
ORDINANCE NO.

A n o rd inance  am end ing  A rtic le  14 .6  o f C hap te r IV  o f the Los A nge les M un ic ipa l 

C ode rega rd ing tenan t p ro tec tions  du ring the  C O V ID -19 pandem ic

THE PEOPLE OF THE CITY OF LOS ANGELES 

DO ORDAIN AS FOLLOWS:

S ection 1 . A rtic le  14 .6  o f C hap te r IV  o f the  Los A nge les  M un ic ipa l C ode is  

am ended  in its  en tire ty  to  read as  fo llow s :

ARTICLE 14.6

TEMPORARY PROTECTION OF TENANTS DURING COVID-19 PANDEMIC

SEC. 49.99. FINDINGS.

T he C ity  o f Los  A nge les is  expe rienc ing an unp receden ted pub lic  hea lth  c ris is  

b rough t by  the  C o ronav irus , w h ich  causes an acu te  resp ira to ry  illness ca lled C O V ID -19

O n M arch 4 , 2020 , the  G ove rno r o f the  S ta te  o f C a lifo rn ia  dec la red a S ta te  o f 

E m ergency  in  C a lifo rn ia  as resu lt o f the  C O V ID -19 pandem ic . T ha t sam e day , the  

M ayo r a lso  dec la red  a  loca l em ergency .

O n M arch 16 , 2020 , the  G ove rno r issued  E xecu tive  O rder N -28-20 , w h ich  

au tho rizes loca l ju risd ic tions to  suspend ce rta in  ev ic tions o f ren te rs  and hom eow ne rs , 

am ong o the r p ro tec tions . T he E xecu tive  O rde r fu rthe r au tho rizes  the  C ity  o f Los 

A nge les to  im p lem en t add itiona l m easu res to  p rom o te  hous ing  secu rity  and s tab ility  to  

p ro tec t pub lic  hea lth  and m itiga te the  econom ic  im pacts  o f the  C O V ID -19 pandem ic .

T he econom ic im pac ts  o f C O V ID -19 have been s ign ifican t and w ill have las ting  

repercuss ions  fo r the  res iden ts o f the  C ity  o f Los A nge les . N a tiona l, coun ty , and c ity  

pub lic  hea lth  au tho ritie s issued recom m enda tions , inc lud ing , bu t no t lim ited  to , soc ia l 

d is tanc ing , s tay ing hom e if s ick , cance ling  o r pos tpon ing la rge g roup even ts , w o rk ing  

from  hom e , and o the r p recau tions  to  p ro tec t pub lic  hea lth  and p reven t transm iss ion o f 

th is  com m un icab le  v irus . R es iden ts m os t vu lne rab le  to  C O V ID -19 , inc lud ing those  65  

yea rs  o f age  o r o lder, and  those  w ith  unde rly ing  hea lth  issues , have  been  o rdered to  

se lf-quaran tine , se lf- iso la te , o r o the rw ise  rem a in  in  the ir hom es. N on -essen tia l 

bus inesses have been  o rdered to  c lose . M ore  recen t o rde rs  from  the  G overnor and the  

M ayo r have  o rdered peop le  to  s tay  a t hom e and on ly  leave  the ir hom es to  v is it o r w o rk  

in  essen tia l bus inesses . A s a resu lt, m any res iden ts  a re  experienc ing unexpec ted 

expend itu res  o r subs tan tia l loss o f in com e as a  resu lt o f bus iness  c losu res , reduced  

w o rk hou rs , o r la y -o ffs  re la ted  to  these  gove rnm en t-o rde red in te rven tions . T hose  

a lready expe rienc ing hom e lessness a re  espec ia lly  vu lnerab le  du ring  th is  pub lic  hea lth  

c ris is .
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T he C O V ID -19 pandem ic  th rea tens  to  unde rm ine hous ing secu rity  and gene ra te  

unnecessary d isp lacem en t o f C ity  res iden ts  and ins tab ility  o f C ity  bus inesses . 

