CONTRA COSTA COUNTY

AGENDA

Advisory Council on Aging

Wednesday, June 18, 2025 10:00 AM 500 Ellinwood Way, Pleasant Hill
Board Room A/B

General Meeting

| Link:| https://cccounty-us.zoom.us/j/89014040093?
pwd=bng3eqDmqbvHLB6wYUsOMaMrKgnvTZ.1 |Password: 484165 | Dial-in: 214 765 0478 or
8882780254 (US Toll Free) | Conference code: 698779 | ID:89

PUBLIC ACCESS INSTRUCTIONS:

The public may attend this meeting in person at the above location. The public also may attend this
meeting remotely via Zoom or call-in. Login information and call-in information is provided above.
Remote attendance of this meeting is being held at the following locations: 324 El Divisadero Ave.,
Walnut Creek;165 Natalie Dr., Moraga; 2950 Buskirk Ave, Suite 330, Walnut Creek; 14720 Byron
Highway, #4, Byron; 26 Orinda Wy., Orinda; 400 El Cerro Blvd, Danville, 2756 Lily Ct, Antioch

10:00 Call to Order: Jim Donnelly, ACOA President
Introductions

Roll Call

10:03 Approve May Draft Minutes 25-2387
Attachments: Gen.05.21.25DraftMinutes-1

10:05 Area Agency on Aging Reports:

AAA updates: Alicia Espinoza/Tracy Murray
Contracting FY 25-26

Senior Nutrition RFPs

Age-Friendly Campaign

Transition to Zoom Webinars

Staff Updates

10:30 Presentation: Adult Protective Services (Marcy Hara - APS Division Manager)
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Advisory Council on Aging AGENDA June 18, 2025

APS PP 25-2388
Attachments: APS Presentation 06-11-25

11:00 Break
11:10 ACOA President's Report: Jim Donnelly

11:20 Committee Reports: Chairs (3 min each)

Membership: Jim Donnelly

Planning: Jill Kleiner

Health & Elder Abuse Prevention: Terri Tobey/Michael Wener
Housing: Kevin Donovan

Letter AB474 25-2389
Attachments: AB 474 Letter 3-23-25

Housing Info 25-2390
Attachments: AB 474 to Expand Affordable Housing Options_

Bill Info 25-2391
Attachments: Bill Text CA AB474 2025-2026 _ Regular Session _ Introduced _
LegiScan

Legislative: Shirley Krohn/Steve Lipson - CA SB239/BillTrack50
Technology: Steve Lipson
Transportation: Candace Evans

11:45 Regional Coalition Update: Debbie Toth

11:50 Consent Items:
Approve Alternate seats:
Indy Sekhon — Alternate 1
Deborah Wiener — Alternate 2
Holly Frates — Alternate 3

11:55 Public Comment/Announcements

New Business for next meeting:
No meeting is scheduled for July 2025, Committee is on recess.

Next scheduled meeting is August 20, 2025 at 10:00 am - 12:00 pm.
12:00 Adjourn
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Advisory Council on Aging AGENDA June 18, 2025

The Committee will provide reasonable accommodations for persons with disabilities planning to attend
the committee meetings. Contact the staff person listed below at least 72 hours before the meeting. Any
disclosable public records related to an open session item on a regular meeting agenda and distributed
by the county to a majority of members of the committee less than 96 hours prior to that meeting are
available for public inspection at 500 Ellinwood Way, Pleasant Hill during normal business hours.
Public comment may be submitted via electronic mail on agenda items at least one full work day prior
to the published meeting time.

For additional information contact: Alicia Espinoza (925) 655-0771 or aespinoza@ehsd.cccounty.us.

HOW TO PROVIDE PUBLIC COMMENT:

Persons who wish to address the Advisory Council on Aging during public comment on matters within
the jurisdiction of the Council that are not on the agenda, or who wish to comment with respect to an
item on the agenda, may comment in person, via Zoom, or via call-in. Those participating in person
should speak when called upon by the chair. Those participating via Zoom should indicate they wish to
speak by using the “raise your hand” feature in the Zoom app. Those calling in should indicate they
wish to speak by pushing * 9 on their phone. All public comments will be limited to 2 minutes per
speaker.

The Contra Costa County Advisory Council on Aging is appointed by the Board of Supervisors to
advise the Area Agency on Aging on all matters related to the development and administration of the
annual Area Agency Plan and operations conducted thereunder, in accordance with mandates from the
Older Americans Act. Any comments or recommendations made by the Council or its individual
members do not represent the official position of the County or any of its officers.
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CONTRA COSTA COUNTY

Committee Meeting Minutes - Draft

Advisory Council on Aging

Wednesday, May 21, 2025 10:00 AM 500 Ellinwood Way, Pleasant Hill
Boardroom
Board Room A/B

General Meeting

| Link:| https://cccounty-us.zoom.us/j/89014040093?
pwd=bng3eqDmgbvHLB6wYUsOMaMrKgnvTZ.1 |Password: 484165 | Dial-in: 214 765 0478 or
8882780254 (US Toll Free) | Conference code: 698779 | ID:89

PUBLIC ACCESS INSTRUCTIONS:

The public may attend this meeting in person at the above location. The public also may attend this
meeting remotely via Zoom or call-in. Login information and call-in information is provided above.
Remote attendance of this meeting is being held at the following locations: 324 El Divisadero Ave.,
Walnut Creek;165 Natalie Dr., Moraga; 2950 Buskirk Ave, Suite 330, Walnut Creek; 14720 Byron
Highway, #4, Byron; 26 Orinda Wy., Orinda; 400 El Cerro Blvd, Danville, 2756 Lily Ct, Antioch

10:00 Call to Order: Jim Donnelly, ACOA President called the meeting to order at 10:03 am.
Introductions: None

A moment of silence was observed for Supervisor Federal Glover who passed away this week.

10:01 Roll Call

Present Francisco Benavides, Roger Boaz, Chalo Buckman, Cate Burkhart,
Deborah Card, James Donnelly, Kevin Donovan, Marilyn Fowler,
Sarah Green, Bryan Harris, Carol Kehoe, Jill Kleiner, Shirley
Krohn, Thomas Lang, Steve Lipson, Nikki Lopez, Kathryn
Monroy-Dexter, Richard Morisky, Brian O'Toole, Sharon
Sakai-Miller, Carol Schaefer, Terri Tobey, Lorna Van Ackeren,
Michael Wener, and Dennis Yee

Excused Michelle Hayes
Absent Candace Evans, Alan Goldhammer, and Denise Kalm

10:03 Approve April 2025 Draft Minutes

Page 1 of 6



Advisory Council on Aging Committee Meeting Minutes - Draft May 21, 2025

10:05

10:30

11:00

April Minutes 25-2011
Attachments: Gen.04.16.25DraftMinutes

Mbotion: Wener

Second: Van Ackeren

Aye: Benavides, Boaz, Buckman, Burkhart, Card, Donnelly,

Donovan, Fowler, Green, Harris, Kehoe, Kleiner, Krohn,
Lang, Lipson, Lopez, Monroy-Dexter, Morisky, O'Toole,
Schaefer, Tobey, Van Ackeren, Wener, and Yee

Absent: Evans, Goldhammer, and Kalm
Abstain: Sakai-Miller
Result: Passed

Area Agency on Aging (AAA) Report: Tracy Murray, Director, Aging and Adult Services &
Alicia Espinoza, Program Manager, Area Agency on Aging

The Program Manager updated the ACOA on the following issues:
Senior Nutrition RFPs — Awards are scheduled to be announced by the end of next week.

