
 

Appendix D – Defining the Tenure Types 
 
 
D.1. Unsubsidized Rental Tenures 
 
1. Lodger law: unit shared between landlord and roommate.  
 
Per California state law, “a lodger is a person who lives in a room in a house where the owner 
lives. The owner can enter all areas occupied by the lodger and has overall control of the house. 
Most lodgers have the same rights as tenants. However, in the case of a single lodger in a 
house where there are no other lodgers, the owner can evict the lodger without using formal 
eviction proceedings (State of California Department of Consumer Affairs, 2012).”  
 
2. Subleasing: subtenant with housing arranged through master tenant. 
 
Here we include subleasing in which a master tenant, or other current tenants, brings on a new 
occupant, either with or without knowledge of the landlord. Whether the landlord knows about 
the subtenant impacts how the subtenant secures their tenant rights. 
 
3. Single-Family Rental - Attached/Detached: tenancies in single-family homes, either 
attached or detached. 
 
Attached means a residence that shares walls with another home or building (could include here 
rented condo or townhouse, for example); detached single-family residences on the other hand, 
sit on their own lot, and do not share walls with other residences. For the purposes of tenant 
protections, these are viewed as the same, and thus have been grouped together for this 
reason. 
 
4. Multi-Family Rental - 2-3 units - all renter-occupied: tenancies in multi-family buildings, 
with either two or three units, commonly known as duplexes and triplexes, respectively. 
 
Tenancies in duplexes and triplexes can differ from tenancies in larger multi-family buildings for 
the purposes of tenant protections, which is why they have been separated out here. See below 
for less protected owner-occupied duplexes and triplexes. 
 
5. Multi-Family Rental - 2-3 units - owner-occupied: tenancies in duplexes and triplexes, in 
which an owner occupies at least one of the units. 
 
Tenancies in owner-occupied duplexes and triplexes are exempted from both rent stabilization 
and Just Cause for Evictions protections, and are thus split out as a separate tenure type. 
 
6. Multi-Family Rental - 4+ units: tenancies in multi-family buildings, with four or more units. 
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As discussed above, multi-family rentals that are larger than duplexes or triplexes are viewed as 
the same in terms of their legal protections, irrespective of number of units. 
 
7. Residential hotels (SROs): single-room occupancy hotels (SROs), also known as residential 
hotels, are buildings with single room units that do not typically have a private bathroom or 
kitchen. 
 
Oakland conducted a report on SROs in 2015 that pointed out that, while SROs were 
constructed in the late 19th to early 20th century to house transient workers, today, “one quarter 
of Oakland residential hotel tenants have occupied their units for at least five years. Some 
residents have resided in the same building for more than twenty years (City of Oakland, 2015)." 
This tenure type has been the subject of much controversy in terms of the loss of units serving a 
particularly vulnerable population. 
 
8. Motels: According to the 2015 City of Oakland report on SROs, “Oakland also has a number 
of motels built in the 1960s and 1970s that today house a primarily local population. While these 
serve a similar market to SROs, they can be distinguished from traditional residential hotels in a 
few ways: they are of more recent construction, they were originally built to serve tourists, and 
they nearly always contain private bathrooms and/or kitchen facilities.”According to the report, 
these motels are concentrated on West Macarthur and elsewhere throughout Oakland. 
 
9. Formal ADU tenant: per the California Department of Housing and Community Development 
definition, accessory dwelling units (ADUs) are “secondary dwelling unit[s] with complete 
independent living facilities for one or more persons and generally take three forms: (1) 
Detached: The unit is separated from the primary structure, (2) Attached: The unit is attached to 
the primary structure, (3) Repurposed Existing Space: Space (e.g., master bedroom) within the 
primary residence is converted into an independent living unit, and Junior Accessory Dwelling 
Units: Similar to repurposed space with various streamlining measures (California HCD, 2016).”  
 
Our definition of ADUs differs from this one in that we only include types 1 and 2, attached and 
detached secondary units, and not repurposed existing space. (We have included repurposed 
existing spaces and JADUs in either a) single-use residential with non-conforming units, b) 
lodger law, or c) doubling up, because we are focused on legal protections, not structural form.) 
 