T here fo re , the  C ity  o f Los A nge les has taken and m us t con tinue  to  take  m easu res  to  

p ro tec t pub lic  hea lth , life , and p rope rty .

T h is o rd inance  tem po ra rily  p roh ib its  ev ic tions o f res iden tia l and com m erc ia l 

tenan ts  fo r fa ilu re  to  pay ren t due  to  C O V ID -19 , and p roh ib its  ev ic tions o f res iden tia l 

tenan ts  du ring the  em ergency fo r no -fau lt reasons , fo r unau tho rized occupan ts  o r pe ts , 

and  fo r nu isance  re la ted to  C O V ID -19 . T h is o rd inance fu rthe r suspends  w ithd raw a ls  o f 

occup ied res iden tia l un its  from  the ren ta l m a rke t unde r the  E llis  A c t, G ove rnm ent C ode  

S ec tion 7060 , et seq.

SEC. 49.99.1. DEFINITIONS.

T he fo llow ing  w o rds and ph rases , w henever used in  th is  a rtic le , sha ll be  

cons trued  as  de fined in  th is  sec tion :

Commercial Real Property. “C om m erc ia l rea l p rope rty ” is any  

pa rce l o f rea l p roperty  tha t is  deve loped  and used e ithe r in pa rt o r in  w ho le  

fo r com m erc ia l pu rposes. T h is  does  no t in c lude  com m erc ia l rea l p rope rty leased  

by a  m u lti-na tiona l com pany , a  pub lic ly  traded com pany , o r a  com pany tha t 

em p loys m ore  than  500 em p loyees .

A .

B . Endeavor to Evict. “E ndeavo r to  ev ic t” is  conduc t w he re  the  

O w ne r lacks a  good fa ith  bas is  to  be lie ve  tha t the  tenan t does no t en joy  the  

bene fits  o f th is  a rtic le  and the  O w ner se rves o r p rov ides in  any  w ay to  the  tenan t: 

a  no tice  to  pay o r qu it, a  no tice  to  pe rfo rm  covenan t o r qu it, a  no tice  o f 

te rm ina tion , o r any o the r ev ic tion no tice .

Local Emergency Period. “Loca l em ergency  pe riod ” is  the  pe riod  

o f tim e  from  M arch 4 , 2020 , to  the  end o f the  loca l em ergency  as dec la red by the  

M ayo r.

C .

No-fault Reason. “N o -fau lt reason ” is  any no -fau lt reason unde r 

C a lifo rn ia  C iv il C ode S ec tion 1946 .2 (b ) o r any no -fau lt reason unde r the R en t 

S tab iliza tion  O rd inance .

D .

Owner. “O w ner” is  any pe rson , ac ting as p rinc ipa l o r th rough an  

agen t, o ffe ring res iden tia l o r C om m erc ia l R ea ! P rope rty  fo r ren t, and inc ludes a  

successo r in  in te res t to  the  ow ne r.

E .

Residential Real Property. “R es iden tia l rea l p roperty ” is  any  

dw e lling  o r un it tha t is in tended o r used  fo r hum an hab ita tion .

F .
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SEC. 49.99.2. PROHIBITION ON RESIDENTIAL EVICTIONS.

D uring the Loca l E m ergency P e riod  and fo r 12 m onths a fte r its  exp ira tion , 

no  O w ner sha ll endeavo r to  ev ic t o r ev ic t a  res iden tia l tenan t fo r non -paym ent o f ren t 

du ring  the  Loca l E m ergency P e riod if the  tenan t is  unab le  to  pay ren t due  to  

c ircum stances re la ted  to  the  C O V ID -19 pandem ic . T hese c ircum stances inc lude loss o f 

in com e due to  a  C O V ID -19 re la ted  w o rkp lace  c losu re , ch ild  ca re  expend itu res due  to  

schoo l c losu res , hea lth -ca re  expenses re la ted  to  be ing ill w ith  C O V ID -19 o r ca ring  fo r a  

m em ber o f the  tenan t’s househo ld o r fam ily  w ho is ill w ith  C O V ID -1 9 , o r reasonab le  