The Age-Friendly Campaign is designed to counter age bias and to reflect the spectrum of aging.
Radio ads and social media site are scheduled to launch in July.

Transition to Zoom Webinars — to preserve the integrity of our meetings and prevent
inappropriate behavior by virtual attendees, we are required to change the format of our
meetings. They will still be in Zoom but will be in a “webinar” format. AAA staff are working
on the transition and we expect implementation in August.

Staff Updates — new Analyst starts in July, new HICAP staff assistant has been named, and AAA
secretary will be in place soon.

The Director gave a brief overview of the funding picture. It appears that there will be
reductions in funding from the Older Americans Act (Federal) and Modernizing Older
Californians Act (State) allocations. We are finalizing contract budgets and hope to have
finalized numbers next week

Presentation: Ellen Shirgul, Psy.D. Mental Health Program Supervisor, Older Adult Mental
Health, Contra Costa Health - Older Adult Mental Health programs.

See Slides.
Older Adult Mental Health Programs Presentation 25-2014
Attachments: Older Adult Mental Health

Break
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Advisory Council on Aging Committee Meeting Minutes - Draft May 21, 2025

11:10 Committee Reports: Chairs (3 min each).

Membership: Julie Ortega/Logan Robertson

Sharon Maxwell fully approved -

Three interviews will be held at the meeting this month

Currently, there are no MAL seats open, 6 city seats are open (Pittsburg, San Pablo, San Ramon,
Antioch, and Brentwood), and 4 alternate seats are open.

Planning: Jill Kleiner

The Planning Committee reviewed their section of the goals and objectives of the Area Plan,
reviewed bids for Senior Nutrition, worked on a ACOA recruitment flyer, planned the next
Focus Group Follow Up event at Monument Crisis Center on June 26.

Health & Elder Abuse Prevention: Terri Tobey/Michael Wener
Judge Alan Goldhammer made a presentation regarding Mandated Reporting at the last meeting.
Brian O’Toole to present on Medi-Cal at next meeting.

Housing: Kevin Donovan

Kevin reported that Victoria Snyder, Contra Costa Senior Legal Service, presented at the last
meeting.

No Place to Call Home presentations were made in Martinez, to the Concord City Council,
Rossmoor Democratic Club, and to Brentwood Age and Disabilities Friendly Communities
Committee

Legislative: Shirley Krohn/Steve Lipson - CA SB239 | BillTrack50

The Committee is tracking a series of 22 State bills coordinated by Senator Buftfy Wicks that will
standardize local housing requirements to improve the speed of new housing approval. Senator
Wicks’ staff member will present at the next meeting.

Note: No meeting in June. The next meeting is Monday, July 21, 2025.

Technology: Steve Lipson

The California Digital Equity Program, which was to bring CAL Dep grant was terminated by
Trump administration.

SB 239 — Brown Act revision bill passed the Judiciary Committee and moving forward. SB 707,
a competing bill, is struggling due to costs involved in implementation.

Transportation: Jim for Candace Evans
At the last meeting, the Contra Costa Transit Authority presented at the Accessible
Transportation program.
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Advisory Council on Aging Committee Meeting Minutes - Draft May 21, 2025

11:35

11:40

11:45

ACOA President's Report: Jim Donnelly

The Older Americans Act 60th birthday party is Monday, July 14, from 2-4 at Los Medanos. 60,
Susan DeMarois, Director of the California Department of Aging is Keynote Speaker. Please
join us for this celebratory event!

The East Bay Express featured ACOA member Thomas Lang and honored his service to the El
Sobrante Municipal Council

Consent Items:

Approve LOA for:

Michelle Hayes (May 2025)
Logan Robertson (May 2025)
Sharon Maxwell (May 2025)

Julie Ortega (June 2025)
Thomas Lang (June 2025)
Motion: Lipson
Second: Van Ackeren
Aye: Benavides, Boaz, Buckman, Card, Donnelly, Donovan, Fowler,
Green, Harris, Kehoe, Kleiner, Krohn, Lang, Lipson, Lopez,
Monroy-Dexter, Morisky, O'Toole, Sakai-Miller, Schaefer,
Tobey, Van Ackeren, Wener, and Yee
Absent: Evans, Goldhammer, and Kalm
Abstain: Burkhart
Result: Passed

Regional Coalition Update: Debbie Toth
On Legislative Day, meetings were held with 5 State and Federal Legislators. As a result of
these meetings, local Town Hall meetings on Aging are being considered

The State May Revise proposes several changes that will negatively affect our seniors including
eliminating the ability for undocumented seniors to apply for Medi-Cal, reinstatement of the
Medi-Cal asset limit, cuts to IHSS. These proposals will force 112,000 Contra Costa seniors off
Medi-Cal.
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Advisory Council on Aging Committee Meeting Minutes - Draft May 21, 2025

11:55

11:57

12:00

Public Comment/Announcements
Steve — Thanks to Theresa Anderson from Senator Grayson office for your continuous
attendance at our ACOA meetings.

Pleasant Hill Commission on Aging presents “Understanding Alzheimer's: Signs, Support, and
Strategies” on Monday, June 9 at 10 (in-person and on Zoom)

Elder Abuse Awareness Fair, Wednesday, June 4, 9:30-1:30 Concord Senior Center
“Aging in America: Survive or Thrive” is on PBS
Caregiver OneCall Awareness Event, Friday, June 13 from 5:30-7:30 at Tre Vista in Antioch.

Choice in Aging presented a Mental Health Workshop in Solano County. Debbie suggests
reaching out to neighboring counties to increase service options.

New Business for next meeting:

Wednesday, June 18, 2025 — Elder Abuse Prevention Month & review AP goals and objectives
No meeting in July.

Adjourn: Jim Donnelly adjourned the meeting at 11:58 am

The Committee will provide reasonable accommodations for persons with disabilities planning to attend
the committee meetings. Contact the staff person listed below at least 72 hours before the meeting. Any
disclosable public records related to an open session item on a regular meeting agenda and distributed
by the county to a majority of members of the committee less than 96 hours prior to that meeting are
available for public inspection at 500 Ellinwood Way, Pleasant Hill during normal business hours.
Public comment may be submitted via electronic mail on agenda items at least one full work day prior
to the published meeting time.

For additional information contact: Alicia Espinoza (925) 655-0771 or aespinoza@ehsd.cccounty.us
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Advisory Council on Aging Committee Meeting Minutes - Draft May 21, 2025

HOW TO PROVIDE PUBLIC COMMENT:

Persons who wish to address the Advisory Council on Aging during public comment on matters within
the jurisdiction of the Council that are not on the agenda, or who wish to comment with respect to an
item on the agenda, may comment in person, via Zoom, or via call-in. Those participating in person
should speak when called upon by the chair. Those participating via Zoom should indicate they wish to
speak by using the “raise your hand” feature in the Zoom app. Those calling in should indicate they
wish to speak by pushing * 9 on their phone. All public comments will be limited to 2 minutes per
speaker.

