
Written materials relating to an item on this agenda that are distributed to the legislative 
bodies within 72 hours before the item is to be considered at its regularly scheduled 
meeting will be made available for public inspection at the City Clerk’s Office, 300 
West Third Street 4th Floor and at the Oxnard main library, 251 South A Street during 
customary business hours. Agenda reports are also on the City of Oxnard web site at 
www.oxnard.gov. 

 
 

In compliance with the Americans with Disabilities Act, if you require special assistance to participate in a meeting, please contact the City 
Clerk’s Office at 385-7803.  Notice at least 72 hours prior to the meeting will enable the City to reasonably arrange for your accessibility to the 
meeting. 

Agenda Item Time Estimates include: (Minutes for Presentation + Council Discussion + Public Comment) 
 

AGENDA 
OXNARD CITY COUNCIL 

COMMUNITY SERVICES, PUBLIC SAFETY, 
HOUSING & ECONOMIC DEVELOPMENT COMMITTEE 

Council Chambers, 305 West Third Street 
January 13, 2026 

Regular Meeting - 8:30 to 10:00 PM 
 

Zoom details to call-in for public comment during a meeting: 
    
1.    Dial Phone Number:  (888) 475-4499 
2.    Enter Meeting ID:  810 7698 2130 
3.    Passcode: 428870 
 
If you wish to speak during public comments or a particular item on the agenda, please sign-on by following the zoom 
call-in steps listed above.  Once the presiding officer calls for public speakers, press *9 to raise your hand to inform the 
City Clerk you would like to speak during the public speaking section for that particular item on the agenda, while in the 
zoom waiting room.  Press *6 when asked to unmute.  Listen to the instructions provided virtually on the phone while on 
hold in the zoom waiting room.  Please note that there is a slight time delay when viewing the meeting via television. 
 

 
IN ACCORDANCE WITH ASSEMBLY BILL 2449, MEMBERS OF THE LEGISLATIVE BODY MAY MEET IN-PERSON OR 
REMOTELY. TO PARTICIPATE REMOTELY VISIT WWW.OXNARD.ORG. 
 
To find out how you may provide public comment, please refer to the instructions below or at 
www.https://www.oxnard.org/city-meetings/. 
 
The public may view the meeting from home on Spectrum channel 10, Frontier channel 35, or YouTube at Youtube.com/oxnardnews. 
Video recordings of the meeting are typically available online following the meeting at the City’s website at www.oxnard.org/city-
meetings. 
 
*Please see the link for the Measure M pre-recorded presentation video for each item listed on this agenda. 
 
YOU MAY PARTICIPATE IN THE MEETING IN THE FOLLOWING WAYS: 
 

1. ATTEND THE MEETING AT THE LOCATION LISTED ABOVE:  Submit a speaker card to the City Clerk. 
 

2. EMAIL COMMENTS OR SIGN UP TO SPEAK REMOTELY BEFORE THE MEETING 
 

a. Submit a request to speak remotely by 3 p.m. on the day of the meeting by using the form available at 
www.oxnard.org/citymeetings. 

b. Submit an email to cityclerk@oxnard.org by 3 p.m. on the day of the meeting (indicate the agenda item number in 
the subject line).  All email correspondence will be forwarded to the legislative body prior to the start of the meeting 
and made part of the legislative record. 

c. Contact the City Clerk’s Office at (805) 385-7803 to submit your request. 
 

3. PROVIDING PUBLIC COMMENTS REMOTELY DURING THE MEETING 
 

a. Follow Zoom details listed above. 
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b. Public comments on agenda items will be taken following the announcement of the item. After the item is 

announced, members of the public may register or otherwise be recognized for the purpose of providing public 
comment.  

 
Please review the Zoom instructions on the registration page to help ensure there are no technical difficulties during your comments 
and help you understand public comment procedures using Zoom. Detailed participation instructions can be found at 
www.oxnard.org/city-meetings. 
 

In the event of a disruption which prevents a legislative body of the City of Oxnard from broadcasting a meeting using a call-in option or internet-
based service option, or in the event of a disruption within the City’s control which prevents members of the public from offering public comment 
using the call-in option or internet-based service option, the legislative body shall take no further action on items appearing on a meeting agenda until 
public access to the meeting via the call-in option or internet-based service option is restored. However, if any of the broadcast options are disrupted, 
but any of the other broadcast options is still available to the public, the legislative body may take further action on items appearing on a meeting 
agenda without waiting for the disrupted broadcast option(s) to be restored. 
 

A. ROLL CALL, POSTING OF AGENDA, FLAG SALUTE 
  Consideration of Teleconference Participation pursuant to Assembly Bill 2449. 
    
B. PUBLIC COMMENTS ON ITEMS NOT ON THE AGENDA AND NON-ACTION ITEMS 

  

A person may address the legislative body only on matters not appearing on the agenda and within the 
subject matter jurisdiction of the legislative body, and on non-action items. Speaker requests shall be 
submitted as set forth on the first page of this agenda. Speakers are limited to three minutes. After 30 
minutes, if all speakers have not had the opportunity to speak, the remaining speakers will be given an 
opportunity to speak prior to adjournment of the meeting. The legislative body cannot enter into a 
detailed discussion or take action on any items presented during public comments at this time. Such 
items may only be referred to the City Manager for administrative action or scheduled on a subsequent 
agenda for discussion.  

    
C. CONSENT AGENDA 
    
  1. City Clerk Department 
    SUBJECT: Approval of Minutes. 

    
RECOMMENDATION: That the Community Services, Public Safety, Housing and Economic 
Development Committee approve the minutes of the October 28, November 25 and December 9, 
2025 regular meetings as presented.  

    Contact: Luly Lopez, (805) 385-7805 
D. REPORTS 
    
  1. Housing Department 

    SUBJECT: Resolution Establishing Administrative Regulations regarding the Fair Rate of Return 
Petition Regulations to Implement the City’s Rent Stabilization Ordinance. 

    

RECOMMENDATION: That the Community Services, Public Safety, Housing & Development 
Committee review and recommend that the City Council approve the proposed resolution 
establishing administrative regulations to implement the provisions of the Rent Stabilization 
Ordinance regarding Fair Rate of Return Petition regulation.  
 
Please click the following link to view the required Measure M pre-recorded presentation Video: 
https://youtu.be/pEgapMDBuIY  

    

Contact: Brenda Lopez, (805) 385-8092 
 
 
  

2

http://www.oxnard.org/city-meetings
https://youtu.be/pEgapMDBuIY


OXNARD CITY COUNCIL: COMMUNITY SERVICES, PUBLIC SAFETY, HOUSING & DEVELOPMENT COMMITTEE  
January 13, 2026 - Page 3    

 
  2. Housing Department 
    SUBJECT: Lease Agreement with Teatro de las Américas. 

    

RECOMMENDATION: That the Community Services, Public Safety, Housing & Development 
Committee recommend that the City Council:  

1. Authorize the Mayor  to execute a Lease Agreement (A-8604) with Teatro de las Américas 
for the use of property owned by the City located at 321 West Sixth Street for a term of 
three years with two one-year options to extend the Agreement, at the discretion of the City 
Manager, for a total of five years, at an annual fee of $1 and quarterly rent up to $2,970 of 
their quarterly gross revenues in excess of $10,560; and 

2.  Authorize the Mayor  to forgive past due rent to the City in the amount of $15,690 for past 
due rent through January 2026, plus a daily pro-rata share through February 2026.  

Please click the following link to view the required Measure M pre-recorded presentation 
video: https://youtu.be/EhWmUyks1Kc  

    Contact: Brenda Lopez, (805) 385-8092 
E. ITEMS FOR FUTURE AGENDAS 
    
F. ADJOURNMENT 
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 COMMUNITY SERVICES, PUBLIC SAFETY, HOUSING & 
DEVELOPMENT COMMITTEE AGENDA REPORT 

     
  CONSENT AGENDA 

 AGENDA ITEM NO. C.1   

 
    
    
DATE: January 13, 2026 
    
TO: Community Services, Public Safety, Housing & Development Committee 
    
FROM: Luly Lopez, City Clerk, (805) 385-7805, luly.lopez@oxnard.org 
    
SUBJECT: Approval of Minutes.  
  
RECOMMENDATION 
  
That the Community Services, Public Safety, Housing and Economic Development Committee approve the 
minutes of the October 28, November 25 and December 9, 2025 regular meetings as presented. 
  
BACKGROUND 
  
Approval of minutes. 
  
STRATEGIC PRIORITIES 
  
This agenda item is a routine operational item or does not relate to the five strategic priorities adopted by City 
Council on March 16, 2021. 
  
FINANCIAL IMPACT 
  
There is no financial impact. 
  
Prepared by: Luly Lopez, City Clerk 
  
ATTACHMENTS 
1. Minutes of Community Services, Public Safety, Housing and Development for October 28, 2025 
2. Minutes of Community Services, Public Safety, Housing and Development for November 28, 2025 
3. Minutes of Community Services, Public Safety, Housing and development for December 9 2025 
 

4



  
 

 
 

MINUTES 
OXNARD CITY COUNCIL 

COMMUNITY SERVICES, PUBLIC SAFETY, 
HOUSING & ECONOMIC DEVELOPMENT COMMITTEE 

Regular Meeting 
October 28, 2025 

 
 

A. ROLL CALL, POSTING OF AGENDA, FLAG SALUTE 

  

 
At 8:34 p.m., Chair Luis A. Mc Arthur called to order the regular meeting of the Oxnard 
City Council Community Services, Public Safety, Housing & Economic Development 
Committee in the City Hall Council Chambers at 305 West Third Street, Oxnard, 
California.  Chair Luis A. Mc Arthur; Member Bert E. Perello and Member Michaela 
Perez were present.  The City Clerk stated that the agenda was posted on Tuesday, 
October 21, 2025 at the Library, City Hall kiosk, City Administrative Offices and on the 
website.  Member Perez led the flag salute. 
 
Staff members present were Kenneth Rozell, Chief Assistant City Attorney; John 
Colamarino, Assistant Fire Chief; Jeff Pengilley, Community Development Director; 
Kathleen Mallory, Planning and Sustainability Manager and Lourdes A. López, City 
Clerk. 
 
Consideration of Teleconference Participation pursuant to Assembly Bill 2449. 

    
B. PUBLIC COMMENTS ON ITEMS NOT ON THE AGENDA AND NON-ACTION 

ITEMS 

   
No public comments were received.  

    
C. CONSENT AGENDA 
    
  1. City Clerk Department 
    SUBJECT: Approval of Minutes. 

    

RECOMMENDATION: That the Community Services, Public Safety, Housing and 
Economic Development Committee approve the minutes of the June 24, July 8, July 
22, September 9, September 23,  and October 14, 2025 regular meetings as 
presented.  

    

 
No public comments were received. 
 
It was moved by Member Perello, seconded by Member Perez, to approve the 
Information/Consent item as presented.  VOTE:  Perez, Perello and Mc Arthur voted 
in favor; the motion carried 3-0. 
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D. REPORTS 
    
  1. Fire Department 

  
  SUBJECT: Closest Resource Automatic Aid Agreement between the City of Oxnard 

Fire Department, the City of Ventura Fire Department, and the Ventura County Fire 
Protection District. (5 minutes) 

    

RECOMMENDATION: That the Community Services, Public Safety, Housing & 
Development Committee recommends that the City Council: 

1. Approve the formal adoption of a Closest Resource Automatic Aid 
Agreement between the Oxnard Fire Department, the Ventura Fire 
Department, and the Ventura County Fire Protection District; and 

2. Authorize the Fire Chief to execute the Closest Resource Automatic Aid 
Agreement. 

  

    

Assistant Fire Chief Colamarino presented and answered the Committee’s questions.  
No public comments were received.  Discussion ensued among the Council and 
staff. 
 
It was moved by Chair Mc Arthur, seconded by Member Perez, to approve the 
recommended action as presented.  VOTE:  Perello, Perez and Mc Arthur, voted in 
favor; the motion carried 3-0. 
  

  2. Community Development Department 

    SUBJECT: Update to the City’s Certified Local Coastal Program to fulfill the 
Requirements to Plan for Sea Level Rise. (30 minutes) 

    RECOMMENDATION: Receive a presentation from staff and the City’s consultant 
on the City’s Local Coastal Program update.  

    

 
Community Development Director Pengilley stated that the presentation is to 
provide an update on the City’s Local Coastal Program and no action is required. 
 
The Planning and Sustainability Manager introduced Local Coastal Program 
Consultant Carolyn Groves with Dudek.    
 
Ms. Groves presented and stated that the City’s Local Coastal Program (LCP) was 
first certified by the California Coastal Commission in 1982 and has been amended 
several times.  The LCP allows the City to regulate coastal development.  Ms. 
Groves provided a summary of the vulnerable resources along the City’s coastline 
and strategies the City can take to adapt to sea level rise and protect vulnerable 
resources.   Ms. Groves stated that community meetings were held early last year 
and that additional community meetings about the vulnerability and adaptation plan 
are planned in early 2026.  Staff will return to Committee/Council with financial 
impacts of the various hazard vulnerabilities by planning areas and the costs and 
benefits associated with adaptation strategies in mid 2026.   
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Staff and Consultant were available to answer the Committee’s questions.  No 
public comments were received.  
  

E. ITEMS FOR FUTURE AGENDAS 
 
No requests were made.  

    
F. ADJOURNMENT 

 
There being no further business on the agenda, and without objection, Chair Mc Arthur 
adjourned the meeting at 9:40 p.m. 
 
 
 
________________________________ ________________________________ 
LOURDES A. LÓPEZ   LUIS A. MC ARTHUR 
City Clerk     Mayor 
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MINUTES 
OXNARD CITY COUNCIL 

COMMUNITY SERVICES, PUBLIC SAFETY, HOUSING & DEVELOPMENT 
COMMITTEE 

November 28, 2025 
 
 
Because there were no items requiring consideration on this date, there was no regular meeting. 
    