expend itu res  tha t s tem  from  gove rnm ent-o rdered  em ergency  m easu res . T enan ts  sha ll 

have up  to  12 m onths fo llow ing  the  exp ira tion  o f the  Loca l E m ergency P e riod to  repay  

any ren t de fe rred du ring the Loca l E m ergency P e riod . N o th ing in  th is  a rtic le  e lim ina tes 

any ob liga tion  to  pay law fu lly  cha rged ren t. H ow eve r, the  tenan t and O w ner m ay , p rio r 

to  the  exp ira tion  o f the  Loca l E m ergency P e riod o r w ith in  90 days o f the  firs t m issed ren t 

paym en t, w h icheve r com es firs t, m u tua lly  ag ree to  a  p lan  fo r repaym ent o f unpa id ren t 

se lec ted  from  op tions p rom u lga ted by the  H ous ing  and C om m un ity  Inves tm en t 

D epa rtm en t (“H C ID ”) fo r tha t pu rpose .

A .

N o O w ner sha ll endeavo r to  ev ic t o r ev ic t a  res iden tia l tenan t fo r a  no -fau lt 

reason du ring the Loca l E m ergency P e riod .

B .

N o O w ner sha ll endeavo r to  ev ic t o r ev ic t a  res iden tia l tenan t based on  

the  p resence  o f unau tho rized occupan ts  o r pe ts , o r fo r nu isance  re la ted  to  C O V ID -19  

du ring the  Loca l E m ergency P e riod .

C .

N o O w ner sha ll cha rge  in te res t o r a  la te  fee  on ren t no t pa id unde r theD .

p rov is ions  o f th is  a rtic le .

A n O w ner sha ll: (i) p rov ide  w ritten no tice  to  each res iden tia l tenan t o f the  

p ro tec tions a ffo rded  by  th is  a rtic le  (“P ro tec tions N o tice ”) w ith in  15 days o f the  e ffec tive  

da te  o f th is  o rd inance ; and (ii) p rov ide  the  P ro tec tions N o tice  du ring the Loca l 

E m ergency  P e riod and fo r 12 m onths a fte r its  te rm ina tion  each  tim e the  O w ner se rves a  

no tice  to  pay o r qu it, a  no tice  to  te rm ina te  a res iden tia l tenancy , a no tice  to  pe rfo rm  

covenan t o r qu it, o r any ev ic tion no tice , inc lud ing  any no tice  requ ired unde r C a lifo rn ia  

C ode o f C iv il P rocedu re S ec tion 1161 and C a lifo rn ia  C iv il C ode S ec tion 1946 .1 . H C ID  

sha ll m ake ava ilab le  the  fo rm  o f the P ro tec tions N o tice , w h ich  m us t be used , w ithou t 

m od ifica tion  o f con ten t o r fo rm a t, by  the  O w ne r to  com p ly  w ith  th is  subpa rag raph . H C ID  

w ill p roduce  the  fo rm  o f the P ro tec tions N o tice in  the  m os t com m on ly  used languages  in  

the  C ity , and an O w ner m us t p rov ide  the  P ro tec tions N o tice  in E ng lish  and the language  

p redom inan tly  used by  each  tenan t.

E .

N o O w ner sha ll in fluence  o r a ttem pt to  in fluence , th rough  fraud , 

in tim ida tion  o r coe rc ion , a res iden tia l tenan t to  trans fe r o r pay to  the  O w ner any sum  

rece ived by  the  tenan t as pa rt o f any gove rnm en ta l re lie f p rog ram .

F .
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G E xcep t as o the rw ise  spec ified in  th is  a rtic le , no th ing in  th is  sec tion  sha ll 

p roh ib it an O w ne r from  seek ing  to  ev ic t a  res iden tia l tenan t fo r a  law fu l pu rpose and  

th rough law fu l m eans .

SEC. 49.99.3. PROHIBITION ON COMMERICAL EVICTIONS.