The Contra Costa County Advisory Council on Aging is appointed by the Board of Supervisors to
advise the Area Agency on Aging on all matters related to the development and administration of the
annual Area Agency Plan and operations conducted thereunder, in accordance with mandates from the
Older Americans Act. Any comments or recommendations made by the Council or its individual
members do not represent the official position of the County or any of its officers.
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CONTRA COSTA COUNTY

EMPLOYMENT & HUMAN SERVICES

Budldiny, [Brighfer Tufares Togefher

Marcy Hara, MSW
Division Manager, Adult Protective Services
Employment & Human Services Department
haram@ehsd.cccounty.us

Overview of Adult Protective Services

and Mandated Reporting

Presentation to the Advisory Council on Aging, June 18, 2025




€T

Adult Protective Services
Presentation Order

Program Overview
Reports Recetved
Principles ot APS

Intervention

Key Roles &
Responsibilities

Types of Abuse

Most Common Financial
Scams

Indicators of Abuse

Supportive Programs and
Resources

Mandated Reporting



Adult Protective Services

The purpose of APS is to investigate and seek to correct situations
involving abuse, neglect or exploitation. This is accomplished through a
thorough investigation of the allegations and the linking of the alleged

victim with appropriate community resources. APS works with individuals,
their families, friends, neighbors, and community agencies to provide
services and help victims maintain themselves in a safe environment.

Staffing
Social Workers 23
Supervisors 3
Clerical 3
Secretary 1
Senior. Staff Assistants 2
Division Manager 1

CONTRA COSTA COUNTY

EMPLOYMENT & HUMAN SERVICES



APS Provides Services To

Residents

of Contra Costa County

Older adults aged 60 and over
Dependent adults aged 18-59

Individuals suspected of being victims of abuse,
neglect, selt-neglect, or exploitation

Persons with physical or mental limitations

Individual

Living (A

s unable to perform Activities of Daily
DLs)

Individual

s unable to protect their own rights




Adult Protective Services

6438 892

Average monthly ) )
reports of Active cases 1n

Elder/Dependent Ap 11l 2025

Adult Abuse in 2024

APS Response timelines for
1mitial Face to Face visit: APS Social Workers

Immediate consistently meet or exceed
2-5 days the 90% benchmark for

10 days timely Face to Face visits
No Ten Day (NTD)

Source: LEAPS




Adult Protective Services

7608

Total APS Reports

7699

6709

2019-2020 2020-2021 2021-2022 2022-2023 2023-2024 2024-2025

Source: LEAPS




Adult Protective Services
Reports & Caseload Trends

1,200 ®m Monthly Reports

B Monthly Cases 939 973
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Source: LEAPS
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APS Allegations Received
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Principles of APS Intervention

APS CAN

Remind the community that
APS services are voluntary, and
individuals may withdraw
consent at any time

Honor an adult’s right to self-
determination

Support the right to live in the
least restrictive environment

Refer individual to the most
appropriate services to meet
their specific needs

CONTRA COSTA COUNTY

APS CANNOT

Compel services for individual
who have the capacity to
consent and refuse help
Remove a person from their
home even in unsafe conditions
a competent adult has the legal
right to refuse services.
Enforce the law or actas a law
enforcement agency

Take control of someone’s
finances to prevent abuse
Disclose the identity of the
person who reports abuse or
neglect

bJ



Key Roles and Responsibilities

Investigate reports of abuse, neglect, or exploitation
Assess safety, decision-making capacity, and risk

Collaborate with the client to develop and implement individualized safety
and service plans

With the clients consent, engage family members, friends, or support
networks to enhance satety and support

Refer to appropriate community resources based on individual needs

Cross-report to law enforcement as required

Collaborate with professionals across systems (e.g., medical, legal, housing,
Public Guardian)

Document findings and actions accurately

Advocate for the safety, rights, and dignity of vulnerable adults




Types of Abuse

* Physical Abuse

— Includes acts such as assault, battery, assault with a deadly weapon,
unreasonable physical restraint, or prolonged deprivation of food or
water. Sexual assault, including rape, sodomy, and other forms of
sexual abuse, also fall under this category.

* Emotional or Psychological Abuse

— Involves inflicting mental anguish through verbal assaults, threats,
humiliation, or isolation. Victims may exhibit signs like depression,
anxiety, withdrawal, or behavioral changes.

CONTRA COSTA COUNTY



Types of Abuse

* Neglect

— Occurs when a caregiver fails to provide necessary care, leading to
harm or risk of harm. This includes withholding food, medication, or
basic hygiene, and can result in dehydration, malnutrition, or untreated
medical conditions.

* Self-Neglect

— when an older adult fails to provide themselves with the basic
necessities of life, such as adequate food, water, clothing, shelter,
hygiene, or medical care, which threatens their own health and safety.

Source: California Penal Code § 368 and the Welfare and Institutions Code § 15610

CONTRA COSTA COUNTY



Types of Abuse

e JIsolation

— Preventing an elder from recetving mail, phone calls, or visits, or falsely
informing others that the elder is unavailable, thereby cutting off social
interactions and support.

e Abandonment

— Detined as deserting an elder or dependent adult under circumstances
where a reasonable person would continue to provide care and custody.

CONTRA COSTA COUNTY



Types of Abuse

* Abduction

— The removal of an elder or dependent adult from California and the
restraint from returning to California, or the restraint from returning to
California when the elder or dependent adult does not have the capacity
to consent to the removal/restraint, or when a conservator or the court
has not consented to the removal/restraint.

* Financial Abuse or Exploitation

— Involves unauthorized use or theft of an eldet's financial resources,
such as fraud, embezzlement, or identity theft. This can be perpetrated
by caregivers, family members, or strangers.

CONTRA COSTA COUNTY



Most Common Financial Abuse Scams

* Impersonation Scams Scammers pose as IRS, Social Security, or Medicare
otficials, demanding personal information or payment to fix a “problem.”

* Tech Support Scams Fraudsters claim there's a virus or issue with the
elder’s computer and request remote access or payment for fake services.

* Romance Scams Scammers build emotional relationships online, then
exploit the elder by asking for money due to a "crisis" or "emergency.*

* Lottery or Sweepstakes Scams Victims are told they’ve won a prize but
must pay fees or taxes upfront to claim it — the prize never exists.

* Grandparent Scams Scammers pretend to be a grandchild in trouble (e.g;,
jail, hospital, foreign country) and ask for urgent financial help.

CONTRA COSTA COUNTY



Most Common Financial Abuse Scams

* Charity Scams Fake charities solicit donations, especially after natural
disasters or during the holidays, using emotional appeals.

* Investment Scams Elders are pitched high-return, no-risk investments
(often Ponzi or pyramid schemes), which result in significant losses.

* Contractor/Home Repair Scams Fraudsters offer cheap home repairs,
take money upfront, and either do poor-quality work or disappear
altogether.

* Bank/Credit Account Fraud Unauthorized use or opening of accounts,
checks being altered or forged, or unusual ATM withdrawals may indicate
abuse.

* Power of Attorney or Trust Abuse Trusted individuals misuse legal
authority to access or control the elder’s finances for their own benefit.




Most Common Financial Abuse Scams

* Health Insurance Scams Scammers pretend to be Medicare
representatives, asking for personal or financial information to issue fake
services or bills.

* Prescription Drug Scams FFraudulent online pharmacies sell counterfeit
or unsafe medications, often at a discount, putting elders’ health and money
at risk.

* Funeral and Cemetery Scams Disreputable funeral homes may
overcharge or sell unnecessary services. Scammers may also read obituaries
to target grieving families.