    
  
 
 
________________________________ ________________________________ 
LOURDES A. LÓPEZ   LUIS A. MC ARTHUR 
City Clerk     Chair 
    

 

8



  
 

 
 

MINUTES 
OXNARD CITY COUNCIL 

COMMUNITY SERVICES, PUBLIC SAFETY, HOUSING & DEVELOPMENT 
COMMITTEE 

December 9, 2025 
 
 
Because there were no items requiring consideration on this date, there was no regular meeting. 
    
    
  
 
 
________________________________ ________________________________ 
LOURDES A. LÓPEZ   LUIS A. MC ARTHUR 
City Clerk     Chair 
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 COMMUNITY SERVICES, PUBLIC SAFETY, HOUSING & 
DEVELOPMENT COMMITTEE AGENDA REPORT 

     
  REPORTS 

 AGENDA ITEM NO. D.1   

 
    
    
DATE: January 13, 2026 
    
TO: Community Services, Public Safety, Housing & Development Committee 
    
FROM: Brenda Lopez, Housing Director, (805) 385-8092, brenda.lopez@oxnard.org 
    
SUBJECT: Resolution Establishing Administrative Regulations regarding the Fair Rate of Return Petition 

Regulations to Implement the City’s Rent Stabilization Ordinance.  
  
RECOMMENDATION 
  
That the Community Services, Public Safety, Housing & Development Committee review and recommend that 
the City Council approve the proposed resolution establishing administrative regulations to implement the 
provisions of the Rent Stabilization Ordinance regarding Fair Rate of Return Petition regulation.  
 
Please click the following link to view the required Measure M pre-recorded presentation Video: 
https://youtu.be/pEgapMDBuIY 
  
BACKGROUND 
  
On April 13, 2022, City Council approved the Just Cause Evictions and Tenant Protection (Just Cause) and 
Rent  Stabilization Ordinances, which became effective on June 2, 2022. Key elements of the enacted 
ordinances include the  limitation of annual rent increases, for specified properties to 4%, a mandate regarding 
tenant relocation assistance in  cases of no-fault evictions of $5,000 or two months of rent, whichever, is 
greater, and the authorization for the city to  enforce the ordinances through civil citations, misdemeanor 
prosecutions or civil injunction. Ordinance amendments were  passed by City Council on January 25, 2024, and 
July 30, 2024, to provide additional tenant protections and provide  clarifications on the Ordinances. 
 
On March 25, 2025, staff introduced amendments to the Just Cause Ordinance and four administrative 
regulations  applicable to the Just Cause and Rent Stabilization Ordinances to the Community Services, Public 
Safety, Housing &  Development Committee (“Committee”). The intent of the administrative regulations is to 
provide clarity, while the  proposed amendments closed loopholes making it easier for tenants, landlords, and 
City staff to implement the  ordinances.  
 
At that meeting, staff received input from the Committee, public, and various community stakeholders. There 
were a  number of changes discussed to the ordinance and regulations, which are further described below. 
Based on the feedback  received, consensus was reached on the proposed ordinance amendments and three of 
the four administrative regulations:  (1) Registration, (2) Right of First Refusal, and (3) Ellis Act regulations 
went forward and were approved by City Council on  April 29, 2025. Staff did not advance the Fair Rate of 
Return Petition regulation, which was referred to as Exhibit B in the March 25, 2025 agenda item. Instead, staff 
proposed to collaborate with community stakeholders to further refine the regulation and bring it back to 
Committee at a later date. 
 
In the months following the March 25, 2025 Committee meeting, staff worked closely with CAUSE, Attorney 
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at Law Barbara Macri-Ortiz, and the Ventura County Association of Realtors (community stakeholders) to 
revise the regulations and achieve compromise and consensus. This process included online meetings with the 
community stakeholders on April 18, 2025, and July 17, 2025, each lasting several hours, ongoing internal staff 
meetings, and follow-up dialogue with the community stakeholders. This process continued through October, at 
which time common understanding and consensus was achieved. 
 
DISCUSSION 
 
Adoption of Fair Rate of Return Petition Regulation 
 
During the past three years, staff have observed emerging issues that hinder the effectiveness of the Rent 
Stabilization Ordinance (Ord. No. 3013), specifically, the Fair Rate of Return Petition process.  In response, 
staff recommends enacting the Fair Rate of Return Petition Regulation to create consistency for all applications 
received and establish a clear process for processing Fair Rate of Return Petitions which will benefit both 
tenants and landlords. 
 
Changes to Fair Rate of Return Petition Regulation: 
 
During the March 25, 2025 Committee meeting, the community stakeholders identified drafting errors 
throughout the entire Fair Rate of Return Petition Regulation Exhibit, which have been corrected. Attachment 1 
is a redline copy of the corrections made and Attachment 2 is a clean copy. 
 
In addition, clarification was requested regarding the usage of the Consumer Price Index “Inflation” for the 
region of Anaheim-Los Angeles versus a closer region. Staff clarified that the state does not provide such a 
number for the City of Oxnard or Ventura County. Therefore, staff utilized the closest region that fit our 
demographics.  
 
Additionally, staff in order to maintain the concise and precise language utilized Fair Rate of Return Petition 
throughout the document.  
 
Lastly, the following changes were agreed upon: 
 
1. Regulation 1.02: Definitions 
-Section 4 and 6: added language to define timeframe (base year). 
-Section 7: added language which expands the definition of operating income and added detailed steps on how 
to determine a fair return. 
2. Regulation 1.03: Petition, Initial Petition Review; Petitioner Payment of Costs 
-Section 1(b): added details on what a financial report should demonstrate and added a clause which gives the 
presiding Hearing Officer the ability to request additional supporting information needed to make a 
determination.  
-Section 1(c) and Section 2(a): the original language specified dates by which an owner must provide a copy of 
the petition submitted to the City for review to the tenant(s). The dates were based on the date of submission. 
This inferred that the petition submitted is “complete” and therefore, that the tenant received all of the relevant 
information and set up an expectation on when a decision would be rendered. Since petitions are usually 
incomplete the language was modified to ensure that the tenant receives a copy of the complete petition and 
provides a better timeframe on when a response can be expected.  
-Section 3: new language was added to detail timeframes for a withdrawal of petition (cancellation of a 
hearing) to be filed by an owner in order to avoid cancellation charges for fees incurred by the City.   
-Section 4: section was revamped to outline what documentation is needed for a petition to be considered 
complete and establishes timelines. 
3. Regulation 1.04: Decision by Hearing Officer 
-Further expands on Regulation 1.03, Sections 1 through 3 updated to thoroughly outline the Hearing Officer’s 
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and the City’s timeframe for deeming the Fair Rate of Return Petition complete and the timeframe to issue a 
decision. 
4. Regulation 1.07: Hardship Appeal (originally titled Limitation on Rent Increases Granted Under this 
Part) 
-The original naming convention for this section caused confusion. It was simplified and renamed “Hardship 
Appeal”. In addition, language was added informing low or moderate income households of the timeline, 
documentation, and steps to file a claim of severe economic hardship resulting from an approved rent increase. 
  
STRATEGIC PRIORITIES 
  
This agenda item supports the Quality-of-Life strategy. The purpose of the Quality-of-Life strategy is to restore 
and  increase quality services and programs that enrich Oxnard's diverse community, promotes safe 
neighborhoods,  encourages community engagement, and supports our residents in their efforts to improve their 
quality of life. 
  
FINANCIAL IMPACT 
  
There is no financial impact. 
  
Prepared by: Brenda Lopez, Housing Director 
  
ATTACHMENTS 
1. Attachment 1- Redline Copy_Fair Rate of Return Petition Regulation Final 
2. Attachment 2 - Clean Copy_Fair Rate of Return Petition Regulation 
3. Attachment 3 - Fair Rate of Return Regulation Resolution 
4. Attachment 4- Presentation (1) 
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EXHIBIT D 

EXHIBIT DB  

Part 1: Fair Rate of Return Petition RegulationsPetition by Owner for 

Rent Increase to Achieve a Fair Return Regulation 1.01. Purpose  

1. Pursuant to Oxnard City Code Section 27-23, a rental property owner Under Rent 
Stabilization Ordinance Section 27-23, an owner may petition the city for an increase in 
rents, so that the owner may obtain “a fair and reasonable return.” The Petition for Fair Rate 
of Return process stated in section 27-23 and further defined by these regulations are 
ordinance provides for this process in conformity with the California Supreme Court’s 
opinion in Birkenfeld v. City of Berkeley. but sets forth no standard by which an owner’s 
receipt, or nonreceipt, of a fair return is to be determined.  

2. This regulation works in conjunction with the Section 27-23 of Chapter 27 of the Oxnard 
City Code as follows: fills in this gap left by Rent Stabilization Ordinance Section 27-23 
in the following two ways:  

a. EIt establishes the formula that must be used by the City Manager, or their designee, 
to determine whether a petitioning owner is receiving a fair and reasonable return; 
and  

b. EIt establishes a mandatory petition and decision-making process.  

Regulation 1.02. Definitions  

1. Base Year. “Base year” means 12-month period preceding May 2022.  

2. Current Year. “Current year” means the 12-month period preceding the date on which the 
owner files a Fair Rate of Return Petition with the city.  

3. Fair and Reasonable Return. A “fair and reasonable return” means an increase in the owner’s 
net operating income as of the current year equal to 100 percent of the percentage increase 
in the Consumer Price Index for All Urban Consumers in the Los Angeles-Long Beach-
Anaheim area over the owner’s net operating income for the base year. (For example, if the 
Consumer Price Index has increased by ten percent since the base year, the owner receives 
a fair and reasonable return if the owner’s net operating income for the current year has 
also increased by at least ten percent above the base year level).  

a. Net operating income generated by a property in the base year is presumed to have 
generated a fair and reasonable return because rents established that year were 
established by the owner free of substantial limitations beyond market forces.  

b. A petitioning owner may rebut the presumption that base year net operating income 

generated a fair return by submitting with his or her Fair Rate of Return Petition 

proof by a preponderance of evidence that the net operating income yielded in the 

base year did not generate a fair rate of return. Base year net operating expense may 

be found to not to have generated a fair rate of return only if: 
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EXHIBIT D 

i. The landlord’s operating and maintenance expenses in the base year were 

unusual in comparison to other years, in which case base year operating 

expenses shall be adjusted to reflect average expenses for the property over 

a reasonable period or, in the discretion of the City Manager or his or her 

designee, another year shall be designated the base year for purposes of the 

Fair Rate of Return petition. In considering whether the base year operating 

and maintenance expenses were unusual, the City Manager or their designee 

shall consider the following factors:  

1.  Whether the owner made substantial capital improvements during the 
base year that were not reflected in the base year rent levels;  

2.  Whether substantial and necessary repairs were made due to damage 
caused by uninsured disaster or vandalism; or  

3. Whether other expenses were unreasonably high or low, 
notwithstanding prudent business practice.  

ii. The property’s rental income for the base year was disproportionately low. 
Under this circumstance, the City Manager or his or her designee shall 
designate the Fair Rate of Return Petition a “Vega Petition” and shall follow 
the procedures set forth herein in Regulation 1.06. In accordance with the 
Under the California Court of Appeal opinion Vega v City of West 
Hollywood, such a petition for a rent increase may be granted only if base 
year rents were disproportionately low because:  

1. Tthere existed between the tenant and the owner a family 
relationship or close friendship;  

2. Tthe rent had not been increased for several years prior to the base 
datebasedate while rents in the community generally were 
increased;  

3. Tthe tenant or tenants performed services for the owner;  

4. Tthere was low maintenance of the property by the owner in 
exchange for low rent increases or no rent increases; or  

5. Tthere existed any other special circumstances which affected the 
rent level outside of market factors.  

4. Gross Income. “Gross income” means:  

a. Gross rents, computed on the basis of one hundred percent occupancy, with fair 
market rent attributed to any vacant unit, within the timeframe of the Current Year 
which is the 12-month period preceding the date on which the owner files a Fair 
Rate of Return Petition with the city, plus plus  

b. Interest from security and cleaning deposits (unless the interest is payable to the 
tenants), plus 
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EXHIBIT D 

c. Income from services provided at the property, such as coin-operated laundry 
machines and the like, plus  

d. All other income or consideration received or receivable for or in connection with 
the use or occupancy of rental units and housing services, minus  

e. Uncollected rents due to vacancy and bad debts, to the extent that they are beyond 
the owner’s control and the owner has made a good-faith attempt to collect them.  