D uring  the Loca l E m ergency  P e riod  and fo r th ree  m on ths  the rea fte r, no  O w ner 

sha ll endeavor to  ev ic t o r ev ic t a  tenan t o f C om m erc ia l R ea l P rope rty  fo r non -paym en t 

o f ren t du ring the  Loca l E m ergency  P e riod  if the  tenan t is unab le  to  pay ren t due  to  

c ircum stances re la ted  to  the  C O V ID -19 pandem ic . T hese  c ircum stances inc lude loss o f 

bus iness incom e due  to  a C O V ID -19 re la ted  w o rkp lace  c losu re , ch ild  ca re  expend itu res  

due  to  schoo l c losu res , hea lth  ca re  expenses re la ted  to  be ing ill w ith  C O V ID -19 o r 

ca ring  fo r a  m em ber o f the  tenan t’s  househo ld o r fam ily  w ho is ill w ith  C O V ID -19 , o r 

reasonab le  expend itu res tha t s tem  from  gove rnm en t-o rde red em ergency m easu res . 

T enan ts  sha ll have up  to  th ree  m onths  fo llow ing  the  exp ira tion  o f the  Loca l E m ergency 

P e riod to  repay any ren t de fe rred du ring the Loca l E m ergency P e riod . N o th ing in  th is  

a rtic le  e lim ina tes  any ob liga tion  to  pay law fu lly  cha rged ren t. N o O w ne r sha ll cha rge  

in te res t o r a  la te  fee  on ren t no t pa id  unde r the  p rov is ions o f th is a rtic le .

SEC. 49.99.4. PROHIBITION ON REMOVAL OF OCCUPIED RESIDENTIAL UNITS.

N o O w ne r m ay rem ove  occup ied R es iden tia l R ea l P rope rty  from  the ren ta l 

m a rke t unde r the E llis  A c t, G ove rnm en t C ode S ec tion 7060 , etseq., du ring the  

pendency  o f the  Loca l E m ergency  P e riod . T enanc ies m ay no t be  te rm ina ted unde r the  

E llis  A c t un til 60  days a fte r the  exp ira tion o f the Loca l E m ergency  P e riod .

SEC. 49.99.5. RETROACTIVITY.

T h is a rtic le  app lies  to  nonpaym ent ev ic tion  no tices , no -fau lt ev ic tion no tices , and  

un law fu l de ta ine r ac tions based on such  no tices , se rved o r filed  on o r a fte r the  da te  on  

w h ich  a  loca l em ergency w as p roc la im ed . N o th ing in  th is  a rtic le  e lim ina tes  any  

ob liga tion to  pay law fu lly  cha rged ren t.

SEC. 49.99.6. AFFIRMATIVE DEFENSE.

T enan ts  m ay use  the  p ro tec tions a ffo rded in  th is a rtic le  as an a ffirm a tive  de fense  

in an un law fu l de ta ine r ac tion .

SEC. 49.99.7. PRIVATE RIGHT OF ACTION FOR RESIDENTIAL TENANTS.

If an O w ne r v io la tes  S ec tion  49 .99 .2 , excep t fo r 49 .99 .2 (E )(i), an  agg rieved 

res iden tia l tenan t m ay ins titu te  a  c iv il p roceed ing  fo r in junc tive  re lie f, d irec t m oney 

dam ages , and any o the r re lie f the  C ou rt deem s app rop ria te , inc lud ing , a t the  d isc re tion  

o f the  C ou rt, an aw a rd o f a  c iv il pena lty up  to  $10 ,000 pe r v io la tion  depend ing  on the  

seve rity  o f the  v io la tion . If the  agg rieved res iden tia l tenan t is  o lde r than  65 o r d isab led , 

the  C ou rt m ay aw a rd an add itiona l c iv il pena lty  up  to  $5 ,000  pe r v io la tion depend ing  on
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the  seve rity  o f the  v io la tion . T he C ou rt m ay aw a rd reasonab le  a tto rney’s  fees and cos ts  

to  a  res iden tia l tenan t w ho p reva ils  in  any such  ac tion . T he C ou rt m ay aw a rd  