10. "Religion-linked housing": mission-driven housing geared towards vulnerable populations, 
especially those exiting transitional housing; may or may not have support Services. 
 
Religion-linked housing typically achieves affordability through overcrowding, sometimes 
packing in multiple occupants in a room (Lounds interview, 2018). While the Henry Robinson 
Multi-Service Center has required landlords to have leases in order to serve as the receiving 
housing for people exiting Henry Robinson, formal lease arrangements have not typically been 
the norm for religion-linked housing (Lounds interview, 2018). 
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D.2. Subsidized Rental Tenures 
 
11. Housing Choice (Section 8) Voucher: tenancy financed by national subsidized housing 
program, administered by local housing authorities (in this case, Oakland Housing Authority 
(OHA)). Low-income tenants with Housing Choice Vouchers live in private rental market units, 
and pay 30% of their income, with HUD paying the rest of the rent up to a Fair Market Rent 
calculation. 
 
Technically, residents with Housing Choice Vouchers (HCVs) can move to other private market 
rental units with their vouchers, thus taking affordability (and HCV rules) with them. As 
discussed in the legal protections section, there are challenges with that model in Oakland. 
 
12. HUD public housing: tenancies in HUD-constructed and -operated public housing, where 
low-income tenants pay 30% of their income on rent. 
 
13. Project-based voucher (PBV) HUD assistance (including Section 8, Section 202, and 
Section 236): tenancies in affordable housing where the tenant’s unit is financed by 
project-based HUD assistance. 
 
Project-based vouchers (PBVs) function similarly to Housing Choice Vouchers, but the 
affordability is tied to the unit, not the resident. Tenants pay 30% of their income on rent. These 
buildings are owned and operated by private or nonprofit developers and property management 
companies; HUD provides funding, but not property management. (Funding can come from 
different sources, Section 8 for low-income tenants, Section 202 for supportive housing for 
elderly tenants, and Section 236, which focuses on preserving housing). 
 
14. Low-Income Housing Tax Credit (LIHTC): tenancies in affordable housing where the 
tenant’s unit is financed by Low Income Housing Tax Credits (LIHTC). 
 
LIHTC is a tax credit program that incentivizes the use of private equity in affordable housing 
development. Like in PBV housing, LIHTC rents are attached to income, but in a slightly 
different way. With LIHTC, rents change with Area Median Income (AMI); tenants fall into certain 
brackets based on their income as a percentage of AMI, and pay rent based on that. Many 
buildings have a mixture of units financed by PBV, and financed by LIHTC. 
 
15. Senior (age-restricted) housing: subsidized housing that is restricted to seniors. Note that 
this type of housing is likely financed by the above mechanisms (eg PBV, LIHTC). 
 
Per the 2017-2018 Alameda County Social Services Agency Senior Housing Guide, there are 
several kinds of senior housing: Senior Housing (independent living apartments), Retirement 
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Residences and Continuing Care Retirement Communities (independent living with amenities), 
Residential Care Facilities for the Elderly (includes retirement residences, assisted living 
facilities, board and care homes), and Skilled Nursing and Intermediate Care Facilities. The 
subsidy source will impact the rent; for U.S. Department of Housing & Urban Development 
(HUD) subsidized buildings/units, rent is 30% of income, while for buildings that are part of other 
affordable housing programs, such as LIHTC, there are some affordable units with rent ranges 
based on income (minimum income restrictions may apply). 
 
16. Below-market-rate (BMR) units: below-market-rate (BMR) units whose construction was 
financed by redevelopment, or by the mandated creation of affordable housing units through 
density bonuses, or other project-linked requirements. 
BMR units may vary in both the amount of subsidy / amount tenants are paying, as well as the 
regulations and monitoring bodies. 
 
17. Supportive Housing: permanent affordable housing, coupled with wraparound services 
tailored to the needs of the individual resident. 
 
Supportive housing focuses on housing vulnerable populations, such as the chronically 
homelessness, and those with special needs. Tenant payments vary, but some supportive 
housing may be fully subsidized. Financing may include some of the funding streams mentioned 
above, but it is important to separately distinguish supportive housing for its service provision 
component. 
 
