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Project Sentinel
Dispute Resolution Programs

About Project Sentinel
• We are a non-profit organization
• We are non-partisan; we advise and assist tenants and landlords in a 

neutral fashion
• DEPARTMENTS:
• Dispute Resolution- Counseling, Conciliation and Mediation
• Housing Counseling-Foreclosure prevention, mortgage delinquency, and 

default counseling, reverse mortgage counseling, financial and credit 
counseling

• Fair Housing/ Housing Discrimination 
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Our Mission

We develop and promote fairness and equality of 
housing opportunities for all persons and advocate 
peaceful resolution of disputes for community 
welfare and harmony.

Tenant – Landlord Dept.

• Educates residents and housing providers on their rights 
and responsibilities 

• Provides conciliation and mediation
• Case Management; Information and referrals
• This presentation is for educational purposes only
• Does not provide legal advice or advocacy
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Mediation and Conciliation at Project 
Sentinel

Conciliation –
third party neutral is active in the negotiation process and provides 
neutral counseling and education on the subject matter. 

Mediation –
third party neutral does not make suggestions but rather facilitates a 
safe space for the parties to talk through their differences.  

Agenda of Topics Covered

• South San Francisco Ordinances 
• Resolution establishing temporary and permanent relocation assistance 

amounts and related fees pursuant to Chapter 8.70 “Residential Tenant 
Relocation” of the South San Francisco Municipal Code

• State Tenant Protections Assembly Bill 1482 (AB1482)
• Tenant & Landlord Common Topics
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SSF Residential Tenant Relocation
(specific to substandard conditions)

• Ordinance was first adopted in 2019
• Approval of repeal and replacement on April 22, 2026 
• Outlines property owner, tenant, and City obligations in cases where 

tenants are displaced due to unsafe or substandard living conditions
• Defines displacements, length of displacements, and relocation 

requirements
• Ensures assistance is provided to tenants who are displaced
• SSFMC Chapter 8.70

State-Wide Tenant Protections – AB1482

AB1482 went into effect January 1, 2020. 
• Housing providers are required to notify their tenants if they are covered or exempt in their 

lease agreements
• Property is older than 15 years of being built
• From August 1, 2025-July 31, 2026

• San Francisco, Alameda, Contra  Costa, Marin and San Mateo Counties: Rent Cap 6.3%
• Other counties statewide Rent Cap: 7.7%
• Local Ordinances may apply and supersede state rent caps

• Just cause- at fault or no fault
• Relocation (for no fault terminations); must be addressed in the termination notice

7

8



5/12/2026

5

9

10



5/12/2026

6

11

12



5/12/2026

7

Common Topics

• Rent increases

• Change of terms

• Lease breaks

• Abandonment of Property

• Termination notices

• Deposits

• Maintenance and repairs

• Habitability
• Neighbor to Neighbor
• Small Claims
• Lease violations
• Quiet Enjoyment
• Privacy
• Local Ordinances

Fixed term lease vs. month-to-month

• A fixed term lease is typically in writing and specifies the start and end dates of 
tenancy.  A fixed term lease is a binding contract.

• Examples of Month-to-month tenancies:
• verbal agreements
• Written m-t-m agreements
• Leases that have expired and have not been renewed
• Tenant(s) who pay rent on a monthly basis
• Housing providers can change the terms by providing proper written notice
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What is a Termination Notice?
• A termination notice consists of either 30/60/90 days’

 For tenancies of less than one year, housing providers provide 30 days’ written notice
 For tenancies of one year or more, housing providers provider 60 days’ written notice; Just 

cause may apply; relocation needs to be addressed in the termination notice
 For tenants who are voucher holders; housing providers must provider written 90 days’ notice 

and must provide a reason. 

• It is a housing providers first step in asking a tenant to vacate
• For units covered under the Redwood City ordinance, housing providers are required 

to offer a one-year lease. 
• Proper service: in writing served in person; or substitute service by posting a copy on 

the door and mailing an identical copy to the tenant

Change of Terms

Examples of Change of terms of tenancy are new rent amounts, 
adding or removing occupants from a lease agreement, parking, 
utilities and lease renewals. 

Note: Housing providers have discretion on  renewing a tenant(s) 
lease on a fixed-term basis or month-to-month.  
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Habitability

Every tenant in California has the right to live in a habitable unit. Local 
Code Enforcement office or the Counties Environmental Health Services 
are good resources.
Common issues:
Mold, water leaks, pests, bed bugs, termites or roaches
Best Practices: Always notify the housing provider of maintenance issues, 
repairs needed or any defects in the unit. Keep things in writing  and take 
pictures.

State Law
Housing 

Standards
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Abandonment of Property

• Landlords must follow state notice and waiting requirements before 
reclaiming an abandoned rental unit.

• The process takes at least 18 days and provides some liability 
protection if followed properly.

• A unit is considered abandoned only if the landlord has a 
reasonable belief the tenant has vacated without intent to return, 
and rent is unpaid for 14 days.