5. Hearing Officer. “Hearing Officer” means the City Manager or their designee.  

6. Operating Expenses. “Operating expenses” means the total of all factors affecting expenses 
included in Rent Stabilization Ordinance Section 27-23(c) and paragraph (a) of this 
subdivision within the timeframe of the Current Year which is the 12-month period 
preceding the date on which the owner files a Fair Rate of Return Petition with the city but 
shall not include any expense included in paragraph (b) of this subdivision.  

a. Included expenses are:  

i. Fair Rate of Return Petition application fee, if the petition is found to be 
meritorious;  

ii. Annual program fee;  

iii. License fees, real property taxes, utility costs, insurance;  

iv. Normal repair and maintenance expenses, which shall include, but not be 
limited to, painting, normal cleaning, fumigation, landscaping, repair and 
replacement of all standard services, including electrical, plumbing, 
carpentry, furnished appliances, drapes, carpets and furniture. Owner-
performed labor, like other labor, shall be included only to the extent that it 
is charged at fair market value for such labor;  

v.  The cost of repairs the need for which was not caused by ordinary wear 
and tear and was not caused by deferred maintenance;  

vi.  Allowable legal expenses, and management expenses (contracted or owner 
performed), including necessary and reasonable advertising, accounting, 
and other managerial expenses. Allowable legal expenses and 
mManagement expenses are presumed to be six percent of gross income., 
unless established otherwise. Allowable legal and Mmanagement expenses 
in excess of eight percent of gross income are presumed to be unreasonable 
and shall not be allowed unless it is established that such expenses are 
reasonable and do not exceed those ordinarily charged by commercial 
management firms for similar residential properties;  

vii.  Attorney’s fees and costs incurred in connection with successful good faith 
attempts to recover rents owing and successful good faith unlawful detainer 
actions not in violation of applicable law, to the extent that such fees and 
costs cannot be recovered from tenants; 
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EXHIBIT D 

viii. Building improvements, major repairs, replacement and maintenance, unless 
such costs are compensated by insurance proceeds. These costs shall not be 
included in their entirety as a given year’s expense, but shall be amortized 
as provided in Regulation 1.05  

ix.  The expenses for experts and city review allowed under Rent Stabilization 
Ordinance 27-23(B) and actually paid by the owner.  

b. Excluded expenses are:  

i. Maintenance and repair work which resulted from the intentional deferral of 
other repairs or work, which deferral caused significant deterioration of the 
building, any of its amenities, or individual units;  

ii. Avoidable and unnecessary expense increases since the base year;  

iii. Mortgage interest and principal payments and other payments , excluding any 
such payments that are not contractually necessary, such as double 
payments, and excluding any payment that results from financing that is 
unreasonable or that was unnecessary for the acquisition of the property at 
fair market value;  

iv. Fees, other than fees expressly authorized by 1.02(6)(a)paragraph (1) of this 
subdivision;  

v. Penalties and interest awarded for violation of the Rent Stabilization 
Ordinance or any other law;  

vi. Legal fees not expressly allowed under paragraph 1.02(6)(a)(vi)paragraph (1) 
of this subdivision; and  

vii. Depreciation of the property.  

7. Net Operating Income. “Net Operating Income” means gross income minus operating 
expense.  

Regulation 1.03: Petition; Initial Petition Review; Petitioner Payment of Costs  

a. In California, the maintenance of net operating income (“MNOI”) formula or 
standard is the most often used for determining a Fair Rate of Return Petition. 
Courts have praised the MNOI standard for its fairness and ease of administration, 
and because it preserves for a property owner the net operating income prior to the 
adoption of rent control. Generally, this involves a three-step process. (To take a 
simple example, assume a landlord has a 10 rental unit building, the base rent year 
net operating income, as adjusted by inflation, was $100,000, and the NOI in the 
last twelve months was $98,000; the difference being $2000. The $2000 is divided 
first by 10 (the number of units in the building) and then by 12 (months), to yield 
$16.67. That would be the monthly rent increase to which the landlord would be 
entitled in order, under this formula, to receive a fair return.)  

i. Step one is the determination of the Base Rent Year, which is the year ending on 

the year the Ordinance was adopted.  
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ii. Step two requires the calculation of the base rent year net operating  income for 

2022 as adjusted for inflation through the date of the notice of the rent increase.  
 

iii. Step three involves the calculation of the difference between the base rent year 
net operating income, as adjusted for inflation, and the most recent 12 months 
of net operating income. That difference is then divided first by the number of 
rental units and then by twelve. That number represents what the landlord is 
entitled to as a rent increase in order to receive a fair return. 

Regulation 1.03: Petition, Initial Petition Review; Petitioner Payment of Costs 

A petition for a rent increase must be on a form prescribed by the City Manager and must include 
all required documentationattachments, as well as an email address at which the Petitioner consents 
to receive service by the city of all communications and documents related to the petition. A 
petition that is not made on the form prescribed by the City Manager, is not completely filled in, 
or does not include all required attachments will not be accepted. Deficient Fair Rate of Return 
Petitions , but will be promptly returned to the petitioner with an explanation of the defect. Pursuant 
to Oxnard City Code section 27-23(B) OCC section the 27-23(B) requires that the owner is 
responsible for all costs associated with the city’s review of the Fair Rate of Return Petition.  

1.  Required Fair Rate of Return Petition DocumentsAttachments. A petitioner must include 
with a submitted completed and signed Fair Rate of Return Petition form the following 
information: 

a. Records, such as receipts and financial statements, establishing the base year gross 
income and base year operating expenses, and demonstrating the base year net 
operating income;  

b. Pursuant to Oxnard City Code Section 27-23(A), and independent financial report, 
including verified financial data, that demonstrates the owner will not obtain a fair 
and reasonable return on their property.  

i. The financial report should demonstrate that the rRecords establishing base 
year and current year , such as receipts and financial statements, establishing 
the current year gross income and current year operating expenses show that 
under the criteria set forth in Regulation 1.02, subdivision (3), the 
petitioning owner is entitled to an increase in rents in order to obtain a fair 
and reasonable return., and demonstrating the current year net operating 
income. 

ii. The Hearing Officer may request additional information from the Petitioner 
or Tenant to assist with determining whether or not there is a Fair Rate of 
Return Petition.   

c. A financial report demonstrating that the records establishing base year and current 
year operating expenses show that, under the criteria set forth in Regulation 1.02, 
subdivision (3), the petitioning owner is entitled to an increase in rents in order to 
obtain a fair and reasonable return.  

cd. Proof that the owner provided all affected tenants with the submittedcomplete 
petition, including all attachments. , on or within no more than two days before the 
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date when the petition was submitted to the city.  

2.  Time for Initial Review. Upon receipt of a submittedcomplete Fair Rate of Return Petition 
form with all required attachments, the designated hearing officer shall:  

a. Mail to all affected tenants a notice that the city has received a Fair Return Petition 
and informing them that they have until 30 days from the date when the owner 
served the tenant with a copy of the petition to respond to that petition, including 
by providing the city with additional materials, if they wish to contest the petition;  

ab. Determine whether it will be necessary for the city to employ any independent 
experts in order to reach a final decision about whether the owner is entitled to a 
rent increase and in what amount;  

bc. Within no more than 7 days from receipt of the petition form with all required 
attachments, inform the petitioner of the city’s anticipated costs of reviewing, 
analyzing, and deciding the petition and the employment of any expert necessary to 
complete those things. If the city does not within 7 days inform the petitioner of 
anticipated costs of reviewing, analyzing, and deciding the petition, then such costs 
shall be deemed unnecessary.  

3.  Petitioner Payment of Estimated Costs. Within no more than 15 days of the city delivering 
the estimated costs to the petitioner, the petitioner must make payment to the city in the 
amount of the estimated costs.  

a. Withdrawal of Petition. The landlord shall inform the city at least 5 days before the 
scheduled hearing date of the landlord’s intent to withdraw the petition. If the 
landlord fails to inform the city at least 5 days before the scheduled hearing date of 
the landlord’s intent to withdraw the petition, then the landlord will be responsible 
for the following costs.  

i. Translator: Any cancellation must occur at least 48 hours prior to the 
scheduled hearing to avoid a cancellation charge.  

ii. Court Reporter:. Any cancellation must occur at least 48 hours prior to the 
scheduled hearing to avoid a cancellation charge.  

iii. Hearing Officer: Any cancellation must occur at least 48 hours prior to the 
scheduled hearing to avoid a cancellation charge.  

4. Standard for Determining When Petition is Complete. A Fair Rate of Return Petition shall be 
deemed complete upon receipt of all required documentation and information in the Fair Rate of 
Return Petition application as stated in the “Fair Rate of Return Petition Application Packet” which 
can be found on the Rent Stabilization Housing website. eight days after the petitioner has 
submitted to the city a completed Fair Return Petition form with all required attachments unless, 
within 7 days of such submission the city informs the petitioner of anticipated costs for reviewing, 
analyzing, and deciding the petition. In the latter case, the petition shall be deemed complete when 
such costs are fully paid to the city. The city will take no action on the petition, other than those 
specified in subdivision (2) of this regulation, until the petition is deemed complete. 

a. Supporting documents needed for a complete Fair Rate of Return Petition application 
include but are not limited to the items stated in Regulation 1.03 section 1, 
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subsections (a) through (d) and the following document: (i) copies of all written 
rental agreements in effect during this period; (ii) a spreadsheet demonstrating 
actual income; (iii) a spreadsheet demonstrating actual expenses; (iv)  
documentation to substantiate all claimed expenses (which demonstrates actual 
payment and a relationship to the property); (v), an independent financial report; 
sixth, the proposed rent increase(s).  

b. A detailed description, including the date timelines, of all required supporting 
documents for a complete Fair Rate of Return Petition application can be found on 
page 5 of 8 of the Fair Rate of Return PetitionApplication Packet. If required 
documentation or information is missing, the City will contact the landlord and 
request the missing documentation or information. The landlord will have 14 days 
to provide the missing documentation or information, or the landlord’s Fair Rate of 
Return Petition may be dismissed unless, within 14 days of such request, the city 
informs the petitioner of anticipated costs for reviewing, analyzing, and deciding 
the petition. In the latter case, the petition shall be deemed complete when all 
information and supporting documents are provided AND such costs are fully paid 
to the city.  

5. The city will take no action on the petition, other than those specified in subdivision (2) of 
this regulation, until the petition is deemed complete.  

a. Upon receipt of a deemed complete Fair Rate of Return Petition form with all required 
documents, the Hearing Officer shall mail a notice to all affected tenants noticing 
that the city has received a Fair Rate of Return Petition informing the tenants  they 
have 30 days from the date upon which the City provides notice that the petition 
submission is deemed complete, to respond to the petition, and provide   
the city with additional materials, if they wish to use to contest the petition. Tenants 
are not entitled to any confidential landlord or property owner information.  

b. The City shall send out a Notice of Hearing that includes the date, time, location 
and or video conference link for the Fair Rate of Return Petition Hearing.  

Regulation 1.04: Decision by Hearing Officer  

As specified by Rent Stabilization Ordinance 27-23, a decision about whether to grant an increase 
in rents as requested in a Fair Rate of Return Petition shall be made by the City Manager or his or 
her designee, referred to within this Part IV of these Regulations as “Hearing Officer.”  

1. Time for Decision. The Hearing Officer shall issue a written decision granting or denying 
the petition within 60 days of the date when the petition is deemed complete under 
Regulation 1.03, subdivision (4), unless for good cause shown, the Hearing Officer extends 
the time for issuance of the decision.  

2. Procedures for Decision. In deciding whether to grant or deny a Fair Rate of Return Petition, 
the Hearing Officer shall fairly consider all documentary evidence, to which the following 
procedures shall apply.  

a. By Nno later than the thirty-fifthrst (35th) day after the city deems the Fair Rate of 
Return Petition complete, petitioner provided all affected tenants with a copy of the 
petition, the Hearing Officer shall send to the petitioner at the email address 
provided in the petition an electronic copy of any submission received by affected 
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tenants. Such tenant submission shall be deemed received by the petitioner on the 
day that the Hearing Officer sends it.  

b. Within 5 days of receipt of submission from the Hearing Officer of any tenant 
submission, the petitioner may reply to such submission. The Hearing Officer shall 
forward any such reply to the affected tenants at an email address provided by such 
tenants for that purpose or, if no email address is provided, to the tenants’ address 
by first class mail. There shall be no right of rebuttal or other reply by affected 
tenants after the reply brief has been submitted. Any further reply shall be presented 
orally at the hearing.  

c. If the Hearing Officerit has been determinesd that it is necessary to engage the 
services of an expert, the Hearing Officer shall engage that expert without undue 
delay, and in no event later than 10 days after the date the petitioner has paid the 
costs as described in Regulation 1.03. when the petition is deemed complete. The 
Hearing Officer shall require that the expert provide their written opinion within 14 
business days of the expert’s engagement. If required the Hearing Officer should 
issue a notice of continued hearing to the petitioner and the tenants to allow for 
additional time for the expert review.  no more than an additional 14 days.  

d. The Hearing Officer shall require that the expert submit their opinion in an electronic 
format suitable for distribution by email.  

e. The Hearing Officer shall immediately send to the petitioner at the email address 
provided in the petition, and via first class mail or email to all affected tenants, and 
their representative, if any, a copy of the expert’s opinion, to which the petitioner 
and tenants shall have 14 days to respond if they wish to do so.  

f. The hearing officer shall make their decision based only on the written submissions 
of the parties, the written opinions of any expert designated by the city after initial 
review of the petition, timely-submitted responses to such submissions and 
opinions, a hearing involving both the owner and tenant where both the owner and 
the tenant can only provide statements directly to the Hearing Officer but cannot 
cross examine each other, and any relevant public records maintained by any 
government entity or agency.  

g. In addition to sending their decision to all affected parties by email, the Hearing 
Officer shall convey the decision by first class mail with proof of mailing. At the 
hearing, the landlord will testify in a narrative fashion and will answer questions 
from the Hearing Officer, if any arise. The tenant will be afforded the opportunity to 
provide narrative testimony that the landlord may rebut within the time limits 
allowed by the hearing Officer for Testimony.  

h. After the Hearing Officer has prepared the decision, they shall email the final 
decision to the City. The City shall serve the decision by first-class mail to the 
parties. 

3. Standards for Decision. The Hearing Officer shall grant a Fair Rate of Return Petition only 
if the petitioning owner demonstrates that their current year net operating income does not 
equal at least the base year net operating incomeexpense plus 100% of the change in the 
Consumer Price Index since the end of the base year.  
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4. Challenge to Decision. A decision of the Hearing Officer granting or denying a Fair Rate 
of Return Petition may be challenged by writ of administrative mandamus.  

a. If a writ is not filed within 90 days of the Hearing Officer granting or denying a 
Fair Rate of Return Petition, the decision of the Hearing Officer is final. 

