SB 641
Page 1

SENATE THIRD READING
SB 641 (Ashby)

As Amended September 4, 2025
2/3 vote. Urgency

SUMMARY

Authorizes licensing boards under the Department of Consumer Affairs (DCA) and the
Department of Real Estate (DRE) to waive the application of specified laws for licensees and
applicants who are impacted by a declared federal, state, or local emergency or whose home or
business is located in a disaster area; requires licensees and applicants of entities within the DCA
to provide an email address to their licensing agency; requires the DRE to make determinations
regarding any unlawful, unfair, or fraudulent practices by individuals in the wake of a declared
emergency or disaster area, including unsolicited offers for real property for an amount less than
fair market value; and establishes requirements for debris removal.

Major Provisions

1) Declares that it is the intent of the Legislature to provide boards, bureaus, commissions, and
regulatory entities within the jurisdiction of the DCA and the DRE with authority to address
licensing and enforcement concerns in real time after an emergency is declared.

1) Authorizes the DRE or any board under the DCA to waive the application of any provision of
law that the board or department is charged with enforcing for licensees and applicants who
reside in or whose primary place of business is in a location damaged by a natural disaster
for which a state of emergency is proclaimed or for which an emergency or major disaster is
declared, that is related to any of the following:

a) Requirements related to timing for taking examinations.
b) Extending licensure renewal deadlines.

c) Permitting license renewal without completing continuing education and postponing
continuing education deadlines to a time after renewal.

d) Permitting license display requirements to include displaying a license verification
printout from the boards' websites during declared emergencies.

e) Permitting license renewal without paying the renewal fee and postponing payment of the
renewal fee to a time after renewal.

f)  Requirements to pay delinquency fees.

g) Extending the time for applicants to complete their applications before the application is
considered abandoned.

2) Requires a board to notify the director of the DCA in writing of any waiver approved by a
board, and provides that the waiver shall take effect after a period of five business days after
the director receives the notification from the board, unless the director disapproves the
waiver within those five days.
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Limits the above waiver authority to the duration of a declared federal, state, or local
emergency or disaster and up to either one year after the end of the declared emergency or
disaster or a longer period of time as determined by the board, with approval of the director
of DCA, or the DRE.

Exempts licensees who reside in or whose primary place of business is in a location damaged
by a natural disaster for which a state of emergency is proclaimed, from paying a fee for a
duplicate copy of their license or certificate.

Exempts a licensee whose home or business mailing address is located in an area for which
a federal, state, or local emergency or disaster area is declared, or for which an emergency
or major disaster is declared, from the penalty for failing to notify their licensing agency
within 30 days of a change in their mailing address.

Requires every applicant for licensure and every licensee of a board under the DCA to
provide their licensing agency with an email address.

Specifies the licenses or classifications that a contractor must have to engage in debris
removal, but allows for the Contractors State License Board (CSLB) registrar to authorize
additional classifications to perform debris removal, including muck out services, during a
declared federal, state, or local emergency or for a declared disaster area, provided the
contractor has passed an approved hazardous substance certification examination and
complies with hazardous waste operations and emergency response requirements.

Requires the Commissioner of DRE to do both of the following immediately upon the
declaration of a natural disaster for which a state of emergency is proclaimed or for which
an emergency or major disaster is declared:

a) Expeditiously, and until one year following the end of the emergency, determine the
nature and scope of any unlawful, unfair, or fraudulent practices employed by any
individual or entity seeking to take advantage of property owners in the wake of the
emergency.

b) Provide notice to the public of the nature of these practices, their rights under the law,
relevant resources that may be available, and contact information for authorities to whom
violations may be reported.

Authorizes the Commissioner of DRE to suspend or revoke the real estate license of a person
who makes an unsolicited offer to an owner of real property, on their own behalf or on behalf
of a client, to purchase or otherwise acquire any interest in the real property for an amount
less than the fair market value of the property or interest in the property when that property is
located in an area included in a declared federal, state, or local emergency or disaster area,
for the duration of the declared emergency and for one year thereafter.

10) Authorizes the Commissioner of DRE to extend the length of the above prohibition for one

additional year if deemed necessary for the protection of property owners and consumers.