Notice of Belief of Abandonment

• Steps for Suspected Abandonment
• Make efforts to contact and locate the tenant
• A  3-day notice to pay or quit can be served if rent is owed
• Notice of Belief of Abandonment can be served on or after the 15th day of the rent being due CC§1951.3
• You can not touch the tenant's property until you have legally gained possession back of the premises
• You must wait 18 days after serving the Notice of Belief of Abandonment
• Tenant can stop the process by:

• Responding in writing before the deadline
• Paying rent
• Showing the belief of abandonment was unreasonable.
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Notice of  Belief  of  
Abandonment

Notice to Reclaim Abandoned Property

• If Personal Property Is Left Behind: 
• Landlord must notify the former tenant and store items safely
• Landlord must list all items left behind and take inventory
• If property is worth under $700 → may be kept or disposed of
• If the value is more than $700, the property must be sold at a public auction and you mut publish a notice in 

the newspaper announcing the auction for  a minimum of an 18-day period CC§1988

• A landlord must return the property:
• Resident requests in writing within 18 days with description and address
• Owner still controls the property.
• Resident pays storage/removal costs.
• Resident removes items within 72 hours of payment.
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Notice to 
Reclaim 

Abandoned 
Property

Abandonment: Important Protections

• No rent can be demanded in exchange for returning belongings.
• Wrongful lockouts can result in damages and penalties.
• Returning keys isn’t required for the landlord to take possession, 

but actions must be reasonable and documented.
• Cannot keep property for personal use if resale value exceeds 

$700 CC§1988

23

24



5/12/2026

13

Landlord’s Right to Enter

• Landlord must provide tenant with 24 hours minimum written notice 
• If landlord mails the notice, one weeks’ notice is required 
• Notice must specify the date, time, and purpose of entry 
• Person entering the unit

Landlord’s Right to Enter Cont.. 

State law allows a landlord to legally enter the rented premises while a 
tenant is still residing in the unit. (CC §§ 1954, 1954.211, 1954.604):

Examples: if it’s a court order, emergencies, when a tenant gives 
permission, to  assess repairs, to  make needed or agreed repairs, to show 
the property to prospective new tenants, mortgagees, workers, contractors, 
or actual potential buyer(s). To conduct initial and move out inspection(s), if 
requested by the tenant (tenant has the right to be present during 
inspection(s), or if the tenant has abandoned or surrendered the premises 
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Deposits

Security deposits – Effective July 1, 2024 (Civil Code 1950.5) 
• Maximum security deposit equal to one month’s rent 
• Exception: Landlord may collect deposit of two months’ rent if:

• Landlord owns no more than 2 rental properties with no more than 4 dwelling 
units

• Landlord is a person 

• Tenant is not a military service member

Deposits Cont.
• AB2801 - Security Deposits – (Civil Code 1950.5) [bit.ly/PS_19505] 
• Effective July 1, 2025 - landlord must take photos of unit at start of tenancy. 
• Effective April 1, 2025 - after tenant moves out, landlord must take photos before 

and after any repairs or cleaning to be deducted from security deposit and 
provide photos to the tenant along with itemized statement. Tenant cannot be 
required to pay for professional cleaning unless reasonably necessary

• AB 414 - Requires a landlord who receives a security deposit or rental payments 
by means of electronic transfer to return the security deposit by electronic 
transfer, unless the landlord and tenant agree to a different method of returning 
the security deposit. Signed into law 10/06. 
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Deposits Cont.
• Landlords are required to refund deposits within 21 days from the date tenant returns 

the keys/possession of the premises; However, if the landlord mails the deposit one 
additional week is allowed for mail. 

• Landlords can deduct for outstanding rent, utilities, repairs, or cleaning. 
• Landlords are required to provide tenants with an itemized statement within 21 days 

detailing the charges from the deposit if it is greater than $125. 
• Tenants have the right to ask for proof of receipts, invoices, and vendor contact 

information from the companies that perform the work; housing providers have 14 
days from the request to provide this information.

• If the landlord does not comply or a tenant does not agree with the refund, then there 
are three options: 1) mediation, 2) make a formal demand and 3) small claims court. 
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Examples of Best Practices

• Keep things in writing

• Look at the unit in person before signing a lease and read the fine print

• Request, offer and or attend initial/move out inspections

• Create your own move-in checklist for defects in unit; take photos/videos

• Check references 

• Know your rights and responsibilities
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Landlord-Tenant Resources
• Business License for long-term rentals, required to register beginning January 1, 2025

• To apply or for questions

• Email: southsanfrancisco@hdlgov.com

• Phone: (650) 204-3304

• Website: www.ssfca.gov/Departments/Finance/Business-License-Information

• Emergency Rental Assistance Program administered through YMCA established in 2020

• Financial assistance up to $4,500 for eligible applicants

• YMCA Contact Information

• Address: 1486 Huntington Avenue, Suite 100, South San Francisco

• Phone: (650) 271-3850

• Email: crc@ymcasf.org

Resources and Contact Information Cont.

• Legal Aid Society  650-517-8911
• YMCA 650-271-3850
• Bay Area Legal Aid 1-800-551-5554
• Community Legal Services in East Palo Alto (650) 326-6440 
• San Mateo County Bar Association 
• San Mateo County Association of Realtors (650) 696-8200 
• California Apartment Association at (800) 967-4222
• Project Sentinel’s Fair Housing Department 1-888-324-7468; www.fairhousing@housing.org
• Mortgage/HUD Home Counseling Department(408) 470-3730
• Local Code Enforcement Office
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Project Sentinel Office Locations

Santa Clara County
8339 Church St #104, Gilroy
(408) 842-7740

Main Office
1490 El Camino Real
Santa Clara, CA 95050
(408) 720-9888
 

Alameda County
39155 Liberty St Suite D440
(510) 574-2270

San Mateo County
1615 Hudson St., Ste. A, Redwood City
(650) 399-2149

Stanislaus County
1231 8th St, Ste. 425, Modesto
(209) 236-1577
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Housing Division
Located in City Hall - 400 Grand Avenue, First Floor, South San Francisco

• Email: housing@ssfca.gov

• Phone: (650) 829-6620

Website: ssfca.gov/housing

• Rent help and legal aid

• Promoteres program 

• Affordable rental and ownership housing interest

Additional resources available at the Economic Advancement Center (EAC)

• 366 Grand Avenue, South San Francisco

• JobTrain

• Renaissance Entrepreneurship Center 

• Career training, recruitment, business fundamentals, etc. 

Questions? 

Thank You
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