
 

 

 
 

REPORT NO.    
 
 

REPORT RE: 
 

HOME-SHARING ENFORCEMENT AND PRIVATE RIGHT OF ACTION 
 
The Honorable City Council 
  of the City of Los Angeles 
Room 395, City Hall  
200 North Spring Street 
Los Angeles, California 90012 
 

Council File No. 14-1635-S10 
 
Honorable Members: 
 
 This Office hereby submits the following report to address the following requests 
from City Council dated December 4, 2024:   
 

4.  “REQUEST the City Attorney, in consultation with the DCP and other relevant 
departments, to report to Council on the selection, appointment, retention and hiring of 
qualified hearing officers to conduct Administrative Citation Enforcement Program 
(ACE) related hearings in order to strengthen and create efficiency in the current 
program.” 

 
12.  “REQUEST the City Attorney to draft a Private Right of Action clause for the 

City's Home-Sharing Ordinance that would allow any interested party to pursue a 
Private Right of Action to enforce the law when unlawful activities occur, potentially 
modeled after the False Claims Act to allow a person to bring an action on behalf of the 
City, give the City an opportunity to intervene to ensure its interests are adequately 
represented; and allow the person bringing the action to share a portion of the 
damages, fines or penalties imposed.” 
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Hearing Officers and the ACE Program  
 

Currently the Administrative Citation Enforcement Program (ACE Program) is 
staffed by seven administrative hearing officers who serve as unpaid volunteers.  The 
training for new hearing officers is provided by this Office in conjunction with partner 
agencies and other hearing officers.  Each new hearing officer receives materials that 
discuss the roles and responsibilities of a hearing officer, signs a Confidentiality 
Agreement and receives video training materials that discuss LAMC violations and 
instructions on how to conduct a hearing.  Hearing officers who hear short term rental 
cases are provided with a video, prepared in conjunction with the Planning Department, 
that explains short term rental violations as well as videos of actual cases that have 
been handled by the ACE Program.  
 

Once someone becomes an ACE Program hearing officer volunteer, they are 
processed through this Office's volunteer program, fingerprinted, and subjected to a 
background check.  While there is not a retention program per se, this Office works 
closely with our hearing officers to ensure that they are satisfied with their 
assignments.  In addition to securing a budget that would allow for paid hearing officers, 
this Office would like to hire more staff to handle the workload that comes with assisting 
the hearing officer throughout the process.  Short term rental cases are voluminous and 
require a large amount of staff time to take the hearing officer from setting the hearing 
through preparation of the final order.  ACE Program staff acts akin to a judicial 
assistant in scheduling, attending hearings, preparing the administrative file, obtaining 
responses from the Planning Department and cited parties, attending the hearing to 
assist the hearing officer, and assisting in preparing the final order. 

 
Proposed Private Right of Action 
 

The attached draft ordinance provides language to allow interested parties to 
pursue a private right of action under the Home-Sharing Ordinance.  (See proposed 
draft ordinance attached as Exhibit 1; capitalized terms used herein are defined in the 
draft ordinance).  The draft language limits the private right of action to tenants or 
owners within 1000 feet of the alleged Host Primary Residence that is claimed to be in 
violation (an “Aggrieved Neighbor”).  The draft language permits Aggrieved Neighbors 
to bring an action to enforce the Home-Sharing Ordinance as long as the following 
conditions are met: 

 
1. The Aggrieved Neighbor provides the City with notice of the specific 

provisions of the Home-Sharing Ordinance alleged to have been violated, 
including the facts and theories to support the alleged violations. 
 

2. The Aggrieved Neighbor may commence a civil action for such violations if 
(a) the City Attorney’s Office informs the Aggrieved Neighbor of its intent 
not to investigate within 60 calendar days of the notice or does not inform 
the Aggrieved Neighbor of its intent within 65 days calendar days of the 
notice; or (b) the City Attorney’s Office informs the Aggrieved Neighbor of 
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its intent to investigate within 65 days calendar days of the notice but no 
enforcement action is taken within 120 calendar days of the City 
Attorney’s Office’s response. 

3. The Aggrieved Neighbor provides written notice to the Person, Host, or
Hosting Platform alleged to have committed the alleged violation, and that
Person, Host, or Hosting Platform fails to cure the alleged violation within
15 days of the notice.

4. The Aggrieved Neighbor provides the City Clerk with a copy of the written
notice to the Person, Host, or Hosting Platform within 5 days of its service
upon the Person, Host, or Hosting Platform.

5. If an action is commenced, the Aggrieved Neighbor provides the City
Clerk with a copy of all pleadings and documents filed within 5 days of
filing.

The draft ordinance prohibits Aggrieved Neighbors or any other party from suing, 
recovering any damages, fees or costs, or otherwise asserting any claims against the 
City of Los Angeles, its departments, divisions and employees for alleged violations of 
the provisions of the Home-Sharing Ordinance.   

If you have any questions regarding this matter, please contact Deputy City 
Attorney Kaiulani Lie at (213) 978-8184.  A member of this Office will be available when 
you consider this matter to answer questions you may have. 

