (if any):: · • Representative's lVlailing Addre~s (For notices) ' 
· 3~S F~·i\Ll:h"- S4 •• ';_. • •• 

.. :A\) '\-'{?,;~t/<x3 <A ...... ·.·~Lt(bL' •• 

Plea~e select your ground( s) for appeal from the list bel~w. As part of the appeal, an explanation milst 
be provided responding to each ground for which you are '°ppealing. Each ground ro·r-.'appeal li~t~d, :, 
below .includes directi?_ns as to what. should_ be included m. the explan.ation, • • 

1) There ·a~e math/clerical errors that require the Hearing Decision to be updated. (Please clearly 
explain the mathlclerfcal.errorsJ . . • · • • • . . • • · . • · 

2) Appeali~g th·e deci~ion fo; one ~f the gro~.nds below (required): • • • 

.a). 

b) 

d) 

e) 

Rev. 6/J 8/2018 

~ decisio~ is inco~sistent with OMC Chapter s.'22, Rent Board Reg~lat~ons or p;ior decisi~ns, ,;: 
of.°the Board. (In your explanation, :you mustidentijy the Ordinance section, regulation or priqr B.oarc/ ·· • • 
decision(s)' ·and describe how ·the description is inconsistent.).. . . • •• ••• ,. • • ··• • •• • 

0 The decisfon is incon~ist.~nt with d~cisions issued by ot~er Hearing Officers. (In your explanation, 
. you 1~1ust identify the prior Inconsistent decision and explain how the decision is inconsistent.) 

□ The •• decision raises a new policy issue that has not been decided by the Board. (In your explanation, 

you m~~ide a ~etai~~d state~ent of the: is~ue and whY,the issue sh~uld be ~ecidedin:~:our fa~o,_·.). 

~e decismn violates federal, state or local law. (In yout· explanatwn,.you must provide a detailed 
state~as to what law is violated.) "·· . . , :· \ • • • 

lfl~e decision is not supported by subst~ntia~ evidence~ (In your explanation, you must explai;t why 
the decision is not supported by siibs~antial evidence found in the case record.) • 

For more information phone (510) 238-3721. 
.I. 

000317



r ( 
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lMPORTANT INFOQMATION: 

T~is app~al. must be r~ceived by the Rent Adjustment Program~ 250 Frank Ogawa Plaza, Suite 5313, 
Oakland, California 9461.~; 11ot later than 5:00 P.M, on the 20th calend.ar day.after the date tlte decision 
was mailed to you as shown on the .pi:oof of service attached to the decision. If ~he last day to. file is a 
weeke~d or holiday, the time to file the docume~t is extendeq to the next busjness day. • • 

• • Appeals fil~d late Without good cause wHJ be dismissed. 
• . y OU must provide all the'. infom1a.tion required, 'or your appeal canp.ot be processed a.11d 

may be dismissed. .. . • 
• • Any respon~e to the appeal by the other party inu.st be received by the Rent Adjustment Program· 

with a pi·oof of servke on opposing party within 35days of filing the appeal. . 
• °The Board will not consider new claims; All claims, except jurisdiction issues, must have'been 

made in the petition, response, or at the hearing. • 
• The Boar<;i will· not consider. new evidence at the appeal l~earing without specific approval. 
• You rriust sign af!.d date this form 'or your appeal'will not be processed. . 
• The entire case record is available to the Board,· but sections of audio recordings must be pre

designated to Rent Adjustment Staff. 

For more inf~rm~tion phone (5:1.0) 238-3721. 

Rev. 6/18/2018 

3 
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CITY OF OAKLAND 

DALZIEL BUILDING• 250 FRANK H. OGAWA PLAZA, SUITE 5313 • OAKLAND, CALIFORNIA 94612-2034 

Housing and Community Development Depa,rtment 
Rent Adjustment Program 

TEL (510) 238-3721 
FAX (510)238-6181 
CA Relay Service 711 

Housing, Residential Rent and Relocation Board (HRRRB) 

APPEAL DECISION 

CASE NUMBER: 

APPEAL HEARING: 

T19-0184, Beard v. Meridian Management 

January 23, 2020 

PROPERTY ADDRESS: 1470 Alice Street, No. 206, Oakland, CA 

APPEARANCES: 

Procedural Background 

Nancy Conway 
Greg McConnell 

Tenant Representative 
Owner Representative 

The tenant filed a petition contesting a monthly rent increase from $1,479.87 to 
$1,530.19, effective December 1, 2018, and claiming several decreased housing 
services, including the following: 

• Leak in garage storage space/parking space. 
• Loud refrigerator. 

The owner representative filed a Response, stating the following: 

The tenant filed three cases. He dismissed T16-0228, and the issues were decided in two 
prior cases. T16-0734 was denied and affirmed by Administrative Appeal Decision. T17-
0419 was denied and affirmed on appeal. These decisions are final and unreviewable per 
the doctrine of res judicata. 

The hearing officer issued an Administrative Decision dismissing the tenant's 
claims, stating that the rent increase was justified based on Banking, and denying the 
decreased housing service claims on the grounds that (1) the claim regarding the garage 
storage unit/parking space was raised and decided in Case No. T16-037 4, entitled Beard 
v. Stewart, and (2) the "loud" refrigerator did not affect its functionality and was a frivolous 
claim. The tenant appealed this claim to the Board, which heard the appeal on December 
6, 2018, affirming the hearing decision based on substantial evidence. 1 

1 The appeal was initially heard on April 18, 2018, on a procedural issue regarding timeliness of filing of the appeal. 
The Board determined there was good cause and allowed the appeal to go forward. • 
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Grounds for Appeal 

The tenant appealed the Hearing Decision on the following grounds. 
• The decision is inconsistent with decisions issued by other hearing officers. 
• The decision violates federal, state, or local law. 
• The decision is not supported by substantial evidence. 
• The tenant was denied a sufficient opportunity to present his claim. 

Specifically, the tenant contended the Rent Board did not allow him to respond to 
Mr. McConnell's 'false claims and evidence tampering'; that Mr. McConnell showed up 
before the hearing and got his case administratively dismissed despite overwhelming 
evidence, including photographs, 6 months of email exchange between hir'n and the 
owner showing dangerous water intrusion that still has not been addressed or fixed, 
which constitutes a hazardous condition. 

The tenant further contends a retaliatory eviction and tenant harassment based on the 
Tenant Protection Ordinance, since he filed the petition. He also claims evidence was 
erased in a prior case, in T16-0228, to hide evidence and testimony exposing criminal 
activity. 

The tenant representative contended that the loud refrigerator noise and an ongoing 
leak which was replaced after the petition was filed, constitutes a decreased 
Service. 

The owner did not file a response to the tenant appeal. 

Appeal Decision 

After presentation of party arguments, questions to the parties, and Board discussion, J. 
Warner moved to remand the case to the hearing officer to hold a full hearing on the 
issues raised in the tenant petition. R. Auguste seconded. K. Friedman proposed a 
friendly amendment to determine if the leak was a new leak or an ongoing leak, which 
was accepted by J. Warner and seconded by R. Auguste. 

R. Auguste proposed a friendly amendment to consider the claim of the refrigerator 
disturbing the quiet enjoyment of the unit as an issue of fact, which was accepted by J. 
Warner. 

K. Friedman presented a substitute motion to remand to the hearing officer to determine 
if the issue is a new leak or if this was an old leak considered in the prior case. T. 
Williams seconded. 

The Board voted on the sub motion as follows: 

Aye: A. Graham, J. Ma Powers, T. Williams, K. Friedman, J. Warner 
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Nay: T. Hall, R. Auguste 
Abstain: 0 

The motion carried. 

J. Warner moved to request that the hearing officer consider the factual basis on the 
refrigerator issue as a decreased housing service. A Graham seconded. 

The Board voted as follows: 
Aye: R. Auguste, J. Ma Powers, A. Graham, J. Warner 
Nay: T. Hall, T. Williams, K. Friedman 

The motion carried. 

C MINOR 
B 
CITY OF OAKLAND 
HOUSING, RESIDENTIAL RENT AND 
RELOCATION BOARD 

DATE 
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2/17/2021 

El,,•,,tc·d Offic ,,;;,. 
Dq,,;rtrn,;nt,; 

Officiai:, 

Guest 

Find Account ii Registration + Calculation .. Payment .. Receipt 

Business License Online Renewal iSec:1111 

PRJNT THfS PAGE FOR YOUR RECORD 

Receipt 

(1/ 
~ Home 9 Report a Problem 

Account# 00190859 
ALICE B BUILDING LP 

The business tax license renewal has been submitted. Business tax certificates will be emailed 2 to 5 days after sucessfully renewing account. 
For questions, please contact the Business Tax office at (510) 238-3704 or btwebsupport@oaklandca.gov. Thank you, City of Oakland -
Business Tax 

Submission Date 

Confirmation # 

Account Information 

A.ccoun.t # 

Expire Date 

Name 

Address 

City 

Phone 

Summary 

2/17/2021 

234304 

00190859 

12/31/2021 

ALICE B BUILDING LP 

1470 ALICE ST 

OAKLAND 

(415) 989-1717 xl21 

Input Amount 

Tax Calculation 

Enter 2020 Gross Receipts *(Enter estimated 2021 Gross Receipts if business started in Oakland in 2020)* 467,471.3 $6,521.22 

BTSB1186(AB!379) I $4.00 

BT Recordation and Tech ... ... .. ________ ........................................ I $3.00 
Rent Adjustment Program (RAP) Calculation - only use whole numbers below 

a. Total# of units per Alameda County Records: 

Total Due 

Payment Information 

Payment Amount 

After printing or saving this page for your records, you may close this browser window/tab. 

Select Language ! 'Y 

22 $2,222.00 

$8,750.22 

$8,750.22 

Doar(],; and t o:nn1:>•HHh 
Sr.n'l)' Dii\;,~t.()ry 

S,T,·i,~;, 
\,iw,& 
Fv,:n[, \\-;it 

ChL1aild \'1u~cuin 

Hmir~; 
i( 00 :\\1-' :OD i'ivI 
\·L.wdayA Tu~·:::,.ddy~ ~r hursdd; Atrhfoy 

httos://ltss.oaklandnet.com/Renew/RenewS 1/2 
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Resident Ledger 

Date: 09/15/2021 

Code t0015993 Property 0141 Lease From 12/01/2019 

Name James Beard Unit 206 Lease To 11/30/2020 

Address 1470 Alice Street 206 Status Current Move In 03/15/2014 

Rent 1583.75 Move Out 

City Oakland, CA 94112 Phone(H) Phone (W) 