* Anti-Aging Product Scams Fake products (e.g., miracle creams,

supplements, hormone therapies) promise unrealistic results and can be
expensive or harmful.

CONTRA COSTA COUNTY



Common Indicators of Abuse

Unexplained bruises, cuts, burns, or fractures

Sudden changes in behavior, such as withdrawal, anxiety, or depression
Poor hygiene, malnutrition, or dehydration

Untreated medical conditions or medication mismanagement

Sudden financial problems or unexplained loss of money or belongings
Isolation from friends, family, or usual activities

Fearfulness or anxiety around certain individuals

Signs of restraint, such as marks on wrists or ankles

Living in unsafe or unsanitary conditions

Lack of necessary aids like glasses, hearing aids, or mobility devices
Confusion, disorientation, or sudden cognitive decline

Reports or complaints of verbal threats, humiliation, or intimidation

CONTRA COSTA COUNTY



Supportive Programs

* Home Sate Program:

Safety and housing stability of elders and dependent adults experiencing or at risk
of homelessness

Short-term financial assistance

Legal services

Heavy cleaning, etc

Health, Housing & Homeless Services (H3)/Hope Solutions

* Multidisciplinary Teams T) and Financial Abuse
Strike Team (FAST):

Meets one time each month
Review complex abuse cases
Community partners attend
Create action plans

The case will be followed up on the next meeting for updates

CONTRA COSTA COUNTY



Additional Resources

* Money Management Services

* Heavy Cleaning of Residence

* (Case Management Services




Mandated Reporting

Any mandated reporter, who in his or her professional
capacity, or within the scope of his or her employment, has

observed or has knowledge of an incident that
reasonably appears to be abuse or neglect, or 1s told by
an elder or dependent adult that he or she has
experienced behavior constituting abuse or neglect, or
reasonably suspects that abuse, shall report the known
or suspected instance of abuse.




How to Report

A report of suspected abuse must be made immediately or as soon

as possible
* By telephone, 24 hours a day
(925) 602-4179 OR 1-877-839-4347

* Confidential internet reporting tool
* Go to: www.reporttoaps.org

* Select Contra Costa County Intake Form

* Complete the form and submit

It making a report via telephone, mandated reporters must follow-
up with a written-report within two working days (SOC 341 or SOC

342 tfor financial institutions)




Long Term Care Ombudsman

Empowered Aging investigates complaints of abuse and
neglect to residents living in a Board & Care facility, Assisted
Living facility, Residential Care facility for the Elderly
(RCFE), or Skilled Nursing facility (SNF).

Contact:
(925) 685-2070

https://empoweredaging.org/




Questions and Feedback
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May 2025

Re: AB 474 - Home Share Act of 2025
Dear Assembly Member Ward,

The Contra Costa County Advisory Council on Aging advises our Board of Supervisors on all
matters associated with the planning, development, and administration of programs relating to
older adults. Any comments, recommendations, opinions, and positions made by the council or
its members do not represent the official position of the County or its officers.

We are writing you to support your bill, AB 474, regarding the providing of a smart, low-cost
solution to help seniors and low-income older homeowners stay housed while increasing the
number of affordable rental opportunities by renting out excess and vacant bedrooms. As the
fastest growing segment of the state’s population, those over 60, particularly those on limited
incomes, are facing an acute shortage of affordable housing. Through AB 474 both low-income
homeowners and those seeking affordable rental opportunities benefit through home sharing
programs.

The Home Sharing Act of 2025 provides key provisions which specifically assist the low-income
homeowner and renter. Low-income homeowners benefit through an exemption where rental
income is exempt from income tax and this rental income does not affect the homeowner’s
eligibility for government assistance programs. Tenants benefit through strengthened rights
while still providing the homeowner the right to have a caregiver move in, if needed. This
proposed Act provides a “win-win” solution for both the homeowner and the tenant.

Thank you for sponsoring AB 474 and its potential of increasing the availability of affordable
housing while also supporting low-income homeowners.

Respectfully,

James Donnelly, President
Contra Costa County Advisory Council on Aging
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For the latest statewide COVID-19 updates, please visit the official COVID-19 page or our COVID-19 Information page.

Assemblymember Ward Infroduces AB
474 to Expand Affordable Housing
Options for Low-Income Seniors

FOR IMMEDIATE RELEASE:
Monday, February 10, 2025 Anthony Reyes
(916) 319-2078

Anthony.Reyes@asm.ca.gov

(SACRAMENTO, CA) - Assemblymember Chris Ward (D-San Diego) intfroduced his fourth
housing bill this session, Assembly Bill (AB) 474, the Home Share Act of 2025, o improve
housing affordability and ease the cost-of-living crisis. The bill incentivizes and removes
barriers for Californians in nonprofit home-sharing programs, which match homeowners with
exira rooms to those seeking affordable housing while providing legal and conflict resolution
support.

With a severe housing shortage and many underutilized bedrooms, home-sharing offers a
cost-effective solution. AB 474 particularly benefits low-income older adults, helping them
afford rising housing costs while allowing homeowners to supplement theirincome and
renters to find affordable housing.

"California has a housing crisis, but we also have underutilized homes,” said
Assemblymember Ward. “The Home-Sharing Act of 2025 offers a smart, low-cost solution to
help seniors and low-income residents stay housed while increasing affordable rental
opportunities. This bill provides key incentives to ensure that home-sharing is a viable and
stable option for more Californians.”

The Home-Sharing Act of 2025 infroduces key provisions to make nonprofit home-sharing
more accessible and beneficial for low-income homeowners and renters. The bill exempts
low-income homeowners from paying income tax on rental earnings, ensures that home-
sharing income does not affect eligibility for government assistance programs, strengthens
fenant protections, and guarantees the right for home-sharers to have a caregiver move in
if needed. These measures aim to expand affordable housing options while providing
financial stability for participants.

“Assemblymember Ward is once again championing efforts to combat homelessness
among older adults. While California faces a shortage of housing units, we have an
abundance of available bedrooms. Assembly Bill 474 is a step forward in preventing
homelessness by expanding the availability of bedrooms for rent through home-sharing
programs, providing a valuable solution to this pressing issue,” said Jeannee Parker Martin,
President & CEQ, of LeadingAge California, the sponsors of the bill.

**For media inquiries, contact Anthony Reyes:
Anthony.Reyes@asm.ca.gov***
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Bill Text: CA AB474 | 2025-2026 | Regular Session | Introduced
California Assembly Bill 474

Bill Title: Tenancy: caregivers and lodgers: nonprofit home-sharing program: tax credit: eligibility for public social services.

Spectrum: Partisan Bill (Democrat 1-0)

Status: (Introduced) 2025-02-24 - Referred to Coms. on JUD., HUM. S. and Rev. & Tax. [AB474 Detail]

Download: California-2025-AB474-Introduced.html

CALIFORNIA LEGISLATURE— 2025-2026 REGULAR SESSION

ASSEMBLY BILL NO. 474

Introduced by Assembly Member Ward

February 06, 2025

An act to amend Section 1946.2 of, and to repeal Section 1946.5 of, the Civil Code, to amend Section 12927 of the Government Code, to add Section 17131.19 to
the Revenue and Taxation Code, and to add Section 10007 to the Welfare and Institutions Code, relating to housing.

