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SEC. 4. Amendment. 
Pursuant to subdivision (c) of Section 10 of Article II of 
the California Constitution, this act may be amended by 
a subsequent measure submitted to a vote of the 
people at a statewide election. This act may also be 
amended by a 2/3 vote of each house of the Legislature. 
However, this act may be amended to adopt an 
increase to the state minimum wage at rates that are 
higher than those specified herein on its effective date 
by a majority vote of each house of the Legislature. 
SEC. 5. Severability. 
It is the intent of the people that the provisions of this 
act are severable and that if any provision of this act, or 
the application thereof to any person or circumstance, 
is held invalid, such invalidity shall not affect any other 
provision or application of this act that can be given 
effect without the invalid provision or application. 

PROPOSITION 33 
This initiative measure is submitted to the people in 
accordance with the provisions of Section 8 of Article II 
of the California Constitution. 
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This initiative measure repeals and adds sections to the 
Civil Code; therefore, existing provisions proposed to be 
deleted are printed in strikeout type and new provisions 
proposed to be added are printed in italic type to 
indicate that they are new. 

PROPOSED LAW 
Justice for Renters Act 

SECTION 1. This act shall be known, and may be 
cited, as the “Justice for Renters Act.” 
SEC. 2. Section 1954.40 is added to the Civil Code, 
to read: 
1954.40. The state may not limit the right of any city, 
county, or city and county to maintain, enact, or expand 
residential rent control. 
SEC. 3. Section 1954.50 of the Civil Code is repealed. 
1954.50. This chapter shall be known and may be 
cited as the Costa-Hawkins Rental Housing Act. 
SEC. 4. Section 1954.51 of the Civil Code is repealed. 
1954.51. As used in this chapter, the following terms 
have the following meanings: 
(a) “Comparable units” means rental units that have 
approximately the same living space, have the same 
number of bedrooms, are located in the same or similar 
neighborhoods, and feature the same, similar, or equal 
amenities and housing services. 
(b) “Owner” includes any person, acting as principal or 
through an agent, having the right to offer residential 
real property for rent, and includes a predecessor in 
interest to the owner, except that this term does not 
include the owner or operator of a mobilehome park, or 
the owner of a mobilehome or his or her agent. 
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(c) “Prevailing market rent” means the rental rate that 
would be authorized pursuant to 42 U.S.C.A. 1437 (f), 
as calculated by the United States Department of 
Housing and Urban Development pursuant to Part 888 
of Title 24 of the Code of Federal Regulations. 
(d) “Public entity” has the same meaning as set forth 
in Section 811.2 of the Government Code. 
(e) “Residential real property” includes any dwelling or 
unit that is intended for human habitation. 
(f) “Tenancy” includes the lawful occupation of 
property and includes a lease or sublease. 
SEC. 5. Section 1954.52 of the Civil Code is repealed. 
1954.52. (a) Notwithstanding any other provision of 
law, an owner of residential real property may establish 
the initial and all subsequent rental rates for a dwelling 
or a unit about which any of the following is true: 
(1) It has a certificate of occupancy issued after 
February 1, 1995. 
(2) It has already been exempt from the residential 
rent control ordinance of a public entity on or before 
February 1, 1995, pursuant to a local exemption for 
newly constructed units. 
(3) (A) It is alienable separate from the title to any 
other dwelling unit or is a subdivided interest in a 
subdivision, as specified in subdivision (b), (d), or (f) of 
Section 11004.5 of the Business and Professions Code. 
(B) This paragraph does not apply to either of the 
following: 
(i) A dwelling or unit where the preceding tenancy has 
been terminated by the owner by notice pursuant to 
Section 1946.1 or has been terminated upon a change 
in the terms of the tenancy noticed pursuant to Section 
827. 
(ii) A condominium dwelling or unit that has not been 
sold separately by the subdivider to a bona fide 
purchaser for value. The initial rent amount of the unit 
for purposes of this chapter shall be the lawful rent in 
effect on May 7, 2001, unless the rent amount is 
governed by a different provision of this chapter. 
However, if a condominium dwelling or unit meets the 
criteria of paragraph (1) or (2) of subdivision (a), or if all 
the dwellings or units except one have been sold 
separately by the subdivider to bona fide purchasers 
for value, and the subdivider has occupied that 
remaining unsold condominium dwelling or unit as his 
or her principal residence for at least one year after the 
subdivision occurred, then subparagraph (A) of 
paragraph (3) shall apply to that unsold condominium 
dwelling or unit. 
(C) Where a dwelling or unit in which the initial or 
subsequent rental rates are controlled by an ordinance 
or charter provision in effect on January 1, 1995, the 
following shall apply: 
(i) An owner of real property as described in this 
paragraph may establish the initial and all subsequent 
rental rates for all existing and new tenancies in effect 
on or after January 1, 1999, if the tenancy in effect on 