Note: Transitional housing is included in the “informal and homelessness” category. 
 
 
 
D.3. Ownership Tenures 
 
18. Single-family homeownership (HOA): single-family homes where owners reside in the 
home (owner-occupied), and belong to a homeowners’ association (HOA). 
 
Like with single-family tenants, we have grouped together attached and detached single family 
homes, since they have similar legal protections. 
 
19. Single-family homeownership (no HOA): single-family homes where owners reside in the 
home (owner-occupied), and do not belong to a homeowners’ association (HOA). 
 
20. Single-family homeownership - permanent affordability deed: single-family homes 
where owners reside in the home (owner-occupied), and have a permanent affordability deed, 
meaning the sale value of the home is restricted. Deed restrictions are not self-enforcing; these 
homes remain affordable only to the extent the deed restrictions are monitored and enforced. 
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21. Section 8 Homeownership: homes where owners reside in the home (owner- occupied), 
and are subsidized in their mortgage payments by the Section 8 program (see unsubsidized 
rental tenure, Housing Choice Voucher / Section 8 Voucher). 
 
Homeowners under the Section 8 Homeownership program pay 30% of their income on monthly 
mortgage payments, and OHA pays the remainder, up to the Section 8 payment standard for 
which the family qualifies. Eligible homes include single family residences, condominiums, 
townhouses, mobile homes or land trust (Oakland Housing Authority, 2017). 
 
22. Reverse mortgage homeownership: the Consumer Financial Protection Bureau (CFPB) 
defines reverse mortgages as “a special type of home loan that allows homeowners who are 62 
or older to access the equity they have built up in their homes and defer payment of the loan 
until they pass away, sell, or move out. The loan proceeds are generally provided to the 
borrowers as lump-sum payments, monthly payments, or as lines of credit. Homeowners remain 
responsible for payment of taxes, insurance and home maintenance, among other obligations 
(CFPB, 2016).” 
 
23. Condominium (condo): a unit where the occupant is the owner, but owns the building (and 
possibly some common area amenities) jointly with other members of a condominium 
association. 
 
Condo owners do not own the land that their building is on. It is important to note that, 
structurally, condos vary. Given that ownership arrangements have more implications for 
protections than structure, ownership tenure types have been divided along these lines. 
 
24. Owner-occupied multi-family (eg duplex, triplex, 4-plex): multi-unit buildings where 
owners reside in one (or more) of the units. 
 
25. Owner-occupied mobile home or trailer: mobile homes or trailers in which owners reside, 
and where they own some land, perhaps in a mobile home park, where the mobile home is 
stationed. 
 
26. Owned mobile home with ground rent: mobile homes in which owners reside, but 
they do not own the land where the mobile home is stationed, and instead pay rent on 
that land. 
 
27. Single-family with informal ADU: single-family homes where owners reside in the home 
(owner-occupied), and also have an accessory dwelling unit (ADU) on their property that is not 
registered with the City of Oakland’s Planning and Zoning Department. 
 
This tenure type is included as separate from single-family homes with ADUs because the 
presence of an ADU implies different risks and benefits for homeowners. 
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28. Single-family with registered ADU: single-family homes where owners reside in the home 
(owner-occupied), and also have an accessory dwelling unit (ADU) on their property that is 
registered with the City of Oakland’s Planning and Zoning Department.  
 
This tenure type is included as separate from single-family homes with ADUs because the 
presence of an ADU implies different risks and benefits for homeowners. 
 
 
 
D.4. Third Way Tenures 
 
29. Community Land Trusts (SFHs, multi-family): Community Land Trusts (CLTs) in housing 
are a form of ownership in which a local nonprofit owns the land and commits it to affordable 
housing, in perpetuity. While the nonprofit owns the land, it long-term leases it to residents who 
own homes on the land (typically for 99 years); these leases are transferable by inheritance and 
govern resale occupancy, affordability with the goal of balancing equity appreciation for 
individual households with the long-term goal of preserving affordability for future generations. 
 