5. Initiating a Rent Increase. A landlord may only initiate an authorized rent increase after the 
Hearing Officer’s decision has become final including through the disposition of a Writ 
proceeding. However, no rent increase authorized as the result of a successful Fair Return 
petition may be imposed until the owner complies with all state and local noticing 
requirements.  

Regulation 1.05: Amortization of Capital Improvement Costs  

1. In amortizing capital improvements, the following schedule shall be used to determine the 
amortization period of the capital improvement:  

Improvement Years  

Air conditioning or heating system 10  

Other appliances  

 Refrigerator 5  

 Stove 5  

 Garbage disposal 5  

 Water heater 5  

 Dishwasher 5  

 Microwave oven 5  

 Washer/dryer 5  

 Fans 6  

Cabinets 10  

Miscellaneous carpentry 10  

Countertops 10  

Doors 10 

Knobs 5   

Screen doors 5  

Earthquake expenses  
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Architect/Engineer fees 5   

 

Emergency services 5   

 

Clean-up 5   

 

Fencing and security 5   

 

Management 5   

 

Tenant assistance 5  

 

Structural repair or retrofitting  

 Foundation repair 10   

 

Foundation replacement 20   

 

Foundation bolting 20   

 

Iron or steel work 20   

 

Masonry/chimney repair 20   

 

Shear wall installation 10  

 

Electrical wiring 10  

 

Elevator 20  

 

Fencing and gates  

 

 Chain link 10   

 

Masonry 10   

 

Wood 10   

 

Wrought iron 25 

 

Fire alarm system 10  
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Fire sprinkler system 20 

 

Fire escape 10 

  

Flooring/floor covering 

  

 Hardwood 10   

 

Tile or linoleum 5  

 

 Carpet 5   

 

Carpet Pad 5   

Subfloor 10  

 

Fumigation tenting 5  

 

Glass  

 

 Windows 5 

   

Doors 5   

 

Mirrors 5  

 

Insulation 10  

 

Landscaping  

 Planting 10   

Sprinklers 10   

Tree replacement 10  

Lighting (interior or exterior) 10  

Locks 5  

Mailboxes 10  

Meters 10  
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Plumbing  

 Fixtures 10   

Pipe replacement 10   

Re-pipe entire building 20 

     Shower doors 5  

Paint 5  

Paving or decking 10  

Plastering 10  

Railings 10  

Roofing 10  

Security systems or installations 10  

Sidewalks and walkways 10  

Stairs 10  

Stucco 10  

Sump pump 10  

Tile work 10  

Wallpaper 5  

Window coverings 5  

2. The costs of capital improvements shall be included in the calculation of a given year’s 
operating expenses, and included in the calculation of any increase in each affected unit’s 
monthly rent, according to the following formula: the total cost, divided by the amortization 
period, divided by 12.  

3. Rent increases authorized pursuant to this section shall be allocated as follows:  

a. Rent increases for unit-specific capital improvements shall be allocated to that unit;  

b. Rent increases for building-wide or common area capital improvements shall be 
allocated equally among all units;  

c. Rent increases resulting from the Net Operating Income analysis shall be allocated 
equally among all units;   
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d. Notwithstanding the subsections above, the Hhearing Officer examiner or the Board, 
in the interests of justice, shall have the discretion to apportion the rent increases in 
a manner and to the degree necessary to ensure fairness. Such circumstances 
include, but are not limited to, units that are vacant or owner occupied. 

Regulation 1.06 Rent Increase Based on Disproportionately Low Base Year Rents (Vega 
Petition)  

If the contents of a Fair Rate of Return petition make clear that the basis for the petition is that 
current rents cannot yield a fair return solely or principally because base year rents were 
disproportionately low under criteria set forth in Regulation 1.02, subdivision (3) paragraph (b) 
subparagraph (ii), and if the petition has been deemed complete, the hearing examiner shall rule on 
the petition using the following criteria:  

1. The petitioning owner must prove by documentary evidence, and by a preponderance of 
evidence:  

a. The level of fair market rents for units comparable to those as to which the petitioner 
seeks a rent increase. Units are comparable if they are in the same neighborhood of 
the city, of similar size, in substantially similar condition, and include substantially 
similar amenities; and  

b. That base year rents for the property that is the subject of the petition were determined 
not by market criteria, but as the result of one or more of the factors set forth in 
Regulation 1.02, subdivision (3) paragraph (b) subparagraph (ii);  

2. If the petitioner satisfies the criteria of subdivision (1) of this Regulation, the hearing officer 
shall grant the petition and shall adjust affected units rents according to the following 
formula:  

a. Fair market rent for comparable units as of the base year plus 4% for each year since 
the base year during which the criteria set forth in Regulation 1.02, subdivision (3) 
paragraph (b) subparagraph (ii) continued to apply.  

b. A 4% increase shall not be applied for any year after the base year during which the 
criteria set forth in Regulation 1.02, subdivision (3) paragraph (b) subparagraph (ii) 
did not apply and the current or previous owner did not apply the permitted 4% 
increase.  

Regulation 1.07. Hardship Appeal Limitation on Rent Increases Granted under this Part  

1. Any low- or moderate-income household shall have 30 days from the date when the hearing 
officer’s decision granting a rent increase is mailed to inform the owner and the city that the 
authorized increase would cause a severe economic hardship. That claim must be made in 
writing and must include: No rent increase authorized as the result of a successful Fair Return 
petition may be imposed unless the owner complies with all state and local noticing 
requirements;  

a. Proof of the household’s low- or moderate-income status;  

b. Proof that the authorized rent increase would cause a severe economic hardship. Economic 
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hardship is severe if it would interfere either directly or indirectly with the household’s ability 
to remain housed or afford other basic necessities of life.  

2. No monthly rent increase of more than the greater of 102%, twice the Employment Cost 
Index (ECI), or $100 shall be authorized for any unit occupied by a low- or moderate-
income household if such an increase would result in severe economic hardship.  

a. The applicable figure for the ECI shall be the most recently reported calendar year 
figure as of the date when the petition was filed. 

b. If the amount of a monthly rent increase affecting a low- or moderate-income 
household that would otherwise have been authorized as the result of a successful 
Fair Return petition would be greater than the limit specified in this subdivision (2), 
the full increase shall be granted over a period of years such that the increase is no 
greater than that limit in any given year.  

c. Any low- or moderate-income household shall have 30 days from the date when the 
hearing officer’s decision granting a rent increase is mailed to inform the owner and 
the city that the authorized increase would cause a severe economic hardship. That 
claim must be made in writing and must include:  

i. Proof of the household’s low- or moderate-income status;  

ii. Proof that the authorized rent increase would cause a severe economic 
hardship. Economic hardship is severe if it would interfere either directly or 
indirectly with the household’s ability to remain housed or afford other basic 
necessities of life.  

 3d. If tenants of a household make a claim of severe economic hardship, the owner 
shall not impose any rent increase affecting that household, other than any 4% 
increase generally permitted annually by the Rent Stabilization Ordinance, until the 
Hearing Officer rules on the tenants’ claim.  

4e. If tenants of a household make a claim of severe economic hardship, the petitioner 
shall have ten days from the date that the tenant made that written claim to both the 
owner and the city to file with the city any written objection to the claim. Any such 
objection must include all relevant supporting evidence.  

5f. The tenant shall have the burden to prove the existence of severe economic 
hardship by a preponderance of evidence.  

6g. The Hhearing Officerexaminer shall rule on the claim of severe economic hardship 
within 30 days of the tenant’s having provided the claim to the owner and the city, 
and shall do so in the form of an addendum to the original decision.  

7h. If the Hhearing Officerexaminer determines that the originally-determined rent 
increase would cause a severe economic hardship, the affected unit’s rent shall 
annually increase by the amount of the 5% permitted under the ECI plus any 
applicable 4% annual general adjustment until the unit’s rent reaches the level that 
it would have been under the original decision. 
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Part 1: Fair Rate of Return Petition Regulations 

Regulation 1.01. Purpose  
 
1. Pursuant to Oxnard City Code Section 27-23, a rental property owner may petition the city 

for an increase in rents, so that the owner may obtain “a fair and reasonable return.” The 
Petition for Fair Rate of Return process stated in section 27-23 and further defined by these 
regulations are  in conformity with the California Supreme Court’s opinion in Birkenfeld v. 
City of Berkeley.  
 

2. This regulation works in conjunction with the Section 27-23 of Chapter 27 of the Oxnard 
City Code as follows:  

 
a. Establishes the formula that must be used by the City Manager, or their designee, to 

determine whether a petitioning owner is receiving a fair and reasonable return; and  
 
b. Establishes a mandatory petition and decision-making process.  
 

Regulation 1.02. Definitions  
 

1. Base Year. “Base year” means 12-month period preceding May 2022.  

2. Current Year. “Current year” means the 12-month period preceding the date on which the 
owner files a Fair Rate of Return Petition with the city.  

3. Fair and Reasonable Return. A “fair and reasonable return” means an increase in the owner’s 
net operating income as of the current year equal to 100 percent of the percentage increase in 
the Consumer Price Index for All Urban Consumers in the Los Angeles-Long Beach-
Anaheim area over the owner’s net operating income for the base year. (For example, if the 
Consumer Price Index has increased by ten percent since the base year, the owner receives a 
fair and reasonable return if the owner’s net operating income for the current year has also 
increased by at least ten percent above the base year level).  

a. Net operating income generated by a property in the base year is presumed to have 
generated a fair and reasonable return because rents established that year were 
established by the owner free of substantial limitations beyond market forces.  

b. A petitioning owner may rebut the presumption that base year net operating income 
generated a fair return by submitting with his or her Fair Rate of Return Petition proof 
by a preponderance of evidence that the net operating income yielded in the base year 
did not generate a fair return. Base year net operating expense may be found to not to 
have generated a fair return only if: 

i. The landlord’s operating and maintenance expenses in the base year were 
unusual in comparison to other years, in which case base year operating 
expenses shall be adjusted to reflect average expenses for the property over a 
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reasonable period or, in the discretion of the City Manager or his or her 
designee, another year shall be designated the base year for purposes of the 
Fair Rate of Return petition. In considering whether the base year operating 
and maintenance expenses were unusual, the City Manager or their designee 
shall consider the following factors:  

1.  Whether the owner made substantial capital improvements during the 
base year that were not reflected in the base year rent levels;  

2.  Whether substantial and necessary repairs were made due to damage 
caused by uninsured disaster or vandalism; or  

3. Whether other expenses were unreasonably high or low, notwithstanding 
prudent business practice.  

ii. The property’s rental income for the base year was disproportionately low. 
Under this circumstance, the City Manager or his or her designee shall 
designate the Fair Rate of Return Petition a “Vega Petition” and shall follow 
the procedures set forth herein in Regulation 1.06. In accordance with the 
California Court of Appeal opinion Vega v City of West Hollywood, such a 
petition for a rent increase may be granted only if base year rents were 
disproportionately low because:  

1. There existed between the tenant and the owner a family 
relationship or close friendship;  
 

2. The rent had not been increased for several years prior to the base 
date while rents in the community generally were increased;  

 
3. The tenant or tenants performed services for the owner;  

 
4. There was low maintenance of the property by the owner in exchange 

for low rent increases or no rent increases; or  
 
5. There existed any other special circumstances which affected the rent 

level outside of market factors.  
 

4. Gross Income. “Gross income” means:  
 

a. Gross rents, computed on the basis of one hundred percent occupancy, with fair market 
rent attributed to any vacant unit, within the timeframe of the Current Year which is 
the 12-month period preceding the date on which the owner files a Fair Rate of Return 
Petition with the city, plus   

 
b. Interest from security and cleaning deposits (unless the interest is payable to the 

tenants), plus 
 
c. Income from services provided at the property, such as coin-operated laundry 

machines and the like, plus  

d. All other income or consideration received or receivable for or in connection with the 
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use or occupancy of rental units and housing services, minus  

e. Uncollected rents due to vacancy and bad debts, to the extent that they are beyond the 
owner’s control and the owner has made a good-faith attempt to collect them.  

5. Hearing Officer. “Hearing Officer” means the City Manager or their designee.  

6. Operating Expenses. “Operating expenses” means the total of all factors affecting expenses 
included in Rent Stabilization Ordinance Section 27-23(c) and paragraph (a) of this 
subdivision within the timeframe of the Current Year which is the 12-month period 
preceding the date on which the owner files a Fair Rate of Return Petition with the city but 
shall not include any expense included in paragraph (b) of this subdivision.  

a. Included expenses are:  

i. Fair Rate of Return Petition application fee, if the petition is found to be 
meritorious;  

ii. Annual program fee;  

iii. License fees, real property taxes, utility costs, insurance;  

iv. Normal repair and maintenance expenses, which shall include, but not be 
limited to, painting, normal cleaning, fumigation, landscaping, repair and 
replacement of all standard services, including electrical, plumbing, 
carpentry, furnished appliances, drapes, carpets and furniture. Owner-
performed labor, like other labor, shall be included only to the extent that it 
is charged at fair market value for such labor;  

v.  The cost of repairs the need for which was not caused by ordinary wear and 
tear and was not caused by deferred maintenance;  

vi.  Allowable legal expenses, and management expenses (contracted or owner 
performed), including necessary and reasonable advertising, accounting, and 
other managerial expenses. Allowable legal expenses and management 
expenses are presumed to be six percent of gross income. Allowable legal and 
management expenses in excess of eight percent of gross income are 
presumed to be unreasonable and shall not be allowed unless it is established 
that such expenses are reasonable and do not exceed those ordinarily charged 
by commercial management firms for similar residential properties;  

vii.  Attorney’s fees and costs incurred in connection with successful good faith 
attempts to recover rents owing and successful good faith unlawful detainer 
actions not in violation of applicable law, to the extent that such fees and costs 
cannot be recovered from tenants; 

viii. Building improvements, major repairs, replacement and maintenance, unless 
such costs are compensated by insurance proceeds. These costs shall not be 
included in their entirety as a given year’s expense, but shall be amortized as 
provided in Regulation 1.05  

ix.  The expenses for experts and city review allowed under Rent Stabilization 
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Ordinance 27-23(B) and actually paid by the owner.  

b. Excluded expenses are:  

i. Maintenance and repair work which resulted from the intentional deferral of 
other repairs or work, which deferral caused significant deterioration of the 
building, any of its amenities, or individual units;  

ii. Avoidable and unnecessary expense increases since the base year;  

iii. Mortgage interest and principal payments and other payments that are not 
contractually necessary, such as double payments, and any payment that 
results from financing that is unreasonable or that was unnecessary for the 
acquisition of the property at fair market value;  

iv. Fees, other than fees expressly authorized by 1.02(6)(a) of this subdivision;  

v. Penalties and interest awarded for violation of the Rent Stabilization Ordinance 
or any other law;  

vi. Legal fees not expressly allowed under paragraph 1.02(6)(a)(vi) of this 
subdivision; and  

vii. Depreciation of the property.  