   

 

 

 

 

  

 

 

 

 

 

 

 

 

  
  

 

 

 

 

 

 

 

TEXT OF PROPOSED LAWS PROPOSITION 33 CONTINUED 

or after January 1, 1999, was created between January 
1, 1996, and December 31, 1998. 
(ii) Commencing on January 1, 1999, an owner of real 
property as described in this paragraph may establish 
the initial and all subsequent rental rates for all new 
tenancies if the previous tenancy was in effect on 
December 31, 1995. 
(iii) The initial rental rate for a dwelling or unit as 
described in this paragraph in which the initial rental 
rate is controlled by an ordinance or charter provision 
in effect on January 1, 1995, may not, until January 1, 
1999, exceed the amount calculated pursuant to 
subdivision (c) of Section 1954.53. An owner of 
residential real property as described in this paragraph 
may, until January 1, 1999, establish the initial rental 
rate for a dwelling or unit only where the tenant has 
voluntarily vacated, abandoned, or been evicted 
pursuant to paragraph (2) of Section 1161 of the Code 
of Civil Procedure. 
(b) Subdivision (a) does not apply where the owner has 
otherwise agreed by contract with a public entity in 
consideration for a direct financial contribution or any 
other forms of assistance specified in Chapter 4.3 
(commencing with Section 65915) of Division 1 of Title 
7 of the Government Code. 
(c) Nothing in this section shall be construed to affect 
the authority of a public entity that may otherwise exist 
to regulate or monitor the basis for eviction. 
(d) This section does not apply to any dwelling or unit 
that contains serious health, safety, fire, or building 
code violations, excluding those caused by disasters for 
which a citation has been issued by the appropriate 
governmental agency and which has remained 
unabated for six months or longer preceding the 
vacancy. 
SEC. 6. Section 1954.53 of the Civil Code is repealed. 
1954.53. (a) Notwithstanding any other provision of 
law, an owner of residential real property may establish 
the initial rental rate for a dwelling or unit, except where 
any of the following applies: 
(1) The previous tenancy has been terminated by the 
owner by notice pursuant to Section 1946.1 or has 
been terminated upon a change in the terms of the 
tenancy noticed pursuant to Section 827, except a 
change permitted by law in the amount of rent or fees. 
For the purpose of this paragraph, the owner’s 
termination or nonrenewal of a contract or recorded 
agreement with a governmental agency that provides 
for a rent limitation to a qualified tenant, shall be 
construed as a change in the terms of the tenancy 
pursuant to Section 827. 
(A) In a jurisdiction that controls by ordinance or 
charter provision the rental rate for a dwelling or unit, 
an owner who terminates or fails to renew a contract or 
recorded agreement with a governmental agency that 
provides for a rent limitation to a qualified tenant may 
not set an initial rent for three years following the date 
of the termination or nonrenewal of the contract or 
agreement. For any new tenancy established during the 