Date Chg Code Description Charge Payment Balance Chg/Rec 

03/15/2014 secdep :Posted by QuickTrans (secdep) 1,325.00 1,325.00 788787 

03/15/2014 keydep :Posted by QuickTrans (keydep) SO.OD 1,375.00 788800 

03/15/2014 chk# :QuickTrans :Posted by QuickTrans 1,325.00 50.00 435275 

03/15/2014 chk# :QuickTrans :Posted by QuickTrans SO.OD 0.00 435289 

05/01/2016 rent Rent (05/2016) 1,261.50 1,261.50 788763 

05/12/2016 chk# 1098308504 1,261.50 0.00 439579 

06/01/2016 rent Rent (06/2016) 1,331.50 1,331.50 800175 

06/14/2016 chk# 1098308691 1,261.50 70.00 446359 

07/01/2016 rent Rent (07 /2016) 1,331.50 1,401.50 817155 

07/05/2016 chk# 83201445 1,261.50 140.00 450623 

08/01/2016 rent Rent (08/2016) 1,331.50 1,471.50 832579 

08/17/2016 chk# 82154280 1,261.50 210.00 459240 

09/01/2016 rent Rent (09/2016) 1,331.50 1,541.50 848819 

09/07/2016 chk# 1379254 1,261.50 280.00 462687 

10/01/2016 rent Rent (10/2016) 1,331.50 1,611.50 863092 

10/10/2016 chk# 11497296 1,330.50 281.00 469959 

11/01/2016 rent Rent (11/2016) 1,400.00 1,681.00 878313 

11/09/2016 chk# 20388604 1,331.50 349.50 476171 

12/01/2016 parking Parking (12/2016) 77.73 427.23 894296 

12/01/2016 rent Rent (12/2016) 1,373.13 1,800.36 894297 

12/07/2016 chk# MO 1,468.50 331.86 481011 

01/01/2017 parking Parking (01/2017) 77.73 409.59 911166 

01/01/2017 rent Rent (01/2017) 1,373.13 1,782.72 911167 

01/10/2017 chk# 1 1,681.00 101.72 487837 

02/01/2017 parking Parking (02/2017) 77.73 179.45 926546 

02/01/2017 rent Rent (02/2017) 1,373.13 1,552.58 926547 

02/10/2017 chk# 58379392 1,400.00 152.58 496668 

03/01/2017 parking Parking (03/2017) 77.73 230.31 942649 

03/01/2017 rent Rent (03/2017) 1,373.13 1,603.44 942650 

03/08/2017 chk# 65464653 1,400.00 203.44 501824 

04/01/2017 parking Parking (04/2017) 77.73 281.17 960913 

04/01/2017 rent Rent (04/2017) 1,373.13 1,654.30 960914 

04/12/2017 chk# 1098311832 1,400.00 254.30 509474 

05/01/2017 parking Parking (0S/2017) 77.73 332.03 973901 

05/01/2017 rent Rent (0S/2017) 1,373.13 1,705.16 973902 

05/26/2017 chk# 1098312341 1,400.00 305.16 517182 

06/01/2017 parking Parking (06/2017) 77.73 382.89 990979 

06/01/2017 rent Rent (06/2017) 1,373.13 1,756.02 990980 

06/09/2017 chk# 93358093 1,400.00 356.02 520210 

07/01/2017 parking Parking (07/2017) 77.73 433.75 1007209 

07/01/2017 rent Rent (07/2017) 1,373.13 1,806.88 1007210 

07/07/2017 chk# 2379274 1,400.00 406.88 528536 

08/01/2017 parking Parking (08/2017) 77.73 484.61 1022298 

08/01/2017 rent Rent (08/2017) 1,373.13 1,857.74 1022299 

08/08/2017 chk# 11707387 1,400.00 457.74 532575 

09/01/2017 parking Parking (09/2017) 77.73 535.47 1037648 

09/01/2017 rent Rent (09/2017) 1,373.13 1,908.60 1037665 

09/01/2017 rent To adjust rent from 12/2016-8/2017 (0.09) 1,908.51 1043844 

09/01/2017 ti Tenant Loss - Storage Area & Screen Door (378.00) 1,530.51 1043845 
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09/01/2017 rent To adjust rent per rent board decision 26.54 1,557.05 1043846 

10/01/2017 parking Parking (10/2017) 77.73 1,634.78 1053960 

10/01/2017 rent Rent (10/2017) 1,399.67 3,034.45 1053976 

10/01/2017 chk# 24899194 1,477.40 1,557.05 546961 

10/11/2017 chk# 28834513 1,477.40 79.65 551708 

11/01/2017 parking Parking (11/2017) 77.73 157.38 1070237 

11/01/2017 rent Rent (11/2017) 1,399.67 1,557.05 1070252 

11/08/2017 chk# 42754185 1,477.40 79.65 558711 

12/01/2017 parking Parking (12/2017) 79.28 158.93 1086147 

12/01/2017 rbf Rent Board Fees (12/2017) 34.00 192.93 1086171 

12/01/2017 rent Rent (12/2017) 1,400.59 1,593.52 1086172 

12/07/2017 chk# 51668681 1,450.85 142.67 567273 

01/01/2018 parking Parking (01/2018) 79.28 221.95 1101619 

01/01/2018 rent Rent (01/2018) 1,400.59 1,622.54 1101635 

01/12/2018 chk# 60698086 1,450.85 171.69 578889 

02/01/2018 parking Parking (02/2018) 79.28 250.97 1117146 

02/01/2018 rent Rent (02/2018) 1,400.59 1,651.56 1117160 

02/16/2018 chk# 69383879 1,450.85 200.71 588009 

03/01/2018 parking Parking (03/2018) 79.28 279.99 1133074 

03/01/2018 rent Rent (03/2018) 1,400.59 1,680.58 1133090 

03/05/2018 chk# 77527882 1,450.85 229.73 595003 

04/01/2018 parking Parking (04/2018) 79.28 309.01 1149513 

04/01/2018 rent Rent (04/2018) 1,400.59 1,709.60 1149529 

04/05/2018 chk# 87331392 1,400.00 309.60 599907 

05/01/2018 parking Parking (05/2018) 79.28 388.88 1164633 

05/01/2018 rent Rent (05/2018) 1,400.59 1,789.47 1164649 

05/15/2018 chk# 96711914 1,400.00 389.47 622497 

06/01/2018 parking Parking (06/2018) 79.28 468.75 1180261 

06/01/2018 rent Rent (06/2018) 1,400.59 1,869.34 1180277 

06/06/2018 chk# 3945469 1,400.00 469.34 626132 

07/01/2018 parking Parking (07/2018) 79.28 548.62 1196607 

07/01/2018 rent Rent (07/2018) 1,400.59 1,949.21 1196623 

07/01/2018 chk# 11980877 1,400.00 549.21 633997 

08/01/2018 parking Parking (08/2018) 79.28 628.49 1212603 

08/01/2018 rent Rent (08/2018) 1,400.59 2,029.08 1212621 

08/08/2018 chk# 216450000 1,400.00 629.08 655963 

09/01/2018 parking Parking (09/2018) 79.28 708.36 1228596 

09/01/2018 rent Rent (09/2018) 1,400.59 2,108.95 1228614 

09/10/2018 chk# 35859490 1,400.00 708.95 664283 

10/01/2018 parking Parking (10/2018) 79.28 788.23 1245259 

10/01/2018 rent Rent (10/2018) • 1,400.59 2,188.82 1245277 

10/11/2018 chk# 44813806 1,400.00 788.82 674507 

11/01/2018 parking Parking (11/2018) 79.28 868.10 1261700 

11/01/2018 rent Rent (11/2018) 1,400.59 2,268.69 1261718 

11/12/2018 chk# 53231570 1,400.00 868.69 685007 

11/27/2018 rent To adjust rent per Rent Board (79.65) 789.04 1273496 

12/01/2018 rbf Rent Board Fees (12/2018) 34.00 823.04 1281519 

12/01/2018 rent Rent (12/2018) 1,530.19 2,353.23 1281520 

12/12/2018 chk# 61004481 1,400.00 953.23 692671 

01/01/2019 rent Rent (01/2019) 1,530.19 2,483.42 1298768 

01/11/2019 chk# 68286168 1,530.19 953.23 702487 

02/01/2019 rent Rent (02/2019) 1,530.19 2,483.42 1315840 

02/11/2019 chk# 7100555 1,530.19 953.23 709954 

03/01/2019 rent Rent (03/2019) 1,530.19 2,483.42 1332798 

03/11/2019 chk# 84647070 1,480.00 1,003.42 719792 

04/01/2019 rent Rent (04/2019) 1,530.19 2,533.61 1349632 

04/04/2019 chk# 92689711 1,532.00 1,001.61 724514 

05/01/2019 rent Rent (05/2019) 1,530.19 2,531.80 1366701 

05/14/2019 chk# 775514 1,530.19 1,001.61 738124 

06/01/2019 rent Rent (06/2019) 1,530.19 2,531.80 1384339 

07/01/2019 rent Rent (07/2019) 1,530.19 4,061.99 1400639 

08/01/2019 rent Rent (08/2019) 1,530.19 5,592.18 1416614 
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09/01/2019 rent Rent (09/2019) 1,530.19 7,122.37 1433523 

09/26/2019 chk# 611236 1,530.19 5,592.18 772846 

10/01/2019 rent Rent (10/2019) 1,530.19 7,122.37 1449156 

11/01/2019 rent Rent (11/2019) 1,530.19 8,652.56 1465101 

11/08/2019 chk# 75979651 1,530.19 7,122.37 787678 

12/01/2019 rbf Rent Board Fees {12/2019) 34.00 7,156.37 1480189 

12/01/2019 rent Rent (12/2019) 1,583.75 8,740.12 1480190 

12/10/2019 chk# 83651211 1,583.75 7,156.37 795848 

01/01/2020 rent Rent (01/2020) 1,583.75 8,740.12 1496045 

01/08/2020 chk# 91248925 1,583.75 7,156.37 803500 

02/01/2020 rent Rent {02/2020) 1,583.75 8,740.12 1512256 

02/05/2020 chk# 98430907 1,583.75 7,156.37 809725 

02/20/2020 chk# 1026950 1,530.19 5,626.18 815456 

03/01/2020 rent Rent (03/2020) 1,583.75 7,209.93 1528562 

03/05/2020 chk# 5207420 1,583.75 5,626.18 819946 

04/01/2020 rent Rent (04/2020) 1,583.75 7,209.93 1544924 

04/13/2020 chk# 14191339 1,583.75 5,626.18 831829 

05/01/2020 rent Rent (05/2020) 1,583.75 7,209.93 1560730 

05/29/2020 chk# 20839582 1,583.75 5,626.18 841714 

06/01/2020 rent Rent (06/2020) 1,583.75 7,209.93 1576209 

06/17/2020 chk# 39440807 1,583.75 5,626.18 848855 

07/01/2020 rent Rent (07 /2020) 1,583.75 7,209.93 1591419 

08/01/2020 rent Rent (08/2020) 1,583.75 8,793.68 1606654 

09/01/2020 rent Rent {09/2020) 1,583.75 10,377.43 1621210 

10/01/2020 rent Rent (10/2020) 1,583.75 11,961.18 1634979 

11/01/2020 rent Rent (11/2020) 1,583.75 13,544.93 1648165 

12/01/2020 rent Rent (12/2020) 1,583.75 15,128.68 1661011 

01/01/2021 rent Rent (01/2021) 1,583.75 16,712.43 1673634 

02/01/2021 rent Rent (02/2021) 1,583.75 18,296.18 1686006 

03/01/2021 rent Rent {03/2021) 1,583.75 19,879.93 1704470 

04/01/2021 rent Rent (04/2021) 1,583.75 21,463.68 1715962 

05/01/2021 rent Rent (05/2021) 1,583.75 23,047.43 1726967 

06/01/2021 rent Rent (06/2021) 1,583.75 24,631.18 1737816 

07/01/2021 rent Rent (O'{ /2021) 1,583.75 26,214.93 1749231 -
08/01/2021 rent Rent {08/2021) 1,583.75 27,798.68 1759770 

08/23/2021 chk# 0055901827 COVID Relief Payment Program 23,756.25 4,042.43 952066 

09/01/2021 rent Rent (09/2021) 1,583.75 5,626.18 1770670 
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From: Sheila Ehsan
To: Gregory McConnell; JR McConnell
Subject: FW: Refrigerator case #T19-0184 James Beard
Date: Tuesday, October 19, 2021 11:08:35 AM

The Refrigerator issue was taken care of last year. Thank you

-----Original Message-----
From: James Beard <jamesbeard30307@gmail.com>
Sent: Tuesday, September 14, 2021 4:13 PM
To: Sheila Ehsan <sehsan@mmgprop.com>
Subject: Re: Refrigerator

The new refrigerator works fine. Thanks for checking

Sent from my iPhone

> On Sep 14, 2021, at 4:10 PM, Sheila Ehsan <sehsan@mmgprop.com> wrote:
>
> James,
> I know your refrigerator was replaced about a year ago. Do you have any issues with the new one?
>
> Thank you
>
> Sheila Ehsan
>
>
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From: Sheila Ehsan
To: Gregory McConnell; JR McConnell
Subject: FW: 1470 Alice St. Parking Stall 14 Drainage issue
Date: Tuesday, September 28, 2021 12:54:16 PM

JR,
 
The scope of work for the parking space for James Beard was completed last week. Thank you
 

From: Adam Moore <adammoore@raindefense.com> 
Sent: Tuesday, September 28, 2021 11:59 AM
To: Sheila Ehsan <sehsan@mmgprop.com>
Cc: Alice B. Building <141ALI@mmgprop.com>
Subject: Re: 1470 Alice St. Parking Stall 14 Drainage issue
 
Hi Shelia,
 
Yes we completed last week, I know the work order is working its way through our billing. Here are some pictures.
 