LEGISLATIVE COUNSEL'S DIGEST
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AB 474, as introduced, Ward. Tenancy: caregivers and lodgers: nonprofit home-sharing program: tax credit: eligibility for public social services.

(1) Existing law generally regulates the relationship between parties to a hiring of dwelling units. Existing law generally prohibits the owner of a
residential real property from terminating a tenancy without just cause after a tenant has continuously and lawfully occupied the residential real
property for 12 months. Existing law defines “just cause” as including no-fault just cause, which includes an intent to occupy the residential real
property by the owner or the owner’s spouse, among others, as the person’s primary residence.

This bill would add the intent to occupy the residential real property by the owner’s caregiver, as defined, as a no-fault just cause under the above-
described provisions.

Existing law allows a lodger, as defined, occupying a room on a periodic basis within a dwelling unit occupied by the owner or the owner of the
dwelling unit to terminate the hiring of the room by giving written notice to the other party at least as long before the expiration of the term of hiring
as the term itself, as specified. Upon expiration of the notice period, the right of the lodger to remain in the dwelling unit or any part of the dwelling
unit is terminated and the lodger may be removed from the premises.

This bill would repeal those provisions.

(2) Existing law, the California Fair Employment and Housing Act, prohibits housing discrimination based on specified characteristics. Existing law
defines discrimination to include refusal to sell, rent, or lease housing accommodations. Under existing law, discrimination does not include refusal to
rent or lease a portion of an owner-occupied single-family house to a person as a roomer or boarder living within the household if no more than one
person is to live within the household, as specified.

This bill would specify that discrimination does not include refusal to rent or lease to a person as a tenant, instead of a roomer or a boarder, and
would increase the number persons living in the household under these provisions to 2.

(3) The Personal Income Tax Law, in modified conformity with federal law, generally defines “gross income” as income from whatever source
derived, except as specifically excluded, and provides various exclusions from gross income for purposes of computing tax liability.

This bill would additionally exclude from gross income any payment received by a lower income household from a tenant while participating as a
landlord in a nonprofit home-sharing program. The bill would define various terms for these purposes.

(4) Existing law establishes public social services, including, among others, the State Supplementary Program (SSP) for the Aged, Blind and
Disabled, which requires the State Department of Social Services to contract with the United States Secretary of Health and Human Services to
make payments to SSP recipients to supplement Supplemental Security Income payments made available pursuant to the federal Social Security
Act.

This bill, for purposes of determining eligibility for public social services, would exclude income received by an applicant for, or a recipient of, public
social services through renting bedrooms or units in a nonprofit home-sharing program, as defined.

Digest Key

Vote: majority Appropriation: no Fiscal Committee: yes Local Program: no
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Bill Text
THE PEOPLE OF THE STATE OF CALIFORNIA DO ENACT AS FOLLOWS:

SECTION 1. The Legislature finds and declares all of the following:

(a) Californians who are older or experience disabilities, many of whom live on fixed incomes, face increasing housing cost burdens, with roughly 8
out of 10 extremely low income older renters paying more than one-half of their monthly income on rent. Fair market rents in California for an
efficiency range from $770 per months to $3,056 per month, far more than an older adult or adult with a disability on a fixed income can afford,
particularly when the maximum Supplemental Security Income (SSI) payment for an individual in 2025 is $1,206.94 per month. The SSI payment in
2019 covered only 40 percent of the basic cost of living for a senior living alone. In the County of Los Angeles, the SSI individual payment level has
not been enough to afford an apartment since 2008.

(b) Older adults are at the epicenter of California’s housing affordability and homelessness crisis, with over 40,000 people 55 years of age or older
experiencing homelessness. In the four-year period from 2017 to 2021, the number of older Californians, 65 years of age or older, accessing
homeless services increased by 138 percent.

(c) California is experiencing an extreme housing shortage with an estimate of nearly 1,300,000 affordable units needed to meet the demand for
affordable units. At the same time, California has enough unoccupied bedrooms in existing housing units that, if rented out, could address this
shortfall.

(d) The Master Plan for Aging has a key goal of preventing and ending older adult homelessness as well as expanding housing options for older
adults.

(e) Home sharing, when people rent out extra rooms in their house or apartment, has great potential to help address California’s housing and
homelessness crisis, especially among older adults. Across California, there are dozens of organizations, including many area agencies on aging, that
facilitate home sharing. Incentivizing home sharing is a powerful, relatively low-cost way to increase housing supply and address the housing and
homelessness crisis, especially among older adults.

SEC. 2. Section 1946.2 of the Civil Code is amended to read:

1946.2. (a) Notwithstanding any other law, after a tenant has continuously and lawfully occupied a residential real property for 12 months, the
owner of the residential real property shall not terminate a tenancy without just cause, which shall be stated in the written notice to terminate
tenancy. If any additional adult tenants are added to the lease before an existing tenant has continuously and lawfully occupied the residential real
property for 24 months, then this subdivision shall only apply if either of the following are satisfied:

(1) All of the tenants have continuously and lawfully occupied the residential real property for 12 months or more.
(2) One or more tenants have continuously and lawfully occupied the residential real property for 24 months or more.
(b) For purposes of this section, “just cause” means either of the following:

( ﬁ \t-fault just cause, which means any of the following:



(A) Default in the payment of rent.

(B) A breach of a material term of the lease, as described in paragraph (3) of Section 1161 of the Code of Civil Procedure, including, but not
limited to, violation of a provision of the lease after being issued a written notice to correct the violation.

(C) Maintaining, committing, or permitting the maintenance or commission of a nuisance as described in paragraph (4) of Section 1161 of the
Code of Civil Procedure.

(D) Committing waste as described in paragraph (4) of Section 1161 of the Code of Civil Procedure.

(E) The tenant had a written lease that terminated on or after January 1, 2020, or January 1, 2022, if the lease is for a tenancy in a
mobilehome, and after a written request or demand from the owner, the tenant has refused to execute a written extension or renewal of the
lease for an additional term of similar duration with similar provisions, provided that those terms do not violate this section or any other
provision of law.

(F) Criminal activity by the tenant on the residential real property, including any common areas, or any criminal activity or criminal threat, as
defined in subdivision (a) of Section 422 of the Penal Code, on or off the residential real property, that is directed at any owner or agent of the
owner of the residential real property.

(G) Assigning or subletting the premises in violation of the tenant’s lease, as described in paragraph (4) of Section 1161 of the Code of Civil
Procedure.

(H) The tenant’s refusal to allow the owner to enter the residential real property as authorized by Sections 1101.5 and 1954 of this code, and
Sections 13113.7 and 17926.1 of the Health and Safety Code.

(I) Using the premises for an unlawful purpose as described in paragraph (4) of Section 1161 of the Code of Civil Procedure.

() The employee, agent, or licensee’s failure to vacate after their termination as an employee, agent, or a licensee as described in paragraph
(1) of Section 1161 of the Code of Civil Procedure.

(K) When the tenant fails to deliver possession of the residential real property after providing the owner written notice as provided in Section
1946 of the tenant’s intention to terminate the hiring of the real property, or makes a written offer to surrender that is accepted in writing by
the owner, but fails to deliver possession at the time specified in that written notice as described in paragraph (5) of Section 1161 of the Code
of Civil Procedure.

(2) No-fault just cause, which means any of the following:

(A) (i) Intent to occupy the residential real property by the owner or the owner’s spouse, domestic partner, children, grandchildren, parents,-e+
grandparents or caregiver, as defined in Section 3002 of Title 42 of the United States Code, for a minimum of 12 continuous months as that
person’s primary residence.