three-year period, the rental rate for a new tenancy 
established in that vacated dwelling or unit shall be at 
the same rate as the rent under the terminated or 
nonrenewed contract or recorded agreement with a 
governmental agency that provided for a rent limitation 
to a qualified tenant, plus any increases authorized 
after the termination or cancellation of the contract or 
recorded agreement. 
(B) Subparagraph (A) does not apply to any new 
tenancy of 12 months or more duration established 
after January 1, 2000, pursuant to the owner’s contract 
or recorded agreement with a governmental agency 
that provides for a rent limitation to a qualified tenant, 
unless the prior vacancy in that dwelling or unit was 
pursuant to a nonrenewed or canceled contract or 
recorded agreement with a governmental agency that 
provides for a rent limitation to a qualified tenant as set 
forth in that subparagraph. 
(2) The owner has otherwise agreed by contract with a 
public entity in consideration for a direct financial 
contribution or any other forms of assistance specified 
in Chapter 4.3 (commencing with Section 65915) of 
Division 1 of Title 7 of the Government Code. 
(3) The initial rental rate for a dwelling or unit whose 
initial rental rate is controlled by an ordinance or 
charter provision in effect on January 1, 1995, may not 
until January 1, 1999, exceed the amount calculated 
pursuant to subdivision (c). 
(4) (A) Notwithstanding any other law, for a dwelling 
or unit subject to an ordinance or charter provision that 
controls the rental rate of the dwelling or unit, the 
jurisdiction that adopted the ordinance or charter 
provision may require the owner of the residential real 
property to permit a tenant who is not subject to 
eviction for nonpayment and who has a permanent 
physical disability as defined in subdivision (m) of 
Section 12926 of the Government Code and that is 
related to mobility to move to an available comparable 
or smaller unit located on an accessible floor of the 
property. An owner that is subject to a requirement 
established pursuant to this paragraph that is required 
to grant a tenant’s request for a reasonable 
accommodation relating to the tenant’s physical 
disability, after complying with any requirement to 
engage in an interactive process with the tenant, 
including Sections 12177 to 12180, inclusive, of Title 2 
of the California Code of Regulations, shall allow the 
tenant to retain their lease at the same rental rate and 
terms of the existing lease if all of the following apply: 
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(i) The move is determined to be necessary to 
accommodate the tenant’s physical disability related to 
mobility. 
(ii) There is no operational elevator that serves the 
floor of the tenant’s current dwelling or unit. 
(iii) The new dwelling or unit is in the same building or 
on the same parcel with at least four other units and 
shares the same owner. 

Text of Proposed Laws | 101 



  