Thanks,
Adam Moore
Cell - 510.517.8860
***************************************
If your building has leaks,
The best offense is Rain Defense!
***************************************
Rain Defense, Inc.
50 Stardust Place
Alameda, CA 94501
www.raindefense.com
phone - 510.769.0102
fax - 510.769.0107
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On Sep 27, 2021, at 1:57 PM, Sheila Ehsan <sehsan@mmgprop.com> wrote:
 

000332

mailto:sehsan@mmgprop.com


Hi Adam, 
 
Was the work completed? Could I please have a report and photos? Thank you
 

From: Adam Moore <adammoore@raindefense.com> 
Sent: Thursday, September 9, 2021 2:54 PM
To: Sheila Ehsan <sehsan@mmgprop.com>
Cc: Alice B. Building <141ALI@mmgprop.com>
Subject: Re: 1470 Alice St. Parking Stall 14 Drainage issue
 
Hi Sheila, 
 
We are set to start this work back up on the 20th and will get it completed that week.
 
Thanks,
Adam Moore
Rain Defense
510-517-8860

On Sep 9, 2021, at 2:09 PM, Sheila Ehsan <sehsan@mmgprop.com> wrote:
 
HI Adam, 
 
Have you started the project? 
 

From: Sheila Ehsan 
Sent: Thursday, August 19, 2021 11:29 AM
To: 'Adam Moore' <adammoore@raindefense.com>
Subject: RE: 1470 Alice St. Parking Stall 14 Drainage issue
 
This coming Monday and Tuesday? I will reach out to the tenant .
We are  not going to postponed our work for the tenant. 
 
Please provide date and time when the project will be starting?  Thank you
 

From: Adam Moore <adammoore@raindefense.com> 
Sent: Wednesday, August 18, 2021 6:54 PM
To: Sheila Ehsan <sehsan@mmgprop.com>
Subject: Re: 1470 Alice St. Parking Stall 14 Drainage issue
 
Hi Sheila,
 
Last we spoke we were scheduled to have started this work on the Monday the 9th. The tenant did not have his area cleared out
yet so we postponed the work to start until this last Monday the 16th. We started the work on the drain this Monday. On Tuesday
my crew leader running the job was out due to medical issues, which we just found out he can’t return from until September 1st.  I
know my scheduler was coordinating with the onsite contact to reschedule the work until then and we made sure there is no
hazards from any of the work we performed so far. Sorry for the delays on this but we will get it finished asap. 
 
Adam Moore
Cell - 510.517.8860
***************************************
If your building has leaks,
The best offense is Rain Defense!
***************************************
Rain Defense, Inc.
50 Stardust Place
Alameda, CA 94501
www.raindefense.com
phone - 510.769.0102
fax - 510.769.0107
 

On Aug 18, 2021, at 2:28 PM, Sheila Ehsan <sehsan@mmgprop.com> wrote:
 
Hi Adam, 
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Have you started the project and how far are you in the progress?
 

From: Adam Moore <adammoore@raindefense.com> 
Sent: Monday, August 2, 2021 12:19 PM
To: Sheila Ehsan <sehsan@mmgprop.com>
Subject: Re: 1470 Alice St. Parking Stall 14 Drainage issue
 
Hi Shelia,
 
We are schedule to start this next Monday.
 
Adam Moore
Cell - 510.517.8860
***************************************
If your building has leaks,
The best offense is Rain Defense!
***************************************
Rain Defense, Inc.
50 Stardust Place
Alameda, CA 94501
www.raindefense.com
phone - 510.769.0102
fax - 510.769.0107
 
 

On Jul 30, 2021, at 10:45 AM, Sheila Ehsan <sehsan@mmgprop.com> wrote:
 
Good Morning Adam, 
 
Any update on 1470 Alice?
 

From: Adam Moore <adammoore@raindefense.com> 
Sent: Monday, July 12, 2021 7:27 AM
To: Sheila Ehsan <sehsan@mmgprop.com>
Subject: Re: 1470 Alice St. Parking Stall 14 Drainage issue
 
Hi Shelia,
 
We are waiting for the last approval and inspection from the city. This should happen by the end of this
week, once done we will give a forecasted schedule and shut down notice for the work since we will
need to have the car in parking stall 14 moved for the duration of the work.
 
Thanks,
Adam Moore
510-517-8860

On Jul 9, 2021, at 10:14 AM, Sheila Ehsan <sehsan@mmgprop.com> wrote:
 
510-384-0385 Joanna and Steve 
 
Just following up on the project? 
 

From: Adam Moore <adammoore@raindefense.com> 
Sent: Monday, June 28, 2021 2:19 PM
To: Sheila Ehsan <sehsan@mmgprop.com>
Subject: Re: 1470 Alice St. Parking Stall 14 Drainage issue
 
Sheila,
 
Can you please send me over a good number for Joanna Ediin for 1470 Alice St Property?
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Thanks,
Adam Moore

On Jun 16, 2021, at 1:28 PM, Sheila Ehsan <sehsan@mmgprop.com> wrote:
 
We already approved the project about  a week ago. 
 

From: Adam Moore <adammoore@raindefense.com> 
Sent: Wednesday, June 16, 2021 1:27 PM
To: Sheila Ehsan <sehsan@mmgprop.com>
Subject: Re: 1470 Alice St. Parking Stall 14 Drainage issue
 
HI Sheila,
 
We ordered the products once you approved this but they will take a couple
weeks to get in. As soon as we know we will give you a firm date we will start
the work. In the mean time we have contacted the power/gas company and
are waiting to hear back from them when we can schedule for them to come
and mark any underground lines before we start. 
 
Thanks,
Adam Moore
Cell - 510.517.8860
***************************************
If your building has leaks,
The best offense is Rain Defense!
***************************************
Rain Defense, Inc.
50 Stardust Place
Alameda, CA 94501
www.raindefense.com
phone - 510.769.0102
fax - 510.769.0107
 

On Jun 16, 2021, at 12:22 PM, Sheila Ehsan
<sehsan@mmgprop.com> wrote:
 
Hi Adam 

I am following up on the project as to when are you going to start?>

-----Original Message-----

From: Adam Moore <adammoore@raindefense.com> 

Sent: Wednesday, May 26, 2021 4:19 PM

To: Sheila Ehsan <sehsan@mmgprop.com>

Subject: 1470 Alice St. Parking Stall 14 Drainage issue

Shelia,

Please find the enclosed proposal for the drainage issue for parking stall

14. This will install a floor channel drain to catch the water coming out the

wall drainage system and move it to the floor drain. Let me know if you

have any questions.

Adam Moore

Cell - 510.517.8860

***************************************

If your building has leaks,

The best offense is Rain Defense!

***************************************

Rain Defense, Inc.

50 Stardust Place

Alameda, CA 94501

https://url.emailprotection.link/?

b6FqXKSvH4ACD1VfI39gaoHByztRJLeisjrPygJ3GhDCOfz1B6nubDETC

DwqsUfZid1wuzVSgVXVpgDqsZQA7gQ~~

phone - 510.769.0102

fax - 510.769.0107
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City of Oakland 
Rent Adjustment Program 
Proof of Service Form 10.21.2020 

CITY OF OAKLAND 

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

Oakland, CA 94612-0243 

(510) 238-3721

CA Relay Service 711
www.oaklandca.gov/RAP

For Rent Adjustment Program date stamp. 

PROOF OF SERVICE 

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 to 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 BE 
DISMISSED. 

I served a copy of:  ____________________________ 
(insert name of document served) 

 And Additional Documents

and (write number of attached pages) __________ 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): 

❑ a. United States mail. I 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.

❑ 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.

❑ c. Personal Service. (1) By Hand Delivery: I personally delivered the document(s) to the
person(s) at the address(es) listed below; or (2) I left the document(s) at the address(es) with
some person not younger than 18 years of age.

PERSON(S) SERVED: 
Name  

Address  

City, State, Zip 

  Electronic Service

James Beard

jamesbeard30307@gmail.com

Owner Supplemental Documentation
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CITY OF OAKLAND 
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City of Oakland 
Rent Adjustment Program 
Proof of Service Form 10.21.2020 

 

 

-2- 

 

Name  

Address  

City, State, Zip  

 

Name  

Address  

City, State, Zip  

 

Name  

Address  

City, State, Zip  

 

Name  

Address  

City, State, Zip  

 

Name  

Address  

City, State, Zip  

 

Name  

Address  

City, State, Zip  

 

Name  

Address  

City, State, Zip  

 
 
To serve more than 8 people, copy this page as many times as necessary and insert in your proof of service document. If you are 

only serving one person, you can use just the first and last page. 
  

Nancy Conway

nancy@nancyconwaylaw.com
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City of Oakland 
Rent Adjustment Program 
Proof of Service Form 10.21.2020 

 

 

-3- 

I declare under penalty of perjury under the laws of the State of California that the foregoing is true and 
correct and the documents were served on __/__/____ (insert date served). 
 
 

_______________________________                      
PRINT YOUR NAME                  

 
_______________________________                       _______________   
SIGNATURE                           DATE  
 

11 09 2021

JR McConnell

11/09/2021
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CITY OF OAKLAND 

250 FRANK H. OGAWA PLAZA, SUITE 5313, OAKLAND, CA 94612 

Department of Housing and Community Development 
Rent Adjustment Program 

REMAND HEARING DECISION 

TEL (510) 238-3721 
FAX (510) 238-6181 

CA Relay Service 711 

CASE NUMBER: 

PROPERTY ADDRESS: 

T19-0184, Beard v. Meridian Management Group 

1470 Alice St., Unit 206, Oakland, CA 

DATE OF APPEAL HEARING: January 23, 2020 

DATE OF APPEAL DECISION: August 13, 2020 

DATE OF REMAND HEARING: June 21, 2022 

DATE OF REMAND DECISION: September 30, 2022 

APPEARANCES: James Beard, Tenant 
Nancy Conway, Tenant's Attorney 
Sheila Ehsan, Property Supervisor for Meridian Management, 

Owner's Agent 
Joanne Ediin, Property Manager for Meridian Management, 

Owner's Agent 
Greg McConnell, Owner's Representative 
JR McConnell, Owner's Representative 

SUMMARY OF DECISION 

The tenant petition is denied. 

PROCEDURAL BACKGROUND 

On February 4, 2019, the tenant filed a petition, contesting a single rent increase from 
$1,479.87 to $1,530.19, effective December 1, 2018, and alleging code violations and 
decreased housing services relating to a noisy refrigerator and a garage water leak. 

The owner filed a response, alleging that the proposed rent increase does not exceed 
the allowable CPI amount and that the decreased housing services claims were already 
addressed and decided in prior hearing decisions. 
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An'Administrative Decision, issued on September 19, 2019, dismissed the tenant 
petition and held that the rent increase was valid because it did not exceed the CPI 
amount. The decision also denied claims:for decreased housing services, holding that 
the claim for a noisy refrigerator is frivolous and does not constitute a decrease in 
housing services, and that the issue of a garage water leak was already addressed and 
decided in the prior case of T16-0734 (Beard v. Stewart). 

The tenant appealed the denial of claims for decre~sed housing services. The Housing, 
Residential Rent and Relocation Board (the Board) remanded the case on two issues: 
(1) to determine if the issue is a new leak or an old leak considered in the prior case; 
and (2) to "consider the factual basis on the refrigerator issue as a decreased housing 
service." 1 

ISSUES ON REMAND 

1. Is the water leak that is subject of the tenant petition a new leak or a continuation of 
the same leak that was already considered in the prior case? 