Sincerely, 

HYDEE FELDSTEIN SOTO, City Attorney 

By 
      JOHN W. HEATH 

      Chief Assistant City Attorney 
JH:KL:la 
Exhibit 

["M:\Real Prop_Env_Land Use\Land Use\Kaiulani Lie\Ordinances\ORD - Home Sharing PRA\Final\2026.05.07 Report to Council - 
PROA.docx"] 
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ORDINANCE NO. ________________ 
 
 An ordinance amending Section 12.22.A.32 of Article 2 of Chapter I of the Los 
Angeles Municipal Code to add a private right of enforcement provision and 
corresponding definitions pertaining to Home-Sharing. 
 

NOW, THEREFORE,  
 

THE PEOPLE OF THE CITY OF LOS ANGELES                                                                                              
DO ORDAIN AS FOLLOWS: 

 
 Section 1.  Subdivision (b) of Subdivision 32 of Subsection A of Section 12.22, 
Article 2, Chapter I of the Los Angeles Municipal Code is amended in its entirety to read 
as follows:  

 
(b)  Definitions.  The following definitions shall apply to this subdivision: 

  
(1) Administrative Guidelines. The Department of City Planning or 

Office of Finance may promulgate regulations, which may include, but are not 
limited to, application requirements, interpretations, conditions, reporting 
requirements, enforcement procedures, and disclosure requirements, to 
implement the provisions, and consistent with the intent, of this subdivision. 

 
(2) Aggrieved Neighbor.  Tenant(s) or owner(s) of property(ies) within 

1000 feet of a Host’s Primary Residence that is claimed to be in violation of this 
section. 

  
(3) Booking Service.  Any reservation and/or payment service 

provided by a Person that facilitates a Short-Term Rental transaction between a 
Person and a prospective guest or Transient user, and for which the Person 
collects or receives, directly or indirectly through an agent or intermediary, a fee 
in connection with the reservation and/or payment of services provided for the 
transaction. 

  
(4) Citation.  Includes any enforcement citation, order, ticket or similar 

notice of violation, relating to the condition of or activities at a Person’s Primary 
Residence or property, issued by the Los Angeles Department of Building and 
Safety, Los Angeles Housing Department, Los Angeles Police Department or Los 
Angeles Fire Department, including an Administrative Citation issued pursuant 
to Article 1.2 of the Los Angeles Municipal Code. (Amended by Ord. No. 
187,122, Eff. 8/8/21.) 

  
(5) City.  The term “City” shall mean the City of Los Angeles, and its 

departments, employees and authorized representatives. 
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(6) Extended Home-Sharing.  Home-Sharing that is permitted for an 
unlimited number of days in a calendar year. 

  
(7) Hosting Platform.  A Person that participates in Short-Term Rental 

business by collecting or receiving a fee, directly or indirectly through an agent or 
intermediary, for conducting a Booking Service transaction using any medium of 
facilitation. 

  
(8) Host.  An individual who is registered for Home-Sharing as the 

term is defined in Section 12.03 of this Code. 
  
(9) Person.  Shall have the same meaning as that term is defined in 

Section 21.7.2 of this Code, provided that the term “Person” shall not include the 
City. 

  
(10) Platform Agreement.  A signed agreement between a Home-

Sharing Hosting Platform (Platform) and the City, which, among other things, 
provides that the Platform will collect and submit the Transient Occupancy Tax to 
the City on behalf of Hosts and Persons listed for Short Term Rentals. 

  
(11) Primary Residence.  The sole residence from which the Host 

conducts Home-Sharing and in which the Host resides for more than 6 months of 
the calendar year. 

  
(12) Rental Unit.  A Dwelling Unit, Guest Room, Accessory Living 

Quarters, other residential structure, or portion thereof. 
  
(13) Short-Term Rental.  A Rental Unit, rented in whole or in part, to 

any Person(s) for transient use of 30 consecutive days or less. Rental Units 
within City- approved Hotels, motels, Transient Occupancy Residential 
Structures and Bed and Breakfasts shall not be considered a Short-Term Rental. 

  
(14) Transient.  Shall have the same meaning as that term is defined in 

Section 21.7.2 of this Code. 
 

Sec. 2.  A new Subdivision (5) of Subdivision (g) of Subdivision 32 of 
Subsection A of Section 12.22, Article 2, Chapter I of the Los Angeles Municipal 
Code is added to read as follows: 
 

(5) Private Right of Action.   
 