7. Net Operating Income. “Net Operating Income” means gross income minus operating 
expense.  

a. In California, the maintenance of net operating income (“MNOI”) formula or 
standard is the most often used for determining a Fair Rate of Return Petition. Courts 
have praised the MNOI standard for its fairness and ease of administration, and 
because it preserves for a property owner the net operating income prior to the 
adoption of rent control. Generally, this involves a three-step process. (To take a 
simple example, assume a landlord has a 10 rental unit building, the base rent year 
net operating income, as adjusted by inflation, was $100,000, and the NOI in the last 
twelve months was $98,000; the difference being $2000. The $2000 is divided first 
by 10 (the number of units in the building) and then by 12 (months), to yield $16.67. 
That would be the monthly rent increase to which the landlord would be entitled in 
order, under this formula, to receive a fair return.)  

i. Step one is the determination of the Base Rent Year, which is the year ending 
on the year the Ordinance was adopted.  

 
ii. Step two requires the calculation of the base rent year net operating income 

for 2022 as adjusted for inflation through the date of the notice of the rent 
increase.  

 
iii. Step three involves the calculation of the difference between the base rent 

year net operating income, as adjusted for inflation, and the most recent 12 
months of net operating income. That difference is then divided first by the 
number of rental units and then by twelve. That number represents what the 
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landlord is entitled to as a rent increase in order to receive a fair return. 

Regulation 1.03: Petition, Initial Petition Review; Petitioner Payment of Costs 

A petition for a rent increase must be on a form prescribed by the City Manager and must include 
all required documentation as well as an email address at which the Petitioner consents to receive 
service by the city of all communications and documents related to the petition. A petition that is 
not made on the form prescribed by the City Manager, is not completely filled in, or does not include 
all required attachments will not be accepted. Deficient Fair Rate of Return Petitions will be 
promptly returned to the petitioner with an explanation of the defect. Pursuant to Oxnard City Code 
section 27-23(B) the owner is responsible for all costs associated with the city’s review of the Fair 
Rate of Return Petition.  

1.  Required Fair Rate of Return Petition Documents. A petitioner must include with a 
submitted and signed Fair Rate of Return Petition form the following information: 

a. Records, such as receipts and financial statements, establishing the base year gross 
income and base year operating expenses, and demonstrating the base year net 
operating income;  

b. Pursuant to Oxnard City Code Section 27-23(A), and independent financial report, 
including verified financial data, that demonstrates the owner will not obtain a fair 
and reasonable return on their property.  

i. The financial report should demonstrate that the records establishing base year 
and current year  operating expenses show that under the criteria set forth in 
Regulation 1.02, subdivision (3), the petitioning owner is entitled to an 
increase in rents in order to obtain a fair and reasonable return.. 

ii. The Hearing Officer may request additional information from the Petitioner or 
Tenant to assist with determining whether or not there is a Fair Rate of Return 
Petition.   

c. Proof that the owner provided all affected tenants with the submitted petition, 
including all attachments.   

2.  Time for Initial Review. Upon receipt of a submitted Fair Rate of Return Petition form with 
all required attachments, the designated hearing officer shall:   

a. Determine whether it will be necessary for the city to employ any independent experts 
in order to reach a final decision about whether the owner is entitled to a rent increase 
and in what amount;  

b. Within no more than 7 days from receipt of the petition form with all required 
attachments, inform the petitioner of the city’s anticipated costs of reviewing, 
analyzing, and deciding the petition and the employment of any expert necessary to 
complete those things. If the city does not within 7 days inform the petitioner of 
anticipated costs of reviewing, analyzing, and deciding the petition, then such costs 
shall be deemed unnecessary.  
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3.  Petitioner Payment of Estimated Costs. Within no more than 15 days of the city delivering 
the estimated costs to the petitioner, the petitioner must make payment to the city in the 
amount of the estimated costs.  

a. Withdrawal of Petition. The landlord shall inform the city at least 5 days before the 
scheduled hearing date of the landlord’s intent to withdraw the petition. If the 
landlord fails to inform the city at least 5 days before the scheduled hearing date of 
the landlord’s intent to withdraw the petition, then the landlord will be responsible 
for the following costs.  

i. Translator: Any cancellation must occur at least 48 hours prior to the scheduled 
hearing to avoid a cancellation charge.  

ii. Court Reporter: Any cancellation must occur at least 48 hours prior to the 
scheduled hearing to avoid a cancellation charge.  

iii. Hearing Officer: Any cancellation must occur at least 48 hours prior to the 
scheduled hearing to avoid a cancellation charge.  

4. Standard for Determining When Petition is Complete. A Fair Rate of Return Petition shall be 
deemed complete upon receipt of all required documentation and information in the Fair Rate 
of Return Petition as stated in the “Fair Rate of Return Petition Packet” which can be found 
on the Rent Stabilization Housing website. 

a. Supporting documents needed for a complete Fair Rate of Return Petition include but 
are not limited to the items stated in Regulation 1.03 section 1, subsections (a) 
through (d) and the following document: (i) copies of all written rental agreements in 
effect during this period; (ii) a spreadsheet demonstrating actual income; (iii) a 
spreadsheet demonstrating actual expenses; (iv)  documentation to substantiate all 
claimed expenses (which demonstrates actual payment and a relationship to the 
property); (v), an independent financial report; sixth, the proposed rent increase(s).  

b. A detailed description, including the date timelines, of all required supporting 
documents for a complete Fair Rate of Return Petition application can be found on 
page 5 of 8 of the Fair Rate of Return Petition Packet. If required documentation or 
information is missing, the city will contact the landlord and request the missing 
documentation or information. The landlord will have 14 days to provide the missing 
documentation or information, or the landlord’s Fair Rate of Return Petition may be 
dismissed unless, within 14 days of such request, the city informs the petitioner of 
anticipated costs for reviewing, analyzing, and deciding the petition. In the latter 
case, the petition shall be deemed complete when all information and supporting 
documents are provided AND such costs are fully paid to the city.  

5. The city will take no action on the petition, other than those specified in subdivision (2) of 
this regulation, until the petition is deemed complete.  

a. Upon receipt of a deemed complete Fair Rate of Return Petition form with all required 
documents, the Hearing Officer shall mail a notice to all affected tenants noticing that 
the city has received a Fair Rate of Return Petition informing the tenants they have 
30 days from the date upon which the City provides notice that the petition 
submission is deemed complete, to respond to the petition, and provide   
the city with additional materials, if they wish to use to contest the petition. Tenants 
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are not entitled to any confidential landlord or property owner information.  

b. The City shall send out a Notice of Hearing that includes the date, time, location and 
or video conference link for the Fair Rate of Return Petition Hearing.  

Regulation 1.04: Decision by Hearing Officer  

As specified by Rent Stabilization Ordinance 27-23, a decision about whether to grant an increase 
in rents as requested in a Fair Rate of Return Petition shall be made by the City Manager or his or 
her designee, referred to within this Part IV of these Regulations as “Hearing Officer.”  

1. Time for Decision. The Hearing Officer shall issue a written decision granting or denying the 
petition within 60 days of the date when the petition is deemed complete under Regulation 
1.03, subdivision (4), unless for good cause shown, the Hearing Officer extends the time for 
issuance of the decision.  

2. Procedures for Decision. In deciding whether to grant or deny a Fair Rate of Return Petition, 
the Hearing Officer shall fairly consider all documentary evidence, to which the following 
procedures shall apply.  

a. o later than the thirty-fifth (35th) day after the city deems the Fair Rate of Return 
Petition complete, the Hearing Officer shall send to the petitioner at the email address 
provided in the petition an electronic copy of any submission received by affected 
tenants. Such tenant submission shall be deemed received by the petitioner on the 
day that the Hearing Officer sends it.  

b. Within 5 days of receipt of submission from the Hearing Officer of any tenant 
submission, the petitioner may reply to such submission. The Hearing Officer shall 
forward any such reply to the affected tenants at an email address provided by such 
tenants for that purpose or, if no email address is provided, to the tenants’ address by 
first class mail. There shall be no right of rebuttal or other reply by affected tenants 
after the reply brief has been submitted. Any further reply shall be presented orally 
at the hearing.  

c. If the Hearing Officer determines that it is necessary to engage the services of an 
expert, the Hearing Officer shall engage that expert without undue delay, and in no 
event later than 10 days after the date the petitioner has paid the costs as described in 
Regulation 1.03. The Hearing Officer shall require that the expert provide their 
written opinion within 14 business days of the expert’s engagement. If required the 
Hearing Officer should issue a notice of continued hearing to the petitioner and the 
tenants to allow for additional time for the expert review.   

d. The Hearing Officer shall require that the expert submit their opinion in an electronic 
format suitable for distribution by email.  

e. The Hearing Officer shall immediately send to the petitioner at the email address 
provided in the petition, and via first class mail or email to all affected tenants, and 
their representative, if any, a copy of the expert’s opinion, to which the petitioner and 
tenants shall have 14 days to respond if they wish to do so.  

f. The hearing officer shall make their decision based only on the written submissions of 
the parties, the written opinions of any expert designated by the city after initial 
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review of the petition, timely-submitted responses to such submissions and opinions, 
a hearing involving both the owner and tenant where both the owner and the tenant 
can only provide statements directly to the Hearing Officer but cannot cross examine 
each other, and any relevant public records maintained by any government entity or 
agency.  

g. At the hearing, the landlord will testify in a narrative fashion and will answer questions 
from the Hearing Officer, if any arise. The tenant will be afforded the opportunity to 
provide narrative testimony that the landlord may rebut within the time limits allowed 
by the hearing Officer for Testimony.  

h. After the Hearing Officer has prepared the decision, they shall email the final decision 
to the City. The City shall serve the decision by first-class mail to the parties. 

3. Standards for Decision. The Hearing Officer shall grant a Fair Rate of Return Petition only if 
the petitioning owner demonstrates that their current year net operating income does not equal 
at least the base year net operating income plus 100% of the change in the Consumer Price 
Index since the end of the base year.  

4. Challenge to Decision. A decision of the Hearing Officer granting or denying a Fair Rate of 
Return Petition may be challenged by writ of administrative mandamus.  

a. If a writ is not filed within 90 days of the Hearing Officer granting or denying a Fair 
Rate of Return Petition, the decision of the Hearing Officer is final. 

5. Initiating a Rent Increase. A landlord may only initiate an authorized rent increase after the 
Hearing Officer’s decision has become final including through the disposition of a Writ 
proceeding. However, no rent increase authorized as the result of a successful Fair Return 
petition may be imposed until the owner complies with all state and local noticing 
requirements.  

Regulation 1.05: Amortization of Capital Improvement Costs  

1. In amortizing capital improvements, the following schedule shall be used to determine the 
amortization period of the capital improvement:  

Improvement Years  

Air conditioning or heating system 10  

Other appliances  

 Refrigerator 5  

 Stove 5  

 Garbage disposal 5  

 Water heater 5  

 Dishwasher 5  
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 Microwave oven 5  

 Washer/dryer 5  

 Fans 6  

Cabinets 10  

Miscellaneous carpentry 10  

Countertops 10  

Doors 10 

Knobs 5   

Screen doors 5  

Earthquake expenses  
  
Architect/Engineer fees 5   
 
Emergency services 5   
 
Clean-up 5   
 
Fencing and security 5   
 
Management 5   
 
Tenant assistance 5  
 
Structural repair or retrofitting  
 Foundation repair 10   
 
Foundation replacement 20   
 
Foundation bolting 20   
 
Iron or steel work 20   
 
Masonry/chimney repair 20   
 
Shear wall installation 10  
 
Electrical wiring 10  
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Elevator 20  
 
Fencing and gates  
 
 Chain link 10   
 
Masonry 10   
 
Wood 10   
 
Wrought iron 25 
 
Fire alarm system 10  
 
Fire sprinkler system 20 
 
Fire escape 10 
  
Flooring/floor covering 
  
 Hardwood 10   
 
Tile or linoleum 5  
 
 Carpet 5   
 
Carpet Pad 5   
Subfloor 10  
 
Fumigation tenting 5  
 
Glass  
 
 Windows 5 
   
Doors 5   
 
Mirrors 5  
 
Insulation 10  
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Landscaping  

 Planting 10   

Sprinklers 10   

Tree replacement 10  

Lighting (interior or exterior) 10  

Locks 5  

Mailboxes 10  

Meters 10  

Plumbing  

 Fixtures 10   

Pipe replacement 10   

Re-pipe entire building 20 

     Shower doors 5  

Paint 5  

Paving or decking 10  

Plastering 10  

Railings 10  

Roofing 10  

Security systems or installations 10  

Sidewalks and walkways 10  

Stairs 10  

Stucco 10  

Sump pump 10  

Tile work 10  
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Wallpaper 5  

Window coverings 5  

2. The costs of capital improvements shall be included in the calculation of a given year’s 
operating expenses, and included in the calculation of any increase in each affected unit’s 
monthly rent, according to the following formula: the total cost, divided by the amortization 
period, divided by 12.  