reasonab le a tto rney ’s  fees and cos ts  to  an O w ne r w ho p reva ils  in  any such ac tion  and  

ob ta ins a  C ou rt de te rm ina tion tha t the  tenan t’s  ac tion  w as frivo lous . A  c iv il p roceed ing 

by a  res iden tia l tenan t unde r th is  sec tion  sha ll com m ence on ly  a fte r the  tenan t p rov ides  

w ritten no tice  to  the  O w ner o f the  a lleged v io la tion , and the  O w ner is p rov ided 15 days  

from  the rece ip t o f the  no tice  to  cu re  the  a lleged  v io la tion . T he rem ed ies in  th is  

pa rag raph  app ly  on  the  e ffec tive  da te  o f th is  sec tion , and a re  no t exc lus ive  no r p rec lude 

any pe rson  from  seek ing any o the r rem ed ies , pena ltie s o r p rocedures p rov ided by law .

SEC. 49.99.8. PENALTIES.

U pon  the  e ffec tive da te  o f th is  sec tion , an  O w ne r w ho v io la tes  th is  a rtic le  sha ll be  

sub jec t to  the  issuance  o f an  adm in is tra tive  c ita tion  as se t fo rth  in  A rtic le  1 .2  o f 

C hapte r I o f th is  C ode . Issuance  o f an  adm in is tra tive  c ita tion  sha ll no t be  deem ed a  

w a ive r o f any o the r en fo rcem en t rem ed ies  p rov ided in  th is C ode .

SEC. 49.99.9. SEVERABILITY.

If any p rov is ion  o f th is  a rtic le  is  found  to  be uncons titu tiona l o r o therw ise  inva lid  

by any cou rt o f com pe ten t ju risd ic tion , tha t in va lid ity  sha ll no t a ffec t the  rem a in ing  

p rov is ions  o f th is  a rtic le  w h ich can be im p lem en ted w ithou t the  inva lid  p rov is ions , and to  

th is  end , the  p rov is ions o f th is  a rtic le  a re  dec la red  to  be  seve rab le . T he C ity  C ounc il 

he reby dec la res  tha t it w ou ld have adop ted  th is  a rtic le  and each p rov is ion  the reo f 

irrespec tive  o f w he the r any  one  o r m o re  p rov is ions a re  found inva lid , uncons titu tiona l o r 

o the rw ise  unen fo rceab le .

S ec . 2 . URGENCY CLAUSE. T he C ity  C ounc il finds and dec la res tha t th is  

o rd inance  is requ ired  fo r the  im m ed ia te  p ro tec tion  o f the  pub lic peace , hea lth , and  

sa fe ty  fo r the  fo llow ing reasons : the C ity  o f Los  A nge les and its res iden ts  a re  su ffe ring  

s ign ifican t risk  to  life  and p rope rty due  to  the  devas ta ting  e ffec ts o f C O V ID -19 , and the  

p ro tec tions a ffo rded in  th is  o rd inance a re  v ita l to  m itiga te  those risks . T he C ounc il, 

the re fo re , adop ts th is  o rd inance  to  becom e e ffec tive upon pub lica tion  pu rsuan t to  

Los A nge les C ity  C ha rte r S ec tion 253 .
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S ec. 3 . T he C ity  C le rk  sha ll ce rtify  to  the  passage  o f th is  o rd inance and have it 

pub lished in  acco rdance w ith  C ounc il po licy , e ithe r in  a  da ily  new spape r c ircu la ted in  

the  C ity  o f Los  A nge les o r by pos ting  fo r ten  days in  th ree  pub lic  p laces in  the C ity  o f 

Los A nge les : one  copy on the bu lle tin  board  loca ted  a t the  M a in  S tree t en trance  to  the  

Los A nge les C ity  H a ll; one  copy on  the  bu lle tin  boa rd loca ted  a t the  M a in S tree t 

en trance  to  the Los A nge les C ity  H a ll E as t; and one  copy on  the  bu lle tin  boa rd loca ted  

a t the  T em p le  S tree t en trance  to  the  Los A nge les C ounty  H a ll o f R eco rds .
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