(i) An Aggrieved Neighbor may institute civil proceedings for 
injunctive relief, direct money damages, and any other relief the Court 
deems appropriate against a Person, a Host, or a Hosting Platform 
alleged to have violated this subdivision, including, at the discretion of the 

https://codelibrary.amlegal.com/codes/los_angeles/latest/lamc/0-0-0-108304#JD_12.03.
https://codelibrary.amlegal.com/codes/los_angeles/latest/lamc/0-0-0-126755#JD_21.7.2.
https://codelibrary.amlegal.com/codes/los_angeles/latest/lamc/0-0-0-126755#JD_21.7.2.
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Court, an award of a civil penalty up to $5,000 per violation depending on 
the severity of the violation.   

 
a. The Court may award reasonable attorney’s fees and 

costs to an Aggrieved Neighbor who prevails in any such action 
against a Person, Host, or a Hosting Platform.   

 
b. The City shall not be responsible for any damages, 

attorneys’ fees or costs incurred by any Person, including an 
Aggrieved Neighbor, Person, Host, or Hosting Platform pursuant to 
this subdivision.   

 
(ii) A civil proceeding by an Aggrieved Neighbor under this 

section shall be subject to the following limitations:  
 

a. The Aggrieved Neighbor shall provide the City Clerk 
with notice by certified mail, addressed to the Office of the City 
Attorney, of the specific provisions of this subdivision alleged to 
have been violated, including the facts and theories to support the 
alleged violations.    

 
b. If it does not intend to investigate the alleged 

violations, the Office of the City Attorney shall inform the Aggrieved 
Neighbor within 60 calendar days of the postmark date of the notice 
given pursuant to paragraph (ii) a.  If the Office of the City Attorney 
does not intend to investigate or does not inform the Aggrieved 
Neighbor whether it intends to investigate within 65 calendar days 
of the postmark date of the notice given pursuant to paragraph 
(ii)a., then the Aggrieved Neighbor may commence a civil action 
pursuant to this section.  

 
c. If the Office of the City Attorney intends to investigate 

the alleged violations, it shall inform the Aggrieved Neighbor within 
65 calendar days of the postmark date of the notice given pursuant 
to paragraph (ii) a.  If the Office of the City Attorney does not take 
an enforcement action pursuant to this subdivision within 120 
calendar days of giving notice to the Aggrieved Neighbor of its 
intent to investigate pursuant to this paragraph, then the Aggrieved 
Neighbor may commence a civil action pursuant to this section.  

 
d. The Aggrieved Neighbor shall provide written notice 

to the Person, Host, or Hosting Platform alleged to have committed 
the alleged violation, and that Person, Host, or Hosting Platform is 
provided 15 days from the receipt of the notice to cure the alleged 
violation.   
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e. The Aggrieved Neighbor shall provide the City Clerk 
with a copy of the written notice to the Person, Host, or Hosting 
Platform alleged to have committed the violation of their intent to 
commence civil proceedings if the alleged violation is not cured, 
within 5 days of service of the notice upon the Person, Host, or 
Hosting Platform. 

     
f. Any action taken by an Aggrieved Neighbor pursuant 

to this section shall not preclude the Office of the City Attorney from 
taking any enforcement action to enforce the specific provisions of 
this subdivision, including but not limited to a civil action filed on 
behalf of the City of Los Angeles or the People of the State of 
California.     

 
(iii) If an Aggrieved Neighbor institutes civil proceedings against 

a Person, Host, or Hosting Platform, the Aggrieved Neighbor shall provide 
the City Clerk with a copy the complaint, petition, or other commencement 
of legal action, within 5 days of filing of the civil proceedings. 
 

(iv) Notwithstanding any other provision of law, no Aggrieved 
Neighbor nor any other Person shall be permitted to sue or recover any 
damages, fees or costs or otherwise assert a claim against the City 
pursuant to this subdivision. 

 
(v) The remedies in this paragraph apply on the effective date of 

this section, are not exclusive, and do not preclude any person from 
seeking any other remedies, penalties or procedures provided by law.



CITY CLERK      MAYOR 

 

 

 

____________________________   ___________________________       

 

Ordinance Passed_____________   Approved ___________________ 

Sec. 3.  The City Clerk shall certify to the passage of this ordinance and have it 
published in accordance with Council policy, either in a daily newspaper circulated in 
the City of Los Angeles or by posting for ten days in three public places in the City of 
Los Angeles: one copy on the bulletin board located at the Main Street entrance to the 
Los Angeles City Hall; one copy on the bulletin board located at the Main Street 
entrance to the Los Angeles City Hall East; and one copy on the bulletin board located 
at the Temple Street entrance to the Los Angeles County Hall of Records.  
 
 
Approved as to Form and Legality   Pursuant to Charter Section 559, I 
       approve this ordinance on behalf 
HYDEE FELDSTEIN SOTO, City Attorney of the City Planning Commission and 
       recommend that it be adopted. 
 
By        
       KAIULANI LIE                       
             Deputy City Attorney             VINCENT P. BERTONI, AICP 
                       Director of Planning 
Date        
 
       Date        
File No.       
 
 
["M:\Real Prop_Env_Land Use\Land Use\Kaiulani Lie\Ordinances\ORD - Home Sharing PRA\Final\2026.05.07 rev draft 
homesharing ordinance.docx"] 
 
 
 
 
 
The Clerk of the City of Los Angeles 
hereby certifies that the foregoing 
ordinance was passed by the Council  
of the City of Los Angeles. 
 