CLTs are another model where it is distinguished by form of ownership, not structure. CLTs can 
take the form of single-family homes or multi-family buildings. Like permanent affordability 
deeds, homeowners can build equity, but it is limited equity as there are fixed rates for the 
home’s appreciation so that it will be affordable to the next buyer. 
 
30. Limited Equity Co-Op: Limited equity co-ops are a form of ownership in which several 
households collectively own many dwelling units, usually in a multi-family building, via a 
cooperative corporation (co-op). Each household has a vote in the co-op internal governance. 
Low-income tenants may pursue co-op models when threatened with eviction or substandard 
housing, especially where tenant purchase is supported or incentivized (Ehlenz, 2014). As the 
name suggests, limited equity co-ops have affordability controls, and equity is limited when 
co-op members sell back to the co-op. 
 
31. Limited Equity Housing Co-Op - CLT owns land: a limited equity co-op with CLT land 
ownership is structured like a traditional limited equity housing co-op in that multiple households 
form, and are members of, a nonprofit limited equity housing cooperative. The LEHC entity 
owns a building with multiple housing units. Members of the LEHC each own a share in the 
cooperative, which grants them the right to occupy one of the housing units. A CLT owns the 
land in perpetuity, yet master leases the land to the LEHC. The master lease is typically a 99 
year agreement that governs the relationship between the LEHC and the CLT, including 
provisions that the housing units in the LEHC be permanently affordable. The CLT remains a 
supportive partner to the LEHC to help ensure its long-term sustainability. This model usually 
arises from a distressed multi-family property (Ehlenz, 2014), with the CLT stepping in as a 
housing advocacy group to help facilitate resident purchase of the building. 
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Note: The difference between building equity in an LEHC versus in a single family home is 
almost identical. However, the size of the "investment" in an LEHC is more limited. A share in an 
LEHC could be anywhere from $5,000 to $25,000, whereas a single-family homeowner in a CLT 
would have a much larger mortgage. Often the rate of equity appreciation is the same (i.e., 
change in CPI), a single-family homeowner just has more at stake. 
 
32. Resident Self-Managed Rental Housing / Non-equity co-op: resident self-managed 
rental housing is structured like a limited equity co-op with CLT land ownership in the sense that 
each household has a vote for internal governance. However, a separate cooperative entity 
does not own the building; the CLT owns both the land and the building with the goal of 
maintaining permanent affordability. The CLT works to establish a governance structure among 
the residents so that they are more engaged in the operations and management of the building. 
 
33. Informal shared houses (co-op structure, but not incorporated as co-op): tenancies in 
homes that act as “intentional communities,” with some internal governance, and likely some 
shared resources (eg food). 
 
In terms of protections, these will depend both on the structure of the house (year built and 
number of units), as well as the leasing arrangements of various tenants (eg subleasing, 
doubling up, etc). 
 
34. Cohousing: according to the Cohousing Association of the United States, cohousing units 
are “intentional community of private homes clustered around shared space. Each attached or 
single family home has traditional amenities, including a private kitchen.” 
 
“Shared spaces typically feature a common house, which may include a large kitchen and 
dining area, laundry, and recreational spaces. Shared outdoor space may include parking, 
walkways, open space, and gardens. The legal structure is typically an HOA, Condo 
Association, or Housing Cooperative. Community activities feature regularly-scheduled shared 
meals, meetings, and workdays. Cohousing makes it easy to form clubs, organize child and 
elder care, and carpool (The Cohousing Association of the United States, 2018).” 
 
35. Rent-to-own (aka lease-to-own, lease-purchase, lease-option) (Private model): 
Rent-to-own (or lease-to-own, lease-purchase, lease-option) housing enables residents to rent a 
home with either the option to purchase at the end of a set period of time, or the requirement to 
purchase. In private models, contracts are executed directly between sellers and tenants with 
lease-options, introducing room for abuse, such as landlords reneging on promise to sell. 
 