11) Declares that in order to support licensed professionals impacted by the disasters caused by

the Palisades and Eaton wildfires, it is necessary that the bill take effect immediately as an
urgency measure.
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COMMENTS

Waiver of Laws During an Emergency or Disaster. Pursuant to the California Emergency
Services Act (EMS Act), the Governor is authorized to make, amend, and rescind orders and
regulations necessary to carry out the provisions of the Act, which have the force and effect of
law. The EMS Act is invoked during a formally declared state of emergency, which is defined as
follows:

[The] duly proclaimed existence of conditions of disaster or of extreme peril to the safety of
persons and property within the state caused by conditions such as air pollution, fire, flood,
storm, epidemic, riot, drought, cyberterrorism, sudden and severe energy shortage,
electromagnetic pulse attack, plant or animal infestation or disease, the Governor's warning
of an earthquake or volcanic prediction, or an earthquake, or other conditions, other than
conditions resulting from a labor controversy or conditions causing a "state of war
emergency," which, by reason of their magnitude, are or are likely to be beyond the control
of the services, personnel, equipment, and facilities of any single county, city and county, or
city and require the combined forces of a mutual aid region or regions to combat, or with
respect to regulated energy utilities, a sudden and severe energy shortage requires
extraordinary measures beyond the authority vested in the Public Utilities Commission.

Emergencies can be declared at the federal, state, or local level depending on their scope and
nature. For example, when COVID-19 was first formally recognized as a serious pandemic, the
State of California declared a state emergency on March 4, 2020, followed by a federal
declaration of a national emergency on March 13, 2020. Numerous cities and counties
additionally declared local emergencies.

On March 30, 2020, Governor Gavin Newsom issued Executive Order N-39-20, which created a
new process for the waiver of certain requirements for licensure as authorized under the EMS
Act. The order authorized the Director of DCA, "to the extent necessary and only for the
duration of the declared emergency," to waive professional licensing requirements and amend
scopes of practice, including "the examination, education, experience, and training requirements
necessary to obtain and maintain licensure, and requirements governing the practice and
permissible activities for licensees." These waivers were initially limited to licensed health care
professionals. Either members of the public or the boards themselves were able to submit
requests for waivers to the Director of Consumer Affairs.

Through the Governor's waiver process, the Director of Consumer Affairs waived statutes
limiting the number of continuing education hours that may be completed through computer-
assisted instruction and limiting such instruction to those that allow participants to concurrently
interact with instructors or presenters while they observe the courses. The Director additionally
waived statutes requiring individuals to complete education or examination requirements as a
condition of license renewal. Additionally, the Director issued waivers expanding the scopes of
practice for various health professions to administer the COVID-19 vaccine. Overall,
approximately 200 waivers related to professional licensing and related regulatory requirements
during the COVID-19 state of emergency, many of which were amended or extended.

In addition to the authority granted to the Governor under the EMS Act, statute provides other
mechanisms for waiving laws during an emergency. For example, the California State Board of
Pharmacy (BOP) has its own statutory authority to "waive application of any provisions of [the
Pharmacy Law] or the regulations adopted pursuant to it if, in the Board's opinion, the waiver
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will aid in the protection of public health or the provision of patient care." Following the
Governor's emergency declaration, the BOP established its own waiver request process through
which licensees and members of the public could request a waiver of law. Between March 2020
and November 2020, the BOP granted approximately 300 site-specific waivers along with 21
broad waivers, which typically included conditions for use and recordkeeping requirements to
demonstrate compliance with the conditions.

In addition to the BOP's actions during the COVID-19 pandemic, the BOP frequently uses its
authority to waive provisions of law during natural disasters. For example, during devastating
wildfires such as the Tubbs Fire in 2017, the Camp Fire in 2018, and the Dixie Fire in 2021, the
BOP issued waivers allowing pharmacists to provide emergency refills, temporary relocation of
pharmacies, and mobile pharmacy operations. Similar waivers have been granted during large
earthquakes, severe storms and floods, and prolonged power outages. The Pharmacy Law only
allows waivers to be granted during a declared emergency; however, the BOP is given discretion
to maintain a waiver following the termination of the emergency for up to 90 days "if, in the
Board's opinion, the continued waiver will aid in the protection of the public health or in the
provision of patient care."