(ii) For leases entered into on or after July 1, 2020, or July 1, 2022, if the lease is for a tenancy in a mobilehome, clause (i) shall apply only
if the tenant agrees, in writing, to the termination, or if a provision of the lease allows the owner to terminate the lease if the owner, or the
owner'’s spouse, domestic partner, children, grandchildren, parents,—e+ grandparents, or caregivers, as described in clause (i), unilaterally
decides to occupy the residential real property. Addition of a provision allowing the owner to terminate the lease as described in this clause
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to a new or renewed rental agreement or fixed-term lease constitutes a similar provision for the purposes of subparagraph (E) of paragraph

(1).

(iii) This subparagraph does not apply if the intended occupant occupies a rental unit on the property or if a vacancy of a similar unit already
exists at the property.

(iv) The written notice terminating a tenancy for a just cause pursuant to this subparagraph shall contain the name or names and
relationship to the owner of the intended occupant. The written notice shall additionally include notification that the tenant may request
proof that the intended occupant is an owner or related to the owner as defined in subclause (II) of clause (viii). The proof shall be provided
upon request and may include an operating agreement and other non-public documents.

(v) Clause (i) applies only if the intended occupant moves into the rental unit within 90 days after the tenant vacates and occupies the rental
unit as a primary residence for at least 12 consecutive months.

(vi) (1) If the intended occupant fails to occupy the rental unit within 90 days after the tenant vacates or fails to occupy the rental unit as
their primary residence for at least 12 consecutive months, the owner shall offer the unit to the tenant who vacated it at the same rent and
lease terms in effect at the time the tenant vacated and shall reimburse the tenant for reasonable moving expenses incurred in excess of any
relocation assistance that was paid to the tenant in connection with the written notice.

(II) If the intended occupant moves into the rental unit within 90 days after the tenant vacates, but dies before having occupied the
rental unit as a primary residence for 12 months, as required by clause (vi), this will not be considered a failure to comply with this
section or a material violation of this section by the owner as provided in subdivision (h).

(vii) For a new tenancy commenced during the time periods described in clause (v), the accommodations shall be offered and rented or
leased at the lawful rent in effect at the time any notice of termination of tenancy is served.

(viii) As used in this subparagraph:

(I) “Intended occupant” means the owner of the residential real property or the owner’s spouse, domestic partner, child, grandchild,
parent,-er grandparent, or caregiver, as described in clause (i).

(II) “"Owner” means any of the following:
(ia) An owner who is a natural person that has at least a 25-percent recorded ownership interest in the property.

(ib) An owner who is a natural person who has any recorded ownership interest in the property if 100 percent of the recorded
ownership is divided among owners who are related to each other as sibling, spouse, domestic partner, child, parent, grandparent, or
grandchild.

(ic) An owner who is a natural person whose recorded interest in the property is owned through a limited liability company or
partnership.

(II1) For purposes of subclause (II), “natural person” includes any of the following:

(ia) A natural person who is a settlor or beneficiary of a family trust.



(ib) If the property is owned by a limited liability company or partnership, a natural person who is a beneficial owner with at least a
25-percent ownership interest in the property.

(IV) “Family trust” means a revocable living trust or irrevocable trust in which the settlors and beneficiaries of the trust are persons who
are related to each other as sibling, spouse, domestic partner, child, parent, grandparent, or grandchild.

(V) “Beneficial owner” means a natural person or family trust for whom, directly or indirectly and through any contract arrangement,
understanding, relationship, or otherwise, and any of the following applies:

(ia) The natural person exercises substantial control over a partnership or limited liability company.
(ib) The natural person owns 25 percent or more of the equity interest of a partnership or limited liability company.
(ic) The natural person receives substantial economic benefits from the assets of a partnership.
(B) Withdrawal of the residential real property from the rental market.
(C) (i) The owner complying with any of the following:
(I) An order issued by a government agency or court relating to habitability that necessitates vacating the residential real property.
(II) An order issued by a government agency or court to vacate the residential real property.
(IIT) A local ordinance that necessitates vacating the residential real property.

(ii) If it is determined by any government agency or court that the tenant is at fault for the condition or conditions triggering the order or
need to vacate under clause (i), the tenant shall not be entitled to relocation assistance as outlined in paragraph (3) of subdivision (d).

(D) (i) Intent to demolish or to substantially remodel the residential real property.

(ii) For purposes of this subparagraph, “substantially remodel” means either of the following that cannot be reasonably accomplished in a
safe manner that allows the tenant to remain living in the place and that requires the tenant to vacate the residential real property for at
least 30 consecutive days:

(I) The replacement or substantial modification of any structural, electrical, plumbing, or mechanical system that requires a permit from a
governmental agency.

(II) The abatement of hazardous materials, including lead-based paint, mold, or asbestos, in accordance with applicable federal, state,
and local laws.

(iii) For purposes of this subparagraph, a tenant is not required to vacate the residential real property on any days where a tenant could
continue living in the residential real property without violating health, safety, and habitability codes and laws. Cosmetic improvements
alone, including painting, decorating, and minor repairs, or other work that can be performed safely without having the residential real
property vacated, do not qualify as substantial remodel.

(iv) A written notice terminating a tenancy for a just cause pursuant to this subparagraph shall include all of the following information:
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(I) A statement informing the tenant of the owner’s intent to demolish the property or substantially remodel the rental unit property.
(II) The following statement:

“If the substantial remodel of your unit or demolition of the property as described in this notice of termination is not commenced or completed, the
owner must offer you the opportunity to re-rent your unit with a rental agreement containing the same terms as your most recent rental agreement
with the owner at the rental rate that was in effect at the time you vacated. You must notify the owner within thirty (30) days of receipt of the offer
to re-rent of your acceptance or rejection of the offer, and, if accepted, you must reoccupy the unit within thirty (30) days of notifying the owner of
your acceptance of the offer.”

(III) A description of the substantial remodel to be completed, the approximate expected duration of the substantial remodel, or if the
property is to be demolished, the expected date by which the property will be demolished, together with one of the following:

(ia) A copy of the permit or permits required to undertake the substantial remodel or demolition.

(ib) Only if a notice is issued pursuant to subclause (II) of clause (ii) and the remodel does not require any permit, a copy of the
signed contract with the contractor hired by the owner to complete the substantial remodel, that reasonably details the work that will
be undertaken to abate the hazardous materials as described in subclause (II) of clause (ii).

(IV) A notification that if the tenant is interested in reoccupying the rental unit following the substantial remodel, the tenant shall inform
the owner of the tenant’s interest in reoccupying the rental unit following the substantial remodel and provide to the owner the tenant’s
address, telephone number, and email address.

(c) Before an owner of residential real property issues a notice to terminate a tenancy for just cause that is a curable lease violation, the owner shall
first give notice of the violation to the tenant with an opportunity to cure the violation pursuant to paragraph (3) of Section 1161 of the Code of Civil
Procedure. If the violation is not cured within the time period set forth in the notice, a three-day notice to quit without an opportunity to cure may
thereafter be served to terminate the tenancy.

