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SENATE THIRD READING 

SB 522 (Wahab) 

As Amended  March 28, 2025 

Majority vote 

SUMMARY 

Exempts housing built to replace a previous housing unit, as specified, from the 15-year rolling 

exemption for new construction in the just cause eviction provisions of the Tenant Protection Act 

of 2019 (TPA). 

Major Provisions 
1) Exempts housing built to replace a previous housing unit that meets all of the following 

criteria from the 15-year rolling exemption for new construction in the just cause eviction 

provisions of the TPA:  

a) The previous unit was substantially damaged or destroyed by a disaster, defined to mean 

a fire, flood, storm, tidal wave, earthquake, terrorism, epidemic, or other similar public 

calamity that the Governor determines presents a threat to public safety; 

b) The previous unit was issued a certificate of occupancy before the unit was substantially 

damaged or destroyed by the disaster; and  

c) The previous unit was subject to the just cause eviction provisions of the TPA. 

COMMENTS 

Struggling Tenants and the Housing Crisis: California is home to approximately 18 million 

renters – which represents 44% of the state's population. Renters have been particularly impacted 

by the state's affordable housing crisis, as the multi-million unit shortfall of housing has driven 

up rents considerably. According to the 2022 Statewide Housing Plan, California needs an 

additional 2.5 million housing units, including 1.2 million for lower-income households, to meet 

the state's housing shortage. Decades of underbuilding have led to a lack of housing overall, 

particularly housing that is affordable to lower-income households. The state needs an additional 

180,000 new units of housing a year to keep up with demand, including about 80,000 units of 

housing affordable to lower-income households. By contrast, production in the past decade has 

been under 100,000 units per year, including fewer than 20,000 units of affordable housing per 

year.  

Furthermore, the state's homelessness crisis is driven by the lack of affordable rental housing for 

lower income people. According to the California Housing Partnership's Housing Need 

Dashboard, in the current market, over two million extremely low-income and very low-income 

renter households are competing for roughly 750,000 available and affordable rental units in the 

state. Over three-quarters of the state's extremely low-income households and over half of the 

state's very low-income households are severely rent burdened, paying more than 50% of their 

income toward rent each month. In addition, median rent in California has increased by 40% 

since 2000, while median renter household incomes have only increased 9% over the same time 

period (after inflation). 
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Tenant Protection Act of 2019: For decades, several local jurisdictions have imposed limits on 

how much residential landlords can raise the rent on their tenants each year, usually in 

combination with laws preventing landlords from terminating residential tenancies unless the 

landlord has a specific and legitimate reason for doing so. However, throughout the rest of the 

state and for individuals living in the many units exempt from local rent control, landlords could 

raise rents by as much as they pleased and could force a tenant to move out for any legal reason 

or for no reason at all, subject only to requirements for one or sometimes two months' advance 

notice. This changed in 2019 with the passage of AB 1482 (Chiu), Chapter 597, which provided 

eight million California renters in certain housing units with two critical tenant protections: a 

prohibition on exorbitant rent increases and protections against unjustified evictions.  

AB 1482 protected against rent gouging by placing an annual cap on rent increases at 5% plus 

the change in the CPI, not to exceed 10%. The bill protected against unjustified evictions by 

requiring a justifiable cause for the termination of a tenancy after 12 months of tenancy. This 

included specifying a list of "at-fault" causes, where the termination is justified by the action of 

the tenant, such as failure to pay rent or criminal activity on the premises. Where the reason was 

not the tenant's fault – such as situations where the owner decides to occupy the unit, where the 

landlord undertakes demolition or a substantial remodel, or where the landlord elects to withdraw 

the property from the rental market – AB 1482 made sure tenants received at least some financial 

assistance for being made to relocate. 

Further refinements to the TPA were made in 2023 with SB 567 (Durazo), Chapter 290, to close 

perceived loopholes that were being exploited to evade the law's protections and to provide 

additional enforcement tools.  

Los Angeles Wildfires: In early January 2025, extremely dry conditions and high winds in Los 

Angeles resulted in two of the worst wildfires in state history. The Palisades fire, which started 

on January 7th, damaged or destroyed almost 8,000 structures in the Pacific Palisades and 

Topanga State Park area of west Los Angeles. That same day, other fires also broke out in the 

greater Los Angeles area: the Eaton and Hughes fires. The Eaton fire damaged or destroyed more 

than 10,000 structures, including significant portions of the city of Altadena. About half of all 

properties in both cities were destroyed, and both fires took the lives of 29 civilians and injured a 

dozen firefighters. All told, the January wildfires in Los Angeles were some of the most 

destructive wildfires in state history. 

Beyond the significant human toll, the fires also have had a financial significant toll on residents 

and communities where they burned and throughout Southern California. Real estate losses have 

been estimated to be as high as $30 billion, and just under 13,000 households were displaced by 

the Palisades and Eaton fires. An estimated 9,592 single family homes and condominiums, 678 

apartment units, 2,210 duplex and bungalow courts, and 373 mobilehomes were either heavily 

damaged or destroyed. Additionally, records show that about 770 rent-controlled units were 

destroyed in the Pacific Palisades.  

All of this significant destruction displaced thousands of homeowners and tenants alike, so much 

so that rents and occupancy rates throughout the greater Los Angeles area spiked after the fires. 