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

TEXT OF PROPOSED LAWS PROPOSITION 33 CONTINUED 

(iv) The new dwelling or unit does not require 
renovation to comply with applicable requirements of 
the Health and Safety Code. 
(v) The applicable rent control board or authority 
determines that the owner will continue to receive a fair 
rate of return or offers an administrative procedure 
ensuring a fair rate of return for the new unit. 
(vi) The tenant, who is not subject to eviction for 
nonpayment and who has a permanent physical 
disability as defined in subdivision (m) of Section 
12926 of the Government Code and that is related to 
mobility, provides the owner a written request to move 
into an available comparable or smaller unit located on 
an accessible floor of the property prior to that unit 
becoming available. 
(B) Any security deposit paid by the tenant in 
connection with their rental of the dwelling or unit 
being vacated shall be handled in accordance with 
Section 1950.5 upon the tenant’s move pursuant to 
this paragraph. 
(C) This paragraph shall not apply unless all of the 
tenants on the lease agree to move to the available 
comparable or smaller unit located on an accessible 
floor of the property pursuant to the request of the 
tenant with the physical disability. 
(D) For purposes of this paragraph, “comparable or 
smaller unit” means a dwelling or unit that has the 
same or less than the number of bedrooms and 
bathrooms, square footage, and parking spaces as the 
unit being vacated.33 
(E) This paragraph shall not apply if the owner, or their 
spouse, domestic partner, children, grandchildren, 
parents, or grandparents, intend to occupy the 
available comparable or smaller unit located on an 
accessible floor of the property. 
(F) The requirements of this paragraph shall be in 
addition to those of any other fair housing law, 
including, but not limited to, the California Fair 
Employment and Housing Act (Part 2.8 (commencing 
with Section 12900) of Division 3 of Title 2 of the 
Government Code), the Unruh Civil Rights Act (Section 
51), the federal Fair Housing Act (42 U.S.C. Sec. 3601 
et seq.), and any implementing regulations thereunder. 
(G) This paragraph shall not be construed to prevent 
owners of residential real property from granting 
reasonable accommodations to change housing units 
and retain the existing lease at the same rental rate and 
terms in order to accommodate any disability, as 
defined in subdivision (m) of Section 12926 of the 
Government Code. 
(b) Subdivision (a) applies to, and includes, renewal of 
the initial hiring by the same tenant, lessee, authorized 
subtenant, or authorized sublessee for the entire period 
of their occupancy at the rental rate established for the 
initial hiring. 
(c) The rental rate of a dwelling or unit whose initial 
rental rate is controlled by ordinance or charter 
provision in effect on January 1, 1995, shall, until 
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January 1, 1999, be established in accordance with 
this subdivision. Where the previous tenant has 
voluntarily vacated, abandoned, or been evicted 
pursuant to paragraph (2) of Section 1161 of the Code 
of Civil Procedure, an owner of residential real property 
may, no more than twice, establish the initial rental rate 
for a dwelling or unit in an amount that is no greater 
than 15 percent more than the rental rate in effect for 
the immediately preceding tenancy or in an amount 
that is 70 percent of the prevailing market rent for 
comparable units, whichever amount is greater. 
The initial rental rate established pursuant to this 
subdivision may not substitute for or replace increases 
in rental rates otherwise authorized pursuant to law. 
(d) (1) Nothing in this section or any other provision of 
law shall be construed to preclude express 
establishment in a lease or rental agreement of the 
rental rates to be applicable in the event the rental unit 
subject thereto is sublet. Nothing in this section shall 
be construed to impair the obligations of contracts 
entered into prior to January 1, 1996. 
(2) If the original occupant or occupants who took 
possession of the dwelling or unit pursuant to the rental 
agreement with the owner no longer permanently 
reside there, an owner may increase the rent by any 
amount allowed by this section to a lawful sublessee or 
assignee who did not reside at the dwelling or unit prior 
to January 1, 1996. 
(3) This subdivision does not apply to partial changes 
in occupancy of a dwelling or unit where one or more of 
the occupants of the premises, pursuant to the 
agreement with the owner provided for above, remains 
an occupant in lawful possession of the dwelling or unit, 
or where a lawful sublessee or assignee who resided at 
the dwelling or unit prior to January 1, 1996, remains in 
possession of the dwelling or unit. Nothing contained in 
this section shall be construed to enlarge or diminish 
an owner’s right to withhold consent to a sublease or 
assignment. 
(4) Acceptance of rent by the owner does not operate 
as a waiver or otherwise prevent enforcement of a 
covenant prohibiting sublease or assignment or as a 
waiver of an owner’s rights to establish the initial rental 
rate, unless the owner has received written notice from 
the tenant that is party to the agreement and thereafter 
accepted rent. 
(e) Nothing in this section shall be construed to affect 
any authority of a public entity that may otherwise exist 
to regulate or monitor the grounds for eviction. 
(f) This section does not apply to any dwelling or unit if 
all the following conditions are met: 
(1) The dwelling or unit has been cited in an inspection 
report by the appropriate governmental agency as 
containing serious health, safety, fire, or building code 
violations, as defined by Section 17920.3 of the Health 
and Safety Code, excluding any violation caused by a 
disaster. 
(2) The citation was issued at least 60 days prior to the 
date of the vacancy. 
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(3) The cited violation had not been abated when the 
prior tenant vacated and had remained unabated for 
60 days or for a longer period of time. However, the 60-
day time period may be extended by the appropriate 
governmental agency that issued the citation. 
SEC. 7. If any provision of this act or the application 
thereof to any person or circumstances is held invalid, 
that invalidity shall not affect other provisions or 
applications of the act that can be given effect without 
the invalid provision or application, and to this end the 
provisions of this act are severable. 

PROPOSITION 34 
This initiative measure is submitted to the people in 
accordance with the provisions of Section 8 of Article II 
of the California Constitution. 
This initiative measure adds sections to the Welfare 
and Institutions Code; therefore, new provisions 
proposed to be added are printed in italic type to 
indicate that they are new. 