3. Rent increases authorized pursuant to this section shall be allocated as follows:  

a. Rent increases for unit-specific capital improvements shall be allocated to that unit;  

b. Rent increases for building-wide or common area capital improvements shall be 
allocated equally among all units;  

c. Rent increases resulting from the Net Operating Income analysis shall be allocated 
equally among all units;   

d. Notwithstanding the subsections above, the Hearing Officer, in the interests of justice, 
shall have the discretion to apportion the rent increases in a manner and to the degree 
necessary to ensure fairness. Such circumstances include, but are not limited to, units 
that are vacant or owner occupied. 

Regulation 1.06 Rent Increase Based on Disproportionately Low Base Year Rents (Vega 
Petition)  

If the contents of a Fair Rate of Return petition make clear that the basis for the petition is that 
current rents cannot yield a fair return solely or principally because base year rents were 
disproportionately low under criteria set forth in Regulation 1.02, subdivision (3) paragraph (b) 
subparagraph (ii), and if the petition has been deemed complete, the hearing examiner shall rule on 
the petition using the following criteria:  

1. The petitioning owner must prove by documentary evidence, and by a preponderance of 
evidence:  

a. The level of fair market rents for units comparable to those as to which the petitioner 
seeks a rent increase. Units are comparable if they are in the same neighborhood of 
the city, of similar size, in substantially similar condition, and include substantially 
similar amenities; and  

b. That base year rents for the property that is the subject of the petition were determined 
not by market criteria, but as the result of one or more of the factors set forth in 
Regulation 1.02, subdivision (3) paragraph (b) subparagraph (ii);  

2. If the petitioner satisfies the criteria of subdivision (1) of this Regulation, the hearing officer 
shall grant the petition and shall adjust affected units rents according to the following formula:  

a. Fair market rent for comparable units as of the base year plus 4% for each year since 
the base year during which the criteria set forth in Regulation 1.02, subdivision (3) 
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paragraph (b) subparagraph (ii) continued to apply.  

b. A 4% increase shall not be applied for any year after the base year during which the 
criteria set forth in Regulation 1.02, subdivision (3) paragraph (b) subparagraph (ii) 
did not apply and the current or previous owner did not apply the permitted 4% 
increase.  

Regulation 1.07. Hardship Appeal  

1. Any low- or moderate-income household shall have 30 days from the date when the hearing 
officer’s decision granting a rent increase is mailed to inform the owner and the city that the 
authorized increase would cause a severe economic hardship. That claim must be made in 
writing and must include:   

a. Proof of the household’s low- or moderate-income status;  

b. Proof that the authorized rent increase would cause a severe economic hardship. Economic 
hardship is severe if it would interfere either directly or indirectly with the household’s 
ability to remain housed or afford other basic necessities of life.  

2. No monthly rent increase of more than the greater of 10%, twice the Employment Cost Index 
(ECI), or $100 shall be authorized for any unit occupied by a low- or moderate-income 
household if such an increase would result in severe economic hardship.  

a. The applicable figure for the ECI shall be the most recently reported calendar year 
figure as of the date when the petition was filed. 

3. If tenants of a household make a claim of severe economic hardship, the owner shall not impose 
any rent increase affecting that household, other than any 4% increase generally permitted 
annually by the Rent Stabilization Ordinance, until the Hearing Officer rules on the tenants’ 
claim.  

4. If tenants of a household make a claim of severe economic hardship, the petitioner shall have 
ten days from the date that the tenant made that written claim to both the owner and the city to 
file with the city any written objection to the claim. Any such objection must include all relevant 
supporting evidence.  

5. The tenant shall have the burden to prove the existence of severe economic hardship by a 
preponderance of evidence.  

6. The Hearing Officer shall rule on the claim of severe economic hardship within 30 days of the 
tenant’s having provided the claim to the owner and the city, and shall do so in the form of an 
addendum to the original decision.  

7. If the Hearing Officer determines that the originally-determined rent increase would cause a 
severe economic hardship, the affected unit’s rent shall annually increase by the amount of the 
5% until the unit’s rent reaches the level that it would have been under the original decision. 
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 CITY COUNCIL OF THE CITY OF OXNARD 

 

 RESOLUTION NO.   

 

RESOLUTION OF THE CITY COUNCIL OF THE CITY 

OF OXNARD ESTABLISHING ADMINISTRATIVE PROCEDURES AND REGULATIONS 

TO IMPLEMENT THE PROVISIONS OF THE JUST CAUSE AND TENANT PROTECTION 

AND RENT STABILIZATION ORDINANCES  

 

WHEREAS, Oxnard City Code (“OCC”) Section 27-10(A) authorizes the City Manager 

to adopt procedures and regulations to implement the provisions of the Just Cause and Tenant 

Protection ordinance.; and 

 

WHEREAS, OCC Section 27-28.1 authorizes the City Manager to adopt procedures and 

regulations to implement the provisions of the Rent Stabilization ordinance.  

 

NOW, THEREFORE, the City Council of the City of Oxnard resolves as follows: 

 

1. Fair Rate of Return Petition Regulations.  The fair rate of return petition 

regulations, attached hereto and incorporated herein by this reference as Exhibit D, are hereby 

adopted.  

 

2.  Updates to Regulations. The City Manager or designee may modify the regulations 

established in Exhibit D when the City Manager or designee deems necessary to effectuate the 

purpose and intent of such regulations.  

 

/// 

/// 

/// 

/// 

/// 

/// 

/// 

/// 

/// 

/// 

/// 

/// 

/// 

/// 

/// 

/// 

/// 

/// 

/// 

/// 

/// 
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3. Effective Date.  This resolution shall be effective upon adoption.  

 

PASSED AND ADOPTED this ______ day of _______, by the following vote: 

 

AYES:  

 

NOES:  

 

ABSENT:  

 

ABSTAIN: 

 

 

 

____________________________ 

Luis A. Mc Arthur, Mayor 

ATTEST: 

 

 

___________________________ 

Lourdes A. López, City Clerk 

 

APPROVED AS TO FORM: 

 

 

___________________________ 

Stephen M. Fischer, City Attorney 
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Resolution Establishing an Administrative 
Regulation regarding the Fair Rate of Return 
Petition Regulation to Implement the City’s 

Rent Stabilization Ordinance

Brenda Lopez, Housing Director
Housing Department

Community Services, Public Safety, Housing & 
Development Committee
January 13, 2025
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1) On April 13, 2022, City Council adopted the Just Cause Evictions and Other Tenant Protections (Just Cause) 
Ordinances which became effective June 2, 2022.

2) On January 25, 2024 and July 30, 2024 ordinance amendments were passed by City Council to provide 
additional tenant protections and provide clarifications. 

3) On March 25, 2025 staff introduced amendments to the Just Cause Ordinance and four administrative 
regulations. Staff did not advance the Fair Rate of Return Petition Regulation, which was referred to as Exhibit 
B. Instead, staff proposed to collaborate with community stakeholders to further refine the regulation and bring 
it back to Committee at a later date. On April 29, 2025, City Council adopted an omnibus code city update that 
amended both ordinances and adopted the three of four proposed administrative regulations:  Registration, 
Right of First Refusal, and Ellis Act regulations. 

 
4) In the months following the March 25th Committee meeting, staff worked closely with CAUSE, Attorney at 

Law Barbara Macri-Ortiz, and the Ventura County Association of Realtors (community stakeholders) to revise 
the Fair Rate of Return Petition Regulation and achieve consensus among all parties. 

5) This process included online meetings with the community stakeholders on April 18, 2025, and July 17, 2025, 
each lasting several hours, as well as ongoing internal staff meetings. This process continued through October, 
at which time consensus was achieved.

BACKGROUND 2
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In addition to correcting drafting errors, clarification was provided regarding the Consumer Price Index 
utilized for the area and the following changes were made based on mutual consensus between staff and 
community stakeholders: 

1) Regulation 1.02: Definitions
-Section 4 and 6: added language to define time frame (base year).
-Section 7: added language which expands the definition of operating income and added detailed 
steps on how to determine a fair return.

2) Regulation 1.03: Petition, Initial Petition Review; Petitioner Payment of Costs
-Section 1(b): added details on what a financial report should demonstrate and added a clause which 
gives the presiding Hearing Officer the ability to request additional supporting information needed to 
make a determination. 
-Section 1(c) and Section 2(a): the original language specified dates by which an owner must 
provide a copy of the petition submitted to the City for review to the tenant(s). The dates were based 
on the date of submission. This inferred that the petition submitted is “complete” and therefore, that 
the tenant received all of the relevant information and set up an expectation on when a decision 
would be rendered. Since petitions are usually incomplete, the language was modified to ensure that 
the tenant is receives a copy of the complete petition and provides a better timeframe on when a 
response can be expected. 
-Section 3: new language was added to detail timeframes for a withdrawal of petition (cancellation 
of a hearing) to be filed by an owner in order to avoid cancellation charges for fees incurred by the 
City.  
-Section 4: section was revamped to outline what documentation is needed for a petition to be 
considered complete and establishes timelines. 

DISCUSSION 3
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3) Regulation 1.04: Decision by Hearing Officer
-Further expands on Regulation 1.03, sections 1 through 3 updated to thoroughly outline the 
Hearing Officer’s and the City’s timeframe for deeming the Fair Rate of Return Petition complete 
and the timeframe to issue a decision. 

4) Regulation 1.07: Hardship Appeal
-Originally titled “Limitation on Rent Increases Granted Under this Part”
-The original naming convention for this section caused confusion. It was simplified and renamed 
“Hardship Appeal”. In addition, language was added informing low or moderate income 
households of the timeline, documentation, and steps to file a claim of severe economic hardship 
resulting from an approved rent increase.

DISCUSSION 4
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That the Community Services, Public Safety, Housing & Development Committee review and 
recommend that the City Council approve the proposed resolution establishing administrative 
regulations to implement the Fair Rate of Return Petition Regulation.
 

RECOMMENDATION 5
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End of Presentation
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 COMMUNITY SERVICES, PUBLIC SAFETY, HOUSING & 
DEVELOPMENT COMMITTEE AGENDA REPORT 

     
  REPORTS 

 AGENDA ITEM NO. D.2   

 
    
    
DATE: January 13, 2026 
    
TO: Community Services, Public Safety, Housing & Development Committee 
    
FROM: Brenda Lopez, Housing Director, (805) 385-8092, brenda.lopez@oxnard.org 
    
SUBJECT: Lease Agreement with Teatro de las Américas.  
  
RECOMMENDATION 
  
That the Community Services, Public Safety, Housing & Development Committee recommend that the City 
Council:  

1. Authorize the Mayor  to execute a Lease Agreement (A-8604) with Teatro de las Américas for the use 
of property owned by the City located at 321 West Sixth Street for a term of three years with two one-
year options to extend the Agreement, at the discretion of the City Manager, for a total of five years, at 
an annual fee of $1 and quarterly rent up to $2,970 of their quarterly gross revenues in excess of 
$10,560; and 

2.  Authorize the Mayor  to forgive past due rent to the City in the amount of $15,690 for past due rent 
through January 2026, plus a daily pro-rata share through February 2026.  

Please click the following link to view the required Measure M pre-recorded presentation 
video: https://youtu.be/EhWmUyks1Kc 
  
BACKGROUND 
  
The City of Oxnard owns certain real property located at 321 West Sixth Street in Downtown Oxnard. The 
property consists of a building of 1,980 square feet and is currently occupied by Teatro de las Américas 
(Teatro), a local nonprofit organization. Teatro de las Américas was founded in Oxnard in the early 1990s as a 
bilingual theater company focused on connecting diverse communities through live stage productions. With a 
vision to be the dominant Spanish-language theatre on the Central Coast, Teatro de las Américas values respect 
among people and envisions that every segment of our community will come together in artistic and creative 
efforts to promote these values.  Teatro de las Américas  produces work by Hispanic playwrights and  offers 
live stage performances accessible to both English and Spanish speakers.   
 
The City of Oxnard entered into a lease agreement (8828-19-CD) Teatro on November 18, 2019 authorizing 
their occupancy and use of the building for small live theater-related programs at a monthly rental rate of fifty-
cents per square foot (.50c/SF), resulting in a total monthly rent of $990. As part of this initial lease, Section 
4.4.1 authorized up to $35,000 in rent credit to cover costs incurred by Teatro for permanent improvements to 
the building. In addition to being responsible for permanent tenant improvements on the building, Teatro covers 
the cost of ongoing maintenance and operational stability for the facility.  The term of that lease expired on 
November 20, 2022 and converted to a month to month tenancy.  
 
On June 29, 2023, the City Council approved the first amendment to the lease agreement, extending the term to 
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November 20, 2024. The monthly rental rate remained the same ($990/month) including Teatro’s obligation to 
make permanent improvements and upgrades to the Building as needed, at no cost to the City. It was further 
recognized that Section 4.4.1 of the original lease, which allowed for the aforementioned $35,000 rent credit, 
was complied with and based on receiving the full credit, no rent would be received by the City for the rent 
owed by Teatro from 4/1/2020 through 5/31/2023. In addition, the City Council approved a rental credit in the 
amount of $15,000 due to the building’s closure that resulted from the COVID-19 State of Emergency. The 
First Amendment rental revenue totaled $17,820, minus the $15,000 approved rent credit, resulting in an 
outstanding rent balance owed by Teatro in the amount of $2,820 to be paid before the end of the term, 
November 20, 2024. A payment in the amount of $990 was received reducing the amount to $1,830. 
 