2. What is the factual basis of the refrigerator issue as a decreased housing service? 

EVIDENCE 

Background 

The tenant stated on his petition that he moved into the subject unit on March 15, 2014, 
at an initial rent of $1,400.00 per month, and that he received the first notice of the 
existence of the Rent Adjustment Program (RAP Notice) on March 15, 2014. The 
tenant's petition contested a single rent increase that proposed to increase the tenant's 
monthly rent from $1,497.87 to $1,530.19, effective December 1, 2018. The 
Administrative Decision held that the rent increase did not exceed the CPI amount and 
was a valid rent increase. This issue was not appealed. 

The tenant filed the following prior petitions: T15-0395, T16-0228, T16-0734 and T17-
0419. They were listed on the tenant petition and/or owner response. 

Garage Water Leak 

Tenant's Testimony 

With his petition, the tenant submitted a handwritten note, called "Decrease in 
Services," which stated the following: "My storage unit and parking space leaks water. 
This is ongoing and was never fixed from T16-0374." 2 

, 1 Appeal Decision, Tl9-0184, Beardv. Meridian Management, pp. 2-3. 
2 Tenant's handwritten note, page 1. 
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The tenant testified that the water leaked again in late October or early November of 
2018. He testified that he was "swimming in water" when he stepped out of his truc.k on 
the wet garage floor and that water in the garage is dangerous and a slip hazard. He 
also testified that the problem would be fixed if the drain on the east wall was extended. 

The tenant submitted copies of seven (7) photographs showing his parking space and 
the corner where the water comes in and runs towards the drain as the garage floor 
slopes. The photographs show narrow strings of water going in the direction towards the 
drain. The amount of water looks less than a quarter inch wide. 

The tenant submitted six (6) videos, each about 2 minutes long, showing the same area 
as the photographs, with commentary stating that one was taken during a severe 
rainstorm on December 13, 2018, one on Christmas Eve of 2018, and one in May (no 
year stated) and no date was stated in the remaining videos. The videos show the walls 
and the corner where the water seeps through and the wet ground at certain spots and 
strings of water going towards the drain. 

The tenant did not testify regarding the dates of the photographs or videos and, as the 
hearing progressed, he became irritated when he was asked questions about his 
petition, dates, and the documents submitted. When asked questions about his petition, 
he would respond with: "document speaks for itself' or "why don't you tell me. 

Property Manager's Testimony 

Property Manager Joanne Ediin testified that she has managed properties since 1985 
and has been the property manager at the subject property since 2001, with a break 
between 2013 and 2016, when she worked for a different company, but then returned to 
work for Meridian Management in 2016. She also testified about the water in the garage 
in a hearing held in the prior case T16-0374, Beard v. Stewart. 

The property manager explained that the property has a steep driveway into an 
underground garage with 20 parking spaces. Rain Defense, a professional contractor, 
installed the trench drains and the pump. The owner submitted copies of three (3) 
photographs showing the garage area and the drains. The water seeps through the 
walls and down the walls into the trench drains along the walls and runs where it slopes 
towards another drain in the middle of the garage during heavy rains. Any excessive 
water subsides into the drains. The manager testified that when we experience urban 
flooding or torrential rains, there will be water in the garage, no more than quarter of an 
inch, and it will run down the slope towards the drain and subside into the drain: She 
estimated that the urban flooding in Oakland varies from year to year but could be about 
1 O to 15 days per year, depending on whether we are in a normal rainy season or in a 
drought. 

Ill 

Ill 
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Loud Refrigerator 

Tenant's Testimony 

The tenant testified that the refrigerator was in his unit when he first moved into the unit 
in 2014. He testified that the loud motor started in November of 2018; that is when he 
reported it to the owner and included a video of the sound recording. The tenant 
described the refrigerator noise as a loud motor and testified that the loud noise 
disrupted the tenant's sleep every night. The tenant confirmed that the owner replaced 
the refrigerator in 2019. 

The tenant submitted a sound video recording of the refrigerator, showing opening and 
closing of the freezer door. The tenant did not testify about the video, the date, or its 
volume level when it was recorded and transcribed. 

Property Manager's Testimony 

Property Manager Ediin testified that, in the course of her employment as a property 
manager, she kept a daily log. She testified that she received the complaint from the 
tenant about the loud refrigerator on August 30, 2018, and inspected the refrigerator 
with her husband on September 6, 2018. At that time, the refrigerator was working 
properly and without any noise. During the inspection, she and her husband serviced 
the refrigerator - they oiled the motor and the fan, opened the freezer and fridge doors 
and waited for the cooling motor/system to turn on. She testified that she did not hear 
any noise and that the refrigerator was working properly. 

After receiving more complaints from the tenant via emails in 2019, the manager 
dispatched Mark, a Home Appliance Repair specialist, who inspected the refrigerator on 
September 30, 2019, and found nothing wrong with the refrigerator. 

Property Manager Ediin testified that Meridian Management replaced the tenant's 
refrigerator on October 31, 2019. After the tenant received the new refrigerator, the old 
refrigerator was moved to the garage workshop where it was stored. No repairs were 
done to the refrigerator. In January of 2020, the refrigerator was placed in another 
tenant's unit. She testified that, to this date, she has not received any complaints 
regarding this refrigerator from the tenant in the other unit. 

FINDINGS OF FACT AND CONCLUSIONS OF LAW 

Decreased Housing Services 

Pursuant to Oakland Rent Ordinance, a decrease in housing services is considered an 
increase in rent3 and may be corrected by a rent adjustment.4 To justify a decrease in 
rent, a decrease in housing services must be the loss of a service that seriously affects 

3 O.M.C. §8.22.070(F) 
4 O.M.C. §8.22.11 0(E) 
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the habitability 5 of a unit, or one that was provided at the beginning of the tenancy and 
is no longer being provided, or one that was contracted between the parties. The tenant 
has the burden of proving decreased housing services by a preponderance of the 
evidence and must establish he has given the owner notice of the problems and the 
opportunity to fix the problems before he is entitled to relief.6 

Water in the Garage: The testimony at the hearing established that this issue does not 
represent a new leak, but a situation that will occur from time to time during urban 
flooding/torrential rains. Property Manager Ediin's explanation was credible that, during 
extreme weather, there will be water on the floor in the large underground parking 
garage, but that this is not unusual nor dangerous, based on the information provided 
by the professional contractor Rain Defense. This issue has already been addressed in 
T16-0734, where it was denied and affirmed on appeal, and again in T17-0419, where it 
was again denied and affirmed on appeal. Therefore, this claim has been previously 
addressed and is denied. 

Even if this issue raised in the current petition represented a new garage leak, the 
outcome would be the same as in the prior cases. The testimony established that the 
owner acted reasonably to address the issue to install the rain drains, the trench, and 
the pump. There will still be wet ground in the garage when it rains. Stepping out of the 
car on to the wet ground when it rains does not present a hazardous condition. The 
tenant did not sustain his burden of proof. This claim is denied. 

Noisy Refrigerator: The tenant's testimony was not credible and the video with the 
sound he produced lacked authenticity because of his unwillingness to answer 
questions or to provide specific dates. The tenant received a new refrigerator on 
October 31, 2019. The tenant's old refrigerator is still working, years later, without any 
problems in another unit. This is corroborated by the fact that no one could find anything 
wrong with it - the property manager, her husband or the home appliance specialist. 
There is no factual basis that this refrigerator presented a decrease in service. The 
tenant did not sustain his burden of proof. Therefore, this claim is denied. 

Loss of Quiet Enjoyment of Premises: The tenant also suggests that the noisy 
refrigerator interfered with the tenant's right to the covenant of quiet enjoyment of his 
apartment. However, the Rent Adjustment Program (RAP) is an administrative agency 
whose power is limited to enforce the provisions of the Rent Adjustment Ordinance. In 
the case of Larson v. City and County of San Francisco, (2011) 192 Cal. App. 4th 1263, 
the court examined the authority of San Francisco's Rent Board and held that the 
jurisdiction of administrative agencies is limited to those claims that are quantifiable in 
nature and that the loss of quiet enjoyment is not such a claim. Larson at p. 1281. 

The Oakland Housing, Residential, Rent and Relocation Board has also stated that the 
RAP does not have jurisdiction over any such claims and that the tenant's claims for 
decreased housing services as they relate to the covenant of quiet enjoyment are not 

5 Green v. Superior Court (1974) 10 Cal. 3d 616 at p. 637 
6 Hearing Decision Tl 1-0191, Howardv. Smith (2012) 
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claims that can be made under the Rent Adjustment Ordinance.7 While these acts may 
constitute civil wrongs, these claims must be made in a court of competent jurisdiction. 
Therefore, the tenant's claim for decreased housing services as it relates to the 
covenant of quiet enjoyment is denied. 

ORDER 

1. Tenant Petition T19-0184 is denied. 

2. Tenant's claim for decreased housing service relating to the garage leak is 
denied. 

3. Tenant's claim for decreased housing service relating to the refrigerator is 
denied. 

Right to Appeal: This is the final decision of the Rent Adjustment Program (RAP). Either 
party may appeal by filing a completed RAP form that must be received by RAP within 20 
days after service of the decision, shown on the attached Proof of Service. 

Dated: September 30, 2022 

7 HRRRB Decision in T03-0377, Aswad v. Fields 

Linda M. Moroz 
Hearing Officer 
Rent Adjustment Program 
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PROOF OF SERVICE 
Case Number: T19-0184 

Case Name: Beard v. Meridian Management Group 

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 
Remand Hearing Decision 

Owner 
Russel Flynn, Meridian Management Group 
1145 Bush Street 
San Francisco, CA 94109 

Owner Representative 
Greg McConnell, The McConnell 
1 Embarcadero W. #168 
Oakland, CA 94607 

Tenant 
James Beard 
1470 Alice Street Unit 206 
Oakland, CA 94612 

Tenant Representative 
Nancy Conway 
345 Franklin Street 
San Francisco, CA 94102 

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 06, 2022 in Oakland, California. 

, .. ? 

1iW6 , 
<0-(VYLA< 

Teresa Brown-Morris 

Oakland Rent Adjustment Program 
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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 

CITY m OAl<LAND 
CA Relay Service 711 
www.oaklandca.gov/RAP 

APPEAL 

Appellant's Name 

J~V'f\tS ·1:Jf:-1-\hD 
Property Address (Include Unit Number) 

'14'1-0 A-l1·0Jl 9 'I GLlll1't ~ b, 
Appellant's Mailing Address (For receipt of notices) 

J4l-o M1'ce S\-.
1 

~r ;;i...D~ 

0 cJJ OVVlcl- I ~f\ 9+to \d-

Name of Representative (if any) 

ft (¼I_~ 7tJ, ~ 

□ Owner A Tenant 

Case Number 

·,\9-0\ f + 
Date of Decision appealed 
SepteVV\D£v 2Di ~O :::,8' 

Representative's Mailing Address (For 
notices) 3 cf S if~ d+-' 

s:t=~ 
1 

e,A °1410~ 
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) ~ The decision is inconsistent with OMC Chapter 8.22, Rent Board Regulations, or prior 
decisions 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.) 

b) □ 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.) 

c) □ The decision raises a new policy issue that has not been decided by the Board. (In your 
explanation, you must provide a detailed statement of the issue and why the issue should be 
decided in your favor.) 

d) □ The decision violates federal, state, or local law. (In your explanation, you must provide a 
detailed statement as to what law is violated.) 

e) 'Jg1 The decision is not supported by substantial evidence. (In your explanation, you must 
explain why the decision is not supported by substantial evidence found in the case record.) 
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f) ~I was denied a sufficient opportunity to present my claim or respond to the petitioner's 
claim. (In 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) □ The 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 return claim. You must specifically 
state why you have been denied a fair return and attach the calculations supporting your claim.) 

h) IXl' Other. (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: __ 

• You must serve a copy of your appeal on the opposing parties, or your appeal ~ay be dismissed. • 
I declare under penalty of perjury under the laws of the State of California that on \D ~0 , 20~, • 
I 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: 

~ 

Address 

Cjty. State Zip 

Address 

Cjty, State Zip 

DATE 

Revised January I 0, 2022 
000348



RENT BOARD APPEAL Case No T19-0184 

2a) The decision is inconsistent with OMC Chapter 8.22, Rent Board Regulations, and prior decisions of 

the Board, and 2b, 2d and 2e. 