This bill would allow every board under the DCA, as well as the DRE, to institute its own waiver
process similar to what was established pursuant to the Governor's executive order during the
COVID-19 pandemic and similar to the authority granted to the BOP. The bill would allow
licensing agencies to waive the application of any provision of law that the board or department
is charged with enforcing for licensees and applicants who reside in or whose primary place of
business is in a location damaged by a natural disaster for which a state of emergency is
proclaimed or for which an emergency or major disaster is declared. Waivers authorized under
the bill would be limited to laws related to the following topics:

12) Requirements related to timing for taking examinations.
Extending licensure renewal deadlines.

Permitting license renewal without completing continuing education and postponing continuing
education deadlines to a time after renewal.

Permitting license display requirements to include displaying a license verification printout from
the boards' websites during declared emergencies.

Permitting license renewal without paying the renewal fee and postponing payment of the
renewal fee to a time after renewal.

Requirements to pay delinquency fees.

Extending the time for applicants to complete their applications before the application is
considered abandoned.

For waivers approved by boards within the DCA, this bill would require the waiver to be
submitted to the director of the DCA. The director would then have five days to review the
proposed waiver and either approve or disapprove it. The waiver would go into effect five days
following this submission unless disapproved by the director.
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Waivers granted under this bill would extend through the duration of the declared emergency or
disaster until either one year after the end of the declared emergency or disaster or a longer
period of time as determined by the board, with approval of the director of the DCA, or the
Department of Real Estate. Additionally, this bill would specifically exempt licensees whose
homes or workplaces are in a location damaged by a declared emergency or disaster from laws
requiring the payment of a fee to replace a previously issued license or certificate, as well as laws
establishing penalties for failing to notify a licensing agency about a change in address. Under
the waivers authorized by this bill, the DRE and boards within the DCA would be able to more
quickly and specifically act during future emergencies, whether they are public health pandemics
or natural disasters.

Predatory Real Estate Activity. During the wildfires that ravaged Southern California in 2025,
reports were published describing predatory activity by real estate licensees and other individuals
seeking to take advantage of disaster victims. On January 14, 2025, Governor Gavin Newsom
signed Executive Order N-7-25, which included statements that the Governor had "personally
heard first-hand from homeowners, faith leaders, and business property owners who, while these
fires still burn, received unsolicited offers to purchase their property, which in many instances
represent their life savings and family legacies, for amounts far less than fair market value prior
to this emergency." The Executive Order further acknowledged that "all those impacted by these
fires, and especially property owners who have lost their family home or business, or even their
entire neighborhood, may be traumatized, uncertain, and especially vulnerable to exploitative
practices of unscrupulous individuals who seek to profit from this disaster."

Under the authority of the EMS Act, the Governor's Executive Order provided that to prohibit
unsolicited offers to an owner of real property located in the specific areas impacted by the
wildfires to purchase or otherwise acquire any interest in the real property for an amount less
than the fair market value of the property or interest in the property on January 6, 2025. The
Executive Order additionally required the DRE to "expeditiously determine the nature and scope
of any unlawful, unfair, or fraudulent practices employed by any individual or entity seeking to
take advantage of property owners in the wake of this emergency, and shall provide notice to the
public of the nature of these practices, their rights under the law, relevant resources that may be
available, and contact information for authorities to whom violations may be reported." The
Executive Order was initially made valid for three months but was subsequently extended.

This bill would codify the substance of the Governor's Executive Order and make this form of
predatory activity professional misconduct for a licensee of the DRE. The bill would
additionally codify the DRE's responsibility for determining the nature and scope of any
unlawful, unfair, or fraudulent practices. Once codified, these orders would become standard for
any future emergency, protecting California disaster victims.

Debris Removal. Pursuant to the Public Resources Code, the Department of Resources
Recycling and Recovery is required to prequalify contractors to enter into contracts in
communities impacted by wildfires. These contracts may be entered into before the onset of
major damage in order to retain the contractor in readiness to respond to incidents as needed.
Statute further provides that work performed under the contract must be limited to preparation,
removal, transport, and recycling or disposal of metals, ash, debris, concrete foundations and
flatwork, potentially dangerous trees, and contaminated soil on residential and public properties
included in the structural debris removal function.
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In the wake of the 2025 wildfires in Los Angeles, Governor Gavin Newsom signed Executive
Order N-5-25, which described "the urgent need to expeditiously develop a comprehensive plan
for debris removal and execute the contracts and take other actions necessary to expeditiously
implement that plan." With federal assistance, debris removal teams began work to clean up
household hazardous waste, including paint, ammunition, pesticides, propane tanks, and batteries
in both conventional and electric vehicles. The Governor's Executive Order directed state
agencies "to develop a comprehensive plan for expeditiously removing debris from impacted
properties to allow the rebuilding process to commence as quickly as possible, including the
prompt execution of contracts with debris removal vendors with a proven track record of
successfully delivering services on a timely and cost-effective basis."