PROPOSED LAW 
SECTION 1. Article 3.3 (commencing with Section 
14124.39) is added to Chapter 7 of Part 3 of Division 9 
of the Welfare and Institutions Code, to read: 

Article 3.3. Protect Patients Now Act of 2024 
14124.39. Title 
This article shall be known and may be cited as the 
Protect Patients Now Act of 2024. 
14124.40. Findings and Declarations 
(a) In 1992, the federal government established a 
program giving safety net health care providers access 
to discounted prescription drugs. The intent of the law 
was for safety net health care providers to use the 
discounted drugs to treat patients who are “medically 
uninsured, on marginal incomes and have no other 
sources to turn to for preventive and primary care 
services” and to “reach[] more eligible patients and 
provide[] more comprehensive services” to “low-income 
and most vulnerable patients.” (H.R. Rep. No. 102-384 
(Part 2), at 12 (1992)(Conf. Rep.).) The program was 
not intended to be used by safety net health care 
providers to accumulate massive fortunes running into 
the hundreds of millions of dollars or more. 
(b) Unfortunately, some safety net health care 
providers have manipulated the program to receive 
enormous markups on the discounted prescription 
drugs they receive and then stick taxpayers with the 
added cost. Instead of using this massive windfall to 
help patients, the worst offenders have used their 
fortunes to purchase luxury coastal condominiums, 
wasted hundreds of millions of dollars on failed political 
campaigns, put elected politicians on their payrolls, and 
acquired low-income multifamily housing complexes 
that are operated as slums. Abusing net revenues 
generated through the discount prescription drug 
program in this manner does not result in better health 

care for low-income patients. Instead, it cheats low-
income patients out of the care they deserve and scams 
taxpayers who end up footing the bill. 
(c) Governor Newsom has already ended this type of 
prescription drug scamming in the Medi-Cal program 
through Executive Order N-01-19, which requires the 
Department of Health Care Services to transition Medi-
Cal pharmacy services away from arrangements that 
are susceptible to price scams. Known as the Medi-Cal 
Rx program, it achieves cost savings for prescription 
drug purchases made by the state, standardizes the 
pharmacy benefit statewide for all Medi-Cal patients, 
increases overall access, and eliminates the ability of 
prescription drug price manipulators to game the 
system through Medi-Cal. However, other vulnerabilities 
in taxpayer-funded drug programs that price 
manipulators still exploit have not yet been addressed. 
(d) California needs to make the cost-savings achieved 
through the Medi-Cal Rx program permanent. 
Furthermore, additional reforms are necessary to 
protect taxpayer dollars and help the neediest patients 
by ensuring that prescription drug price manipulators 
are required to end other scams in order to continue 
operating in our state. 
14124.41. Statement of Intent 
In enacting this article, the purpose and intent of the 
people of the State of California is to do all of the 
following: 
(a) To permanently authorize the Medi-Cal Rx program 
so that its expanded patient access and cost-savings 
can be continued in perpetuity. 
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(b) To protect patients and taxpayers by putting an end 
to other prescription drug pricing scams that are still 
being perpetrated in our state through the discount 
prescription drug program. 
(c) To impose strict accountability on prescription drug 
price manipulators by requiring them to spend at least 
98 percent of their net revenues generated in this state 
through the discount prescription drug program on 
direct patient care. 
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(d) To ensure that health care providers that have a 
track record of scamming the discount prescription 
drug program refocus on providing direct patient care 
or lose their state-provided privileges and benefits, 
including suspension and revocation of licenses, loss of 
state and local grant funding, and elimination of 
California tax-exempt status. 
14124.42. Permanent Authorization for the Medi-Cal 
Rx Program 
The State Department of Health Care Services is 
authorized to provide and administer Medi-Cal 
pharmacy services under a single statewide fee-for-
service delivery system. 
14124.43. Limitation on Pharmacy Sales Agreements 
Involving Prescription Drug Price Manipulators 
(a) On and after January 1, 2025, a prescription drug 
price manipulator shall not enter into, or participate in, 
a pharmacy sales agreement that applies to, operates 
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