(d) (1) For a tenancy for which just cause is required to terminate the tenancy under subdivision (@), if an owner of residential real property issues a
termination notice based on a no-fault just cause described in paragraph (2) of subdivision (b), the owner shall, regardless of the tenant’s income, at
the owner’s option, do one of the following:

(A) Assist the tenant to relocate by providing a direct payment to the tenant as described in paragraph (3).
(B) Waive in writing the payment of rent for the final month of the tenancy, prior to the rent becoming due.

(2) If an owner issues a notice to terminate a tenancy for no-fault just cause, the owner shall notify the tenant in the written termination notice of
the tenant’s right to relocation assistance or rent waiver pursuant to this section. If the owner elects to waive the rent for the final month of the
tenancy as provided in subparagraph (B) of paragraph (1), the notice shall state the amount of rent waived and that no rent is due for the final
month of the tenancy.

(3) (A) The amount of relocation assistance or rent waiver shall be equal to one month of the tenant’s rent that was in effect when the owner
issued the notice to terminate the tenancy. Any relocation assistance shall be provided within 15 calendar days of service of the notice.

(B) If a tenant fails to vacate after the expiration of the notice to terminate the tenancy, the actual amount of any relocation assistance or rent
g aiver provided pursuant to this subdivision shall be recoverable as damages in an action to recover possession.



(C) The relocation assistance or rent waiver required by this subdivision shall be credited against any other relocation assistance required by
any other law.

(4) An owner’s failure to strictly comply with this subdivision shall render the notice of termination void.
(e) This section shall not apply to the following types of residential real properties or residential circumstances:
(1) Transient and tourist hotel occupancy as defined in subdivision (b) of Section 1940.

(2) Housing accommodations in a nonprofit hospital, religious facility, extended care facility, licensed residential care facility for the elderly, as
defined in Section 1569.2 of the Health and Safety Code, or an adult residential facility, as defined in Chapter 6 of Division 6 of Title 22 of the
Manual of Policies and Procedures published by the State Department of Social Services.

(3) Dormitories owned and operated by an institution of higher education or a kindergarten and grades 1 to 12, inclusive, school.

(4) Housing accommodations in which the tenant shares bathroom or kitchen facilities with the owner who maintains their principal residence at
the residential real property.

(5) Single-family owner-occupied residences, including both of the following:

(A) A residence in which the owner-occupant rents or leases no more than two units or bedrooms, including, but not limited to, an accessory
dwelling unit or a junior accessory dwelling unit.

(B) A mobilehome.

(6) A property containing two separate dwelling units within a single structure in which the owner occupied one of the units as the owner’s
principal place of residence at the beginning of the tenancy, so long as the owner continues in occupancy, and neither unit is an accessory dwelling
unit or a junior accessory dwelling unit.

(7) Housing that has been issued a certificate of occupancy within the previous 15 years, unless the housing is a mobilehome.

(8) Residential real property, including a mobilehome, that is alienable separate from the title to any other dwelling unit, provided that both of the
following apply:

(A) The owner is not any of the following:
(i) A real estate investment trust, as defined in Section 856 of the Internal Revenue Code.
(ii) A corporation.
(iii) A limited liability company in which at least one member is a corporation.
(iv) Management of a mobilehome park, as defined in Section 798.2.

(B) (i) The tenants have been provided written notice that the residential property is exempt from this section using the following statement:



“This property is not subject to the rent limits imposed by Section 1947.12 of the Civil Code and is not subject to the just cause requirements of
Section 1946.2 of the Civil Code. This property meets the requirements of Sections 1947.12 (d)(5) and 1946.2 (e)(8) of the Civil Code and the
owner is not any of the following: (1) a real estate investment trust, as defined by Section 856 of the Internal Revenue Code; (2) a corporation; or
(3) a limited liability company in which at least one member is a corporation.”

(ii) (I) Except as provided in subclause (II), for a tenancy existing before July 1, 2020, the notice required under clause (i) may, but is not
required to, be provided in the rental agreement.

(II) For a tenancy in a mobilehome existing before July 1, 2022, the notice required under clause (i) may, but is not required to, be
provided in the rental agreement.

(iii) (I) Except as provided in subclause (II), for any tenancy commenced or renewed on or after July 1, 2020, the notice required under
clause (i) must be provided in the rental agreement.

(II) For any tenancy in a mobilehome commenced or renewed on or after July 1, 2022, the notice required under clause (i) shall be
provided in the rental agreement.

(iv) Addition of a provision containing the notice required under clause (i) to any new or renewed rental agreement or fixed-term lease
constitutes a similar provision for the purposes of subparagraph (E) of paragraph (1) of subdivision (b).

(9) Housing restricted by deed, regulatory restriction contained in an agreement with a government agency, or other recorded document as
affordable housing for persons and families of very low, low, or moderate income, as defined in Section 50093 of the Health and Safety Code, or
subject to an agreement that provides housing subsidies for affordable housing for persons and families of very low, low, or moderate income, as
defined in Section 50093 of the Health and Safety Code or comparable federal statutes.

(f) An owner of residential real property subject to this section shall provide notice to the tenant as follows:

(1) (A) Except as provided in subparagraph (B), for any tenancy commenced or renewed on or after July 1, 2020, as an addendum to the lease or
rental agreement, or as a written notice signed by the tenant, with a copy provided to the tenant.

(B) For a tenancy in a mobilehome commenced or renewed on or after July 1, 2022, as an addendum to the lease or rental agreement, or as a
written notice signed by the tenant, with a copy provided to the tenant.

(2) (A) Except as provided in subparagraph (B), for a tenancy existing prior to July 1, 2020, by written notice to the tenant no later than August 1,
2020, or as an addendum to the lease or rental agreement.

(B) For a tenancy in a mobilehome existing prior to July 1, 2022, by written notice to the tenant no later than August 1, 2022, or as an
addendum to the lease or rental agreement.

(3) The notification or lease provision shall be in no less than 12-point type, and shall include the following:

“California law limits the amount your rent can be increased. See Section 1947.12 of the Civil Code for more information. California law also provides

that after all of the tenants have continuously and lawfully occupied the property for 12 months or more or at least one of the tenants has
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continuously and lawfully occupied the property for 24 months or more, a landlord must provide a statement of cause in any notice to terminate a
tenancy. See Section 1946.2 of the Civil Code for more information.”

The notification or lease provision shall be subject to Section 1632.
(g) An owner’s failure to comply with any provision of this section shall render the written termination notice void.

(h) (1) An owner who attempts to recover possession of a rental unit in material violation of this section shall be liable to the tenant in a civil action
for all of the following:

(A) Actual damages.
(B) In the court’s discretion, reasonable attorney’s fees and costs.

(C) Upon a showing that the owner has acted willfully or with oppression, fraud, or malice, up to three times the actual damages. An award
may also be entered for punitive damages for the benefit of the tenant against the owner.

(2) The Attorney General, in the name of the people of the State of California, and the city attorney or county counsel in the jurisdiction in which
the rental unit is located, in the name of the city or county, may seek injunctive relief based on violations of this section.

(i) (1) This section does not apply to the following residential real property:

(A) Residential real property subject to a local ordinance requiring just cause for termination of a residential tenancy adopted on or before
September 1, 2019, in which case the local ordinance shall apply.

(B) Residential real property subject to a local ordinance requiring just cause for termination of a residential tenancy adopted or amended after
September 1, 2019, that is more protective than this section, in which case the local ordinance shall apply. For purposes of this subparagraph,
an ordinance is “more protective” if it meets all of the following criteria:

(i) The just cause for termination of a residential tenancy under the local ordinance is consistent with this section.