Reports of landlords engaging in unlawful price gouging of tenants, prospective tenants, and 

short-term rentals abounded. The displacement of so many individuals and families caused a 

significant strain on Los Angeles and the surrounding area's already strained and insufficient 

housing supply. Local and state government have passed various ordinances and rules to try to 
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help Californians displaced by the fires and support tenants in surrounding areas dealing with 

added economic strain or increased rents.  

This Bill: In light of the significant amount of housing that was destroyed by the Palisades and 

Eaton wildfires, SB 522 proposes to narrow the new construction exception in the TPA's just 

cause provisions for housing built within the last 15 years. It specifies that this exception does 

not apply to housing built within the last 15 years when that housing was built to replace housing 

that was substantially damaged or destroyed by a disaster, was issued a certificate of occupancy 

before it was substantially damaged or destroyed, and was previously subject to the TPA's just 

cause protections. SB 522's provisions apply to housing damaged or destroyed by fire, flood, 

storm, tidal wave, earthquake, terrorism, epidemic, or another similar disaster. 

The author and sponsor contend that housing built to replace housing destroyed by wildfires 

should maintain the same just-cause protections for its tenants that tenants of the destroyed 

building enjoyed. If it were not for the disaster, the tenants of the landlord's building would still 

enjoy the TPA's just cause protections. SB 522 would not prohibit landlords who rebuild after a 

disaster from evicting their tenants – when a leased unit is destroyed, the tenancy ends for the 

tenant, and under the TPA, landlords can evict tenants to complete substantial remodels to the 

property – and it is not saying that landlords must accept their previous tenants back. It simply 

extends the just-cause eviction protections to the tenants of a building that was recently built to 

replace housing substantially damaged or destroyed by a disaster. 

Considering that just-cause protections do not prohibit a landlord from charging market rate rents 

or setting the rent for new tenants at the level the market will bear, landlords would still have 

ample opportunity to make a return on their investments and steady income. Because SB 522 

does not provide a similar disaster exception to the exception for recent builds in the TPA's rent 

cap, landlords subject to SB 522's provisions would be able to increase rents on their tenants 

outside of the TPA's protections. Additionally, just-cause protections are not a prohibition on 

evicting tenants, but rather outline the permissible reasons for evicting a tenant. The purpose of 

just-cause protections are to prevent frivolous evictions, not to prevent evictions altogether. SB 

522 simply provides these protections for tenants whose building would otherwise have been 

covered, but for a disaster. As is currently the case, these just-cause protections would not apply 

until the tenant has resided in their unit for at least year. 

According to the Author 
"Protecting tenants from unjust evictions is one of the most basic anti-displacement and anti-

homelessness actions we can take. The Tenant Protection Act established these provisions for 

units with a certificate of occupancy date older than 15 years from the current date. The loss of 

multi-family housing units in the Palisades and Eaton fires forces us to reconsider the efficacy of 

the 15 years provision. As replacement rental housing units are rebuilt after these and any future 

disasters, we must ensure the previously enacted protections carry over. Without extending these 

protections, our homelessness and housing crises will only get worse." 

Arguments in Support 
According to the Los Angeles City Attorney's Office, the bill's sponsor, "SB 522 (Wahab) would 

exclude housing built to replace a previous housing unit that was subject to the TPA and was 

substantially damaged or destroyed by a disaster and was issued a certificate of occupancy before 

that housing unit was substantially damaged or destroyed, from the above-described exemption 

from the just cause requirements and rental increase limits. The Los Angeles City Attorney's 
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Office is grateful for your commitment to protecting residents around the state that are victims of 

our wildfires from losing this tenant protection as a result of the destruction by the wildfires." 

Arguments in Opposition 
A coalition of opponents including the California Apartment Association, California Association 

of Realtors, and the California Chamber of Commerce write in opposition, stating that the bill 

overlooks the financial difficulty of rebuilding rental housing after a disaster, that the bill 

contributes to the exodus of rental property owners leaving the state, and that the bill does not 

encourage but rather disincentivizes the reconstruction of housing. 

FISCAL COMMENTS 

None. 

VOTES 

SENATE FLOOR:  27-10-3 
YES:  Allen, Archuleta, Arreguín, Ashby, Becker, Cabaldon, Caballero, Cervantes, Cortese, 

Durazo, Gonzalez, Grayson, Laird, Limón, McGuire, McNerney, Menjivar, Padilla, Pérez, 

Richardson, Rubio, Smallwood-Cuevas, Stern, Umberg, Wahab, Weber Pierson, Wiener 

NO:  Alvarado-Gil, Choi, Dahle, Grove, Jones, Niello, Ochoa Bogh, Seyarto, Strickland, 

Valladares 

ABS, ABST OR NV:  Blakespear, Hurtado, Reyes 

 

ASM HOUSING AND COMMUNITY DEVELOPMENT:  7-5-0 
YES:  Haney, Caloza, Garcia, Kalra, Lee, Quirk-Silva, Wicks 

NO:  Ávila Farías, Sanchez, Ta, Tangipa, Wilson 

 

ASM JUDICIARY:  8-3-1 
YES:  Kalra, Bauer-Kahan, Bryan, Connolly, Harabedian, Papan, Stefani, Zbur 

NO:  Dixon, Macedo, Sanchez 

ABS, ABST OR NV:  Pacheco 

 

UPDATED 

VERSION: March 28, 2025 

CONSULTANT:  Nicole Restmeyer / H. & C.D. / (916) 319-2085   FN: 0001127 