This bill would clarify which contractors are authorized to engage in debris removal in future
emergencies and disasters. Notwithstanding the Public Resources Code, contractors with
specified licenses or classifications would be allowed to engage in debris removal, and during a
declared federal, state, or local emergency or for a declared disaster area, the CSLB would be
allowed to authorize additional classifications to perform debris removal, including muck out
services, based on the needs of the declared emergency or disaster. This language is intended to
assist the state in establishing a clear debris removal plan during future disasters like the 2025
Southern California wildfires.

According to the Author

"Licensing practice laws establish requirements for individuals to meet in order to maintain their
livelihood, most especially as they rebuild their lives and climb back up after facing tragedy like
so many experienced early this year. When disaster strikes, the last thing someone should have to
worry about is submitting the proper fee for a replacement license. It should be automatic that
applicants and licensed professionals are provided extended timeframes to meet the many, often
onerous, requirements they have to meet just to do their job. By granting the authority for
licensing programs to waive certain requirements for individuals in a disaster area and during a
state of emergency, SB 641 will provide a small measure of relief as they begin to move forward
and successfully back into their profession. SB 641 also builds on lessons learned in other
disasters to protect property owners from predatory land grabs. Neighborhoods in the wake of
fires have already experienced enough and we should ensure swift action is taken to prohibit this
behavior and enforce against those who engage in it. It's also critical that we have baseline
measures of quality built into the standards for the companies engaging in private debris removal
and cleanup — requiring proper hazardous waste removal training will ensure continued safety in
these impacted areas."

Arguments in Support

The Contractors State License Board (CSLB) supports this bill, writing: "In the aftermath of a
natural disaster, safe debris removal and disposal is critical to avoid additional health and
environmental problems. SB 641 designates which licensing classifications have sufficient
experience and training to assist with debris removal on a case-by-case basis during a declared
federal, state, or local emergency if needed. The bill also allows CSLB to safely waive certain
licensing requirements to support applicants and licensees during a state of emergency. SB 641
will enhance CSLB's ability to quickly navigate recovery needs and provide expedient assistance
for applicants, licensees, and consumers."

Arguments in Opposition
There is no opposition on file.
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FISCAL COMMENTS

According to the Assembly Committee on Appropriations, minor and absorbable costs to most
boards and bureaus within the DCA; indeterminate workload to the DCA's Office of Information
Services; no costs to the CSLB associated with the debris removal provisions; costs to the DRE
of $489,000 in fiscal year 2025-26 and $467,000 annually thereafter in addition to one-time
special fund costs of $50,000 and additional costs based on the number of complaints received
for unsolicited offers; and indeterminate cost pressures based on potential workload to the trial
courts and justice system.

VOTES

SENATE FLOOR: 39-0-1

YES: Allen, Alvarado-Gil, Archuleta, Arreguin, Ashby, Becker, Blakespear, Cabaldon,
Caballero, Cervantes, Choi, Cortese, Dahle, Durazo, Gonzalez, Grayson, Grove, Hurtado, Jones,
Laird, Limo6n, McGuire, McNerney, Menjivar, Niello, Ochoa Bogh, Padilla, Pérez, Richardson,
Rubio, Seyarto, Smallwood-Cuevas, Stern, Strickland, Umberg, Valladares, Wahab, Weber
Pierson, Wiener

ABS, ABST OR NV: Reyes

ASM BUSINESS AND PROFESSIONS: 17-0-1

YES: Berman, Flora, Ahrens, Alanis, Bains, Caloza, Chen, Elhawary, Hadwick, Haney, Irwin,
Jackson, Krell, Lowenthal, Macedo, Nguyen, Pellerin

ABS, ABST OR NV: Bauer-Kahan

ASM APPROPRIATIONS: 11-0-4

YES: Wicks, Arambula, Calderon, Caloza, Elhawary, Fong, Mark Gonzalez, Ahrens, Pacheco,
Pellerin, Solache

ABS, ABST OR NV: Sanchez, Dixon, Ta, Tangipa
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