The inconsistency is that the hearing officer does not address the issues of what leaks she is comparing, 

what the history of the leaks and decisions was and how she arrived at her decision that this was the 

same leak. For the history of the prior cases, she relies on the testimony of one of the property 

manager's Joann Ediin and her summary of what happened at the prior hearings. 

The hearing officer was tasked by the Board in its remand decision to hold a full hearing on the 

issues raised by the tenant petition. The Hearing Officer had previously issued an administrative 

decision holding that a noisy refrigerator was not a decrease in housing service. The board asked that 

the hearing officer consider Petitioner's claim that the loud noise from the refrigerator was disrupting 

his quiet enjoyment of the rental unit and was a decrease in housing services and to examine the factual 

basis for the claim that the refrigerator was a decreased housing service. 

That issue related to the prior hearing officer's decision that a loud noisy refrigerator was by her 

definition not a decreased housing service. 

Secondly the board asked the hearing officer to make a factual determination as to whether the 

leak that the petitioner had complained of was the same one that had been denied in a prior petitioner 

or whether it was a new leak. 

As to the issue of the leak, the hearing officer did not decide whether this was an old or new 

leak. Since the original hearing date at the insistence of the Petitioner, the property management made 

multiple efforts to repair the leaking in the garage. The landlord's representative testified at the hearing 

of the prior case that the leak problem for which the tenant had been awarded a decrease in housing 

services had been repaired. The repair did not work and subsequently the property management hired 

a reliable company Rain Defense which installed drainage against one wall of the garage. The petitioner 

tenant submitted multiple emails discussing the failure of the repairs and was engaged with offsite 

management to obtain repairs to the garage. The Rain Defense worked at improving the flooding in the 

garage, subsequent to the hearing on the prior petition. The problem however was that while 

conditions for most of the parking and storage in the garage were improved, the corner where 
defendant's parks was still a source of water leakage into his parking space and storage space. This is 

documented by continuous emails from the petitioner to Jeanne at Meridien Management during the 

year prior to Petitioner Beard's filing the instant petition. The Hearing Officer failed to explain in her 

decision what leak was previously denied, why it was denied and how it relates to the issues raised by 

the Petitioner. 

The noisy refrigerator issue. The tenant submitted emails between himself and management 

going back more than a year prior to his petitioning the rent board for a decrease in service. In the 

emails between himself and the management the manager noted in an email that in response to his 
email complaining about the refrigerator that she had sent out the resident managers Joann and Steve 

sand that they had advised the refrigerator could not be repaired. In an email dated February 11, 2019, 

the manager wrote to Petitioner and advised him that she had ordered a new refrigerator to replace it. 
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In September 2019, Petitioner emailed Jeanne that no action had been taken on the fridge and that he 

was still being disturbed by it. 

Prior to the hearing, no evidence was submitted that refuted the emails or to show that the refrigerator 

was quiet or not that disruptive. The resident manager Joann testified that she and her husband had 

gone to the property but that they did not hear any noise. Further she testified that she removed and 

replaced the noisy refrigerator. She testified that she stored the petitioner's old refrigerator and then 

gave it to one of petitioner's neighbors, because their refrigerator had failed. This testimony was not 

credible as there was no independent corroboration of that fact, nor had it ever been raised prior to the 

date of hearing. The petitioner spoke to the neighbors Joanne identified at the hearing, as having 

received his old refrigerator. They told him that their refrigerator was not replaced. 

The hearing officer did not give any consideration to possible bias or the lack of any corroboration of this 

claim, such as a work order, a complaint or testimony of the neighbors regarding the alleged 

refrigerator. Nor was there any consideration of the written correspondence with management that 

supported his claim. 

The hearing officer admitted that she had not reviewed the file prior to conducting the hearing and was 

unable to advise what was in the file and that it could not be accessed by her during the hearing. Nor 

would the hearing officer agree to play the disk or digital videos at the hearing, which she also advised 

she had not reviewed. 

The hearing officer demonstrated bias in favor of the respondents and their representative McConnell. 

The petitioner and his counsel were unable to access the hard file prior to the hearing. They were 

further advised that the hearing officer would have the file with her on the day of the hearing, which 

was not the case. 

The email evidence submitted by the tenant contradicts the hearing officer's findings that the complaint 

was first reported to property management August 2018. The emails that were submitted to the rent 

board show correspondence between the Petitioner and the Respondent manager that support 

Respondent's claims that the refrigerator was noisy, that following an inspection the management 

determined it needed to be replaced and agreed to replace it in February 2019. It was not replaced until 

October of 2020. The tenant's inability to determine the exact date of the sound recording of the 

refrigerator recording did not take away from the fact that it was loud and disruptive to him and 

disturbed his sleep and enjoyment of his home. 

The hearing officer's wrongly relies on the case of Larson v. City and County of San Francisco, (2011), 

which found that landlord harassment resulting in pure emotional distress damages could not be 

considered a quantifiable decrease in housing services. However the hearing officer's interpretation of 

that case is wrong. A fair reading shows that cases based on decreased housing services such as 

properly working and functioning appliances is quantifiable and measurable in terms of rent reduction. 

Intrusive and disruptive sound effects from broken down old appliances should be compensated. 

Petitioner appellant notes that the time period for filing this appeal was shortened by several days as 

the proof of service states it was mailed on October 6, 2022, but the post mark is October 11, 2022 from 

the Pitney Bowes' machine. Time should be extended for a more complete appeal. 
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Petitioner is also trying to obtain a copy of the video of the hearing and the evidence submitted to the 

Rent Board prior to the hearing and will supplement his appeal. 
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Memorandum 
 
To: Oakland Rent Adjustment Program Appeal Board 
 
Cc: Nancy Conway, Tenant Representative 
 
From:  Gregory McConnell, Owner Representative 
  
Date: November 18, 2022 
 
Re: RESPONSE TO APPEAL T19-0184 
 

 
INTRODUCTION 
 
We respectfully demand that the Oakland Rent Adjustment Board deny the Appeal of Tenant 
James Beard.   
 
This is the latest in a series of petitions filed by the tenant, at least two of which claim the same 
issues which have previously been denied. He has filed the following petitions T15-0395, T16-
0228, T16-0734, T17-0419 and the current petition, T19-0184.   
 
Contrary to the claims of Tenant’s Attorney, the decision is consistent with the Oakland Rent 
Adjustment Ordinance, prior decisions, and precedent setting cases.   
 
Moreover, the decision is justified by ample evidence in the record.  We rely on the analysis and 
findings in the remand hearing decision and the numerous bases upon which the Hearing 
Officer made her findings. 
 

1.  Were the Issues in this Petition Decided in Prior Cases? 
 
On Remand, the Hearing Officer was ordered to determine if the claims of water leakage were a 
new or an old leak considered in the prior case.  The Hearing Officer reviewed the Petition filed 
by the tenant which stated: “My storage unit and parking space leaks water. This is ongoing and 
was never fixed from T16-0374”. Hearing Officer (HO) Remand Decision, page 2. 
 
Thus, by his own admission this was a leak considered in the prior case. 
 

r~QL_ 
THE McCONNELL GROUP 

Consultants and Advocates 

000352



The Hearing Officer also reviewed prior decisions and concluded again that the issues raised in 
this petition were heard and decided against the tenant previously.  She concluded that in T16-
0374 and T17-0419, the tenant presented the same issue of water in the garage.  In those 
decisions he was denied relief at the hearing level and those decisions were affirmed on appeal. 
HO Remand Decision, page 5, “Water in the Garage” 
 
The Hearing Officer also found that property manager Joanne Ediin credibly testified that this 
was not a new leak but a condition that recurs due to temporary urban flooding that occurs, 
“10 to 15 days a year depending on whether we are in a normal rainy season or in a drought.” 
HO Remand Decision, page 3.   
 
The property manager further testified that the garage is below grade and there is a steep 
driveway in the front which allows minor amounts of water “no more than a quarter of an 
inch,” in the garage during heavy rains. As a consequence, narrow strings of water will 
inevitably trickle in the garage during heavy rains. HO Remand Decision, page 3 . 
 
The Hearing Officer also pointed out that tenant attempted to exaggerate the condition.  He 
testified he was “swimming in water.”  However, photographs submitted by the tenant “show 
narrow strings of water going in the direction towards the drain. The amount of water looks 
less than a quarter inch.”  This results in no major inconvenience or danger to tenant. HO 
Remand Decision, page 3. 
 
Based upon that analysis, the Hearing Officer correctly concluded that this was not a new issue.  
Moreover, even if it were, the result here should be the same as in prior cases.  HO Remand 
Decision, page 5.  
 
There is no basis to support a reduction in services that warrants granting tenant relief under 
his petition. 
 

2. The Refrigerator 
 
The Hearing Officer concluded based upon substantial evidence that the tenant failed to meet 
his burden of proof on the issue of entitlement to relief under the Ordinance based upon 
alleged refrigerator noise. She found that “tenant’s testimony was not credible and the video 
he produced to support his claims lacked authenticity because of his unwillingness to answer 
questions or to provide specific dates.” HO Remand Decision, page 5 
 
The record evidence demonstrates that the refrigerator was inspected numerous times by the 
property manager, her husband, and an outside vendor.  None of these people heard excessive 
noise.  Not because any problem existed, but just to quiet the unfounded complaints. on 
October 31, 2019, a new refrigerator was installed in the petitioner’s unit and the old 
refrigerator was removed.   HO Remand Decision, page 5 
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In January 2020, the refrigerator was moved to another tenant’s unit where it has worked 
continuously without any  complaints from that tenant.  No work was done on the refrigerator 
from the time it was removed from the petitioner’s unit and installed in the other unit. Based 
upon this substantial evidence in the record, the Hearing Officer ruled the tenant failed to meet 
his burden of proof of a reduction in services. 
 
The Hearing Officer also found that the tenants claim of breach of quiet enjoyment is not a 
claim that the Rent Adjustment Program has jurisdiction over.  She cited several cases to 
support that position.  HO Remand Decision, page 5 

 
 
CONCLUSION 
 
For the reasons cited above, the Hearing Officer’s Remand Decision must be affirmed, and the 
appeal denied. 
 
Thank you. 
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Memorandum 
 
To: Oakland Rent Adjustment Program Appeal Board 
  
Cc: Nancy Conway, Tenant Representative 
 James Beard, Tenant 
 
From:  Gregory McConnell, Owner Representative 
 JR McConnell, Owner Representative 
  
Date: March 24, 2023 
 
Re: Postponement of Appeal Hearing T19-0184 

 

On March 21, 2023, our office received an Order Granting Postponement of Appeal Hearing stating that 

the appeal hearing for case T19-0184, scheduled for March 23, 2023, would be postponed at the 

request of the tenant appellant.  However, the owners nor owner representatives were ever served a 

copy of any request for Change of Hearing Date from the tenant appellant or their representative.   

Previously, on January 25, 2023, a similar notice was issued by the RAP stating that a postponement of 

the appeal hearing set for January 26, 2023, for case T19-0184 had been granted based on a request by 

the tenant appellant which also was not served to the owners nor owner representatives. 

While we do not object to the continuance, we request the Board ensure no future ex-parte 

communications and require tenant appellant and their representative to copy owner representatives in 

all communications with the Board.   

We are amenable to accept service by email at the following addresses: 

gmc@themcconnellgroup.com and jr@themcconnellgroup.com 

 

Respectfully submitted. 
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City of Oakland 
Rent Adjustment Program 
Proof of Service Form 10.21.2020 

 

CITY OF OAKLAND 

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

Oakland, CA 94612-0243 

(510) 238-3721 

CA Relay Service 711 
www.oaklandca.gov/RAP 

For Rent Adjustment Program date stamp. 