The First Amendment term expired and the agreement converted to a month to month tenancy, meaning the 
same terms apply from November 20, 2024 to the current date. 
 
DISCUSSION 
 
During the 2025 calendar year, Teatro faced a series of unexpected setbacks that significantly reduced its 
income stream. In the first quarter, a nearly completed production was cancelled, resulting in unrecoverable 
costs that strained their limited resources. Because every production depends entirely on volunteers, additional 
plays had to be cancelled when Teatro struggled to recruit the volunteer support needed to bring performances 
to life. Compounding these challenges, Teatro saw a sharp decline in attendance, in 2024 total attendance was 
930 people versus 620 people through December 2025.  
 
Based on the financial information provided by Teatro, the organization incurred a net loss of $5,834.80 for the 
2024 calendar year and $5,969.84 for 2025. On December 31, 2025, Teatro received a grant award totaling 
$20,000 from the County of Ventura, which is to be used for Teatro to create a program to address mental 
health needs through artistic and creative engagement programming.  As a result, Teatro’s 2025 profit and loss 
statement reflects a net income of $14,030.16. However, these funds are restricted as described and cannot be 
used to cover regular operating expenses. As previously mentioned, Teatro is responsible for rent, permanent 
tenant improvements, and ongoing maintenance and utilities for the building. Teatro has a regular staff person 
to perform urgent repairs that prevent service disruptions, and ensure compliance with municipal safety 
standards, among other routine building maintenance. For the time period of November 2024 - November 2025, 
expenditures for this service totaled $3,272.68.  
 
A copy of Teatro’s 2024 and 2025 profit and loss statement is attached to this report (Attachment 3). 
 
Teatro currently has an outstanding balance of $1,830 for the First Amendment terms (6/1/23-11/20/24) and 
$13,860 from December 2024 through January 2026 for a total of $15,690. On October 9, 2025 Teatro 
submitted a request for consideration of rent forgiveness, in addition to a new lease with modified terms. Teatro 
is seeking approval of the following:    

1. A new lease with an initial three year term and two one-year options to extend the lease for a maximum 
lease term of five years.  

2. An annual lease fee of $1.00. 
3. Forgiveness of  past due rent totaling $15,690 through January 2026 as well as a daily pro rata ($35.36) 

rental forgiveness until effective date of new lease in the month of February 2026. 

In developing a recommendation, the following factors were considered: 
 
Vacant spaces and properties can result in significant City expenses related to maintenance and security, 
including property management, boarding broken windows, graffiti removal, utility costs, and responses from 
police and fire departments. As reflected in Teatro’s financial records, property maintenance costs totaled 
$3,272.68 for the 12-month period from November 2024 through November 2025. The City previously owned 
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a building on this same block and, after years of expenses related to vandalism and fire incidents, ultimately 
allocated $162,284.13 for its demolition. Having a tenant in place, at a minimum, helps offset City expenses 
and reduces visual blight. 
 
Secondly, the City is a majority property owner of this block of downtown, where the parcels have been 
approved for surplus. There have been past proposals to redevelop the City owned parcels, and also proposals 
to combine privately owned parcels with the City parcels for a large-scale redevelopment project, consistent 
with the Council accepted Downtown Vision Plan and City Code.  As the City continues to explore those 
options, long-term use of the City owned properties has not been entertained, which limits their leasability and 
City resources being invested to make improvements to the building.   
 
Third, fostering the arts is a large part of the Downtown Vision Plan, Downtown Arts Hub, and in alignment 
with Downtown Oxnard Improvement Association's (DOIA) goals.  Recently DOIA and the Oxnard 
Performing Arts Center submitted an application for Downtown Oxnard to be recognized as a California 
Cultural District. In December 2026 the California Arts Council approved the application. Teatro de las 
Américas was listed as a local asset and amenity associated within that application.   
 
Lastly, a stated City Council priority is to focus on business retention.  In this particular case, with the facts 
discussed above, Teatro cannot continue without a rent subsidy at this time.  
 
In light of this information, staff recommends approving Teatro’s request for a $1/year rent as well as forgiving 
the back rent owed to help offset financial challenges experienced to date, however; with the expectation that 
rent payments will begin once revenues permit.  
    
Should Teatro become profitable, the proposed lease agreement includes language where Teatro would pay the 
City a quarterly rent up to $2,970 ($990/month) of their quarterly gross revenues in excess of $10,560. The 
gross revenue figure was calculated based on the average gross annual revenue of Teatro’s most profitable 
years (2022 and 2024).  According to CBRE, the City’s contracted real estate firm, the October Comp Report 
for Single tenant building is approximately $1.50/Square foot/month for a triple net lease, which 
is  approximately the same market rate as when the original lease was first extended. Staff recommends keeping 
the same reduced rate of .50 sq/ft totaling $990/month. 
 
This action helps sustain the community arts, preserves a dedicated arts venue in Downtown, and ensures the 
City’s building remains occupied and properly maintained at no cost to the City. 
  
STRATEGIC PRIORITIES 
  
This agenda item supports Economic Development strategy. The purpose of Economic Development strategy is 
to focus on the retention and expansion of Oxnard businesses by increasing the skills and employability of our 
local workforce, invite new business investments, and target site-based redevelopment opportunities. 
 
This agenda item also supports the Quality of Life strategy. The purpose of the Quality of Life strategy is to 
restore and increase quality services and programs that enrich Oxnard's diverse community, promotes safe 
neighborhoods, encourages community engagement, and supports our residents in their efforts to improve their 
quality of life. 
  
FINANCIAL IMPACT 
  
If the City Council approves the proposed lease agreement, rental revenue of $3 is anticipated to be received 
into the General Fund account during the the proposed initial three year lease, prior to any optional lease 
extensions. The financial impact to the City would be a loss of $15,690 in rental revenue for the past due rental 
payments, and up to 28 days of daily pro-rata rental forgiveness in the month of February 2026 at a daily cost 
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of $35.36.  Should Teatro’s quarterly gross revenues not be sufficient, as noted in this staff report, to require 
quarterly rent payments to the City of up to $2,970, there is a  potential loss of future rental revenue for the 
proposed initial three year lease term, which equates to up to $35,640. However, the City would experience 
cost savings for building maintenance expenses for the initial term of the lease. 
  
Prepared by: Brenda Lopez, Housing Director 
  
ATTACHMENTS 
1. Attachment 1 - Proposed Lease Agreement A-8604 
2. Attachment 2- Agreement and First Amendment 8828-19-CD 
3. Attachment 3 - 2024 and 2025 Profit and Loss  
4. Attachment 4 - Presentation 
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2�3����3����1����3���322����1
�3�7���709��3��1��1�322������5�09�4�4���8��3��/32�60���3��34�����4����1
�3�7���73�������:�����3����.S.��G�1����3������06����d����0�����������3�4��1�322��������40�1�4���0��1�3������3���709��3�����38���0�������1
15��4�4<��90�4�4<��73�7�2�4<��0�����4
7�4������709��3����0���2����1��:���0
���c@��4381L��5��0���:���������0��7����0�������R�1P��S3�3���.��N����R�1P��S3�3�����1�322���0���355�09���0���377�5���3�8����40�1��������6���������40�1�������70��3��1��H��1����660��I��04�6���1�0���6�������1
�����1���2��9�4�6�0��������150�1���2��8��0���9��1
7���0��7�.��e.� �/0�1
2�3����3����1����3��������70����7�32�������32��2�3��2��8��3�4���
1���11��3
�0�0��2���2�3��2��8����1
�3�7���502�7��1��1�322��������40�1�4���0���3����/��8<����1��/��8��/0
�7�2<��066�7��1<����5208��1<��3����1��3�4��902
�����1��31��344���0�32����1
��41��31����15�7�1���2�3��2��8��3��1�����0
���06��37��9����1��5��60���4���8��0���0������326��06��/0�1
2�3��F��5�04
7�1��3�4��70�52���4��05��3��0�1��06��/0�1
2�3��F��5����1�1��0:��4<��077
5��4��0���
1�4���8��/0�1
2�3��F��0���3
�0�0��2�1��0:��4<��2�31�4<������4��0����0��0:�4���8��/0�1
2�3��.��N����709��3����1�322��70��3�����0��15�7�32��2����3��0�1��0��������1705���06��5�0��7��0���3660�4�4���0��/��8<����1��/��8��/0
�7�2<��066�7��1<����5208��1<��3����1��3�4��902
�����1.��$fg��hgigjkl��'mknmlmop���qgrmkl��!istjugvgio��%tjv��kis���wotvtnmlg��'mknmlmop���qgrmkl��!istjugvgio��%tjv��kookrfgs��ot��ofmu��!xfmnmo�����y���tj��uwnuomowog��ztjvu��rtiokmimi{��ofg��ukvg��miztjvkomti��kis��krrgqoknlg��ot��ofg���mu|��#kik{gj��ufkll��ng��wugs��ot��qjt}msg��ofg��gistjugvgiou��(��&��ztjv�� h��~������������tj��mz��ito��k}kmlknlg��� h��~������mof��ki��gsmomti��skog�qjmtj�ot��������kis�� h�~���,���M.� �N����709��3��1��5�09�4�4���0��/��8��1�322������5���3�8��3�4���0���70�����
�������0��0���������7�11��06��3�8�����1������/��8����1
�3�7���0���1�26���1
�3�7���709��3��1��C��ofmu��vwuo��ng��gistjugs,��.���44���0�3228<�������:0�P��1L��70�5��13��0���502�78��1�322����72
4���3��:3�9����06��322�������1��06��1
��0�3��0���:��7����������1
������38���39���3�3��1��������/��8.����8��63�2
�����0��70�528��:�������50�������5�09�1�0�1��06�������502�7��1��1�322���0���366�7���709��3����5�09�4�4���0��/��8<����1��/��8��/0
�7�2<��066�7��1<����5208��1��3�4��902
�����1.��N������1
�3�7���1�322��35528��1�53�3��28���0���37�����1
��4��3�3��1���:�0���723�����1���34��0��1
����1���0
���<���7�5��:������15�7���0�����2����1�06�������1
����1�2�3��2��8.���.� �N������1
�����1�322��4�723����3�8��4�4
7���2�1��0���1�26���1
��4���������0�1���0��3�4������355�09�4���8�������R�1P��S3�3���.�����������05��0���06�������R�1P��S3�3���<�����������������1
�����1�322����4
7���0����2����3����1
7���4�4
7���2�1��0���1�26���1
��4���������0�1��31����15�7�1��/��8<����1��/��8��/0
�7�2<��066�7��1<����5208��1��3�4��902
�����1<��0��������/0�1
2�3����QM�
66



�����������	
�������
������������������
��������������
������������������������������������������������������������������������������������������������������ ������!��"!� ���������
����������������������������������#���
����������������������������������������#���
�����$����
�����
������!��#���
������������������������������������������������������%������
�����
���������������������������������������������������������
�����������������%���������&
�������������'��(�)������!�

�*+�
67



�����������	
�������
������������������������������������������ �� �������� ����!� �!��� � �����������"#$%&'&()%#*�+'�,-*.$)-(#��/0���12�34���2556�7��86����6����0���864469:����32����:1��3�6;:7�7���6��825:4:�2����<6
���3��32�2�:6���2�7��1
��:11:6���68��5���:8:52��1��68��:�1
�2�5�=��>6
���2<��
1����0:1��6���2�<��:�7
1��<��86�����02���10691��56;��2����21����627��21���02���1069���6����0���2��250�7��12�34�=��?@ABCA��DEFA��FGA��HAIFJKJHBFA��GE@LAI��BLLIACC��MNCF��OA��BC��CGEPD��ED��FGA��BFFBHGAL��CBMQ@A��BHHEIL��KEIM��PJFG��FGA��HEDFIBHF��DNMOAI��BDL��JDCNIBDHA��ARGJOJF��JLADFJKJHBFJED��JDKEIMBFJED��HEMQ@AFALS��T�3�63��4<��277��11�7��5���:8:52��1���2<��7�42<���0���56���25���1�2��U
3��72������52
1����0���V:�<W1��3�25�:5���:1���6�����
����
�:7���:8:2�4���:�1
�2�5���5���:8:52��1���6���0���:�1
��7��86���542�:8:52�:6���21���6���0���56���25����
����=���BDHA@@BFJED��QIEXJCJEDC��MNCF��OA��ADLEICAL��FE��FGA��QE@JHYS���ELJKYJDZ��FGA��HAIFJKJHBFA��LEAC��DEF��HGBDZA�HEXAIBZA�EI�EO@JZBFA�FGA�HBIIJAI�FE�QIEXJLA�DEFJHA�EK�HBDHA@@BFJEDS��[-\+$*#]#-%�̂+$]*��_�:�:�24����76�1�����1��2������̀
:��7��86���56����5:24�������24��4:2�:4:�<��2�7���
1:��11��2
�6�6�:4���4:2�:4:�<��:�1
�2�5���364:5:�1��2�7���
1�������2��250�7���6���0���2334:52�4���5���:8:52����68��:�1
�2�5�=��V:�<��3��8����5���:1���02����0���V6�1
4�2��a:�1
�����
1����0�����76�1�������86��1��90:50��2����2��250�7=��b
�1�:�
����86��1��9:44������255�3��7c��069�;��c�21�46���21��0�<�:�54
7��3�6;:1:6�1�56�32�2�4���6��0��12�34��2556�7�86��=��T	bU�=765�

