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CONCURRENCE IN SENATE AMENDMENTS
CSA1 Bill 1d:AB 4149Author:(Pellerin)

As Amended Ver:August 19, 2025

Majority vote

SUMMARY

Requires a landlord who receives a security deposit or rental payments by means of electronic
transfer to return the security deposit by electronic transfer, unless the landlord and tenant agree
to a different method of returning the security deposit.

Major Provisions

1) Provides that if the landlord received the security deposit or rental payments from the tenant
electronically, then the landlord shall furnish the remainder of the security deposit
electronically to a bank account or other financial institution designated by the tenant, or by
any electronic or virtual method available to the landlord. Alternatively, the landlord and
tenant may, by written agreement, designate another method of return, including, but not
limited to, by personal delivery or by a check made payable to the tenant and mailed to an
address provided by tenant.

2) Provides that upon mutual agreement between the landlord and tenant entered into at the
commencement of the tenancy or at any time during or after the tenancy, the landlord may
send the itemized statement by either: (a) email to an account provided by the tenant, or (b)
mailed to an address provided by the tenant by first-class mail, postage prepaid. If no
agreement is reached, the default method shall be mailing via first-class mail, postage
prepaid.

3) Specifies the manner for sending the itemized statement and returning the security deposit
when multiple adult tenants reside in the unit.

Senate Amendments

1) Clarify that if the landlord received the security or rental payments from the tenant
electronically, the bill would require the landlord to notify the tenant in writing of the tenant's
right to receive the any remaining amount of the security deposit electronically.

2) Clarify the process for returning any remainder of the security deposit if there are multiple
adult tenants residing in the unit.

COMMENTS

Security Deposits. Landlords typically demand from a new tenant a fee or deposit as a "security"
to protect the landlord should the tenant default in the payment of rent, damage the property
beyond the normal wear and tear, or fail to leave the unit as clean as they found it. Recently AB
12 (Haney0, Chapter 733, Statutes of 2023 limited the amount that the landlord could charge for
the security deposit to the equivalent of one month's rent. However, given the rising costs of
rental housing in California, one month's rent can sometimes represent a significant amount of
money, especially for a tenant who must come up with first month's rent and a security deposit at
another residence. As such, California law regulates not only the amount of security deposit that
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the landlord can lawfully charge; it also limits the kinds of expenses that the landlord can deduct
from the security deposit before returning the remainder, if any, to the tenant. In addition,
existing law requires the landlord to provide the tenant with an itemized statement, with
supporting receipts and documentation, detailing why the landlord is withholding all or part of
the security deposit.

This bill addresses the manner in which the landlord must provide the tenant with the itemized
statement and any portion of the security deposit owed to the tenant. Existing law requires that
the refund and statement be provided to the tenant either by 1) personal delivery or 2) by first
class mail, postage prepaid. The author contends that this requirement fails to take account of the
increasing practice of paying rents and security deposits by electronic transfer, whether that is by
setting up automated payments via a bank's unique routing numbers or using mobile banking
applications such as Zelle. However, existing law does, in fact, take account of this. Specifically,
existing law expressly authorizes the landlord and tenant, by mutual agreement, to have the
landlord transfer the remaining security deposit electronically to an account designated by the
tenant. This bill would effectively make return by electronic means the default method if the
landlord received the security deposit or rental payments from the tenant electronically.

In sum this bill makes a very modest change to existing law. While existing law may make
sending the itemized statement and security deposit by old-fashioned mail the default position, it
already expressly authorizes the landlord and tenant to mutually agree to transfer the deposit and
itemized statement electronically if both parties have the desire and capacity for electronic
transfers. This bill will simply make electronic transfer the default if payments were made
electronically. Specifically, the bill would specify that if the landlord received the security or
rental payments from the tenant electronically, the then the landlord shall return the remainder of
the security electronically, unless the landlord and tenant designated another method of return,
by written agreement. The bill would require the landlord to notify the tenant in writing of their
right to receive the security electronically. The bill would also authorize the landlord and tenant
to mutually agree, as specified, to provide the itemized statement by either email to an email
account provided by the tenant or mail by first-class mail, postage prepaid, to an address
provided by the tenant. Finally, the bill specifies for returning any remainder of the security
deposit if there are multiple adult tenants residing in the unit.

According to the Author

According to the author, an increasing proportion of tenants are submitting rental deposits and
paying their rent through electronic funds transfers, such as online property management portals,
through bank transfers such as Zelle, or other online payment platforms." The author contends
that "California's Civil Code has not reflected these changes," as it still requires the landlord to
return the deposit via personal delivery or first-class mail. The author claims that there is
"extensive anecdotal evidence" of checks not arriving in the mail, though it is unclear whether
this is due to the landlord "maliciously and purposefully withholding security deposits" or some
other reason. Whatever the reasons, the author contends, "these instances underscore the need to
update the Civil Code to reflect the realities of rental transactions in the 21 century.

Arguments in Support
This bill is supported by the California Apartment Association (CAA). They write:

We appreciate your collaboration with CAA in developing provisions that offer flexibility for
returning security deposits in a manner agreed upon by both the owner and tenant, including
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the option of electronically transferring any remaining funds. The bill's added guidance on
how to handle the return of a security deposit when multiple tenants are vacating a unit is
particularly beneficial. We believe AB 414 thoughtfully balances the interests of both
property owners and tenants.

Arguments in Opposition
None on file

FISCAL COMMENTS

None
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