 

 

 

PROOF OF SERVICE 
 
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 to 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 BE 
DISMISSED. 

 
 
I served a copy of:      ____________________________ 

(insert name of document served) 
 And Additional Documents 

 
and (write number of attached pages) __________ 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): 
 

❑ a. United States mail. I 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. 

❑ 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. 

❑ c. Personal Service. (1) By Hand Delivery: I personally delivered the document(s) to the 
person(s) at the address(es) listed below; or (2) I left the document(s) at the address(es) with 
some person not younger than 18 years of age. 

 
 
PERSON(S) SERVED: 

Name  

Address  

City, State, Zip  

 
 
 

Memorandum:  Postponement of Appeal Hearing T19-0184

1

d.    Electronic Service

Nancy Conway, Tenant Representative

nancy@nancyconwaylaw.com
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City of Oakland 
Rent Adjustment Program 
Proof of Service Form 10.21.2020 

 

 

-2- 

 

Name  

Address  

City, State, Zip  

 

Name  

Address  

City, State, Zip  

 

Name  

Address  

City, State, Zip  

 

Name  

Address  

City, State, Zip  

 

Name  

Address  

City, State, Zip  

 

Name  

Address  

City, State, Zip  

 

Name  

Address  

City, State, Zip  

 
 
To serve more than 8 people, copy this page as many times as necessary and insert in your proof of service document. If you are 

only serving one person, you can use just the first and last page. 
  

James Beard, Tenant

jamesbeard30307@gmail.com
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City of Oakland 
Rent Adjustment Program 
Proof of Service Form 10.21.2020 

 

 

-3- 

I declare under penalty of perjury under the laws of the State of California that the foregoing is true and 
correct and the documents were served on __/__/____ (insert date served). 
 
 

_______________________________                      
PRINT YOUR NAME                  

 
_______________________________                       _______________   
SIGNATURE                           DATE  
 

3 24 2023

JR McConnell, Owner Reprsentative

3/24/2023
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RENT BOARD APPEAL Case No T19-0184 

SUPPLEMENTAL BRIEF 

The Board in its remand decision instructed the hearing officer, to hold a full hearing on the issues 

raised by the tenant petition, in response to tenant's appeal of a previously issued administrative decision 

issued without a hearing that a noisy refrigerator was de facto not a decrease in housing service. 

The Board directed the hearing officer to consider Petitioner's claim that the loud noise from the 

refrigerator disrupted his quiet enjoyment of the rental unit and was a decrease in housing services, and 
to examine the factual basis for the claim that the refrigerator was a decreased housing service. 

Hearing officer Linda Muroz stated in the decision now under appeal that from the refrigerator that: 

"[T]he Oakland Housing, Residential, Rent and Relocation Board does not have jurisdiction over 
any such claim, and that the tenant's claims as they relate to loss of quiet enjoyment are not claims that 

can be made under the Rent Adjustment Ordinance." See remand decision, p.6, last paragraph and 
continuing onto p.7. 

The noisy refrigerator is a mechanical noise that disrupted the tenant's sleep and his enjoyment 

of his rental unit. As such it is both in violation of the law and disruptive. The loud noise from the 

refrigerator was clearly annoying in listening to the video. It is common sense that a loud pitch noise is 

disruptive to habitability. Noise can be torturous and the City of Oakland prohibits the sound from any 

mechanical or electronic device that disturbs the peace. Oakland Municipal Code, Sec 8.18.010. 

Although the Tenant Petitioner and his counsel were assured by the Rent Board staff that the 

hearing officer would have the video and be able to play it at the hearing, that was not the case. During 

the hearing the hearing officer was able to access two other videos regarding the water leakage in the 

garage. In these videos the tenant clearly stated the date of the video. When the hearing officer 

questioned him as to the date of the refrigerator video that he had submitted in 2019 to the rent board, 

he advised he needed the video to tell the date. In the video that was submitted directly to the Rent 

Board the tenant clearly announces the date he was videoing the refrigerator. Because the Rent Board 

Office was closed during the pandemic, neither the tenant nor his attorney were able to access this 

video. There were multiple requests for it, but we were assured that the hearing officer would have it in 
the file on the day of the hearing. 

A request for the entire file was submitted last October 2021. Records in the file were 
produced, however, the instant video was not produced until a subsequent email directed to Cynthia Jay 
were made and then later a request for any envelope or file it was contained in. 

It is clear from the decision that the hearing officer did not listen to or view the video recording 
of the refrigerator, when she states at page five of her decision that: the tenant's testimony was not 

credible because of his unwillingness to answer questions or provide specific dates. 

When one sees and hears the video recording, which is attached the tenant announces the date 

and time he is filming and there are visible notices on the refrigerator from the Rent Board showing 

dates and news is on the television. The tenant and his attorney were unable to access the video thumb 
drive, the only copy, that was given to the rent board, until it was recently found by the staff in February 
of this year. 
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It should be noted that due to the pandemic, proceedings before the rent board were abnormally 
delayed. The tenant's difficulty with dates due to not being able to access the file contents, prior to or 

during the hearing, and the fact that the hearing officer did not have the original hard file, nor the video 
of the refrigerator, and had not reviewed it prior to the hearing contributed to some of the problems 

with the hearing. 

The tenant submitted emails between himself and management going back more than a year prior to his 

petitioning the rent board for a decrease in service, related to the refrigerator. In those emails between 

himself and the management the manager noted in an email that in response to his email complaining 

about the refrigerator that she had sent out the resident managers Joann and Steve and that they had 

advised the refrigerator could not be repaired. In an email dated February 11, 2019, the manager wrote 

to Petitioner and advised him that she had ordered a new refrigerator to replace it. In September 2019, 

Petitioner emailed Jeanne (the off-site property manager) that no action had been taken on the fridge 

and that he was still being disturbed by it. 

None of this evidence was refuted prior to the hearing. The resident manager, Joanne, was not the 

same person that the tenant had been corresponding with. The offsite property manager at Meridian, 

who did not testify, was the person handling this matter. 

The hearing officer based her decision largely on uncorroborated hearsay from the resident manager 

Joanne Ediin. Tenant's attorney proffered evidence that the hearing officer refused to consider, related 

to bias, such as the filing of a retaliatory unlawful detainer, RG190232273, shortly after the tenant filed 

the petition, that was subsequently dismissed, in August of 2019. The complaint was based on false 

claims, that tenant had not paid rent, which were easily proven to be untrue. That unlawful detainer 

followed on the heels of the tenant's filing of the instant rent board petition for decreased housing 

services, in February 2019. Attached is the face pages of the complaint and its dismissal. 

During the hearing, Joanne Ediin testified that, the management replaced the refrigerator, despite there 

being nothing wrong with it and that it was placed in a neighbor's apartment and was working perfectly 

fine. Mr. Beard contacted the neighbors after the hearing and asked if they had gotten a replacement 

refrigerator while they were living there. The neighbors said that they had not and that they had the 

same refrigerator that was there when they moved in. 

Given the history of harassment, the hearing officer should have taken that into consideration when 
assessing the credibility of the parties and their testimony. That was not done. The entire decision vis a 

vis the refrigerator turns on Ms. Ediin's hearsay testimony. 

Attached hereto is a copy of the video file showing the noisy refrigerator. We request that you watch 

and listen to it and draw your own conclusions. 

Dated: April 4, 2023 Respectfully submitted by, 

Nancy M. Conway, Attorney for Petitioner 

James Beard 
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. . Deputy 
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Attorneys for Plaintiff 
ALICE B BUILDING, LP 

(/ 
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10 

11 

12 

lJ 

ALICE B BUILDING, LP, 

Plaintiff, 
vs. 

SUPERIOR COURT OF CALIFORNIA 

COUNTY OF ALAMEDA 

LIMITED CIVIL JURISDICTION· 

) 

) n' 27 ) Case Number: 'j( (? 9 2 8 
~ COMPLAINT FOR UNLAWFUL DET Aii'!ER 
) -NONPAYMENT OF RENT 

14 JAMES P. BEARD, an individual, and DOES 1 
through 10, inclusive, l 

) )5 

16 

17 

19 

20 

21 

22 

23 

24 

2:, 

2.6 

27 

28 

Defendants. l 

ALICE B BUILDING, LP ("Plaintiff') alleges herein as follows: 

l. Plaintiff, at all times relevant hereto, is a California limited partnership company and is 

authorized to do business in the State of California. Plaintiff has complied with all applicable fictitious 

business name and licensing laws. 

2. JAMES P. BEARD, an individual, and DOES 1 through 10, inclusivt: (collectively referred 

to as "Defendants"), are in possession of the residential rental premises commonly known as and located at 

1470 Alice Street, Apartment 206, City of Oakland, County or Alameda, California 94612-4046 (the 

"Subject Premises"), which is located within this Judicial Distri<;L 

3. Plaintiff's interest in the Subject Premises is as the owner. 

.. .. -
COMPLAINT FOR UNLAWFUL DETAINicR (1470 Alice Slrccl, Aparlmcnl 206) 

. J. 
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PROOF OF SERVICE BY ELECTRONIC MAIL 
Case Number Tl 9-0184 

I declare that I am employed in the city and county of San Francisco, State of California. I am over 

the age of eighteen years and not a party to the within entitled case; my business address is 345 Franklin 

St., San Francisco, California, 94102. 

On the date reflected below, I served a copy of: 

Supplemental Appeal Brief and Refrigerator Video 

on all parties to, by causing to be served electronically on all parties in this action as follows: 

Gregory McConnell: GMC@themconnellgroup.com 
J. R. McConnell: JR@themconnellgroup.com 
James Beard: jamesbeard30307@gmail.com 
Briana Lawrence-McGowan: BMcGowan@oaklandca.gov 

11 [X] BY ELECTRONIC SERVICE: I transmitted a true and correct electronic copy of the 

12 document(s) by email. 

13 [ X] BY MAIL: I placed a true copy or copies thereof, enclosed in sealed envelope(s) addresses as 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

26 

27 

28 

above, and caused such envelope(s) with postage thereon fully prepaid to be place in the United States 

Mail at Oakland, CA 

I declare under penalty of perjury that the foregoing is true and correct and that this 

declaration was executed at Oakland, California on April 4, 2023. 

Mischelle Mandel 

-1- 000363
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T19-0184 : Rebuttal to Petitioner’s Supplemental Brief 
The Decision of the Hearing Officer Must be Affirmed 

 

The Oakland Rent Adjustment Program Appeal Board in its remand decision instructed the 

Hearing Officer to hold a hearing on two issues: 

1. Is the water leak that is subject of the tenant petition a new leak or a continuation of the 

same leak that was already considered in the prior case? 

2. What is the factual basis of the refrigerator issue as a decrease housing service. 

Hearing Officer, Linda Moroz, conducted a fair and comprehensive hearing and considered all 

testimony and evidence presented.  Based upon the record evidence in the remand hearing, like 

in the original administrative decision, the tenant’s petition was denied 

Hearing Officer decided that the alleged water leak had been addressed in prior cases and even if 

the leak had not previously been addressed, the mere presence of water on the ground when it 

rains does not present a hazardous condition.(Remand Decision Page 5)  Regarding the 

refrigerator, the Hearing Officer determined that the petitioner’s testimony was not credible, and 

he did not sustain his burden of proof, thus the claim was denied. 

Furthermore, correctly stated in the decision now under appeal regarding the refrigerator claim 

that: 

"The Oakland Housing, Residential, Rent and Relocation Board does not have jurisdiction over 

any such claim, and that the tenant's claims as they relate to loss of quiet enjoyment are not 

claims that can be made under the Rent Adjustment Ordinance,"  

In Tenant Representative’s Supplemental Brief (TRSB), the attorney states that “The noisy 

refrigerator is a mechanical noise that disrupted the tenant's sleep and his enjoyment of his rental 

unit. As such it is both in violation of the law and disruptive.”(TRSB paragraph 4)  She cites 

Oakland Municipal Code, Sec 8.18.010, stating that the City of Oakland prohibits the sound from 

any mechanical or electronic device that disturbs the peace.  