(ii) The ordinance further limits the reasons for termination of a residential tenancy, provides for higher relocation assistance amounts, or
provides additional tenant protections that are not prohibited by any other provision of law.

(iii) The local government has made a binding finding within their local ordinance that the ordinance is more protective than the provisions of
this section.

(2) A residential real property shall not be subject to both a local ordinance requiring just cause for termination of a residential tenancy and this
section.

(3) A local ordinance adopted after September 1, 2019, that is less protective than this section shall not be enforced unless this section is
repealed.

(j) Any waiver of the rights under this section shall be void as contrary to public policy.

(k) 2 - the purposes of this section, the following definitions shall apply:



(1) "Owner” includes any person, acting as principal or through an agent, having the right to offer residential real property for rent, and includes a
predecessor in interest to the owner.

(2) “Residential real property” means any dwelling or unit that is intended for human habitation, including any dwelling or unit in a mobilehome
park.

(3) “Tenancy” means the lawful occupation of residential real property and includes a lease or sublease.
() This section shall not apply to a homeowner of a mobilehome, as defined in Section 798.9.
(m) This section shall become operative on April 1, 2024.

(n) This section shall remain in effect only until January 1, 2030, and as of that date is repealed.
SEC. 3. Section 1946.5 of the Civil Code is repealed.

SEC. 4. Section 12927 of the Government Code is amended to read:

12927. As used in this part in connection with housing accommodations, unless a different meaning clearly appears from the context:

(a) “Affirmative actions” means any activity for the purpose of eliminating discrimination in housing accommodations because of race, color, religion,
sex, marital status, national origin, ancestry, familial status, or disability.

(b) “Conciliation council” means a nonprofit organization, or a city or county human relations commission, which provides education, factfinding, and
mediation or conciliation services in resolution of complaints of housing discrimination.

(c) (1) “Discrimination” includes refusal to sell, rent, or lease housing accommodations; includes refusal to negotiate for the sale, rental, or lease of
housing accommodations; includes representation that a housing accommodation is not available for inspection, sale, or rental when that housing
accommodation is in fact so available; includes any other denial or withholding of housing accommodations; includes provision of inferior terms,
con iNn’“ons, privileges, facilities, or services in connection with those housing accommodations; includes harassment in connection with those housing



accommodations; includes the cancellation or termination of a sale or rental agreement; includes the provision of segregated or separated housing
accommodations; includes the refusal to permit, at the expense of the disabled person, reasonable modifications of existing premises occupied or to
be occupied by the disabled person, if the modifications may be necessary to afford the disabled person full enjoyment of the premises, except that,
in the case of a rental, the landlord may, where it is reasonable to do so condition permission for a modification on the renter’s agreeing to restore
the interior of the premises to the condition that existed before the modification (other than for reasonable wear and tear), and includes refusal to
make reasonable accommodations in rules, policies, practices, or services when these accommodations may be necessary to afford a disabled person
equal opportunity to use and enjoy a dwelling.

(2) “Discrimination” does not include either of the following:

(A) Refusal to rent or lease a portion of an owner-occupied single-family house to a person as a—+eemerorboarder tenant living within the
household, provided that no more than-ere—reomer—erboarderis two tenants are to live within the household, and the owner complies with
subdivision (c) of Section 12955, which prohibits discriminatory notices, statements, and advertisements.

(B) Where the sharing of living areas in a single dwelling unit is involved, the use of words stating or tending to imply that the housing being
advertised is available only to persons of one sex.

(d) “"Housing accommodation” means any building, structure, or portion thereof that is occupied as, or intended for occupancy as, a residence by one
or more families and any vacant land that is offered for sale or lease for the construction thereon of any building, structure, or portion thereof
intended to be so occupied. "Housing accommodation” includes a building, structure, or portion thereof that is occupied, or intended to be occupied,
pursuant to a transaction facilitated by a hosting platform, as defined in Section 22590 of the Business and Professions Code.

(e) "Owner” includes the lessee, sublessee, assignee, managing agent, real estate broker or salesperson, or any person having any legal or equitable
right of ownership or possession or the right to rent or lease housing accommodations, and includes the state and any of its political subdivisions
and any agency thereof.

(f) “Person” includes all individuals and entities that are described in Section 3602(d) of Title 42 of the United States Code, and in the definition of
“owner” in subdivision (e), and all institutional third parties, including the Federal Home Loan Mortgage Corporation.

(g) “Aggrieved person” includes any person who claims to have been injured by a discriminatory housing practice or believes that the person will be
injured by a discriminatory housing practice that is about to occur.

(h) “Real estate-related transactions” include any of the following:

(1) The making or purchasing of loans or providing other financial assistance that is for the purpose of purchasing, constructing, improving,
repairing, or maintaining a dwelling, or that is secured by residential real estate.

(2) The selling, brokering, or appraising of residential real property.

(3) The use of territorial underwriting requirements, for the purpose of requiring a borrower in a specific geographic area to obtain earthquake
insurance, required by an institutional third party on a loan secured by residential real property.

(i) “Source of income” means lawful, verifiable income paid directly to a tenant, or to a representative of a tenant, or paid to a housing owner or
landlord on behalf of a tenant, including federal, state, or local public assistance, and federal, state, or local housing subsidies, including, but not

Iimif&d to, federal housing assistance vouchers issued under Section 8 of the United States Housing Act of 1937 (42 U.S.C. Sec. 1437f). “Source of
w



income” includes a federal Department of Housing and Urban Development Veterans Affairs Supportive Housing voucher. For the purposes of this
definition, a housing owner or landlord is not considered a representative of a tenant unless the source of income is a federal Department of Housing
and Urban Development Veterans Affairs Supportive Housing voucher.

SEC. 5. Section 17131.19 is added to the Revenue and Taxation Code, to read:

17131.19. (a) Gross income does not include any payment received by a lower income household from a tenant while participating as a landlord in
a nonprofit home-sharing program.

(b) For the purposes of this section:

(1) “Nonprofit home-sharing program” means a program as defined in paragraph (1) of subdivision (b) of Section 10007 of the Welfare and
Institutions Code.

(2) “Lower income household” means as defined in Section 50079.5 of the Health and Safety Code.
SEC. 6. Section 10007 is added to the Welfare and Institutions Code, to read:

10007. (a) Income received by an applicant for, or a recipient of, public social services through renting bedrooms or units as a landlord in a
nonprofit home-sharing program shall not be considered to be income for the purposes of determining the eligibility of public social services
pursuant to this division.

(b) For the purposes of this section:
(1) “Nonprofit home-sharing program” means a program that meets all of the following:
(A) Administered by a nonprofit organization or governmental entity.

(B) Provides a service that helps to match a person or household, who has one or more unoccupied bedrooms in their owner-occupied home,
one or more unoccupied bedrooms in their rental unit of which they are the primary tenant, or up to two separate vacant units on an owner-
occupied property with one or more unrelated tenants.

(C) Lease agreements executed as a result of a match, as described in subparagraph (B), is for the term of no less than 30 days.
(D) Provides ongoing support to mitigate conflict and promote housing stability for both participating tenants and landlords.

(E) “Nonprofit organization” means any private, nonprofit organization which qualifies for exempt status under Section 501(c)(3) of the United
States Internal Revenue Code of 1986.
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