�de�
68



�����������	
�������
�������������������������������������� ��  !"�#�$"�%&&'##'(()��*�������� �$+� �,"-$�.�,�$"�� ��  !"#�� ���&�$$"-�/.��	./-&�$�/	�/	0(��	#��,/	."- �	/�-�1+$ �!2/	�$+"�,"-$�.�,�$"�+/0#"-3��$+� �,"-$�.�,�$"��#/" �	/$��&"	#4�"5$"	#�/-��0$"-�$+"�,/6"-�1"��../-#"#�7(�$+"��2/0�,�" �7"0/83��,/#"������������������������������ !79,/#"� ���:*��������������;�������������<���;����	 !-"#� �,/&2�	(��0"$$"-���� � 2",�.(�,/&2�	(�	�&" ��	�$+� � 2�,"��,/&2�	(��0"$$"-��7����<���;����$+� �� �$/�,"-$�.(�$+�$�$+"�2/0�,�" �/.��	 !-�	,"�0� $"#�7"0/8�+�6"�7""	��  !"#�$/�$+"��	 !-"#�	�&"#��7/6"�./-�$+"��2/0�,(�2"-�/#��	#�,�$"#4�	/$8�$+ $�	#�	1��	(�-"=!�-"&"	$4�$"-&�/-�,/	#�$�/	�/.��	(�,/	$-�,$�/-�/$+"-�#/,!&"	$��8�$+�-" 2",$�$/�8+�,+�$+� �,"-$�.�,�$"�&�(�7"��  !"#�/-�&�(�2"-$��	4�$+"��	 !-�	,"��../-#"#�7(�$+"�2/0�,�" �#" ,-�7"#��+"-"�	�� � !7>",$�$/��00�$+"�$"-& 4�"5,0! �/	 ��	#�,/	#�$�/	 �/.� !,+�2/0�,�" 3��0�&�$ � +/8	�&�(�+�6"�7""	�-"#!,"#��7(�2��#�,0��& 3���?*���������������� �*�@����?����:��A��� �*�@����?�����������<���������B::C����C??D� �*�@��?���E*�����������������B::C����C??D� �@�:�����;�����@��@��A�@��?��FGH��,/&&"-,��0��1"	"-�0��0��7�0�$(����F�H��,0��& �&�#"�FGH��/,,!-3��FGH��/8	"-I �J��,/	$-�,$/-I ��2-/$3� �1"	"-�0��11-"1�$"��KL4MMM4MMM��2-/#!,$ �,/&2'/2��11��3��KL4MMM4MMM��2"- /	�0�J��#63��	>!-(��KL4MMM4MMM��"�,+�/,,!--"	,"��KL4MMM4MMM��.�-"�#�&�1"�%��N�O���PQ��)��K��&"#3�"52"	 "�%��N�O���R��SO�)��K������:�A�@���@��A�@��?��FGH���	(��!$/���00�/8	"#���!$/ �� ,+"#!0"#���!$/ ��+�-"#��!$/ ��	/	9/8	"#���!$/ ��1�-�1"��0��7�0�$(�
�,/&7�	"#� �	10"��KL4MMM4MMM��0�&�$��7/#�0(��	>!-(� �K��%2���R��SO�)��7/#�0(��	>!-(� �K��%2���TUUQV���)��2-/2"-$(�#�&�1"� �K���E������@��A�@��?��!&7-"00���./-&��/$+"-�$+�	��!&7-"00��./-&� �"�,+�/,,!--"	,"� �K���11-"1�$"� �K��W��X���Y����:*�����������	#��"&20/("- I��0��7�0�$(� � $�$!$/-(�0�&�$ ��"�,+��,,�#"	$��KL4MMM4MMM��#� "� "92/0�,(�0�&�$��KL4MMM4MMM��#� "� "9"�,+�"&20/(""��KL4MMM4MMM��Z[�

69



�����������	
�������
��������������������������������������
������������ �����������
��������!��������"����#�����
���$�� ��"������� �%����
����!�������&'()))()))�����#�����
�����*� �&+))()))��,���������
�-����
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Profit and Loss
Teatro de las Americas
January-December, 2024

Accrual Basis  Wednesday, November 12, 2025 10:49 PM GMTZ   1/2

DISTRIBUTION ACCOUNT TOTAL

Income
Grants 12,500.00
Individual Donations 1,724.90
Recycling 91.59
Services $650.00
Adan, Eva y la otra 349.89
After School Program 1,085.29
First Jueves 119.00
Fundraiser Karaoke 306.91
Fundraiser Paul & Raquel 8,886.85
iStarELA 3,395.84
Juguetones 350.00
La Sirenita 3,747.14
Luchadora 3,902.52
Mecánico de Sueños 1,126.15
Muero por Vivir 345.00
Nos Traen Cortitos 694.63
Practicas Teatrales 541.50
Private Events 253.00
Salsa class 173.00
Taller de Cine 420.00

Total for Services $26,346.72

Uncategorized Income 2,579.96
Total for Income $43,243.17

Gross Profit $43,243.17

Expenses
Advertising & Marketing 6,432.38
Bank Charges & Fees 203.42
Contractors 750.00
Insurance 2,189.00
Job Supplies 5,250.45
Legal & Professional Services
Adan, Eva y la otra 739.29
iStarEla 2,242.03
Juguetones 750.00
La Sirenita 2,705.00
Luchadora 3,585.78
Mecánico de Sueños 390.00
Muero por Vivir 197.13
Nos Traen Cortitos 2,104.15
Practicas Teatrales 270.75
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Profit and Loss
Teatro de las Americas
January-December, 2024

Accrual Basis  Wednesday, November 12, 2025 10:49 PM GMTZ   2/2

DISTRIBUTION ACCOUNT TOTAL

Taller de cine 65.00
Total for Legal & Professional Services $13,049.13

Meals & Entertainment 530.93
Office Supplies & Software 1,323.22
Reimbursable Expenses 764.75
Repairs & Maintenance 13,235.00
Taxes & Licenses 358.00
Uncategorized Expense 2,000.00
Utilities 2,991.69

Total for Expenses $49,077.97

Net Operating Income -$5,834.80

Net Other Income

Net Income -$5,834.80
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Profit and Loss
Teatro de las Americas
January-December, 2025

Accrual Basis  Monday, January 05, 2026 11:36 PM GMTZ   1/2

DISTRIBUTION ACCOUNT TOTAL

Income
Board Donations 5,262.99
Grants 25,000.00
Individual Donations 1,371.66
Insurance. 192.00
Recycling 21.27
Services $250.00
33rd Anniversary Fundraiser 571.00
Adventures in Dance 203.01
After School Program 1,303.30
Alicia´s Miracle 2,142.76
Drawing Group 50.00
El Teatrito 1,727.64
Fundraiser Karaoke 62.00
Luchadora 18.61
Luciano Brindisi-Solo Chistes 852.80
Noche de Cine 80.00
Nos Traen Cortitos 444.64
Poesia Workshop 40.00
Practicas Teatrales 250.00
Private Events 869.00
Regreso a mi CUBA 1,591.00
Sonidos de Ausencias 3,325.13
Storytelling Workshop 60.00
Taller de Cine 640.00
Taller de Dramaturgia (Juan Pablo) 20.00

Total for Services $14,500.89

Tax Refund/ Tax Overpayment Refund 824.23
Total for Income $47,173.04

Gross Profit $47,173.04

Expenses
Advertising & Marketing 5,783.96
Bank Charges & Fees 156.82
Contractors 4,000.00
Insurance 651.00
Job Supplies 139.10
Legal & Professional Services
After School Program 651.65
Alicia's Miracle 2,796.97
El Teatrito 1,619.04
Luchadora 43.44
Luciano Brindisi-Solo Chistes 594.78
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Profit and Loss
Teatro de las Americas
January-December, 2025

Accrual Basis  Monday, January 05, 2026 11:36 PM GMTZ   2/2

DISTRIBUTION ACCOUNT TOTAL

Nos Traen Cortitos 50.00
Poesía Workshop 90.00
Regreso a mi CUBA 934.44
Sonidos de Ausencias 3,715.79
Taller de cine 1,128.00

Total for Legal & Professional Services $11,624.11

Meals & Entertainment 263.18
Memberships 230.00
Office Supplies & Software 2,280.66
Other Business Expenses 90.00
Reimbursable Expenses 241.38
Repairs & Maintenance 2,922.68
Taxes & Licenses 1,808.73
Utilities 2,951.26

Total for Expenses $33,142.88

Net Operating Income $14,030.16

Net Other Income

Net Income $14,030.16
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Teatro de las Américas
 Lease Agreement

Brenda Lopez, Director 
Housing Department

Community Services, Public Safety, Housing & Development Committee 
January 13, 2026 
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Background 2

1. Teatro de las Américas is a non profit 
bilingual theatre company that engages 
in performing arts and education 
reflecting and nurturing the community 
located in the heart of downtown Oxnard.

2. With a vision to be the dominant 
Spanish-language theatre on the Central 
Coast, Teatro de las Américas values 
respect among peoples and envisions 
that every segment of our community will 
come together in artistic and creative 
ways to promote these values.
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Background 3

1. The City of Oxnard owns a 1,980 square foot building at 321 West Sixth 
Street in downtown Oxnard.

2. The City of Oxnard entered into an initial lease agreement (8828-19-CD) with 
Teatro de las Américas (Teatro) on November 18, 2019 for theatre and 
performing arts. 

3. The monthly rental rate was calculated at fifty-cents per square foot (.50c/SF) 
(1,980 sq ft x $.50= $990/ month). 

4. The initial term expired on November 20, 2022.
5. On June 29, 2023 City Council approved a First Amendment extending the 

term to November 20, 2024, recognized a rent credit of $35,000 for property 
improvements made by Teatro, and approved a $15,000 rental credit due to 
building’s closure resulting from COVID-19.

6. Teatro has been operating on a month-to-month lease since November 2024. 
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Discussion 4

1. In 2025, Teatro experienced major setbacks that reduced its 
income, including the last-minute cancellation of a nearly 
completed production and additional cancellations caused by 
a shortage of volunteer support. Attendance has also 
dropped sharply.

2. Based on financial information provided by Teatro, there was 
a net loss for 2024 of $5,834.80 and $5,969.84 for 2025.

3. Given their limited revenue, Teatro has an outstanding unpaid 
rent balance of $13,860 for the period of December 2024 to 
January 2026, plus an outstanding balance of $1,830 from 
the initial lease term (total of $15,690). 
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Discussion 5

On October 9, 2025, Teatro de las Américas (Teatro) submitted a request for 
consideration of rent forgiveness and a new lease with modified terms. Teatro is 
seeking:

1. A new lease with an initial three year term and two one-year options to extend 
the lease for a maximum lease term of five years. 

2. An annual lease fee of $1.00.
3. Forgiveness of  past due rent totaling $15,690 through January 2026 as well 

as a daily pro rata ($35.36) rental forgiveness in the month of February 2026 
until effective date of new lease.

Staff recommends approving Teatro’s request with the expectation that rent 
payments will begin once revenues permit. Should Teatro become profitable, 
Teatro would pay quarterly rent up to $2,970 of their quarterly gross revenues in 
excess of $10,560. 

This action helps sustain the community arts, preserves a dedicated arts venue in 
Downtown, and ensures the City’s building remains occupied and properly 
maintained at no cost. 
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Financial Impact 6

If the City Council approves the proposed lease agreement, rental revenue of $3 
is anticipated to be received into the General Fund account during the the 
proposed initial three year lease, prior to any optional lease extensions. 

The financial impact to the City would be a loss of $15,690 in rental revenue for 
the past due rental payments, and up to 28 days of daily pro-rata rental 
forgiveness in the month of February 2026 at a daily cost of $35.36.

Should Teatro’s quarterly gross revenues not be sufficient, as noted in this staff 
report, to require quarterly rent payments to the City of up to $2,970, there is  
potential loss of future rental revenue for the proposed initial three year lease 
term, which equates to up to $35,640. 

However, the City would experience cost savings for building maintenance 
expenses for the initial term of the lease.
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Recommendation 7

That the Community Services, Public Safety, Housing & Development Committee 
recommend that the City Council: 

1. Authorize the Mayor  to execute a Lease Agreement (A-8604) with Teatro de 
las Américas for the use of property owned by the City located at 321 West 
Sixth Street for a term of three years with two one-year options to extend the 
Agreement, at the discretion of the City Manager, for a total of five years, at an 
annual fee of $1 and quarterly rent up to $2,970 of their quarterly gross 
revenues in excess of $10,560; and

2. Authorize the Mayor  to forgive past due rent to the City in the amount of 
$15,690 for past due rent through January 2026, plus a daily pro-rata share 
through February 2026. 
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End of Presentation

102


	A. ROLL CALL, POSTING OF AGENDA, FLAG SALUTE
	B. PUBLIC COMMENTS ON ITEMS NOT ON THE AGENDA AND NON-ACTION ITEMS
	C. CONSENT AGENDA
	1. Approval of Minutes.
	agenda
	Minutes of Community Services, Public Safety, Housing and Development for October 28, 2025
	Minutes of Community Services, Public Safety, Housing and Development for November 28, 2025
	Minutes of Community Services, Public Safety, Housing and development for December 9 2025


	D. REPORTS
	1. Resolution Establishing Administrative Regulations
	Agenda Report
	Attachment 1- Redline Copy_Fair Rate of Return Petition Regulation Final
	Attachment 2 - Clean Copy_Fair Rate of Return Petition Regulation
	Attachment 3 - Fair Rate of Return Regulation Resolution
	Attachment 4- Presentation (1)

	2. Lease Agreement with Teatro de las Américas.
	Agenda Report
	Attachment 1 - Proposed Lease Agreement A-8604
	Attachment 2- Agreement and First Amendment 8828-19-CD
	Attachment 3 - 2024 and 2025 Profit and Loss 
	Attachment 4 - Presentation


	E. ITEMS FOR FUTURE AGENDAS
	F. ADJOURNMENT