The cited  section of the municipal code describes nuisances to the public that are punishable as 

an infraction and thus does not apply in this case and is not enforceable by the Residential, Rent 

and Relocation Board as it does not have jurisdiction as it is not a claim that can be made under 

the Rent Adjustment Ordinance.  

Tenant Representative states “When the hearing officer questioned him (tenant) as to the date of 

the refrigerator video that he had submitted in 2019 to the Rent Board, he advised he needed the 

video to tell the date.” (TRSB Paragraph 5) She further states that “In the video that was 

submitted directly to the Rent Board the tenant clearly announces the date he was videoing the 

refrigerator” (TRSB Paragraph 5), however, in the video the tenant neither gives a complete date 

including day, month and year; nor does he provide corroborating evidence such as a date stamp 

on the recording or video of an electronic device or printed material with the current date on it.  
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Throughout the proceeding and particularly in regard to the refrigerator claims the tenant was 

hostile and extremely evasive when asked basic fact-finding questions by the Owner 

Representative as well as by the Hearing Officer.   

Hearing Officer found the Tenant not to be credible because he refused to answer simple 

questions such as when did the alleged noise begin, how often did it occur, etc.  And, answers he 

did provide at other times during the hearing were wildly inaccurate and disproved by his own 

produced “evidence” such as his claim that he was “swimming in water” due to an alleged leak 

in the garage, however, the video he produced as evidence of such showed a trickle of water 

approximately a quarter inch deep tracking toward the drain. 

This matter is before the Board on appeal.  This is not the place to introduce new evidence as the 

Board does not generally conduct evidentiary hearings.  The Board has the right to do so in 

exceptional circumstances; none exist here.  

 All testimony and relevant evidence was considered and the Hearing Officer made her 

conclusions accordingly. 

As cited in her decision, precedent decision in T11-0191, Howard v Smith, provides that the 

tenant has the burden of proving decreased housing services by a preponderance of the evidence 

and must establish he has given the owner notice of the problems and the opportunity to fix the 

problems before he is entitled to relief. The petitioner in this case has not met this burden of 

proof and is therefore not entitled to relief. 

For the reasons described above we request the Board affirm the Hearing Officer’s decision and 

deny the petitioner’s claims. 

 

Respectfully submitted, 

 

JR McConnell, Owner Representative      Date: April 13, 2023 

 

 

Gregory McConnell, Owner Representative 
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City of Oakland 
Rent Adjustment Program 
Proof of Service Form 10.21.2020 

 

CITY OF OAKLAND 

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

Oakland, CA 94612-0243 

(510) 238-3721 

CA Relay Service 711 
www.oaklandca.gov/RAP 

For Rent Adjustment Program date stamp. 

 

 

 

PROOF OF SERVICE 
 
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 to 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 BE 
DISMISSED. 

 
 
I served a copy of:      ____________________________ 

(insert name of document served) 
 And Additional Documents 

 
and (write number of attached pages) __________ 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): 
 

❑ a. United States mail. I 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. 

❑ 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. 

❑ c. Personal Service. (1) By Hand Delivery: I personally delivered the document(s) to the 
person(s) at the address(es) listed below; or (2) I left the document(s) at the address(es) with 
some person not younger than 18 years of age. 

 
 
PERSON(S) SERVED: 

Name  

Address  

City, State, Zip  

 
 
 

T19-0184 : Rebuttal to Petitioner’s Supplemental Brief

d. Electronic Service

Nancy Conway, Tenant Attorney

nancy@nancyconwaylaw.com

000367

http://www.oaklandca.gov/RAP


City of Oakland 
Rent Adjustment Program 
Proof of Service Form 10.21.2020 
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Name  

Address  

City, State, Zip  

 

Name  

Address  

City, State, Zip  

 

Name  

Address  

City, State, Zip  

 

Name  

Address  

City, State, Zip  

 

Name  

Address  

City, State, Zip  

 

Name  

Address  

City, State, Zip  

 

Name  

Address  

City, State, Zip  

 
 
To serve more than 8 people, copy this page as many times as necessary and insert in your proof of service document. If you are 

only serving one person, you can use just the first and last page. 
  

James Beard, Tenant

jamesbeard30307@gmail.com
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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 of the State of California that the foregoing is true and 
correct and the documents were served on __/__/____ (insert date served). 
 
 

_______________________________                      
PRINT YOUR NAME                  

 
_______________________________                       _______________   
SIGNATURE                           DATE  
 

JR McConnell, Owner Representative

4  13 2023

April 13, 2023
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RENT BOARD APPEAL Case No T19-0184 

STILL SHOT FROM REFRIGERATOR VIDEO ATTACHED TO SUPPLEMENTAL BRIEF 

Still shot from refrigerator video, attached to supplemental brief, that shows date of upcoming  

hearing.  The video was lodged with the Rent Board in 2018.  We can deduce that the year the video was 

taken was in 2018.   

Dated:   April 14, 2023 Respectfully submitted by, 

Nancy M. Conway, Attorney for Petitioner 
James Beard 

000370
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PROOF OF SERVICE BY ELECTRONIC MAIL
Case Number T19-0184

I declare that I arn employed in the city and county of San Francisco, State of California. I am over

the age of eighteen years and not a party to the within entitled case; my business address is 345 Franklir-r

St., San Francisco, Califbrnia, 94102.

On the date reflected below, I served a copy of:

Supplemental Appeal Brief and Refrigerator Video

on all parties to, by causing to be served electronically on all parties in this actiou as fbllows:

Briana Lawrence-McGowan: BMcGowan@oaklandca.gov
Hearing Unit: hearingsuni
Gregory McConnell: GMC@themconnellgrou
J. R. McConnell: JR@themconnellgroup.com
James Beard: i
Briana Lawrence-McGowan:

lX I BY ELECTRONIC SERVICE: I transmitted a true and correct electronic copy of the

document(s) by email.

t X I BY MAIL: I placed a true copy or copies thereof, enclosed in sealed envelope(s) addresses as

above, and caused such envelope(s) witli postage thereon fully prepaid to be place in the United States

Mail at Oakland, CA

I declare under penalty of perjury that the foregoing is true and correct and that this

declaration was executed at Oakland, California on April 14,2023.

)^"fh rilJ\
Mischelle Mandel

-l- 000372
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                                                        CITY OF OAKLAND   
                                 Rent Adjustment Program 

    

MEMORANDUM 
Date:     April 14, 2023 

To:     Members of the Housing, Rent Residential & Relocation     
                                  Board (HRRRB)     
 
From:    Braz Shabrell, Deputy City Attorney 

Re:  Appeal Summary in L22-0050, Lu v. Tenants 
                          
Appeal Hearing Date:       April 20, 2023 
 

Property Address:   532 25th Street, Oakland, CA 

Appellant/Owner:  Judy Lu 
 
Respondent/Tenants:  Kibret Fisseha 
    Lydia Brawner 
     

BACKGROUND 

 On August 10, 2022 (and later again on October 12, 2022), property owner Judy 

Lu filed a petition with the Rent Adjustment Program seeking approval of a rent increase 

based on capital improvements, fair return, and banking. The petition named two 

tenants, from units 3 and 4. On the petition form, the owner checked the box indicating 

that the owner had never provided a RAP Notice to the tenants.  

 On November 10, 2022, the Rent Adjustment Program served the owner with a 

notice indicating that the petition was incomplete due to the failure to include evidence 

that the RAP Notice was provided to the tenants, and because the petition lacked 

documentation supporting the justification for the rent increase.  

 On or around December 14, 2022, the owner submitted documentation of the 

RAP Notice being provided to the tenant in unit 3 on April 14, 2022, and to the tenant in 

unit 4 on April 24, 2022. The owner also submitted proof of mail service on July 15, 

2022.  

RULING ON THE CASE 
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 On January 17, 2023, hearing officer Élan Consuella Lambert issued an 

administrative decision denying the owner’s petition without a hearing. An amended 

decision was issued on January 18, 2023. The rationale for the administrative decision 

was that the owner failed to serve the RAP Notice because the petition indicated that 

the RAP Notice had not been provided to the tenants. The decision also held that the 

owner failed to provide documentation detailing the calculations for the requested rent 

increase. 

GROUNDS FOR APPEAL 

 The owner appealed the administrative decision on the grounds that the tenants 

were provided with a RAP Notice when the owner filed the petition, and proof of mailing 

was submitted by the property manager. The owner stated that the owner did not 

provide a RAP Notice at the beginning on the tenancy because they were not the owner 

at that time. The appeal contained additional documentation evidencing prior service of 

RAP Notices.   

ISSUES 

1. Was the owner’s petition properly dismissed without a hearing? 

2. Did the owner submit evidence that the RAP Notice had been provided prior 

to the petition being filed? 

3. Did the owner submit documentation supporting the owner’s claimed 

justification for the rent increase?   

 

APPLICABLE LAW AND PAST BOARD DECISIONS 

I.  Administrative Decisions  

 OMC 8.22.110F. Administrative Decisions. 

1. Notwithstanding the acceptance of a petition or response by the Rent 
Adjustment Program, if any of the following conditions exist, a hearing may not 
be scheduled and a Hearing Officer may issue a decision without a hearing: 

a. The petition or response forms have not been properly completed or 
submitted; 

b. The petition or response forms have not been filed in a timely manner; 

c. The required prerequisites to filing a petition or response have not been 
met; 

d. A certificate of exemption was previously issued and is not challenged 
by the tenant; or 
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e. The petition and response forms raise no genuine dispute as to any 
material fact, and the petition may be decided as a matter of law. 

II. Filing Requirements   

 OMC 8.22.090B. Owner Petitions and Owner Responses to Tenant Petitions. 

1. In order for an owner to file a response to a tenant petition or to file a petition 
seeking a rent increase, the owner must provide the following: 

a. Evidence of possession of a current City business license; 

b. Evidence of payment of the rent adjustment program service fee; 

c. i. Evidence of service of written notice of the existence and scope of the 
rent adjustment program on the tenant in each affected covered unit in the 
building prior to the petition being filed; 

ii. After March 1, 2023, evidence of registration with the Rent Adjustment 
Program as provided in O.M.C. 8.22.510 for each affected covered unit in 
the building prior to the petition or response being filed; 

d. A completed response or petition on a form prescribed by the rent 
adjustment program; 

e. Documentation supporting the owner's claimed justification(s) for the 
rent increase or supporting any claim of exemption; and 

f. Proof of service by first-class mail or in person of the owner petition or 
response and any supporting documents on the tenants of all units 
affected by the petition. Supporting documents that exceed twenty-five 
(25) pages are exempt from the service requirement, provided that: (1) the 
owner petition form must be served by first-class mail or in person; (2) the 
petition or attachment to the petition must indicate that additional 
documents are or will be available at the Rent Adjustment Program; and 
(3) the owner must provide a paper copy of supporting documents to the 
tenant or the tenant's representative within ten (10) days if a tenant 
requests a paper copy in the tenant's response. 

