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ABPCA Bill Id:AB 2898 (
Author:Wendy Carrillo) – As Amended Ver:April 8, 2024
SUBJECT:  Unbundled parking: exemptions: Housing Choice Vouchers
SUMMARY:  Exempts any residential unit that is leased to a tenant who receives a federal Housing Choice Voucher, including a federal Veterans Affairs Supportive Housing (VASH) Voucher, from the unbundled parking requirements of Civil Code Section 1947.1.
EXISTING LAW: 
1. Requires an owner of a residential property that provides parking with the property to unbundle the cost of parking from the price of rent, if the property meets the following requirements set forth in Civil Code (CIV) Section 1947.1:
0. The property is issued a certificate of occupancy on or after January 1, 2025.
0. The property consists of 16 or more residential units.
0. The property is located in one of the following counties:
0. Alameda;
0. Fresno;
0. Los Angeles;
0. Riverside;
0. Sacramento;
0. San Bernardino;
0. San Joaquin;
0. Santa Clara;
0. Shasta; or, 
0. Ventura
1. Prohibits an agreement to rent out a parking space in a property described in 1), above, from being included as a term of the housing rental agreement, and requires that it be provided as a rental housing agreement addendum or a separate rental agreement. (CIV 1974.1)
1. Establishes that a parking space that is unbundled from a property described in 1), above, is to remain unbundled for the life of the property. (CIV 1974.1)
1. Establishes that a tenant in a property described in 1), above, has a right of first refusal to parking spaces built for their property. (CIV 1974.1)
1. Establishes that a residential property that would otherwise be subject to 1), above, does not include the following types of properties (CIV 1974.1):
4. A residential property or unit with an individual garage that is functionally a part of the property or unit, including, but not limited to, townhouses and row houses.
4. A housing development of which 100 percent of its units, exclusive of any manager's unit or units, are deed-restricted affordable for persons and families of low or moderate income, as defined.
4. A housing development that receives low-income housing tax credits, as specified.
4. A housing development that is financed with tax-exempt bonds pursuant to a program administered by the California Housing Finance Agency.
FISCAL EFFECT:  Unknown.
COMMENTS:  
Author’s statement: According to the author, “AB 2898 serves as a crucial clean-up to AB 1317, rectifying an oversight that would have placed an undue burden on tenants using federal Housing Choice Vouchers. By exempting voucher holders from the requirement to unbundle parking costs from rent, AB 2898 ensures that our efforts to increase housing affordability do not inadvertently harm our most vulnerable populations. Additionally, it’s important to note that AB 1317 already includes exemptions for several types of affordable housing, reflecting our commitment to a nuanced approach that addresses the diverse needs of Californians.”
Unbundled parking: Unbundled parking separates rental costs from parking costs, and allows residents to choose the number of parking spaces they wish to use and pay accordingly. For example, a tenant living in a building with “unbundled parking” would make one payment for their rental unit, and a separate payment for their vehicular parking space, if applicable. If residents of a housing development decide to forego car ownership, or reduce their personal vehicle ownership, they can save money by giving up their parking spaces and simply paying for their rental unit. Unbundled parking ensures that those who choose not to own a personal vehicle, or cannot afford one, are not being charged for a parking spot that they do not use.
By unbundling parking from housing, the market assigns the parking space its proper value. A tenant maintains a right of first refusal to the parking spot on their property, but if they choose not to exercise it, they do not have to pay for it (thereby reducing their total monthly payments) and the space is made available to the open market. 
AB 1317 (Wendy Carrillo), Chapter 757, Statues of 2023, requires property owners of multifamily properties of 16 or more units to unbundle the cost of the parking space from the cost of the renting the housing unit in 10 counties, with the following exceptions: 
1) A rental property or unit has an individual garage that is functionally a part of the property or unit, as is the case in townhouses and row houses;
2) The unit is part of a deed-restricted 100% affordable housing development;
3) The unit is part of a housing development that receives low-income housing tax credits; or, 
4) The unit is part of a development that was financed with tax-exempt bonds pursuant to a program administered by the California Housing Finance Agency.
Concerns have been raised about the equity impacts of AB 1317 for low-income tenants utilizing federal Housing Choice Vouchers, including federal VASH Vouchers, in the rental housing market. Housing Choice Vouchers, sometimes referred to as Section 8 vouchers, are a form of federal rental assistance that help low-income tenants afford safe and decent housing in the private market. VASH vouchers combine HUD’s Housing Choice Voucher rental assistance for unhoused Veterans with case management and clinical services provided by the Department of Veterans Affairs. Recipients of both conventional Housing Choice Vouchers and VASH Vouchers are free to choose any housing that meets the program's requirements, with the government Voucher covering a portion of the rent paid directly to the landlord. These Vouchers provide critical rental assistance to low-income tenants so that they can afford stable and adequate housing, without any supply-side investment.  
When costs such as parking are unbundled from the rent, they become additional out-of-pocket expenses for Voucher holders. Since the housing assistance calculation is based solely on the rental cost, excluding unbundled services like parking directly affects the tenant's monthly budget. As currently written, AB 1317, applies to tenants holding Vouchers which means tenants would be unable to use those Vouchers to pay for the parking associated with their rental units in the jurisdictions and properties subjected to the requirements of AB 1317. AB 2898 would enable tenants using Housing Choice and VASH Vouchers to apply those Vouchers to the cost of their parking, while maintaining the original intent and policy goals of AB 1317.
Arguments in Support: According to Streets for All, “As the sponsors of 2023’s AB 1317 (W. Carrillo), we look forward to see this tweak made to our important climate and equity policy that improves the policy objectives we had when we proposed the bill.”
Arguments in Opposition: None on file. 
Related Legislation: 
AB 1317 (Wendy Carrillo), Chapter 757, Statutes of 2023. This bill required property of buildings of 16 units or more in 10 counties to separate the cost of parking from the rent, with certain exceptions.
Double referred: This bill was also referred to the Assembly Judiciary Committee, where it will be heard should it pass out of this committee.
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