 
 

 
  

https://library.municode.com/ca/oakland/codes/code_of_ordinances?nodeId=TIT8HESA_CH8.22REREADEV_ARTIVREPRSEFE_8.22.510ANREREOB
https://library.municode.com/ca/oakland/codes/code_of_ordinances?nodeId=TIT8HESA_CH8.22REREADEV_ARTIVREPRSEFE_8.22.510ANREREOB
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                                                        CITY OF OAKLAND   
                                 Rent Adjustment Program 

   

MEMORANDUM 
Date:    April 14, 2023 

To:  Members of the Housing, Residential & Relocation Board 

(HRRRB)     

From:     Braz Shabrell, Deputy City Attorney 

Re:                                     Appeal Summary for T19-0292,  
                                           Jeffers v. BD Opportunity 1 LP  

     
Appeal Hearing Date: April 20, 2023 
 

Property Address:   7123 Holly Street, Unit 1 

Appellant/Owner:  BD Opportunity 1 LP  

Respondent/Tenant: Colleen Jeffers                   

 

PROCEDURAL BACKGROUND 

 The tenant filed two petitions, claiming she never received the notice of the 

existence of the Rent Adjustment Program (RAP Notice), and contesting the following 

monthly rent increases: 

 a. Petition filed April 29, 2019: 

• Rent increase served 9/20191 from $930.00 to $951.39; 

• Rent increase served 3/9/19 from $951.39 to $1,046.00. 

b. Petition filed June 24, 2019: 

• Rent increase served 9/2017 from $930.00 to $951.39; 

• Rent increase served 3/9/19 effective 4/1/19, from $951.39 to $1,046.00; 

• Rent increase served 5/15/19 effective 7/1/19, from $951.39 to $1,018.16. 

The tenant also claimed several decreased housing services, including the  
following: 

                                                           
1 The later petition clarified that this date was a typo and should have been 9/20/17 instead of 9/20/19. 
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• Plumbing leak in bathroom; 

• Extended gas shutoff; 

• Kitchen cabinets, walls, and baseboard damaged; 

• Front facing windows not properly sealed. 

 The owner representative filed a Property Owner Response on September 9, 
2019, stating that the rent increase effective July 1, 2019 was rescinded, the decreased 
services are not services but are conditions, which had all been corrected or were in the 
process of being corrected, and there were no services that currently needed attention. 
On August 28, 2019, the owner also filed documentation showing that the July 1, 2019 
rent increase had been rescinded, and that the tenant had been served with a new rent 
increase notice on or around August 26, 2019, which included an attached RAP Notice. 
 

RULING ON THE CASE 
 

A hearing on the petition took place on November 7, 2019. The hearing officer 
issued a decision on January 21, 2019, finding that the tenant had never been served 
with a RAP Notice, setting the tenant’s monthly base rent at $950.00, and granting 
$25,110.00 in restitution for decreased housing services as follows: 

• 25% rent reduction for water leaks starting in October 2016 through the 
present (ongoing until abated); 

• 50% rent reducation for gas shutoff in March 2019; 

• 25% rent reducation for damaged kitchen cabinets and walls starting in 
October 2016 through the present (ongoing until abated); 

• 5% rent reduction for inadequately sealed front windows starting in January 
2017 through the present (ongoing until abated); 

• 10% rent reduction for roach and rodent infestation starting in October 2016 
through the present (ongoing until abated).  

The hearing officer also found that the tenant was entitled to restitution for overpaid rent 
in the amount of $954.31.   

FIRST APPEAL 

 The owner appealed the Hearing Decision on the grounds that (1) a restitution of 

$25,110 is uneconomical, greater than the cash flow from operations for the entire year, 

and would exceed the budgeted cash flow for the next year, leaving the property at a loss 

and would require a decrease in services for other tenants at this property; (2) lack of 

income impedes the owner’ ability to make necessary capital expenses to refurbish units 

after they are vacated and may force the owner to shut down the property and cease 

providing affordable housing units to market; (3) the rent increases of $1,018.16 and 

$1,046.00 were rescinded; (4) the owner provided the tenant with the RAP notice in a 

previous year related to case T16-0526; and (5) after notification of the tenant petition, 

the tenant was asked if there were any outstanding items that needed repair or 

maintenance and she informed the management company that there were no items 

remaining.  
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FIRST APPEAL DECISION (SEPTEMBER 2020) 
 
 The appeal came before the Board on September 10, 2020. The Board voted to 
remand the case to the hearing officer for recalculation of the restitution amount for March 
2019 to not exceed 100% of the rent and to limit the end date of the restitution period to 
the date of the hearing decision. The Board also instructed the hearing officer to consider 
prior Board decisions regarding rent reductions for similar housing services to be 
consistent with other decisions.  
 

FIRST REMAND DECISION (AUGUST 2021) 
  
 The hearing officer issued a remand decision on August 9, 2021. The remand 
decision lowered the restitution for March 2019: gas shutoff was lowered from $465 to 
$300, thereby lowering the total amount of restitution from $25,110 (original decision) to 
$24,945. The monthly restitution amount was lowered from $271.50 per month to 
$269.78. The decision was otherwise unchanged.  
 

SECOND APPEAL (AUGUST 2021) 
 
 The owner filed an appeal of the Remand Decision on August 12, 2021. The appeal 
was based on numerous grounds. The decision was inconsistent with the decisions in 
prior cases, specifically in case T16-0526, from January 2017. The 2017 decision found 
that all conditions had been fixed, which was confirmed by a site inspection. The decision 
is also inconsistent with settlement in an unlawful detainer case from 2016. The hearing 
officer in the present case did not review the prior decision, as they are inconsistent. The 
hearing officer also failed to comply with the Board’s instruction to limit the restitution to 
the date of the January 2020 hearing by allowing reductions through February 2020. The 
hearing officer is biased and it was an error to find that no RAP Notice was ever served. 
It is a violation of due process to not allow new and different facts on appeal. The time 
period of restituion for water intrusion should be limited to March 26, 2019 (date of the 
violation notice), through January 21, 2020 (date of the hearing). A copy of the prior 
hearing decision from 2017 and the 2016 settlement agreement were included as 
attachments, in support of the claims that repairs were made and the RAP Notice had in 
fact been provided.  
 

SECOND APPEAL DECISION (FEBRUARY 2022) 
 

 The appeal of the Remand Decision came before the Board on February 24, 2022. 
The Board voted to remand the case to the hearing officer to: (1) limit the restitution period 
to the date of the hearing; and (2) consider prior decisions of the Board regarding rent 
reductions for similar decreased housing services so that the decision is consistent with 
those prior decisions and identify the prior decisions that are relied upon.  
 

SECOND REMAND DECISION (JANUARY 2023) 
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 The hearing officer issued a second remand decision on January 30, 2023. The 
decision held that there were so many violations of the Health and Safety Code that the 
unit had no rental value and the lawful rent was $0. The total amount of restitution from 
October 2016 to January 13, 2020 was changed from $24,945 to $35,340. The monthly 
restitution amount was changed from $269.78 to $420.71. The hearing officer indicated 
that three prior decisions were relied on: T13-0001 (Baragano v. Discovery Inv.), T18-
0301 (Lowery v. Abdul), and T18-0325 (Lowery v. Abdulla). 
 

THIRD/CURRENT APPEAL (FEBRUARY 2023) 
 

 The owner filed an appeal of the second remand decision on a number of grounds. 
(See p. 208-211 of Board packet) . The hearing officer failed to consider the prior hearing 
decision involving the same tenant at the same property. This was already raised at the 
September 19, 2020 appeal hearing. The hearing officer failed to reduce the restitution 
amount as instructed by the Board and instead increased the amount. The hearing officer 
is prejudiced and has not properly reviewed the case file or the prior case decision in T16-
0526. The decision is not supported by substantial evidence. The owner requests a de 
novo hearing with a different hearing officer.   
 

ISSUES 
 

1) Did the hearing officer exceed the scope of remand and/or fail to follow the 
Board’s prior instructions?  

2) Is the hearing officer’s decision supported by substantial evidence?  
3) When if ever is it appropriate for a case to be heard by a different hearing officer? 
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  CITY OF OAKLAND   

  Rent Adjustment Program 

    

MEMORANDUM 

Date:   March 17, 2023 

To:   Members of the Housing, Rent 

Residential & Relocation Board 

(HRRRB)   

From:  Kent Qian, Deputy City Attorney 

Re: Appeal Summary in T19-0184, Beard 

v. Meridian Management 

Appeal Hearing 

Date:        

April 20, 2023 

 

Property Address: 

 

1470 Alice Street, No. 206, Oakland, 

CA 

Appellant/Tenant:  James Beard 

Respondent/Owner: Meridian Management Group 

BACKGROUND 

  On February 4, 2019, the tenant filed a petition, 

contesting a single rent increase from $1,479.87 to $1,530.19, 

effective December 1, 2018, and alleging code violations and 

decreased housing services relating to a noisy refrigerator and 

a garage water leak.  

 The owner filed a response, alleging that the proposed 

rent increase does not exceed the allowable CPI amount and 

that the decreased housing services claims were already 

addressed and decided in prior hearing decisions.  

 On September 19, 2019, the Rent Adjustment Program 

issued an Administrative Decision dismissing the tenant 

petition. The Decision held that the rent increase was valid 
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because it did not exceed the CPI amount, and the decreased 

housing services claims were denied because the noisy 

refrigerator was deemed frivolous and the garage water leak 

was already addressed and decided in the prior case of T16-

0734 (Beard v. Stewart). 

 The tenant appealed the denial of claims for decreased 

housing services, and an appeal hearing was held before the 

Rent Board on January 23, 2020. The Board remanded the case 

on two issues: (1) to determine if the issue is a new leak or an 

old leak considered in the prior case; and (2) to “consider the 

factual basis on the refrigerator issue as a decreased housing 

service.”  

RULING ON THE CASE 

 A remand hearing took place on June 21, 2022. A 

Remand Hearing Decision was issued on September 30, 2022, 

denying the tenant’s petition.  

First, the Remand Decision found that the leak was the 

same leak that was considered in prior cases, and even if the 

hearing officer were to treat the leak as a new leak, the hearing 

officer would still have denied the decreased housing services 

claim because the owner acted reasonably to install rain 

drains, trench, and dump to address the issue. 

Turning to the refrigerator, the hearing officer found 

tenant’s testimony of a noisy refrigerator not credible due to 

tenant’s unwillingness to answer questions or to provide 

specific dates. The hearing officer also based this decision on 

the basis that tenant received a new refrigerator in 2019 and 

tenant’s old refrigerator continued working in another unit. 

The hearing officer also denied the quiet enjoyment claim 

based on the noisy refrigerator because under Larson v. City 

and County of San Francisco, quiet enjoyment claims were held 

to be limited to those claims that are quantifiable in nature 

and the loss of quiet enjoyment was not one of those. 
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GROUNDS FOR APPEAL 

 The tenant appealed the hearing, arguing that:  

(1) the hearing officer failed to decide whether the water 

leak was new; 

(2) the hearing officer failed to precisely explain what leak 

was previously denied and how those leaks relate to the 

current leak; 

(3) the resident’s manager testimony that the tenant’s old 

refrigerator was given to a neighbor was not truthful; 

(4) tenant’s inability to determine exact date of sound 

recording of the refrigerator does not take away the fact 

that the refrigerator was loud and disturbed the tenant; 

and 

(5) the hearing officer wrongly relied on Larson to mean 

that an intrusive and disruptive sounds from a noisy 

refrigerator cannot be the basis of a decreased housing 

services claim, because Larson said only that landlord 

harassment resulting in pure emotional distress damages 

cannot be considered a quantifiable decrease in housing 

services.  

 

ISSUES 

1. Does substantial evidence support the hearing 

officer’s conclusion that the water leak does not 

constitute a decreased housing service? 

2. Does substantial evidence support the hearing 

officer’s conclusion that the refrigerator does not 

constitute a decreased housing service? 
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APPLICABLE LAW AND PAST BOARD DECISIONS 

I.  Decreased Housing Services Claim – Noise and Quiet 

Enjoyment 

 

T19-0148  Holman v. East Shore Properties 

Board affirmed Administrative Decision that denied tenant’s 

petition for decreased services alleging “loss of quiet 

enjoyment” due to newly installed garage doors under tenant’s 

unit (causing noise and vibrations) on the basis that the RAP 

lacks jurisdiction over such claims. 

 

T03-0377  Aswad v. Fields  

Board affirmed part of Hearing Decision that rejected a claim 

for decrease in housing services for excessive street noise 

because Rent Adjustment Ordinance does not have jurisdiction 

over a claim for breach of implied covenant of quiet enjoyment 

when complaint about conditions beyond owner control & prior 

denial 
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