The rental period is usually between one to three years (McCuloch, 2005). This type of 
arrangement allows a household that is not ready to purchase at present to build up credit or 
savings for a downpayment, while locking in a house. These arrangements are not very 
regulated, and housing advocates have called for more regulated versions (Galante et al, 2017). 
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36. Rent-to-own with sponsoring organization (Nonprofit model): Rent-to-own (or 
lease-to-own, lease-purchase, lease-option) housing enables residents to rent a home with 
either the option to purchase at the end of a set period of time, or the requirement to purchase. 
In nonprofit models, a sponsoring organization leases the home to a qualifying low or moderate 
income household, and then supports the household through asset-building strategies to be 
able to purchase the home. 
 
The rental period is usually between one to three years (McCuloch, 2005). This type of 
arrangement allows a household that is not ready to purchase at present to build up credit or 
savings for a downpayment, while locking in a house. These arrangements are not very 
regulated, and housing advocates have called for more regulated versions (Galante et al, 2017). 
Most programs return a portion of the rental or lease payments back to the household to support 
downpayment and closing costs on the home purchase (McCuloch, 2005). 
 
 
 
D.5. Informal or Homeless Tenures 
 
37. Informal ADU tenant: tenancies in unregistered ADUs attached to or on the lot of a primary 
home. While these may operate like unsubsidized tenancies in many ways, the unregistered 
nature of the ADU introduces new vulnerabilities and thus is considered here as an informal 
tenure type. 
 
38. Permitted community live-work / mixed-occupancy spaces: community live-work spaces 
where artists and craftspeople both reside and work in the space, and hold community events.  
 
When community live-work spaces are legal from a zoning perspective in Oakland, they are 
often permitted as joint live-work quarters (JLWQ). Note that even permitted community 
live-work spaces may face challenges with code compliance around building code violations. 
 
39. Unpermitted community live-work / mixed-occupancy spaces, and other 
non-conforming: community live-work spaces where artists and craftspeople both reside and 
work in the space, and hold community events.  
 
When community live-work spaces are not permitted in Oakland, this means they are zoned for 
other uses, likely for their previous uses as commercial or industrial space. Note that 
unpermitted community live-work spaces may face challenges with code compliance around 
building code violations. Other non-conforming spaces include, for example, storefronts that are 
residentially occupied, but zoned for commercial use. 
 
40. Single-use residential with non-conforming unit (eg converted basement / garage): 
spaces in permitted residential structures that have been converted to dwelling units, but are not 
zoned for occupants to live in that particular part of a structure. 
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These may include converted basements or garages. While some may consider such spaces 
accessory dwelling units, they have been separated out here because they are less immediately 
obvious from the outside, which may impact tenant vulnerability. 
 
41. Doubling up: Tenancies in which residents are staying with families and friends, and some 
residents may not be on any kind of lease; sometimes known as “couch surfing.” 
 
This type of tenancy is usually a product of housing insecurity. People typically double up with 
family or friends. Doubling up may lead to overcrowding, and likely represents a breach of lease 
in terms of occupancy standards. Note that the Department of Health and Human Services 
counts doubling up as homeless (though HUD does not). 
 
42. Adverse possession: occupancies where occupant is residing in a structure without 
the owner’s knowledge, commonly known as “squatting.” 
 
While doubling up is also likely without owner knowledge, squatting implies that there is no 
formal tenant/leasee present, only a squatter or group of squatters. 
 
43. Short-Term Rentals (and other transient tenures): short-term rentals (STRs) are defined 
by the City of Oakland as “rentals of residential dwelling units for periods of less than a month 
(City of Oakland, 2017).” 
 
STRs are usually secured via online marketplaces such as Airbnb, VRBO and FlipKey, which 
connect short-term renters with local hosts. While STRs are framed as tourist housing, transient 
residents may use STRs as a more medium-term housing strategy. 
 
44. Transitional Housing/Rapid Re-housing: service-enriched transitional (temporary) 
housing. 
 
Like supportive housing, transitional housing provides services to residents. However, 
transitional housing is designed to be temporary, a place for homeless individuals to go as they 
look for longer-term housing. It is more long-term and service intensive than emergency 
shelters, however. Services often include support for addiction and mental health, and in some 
cases vocational training. Tenancies usually last from 3-24 months; in the case of Oakland’s 
Henry Robinson Multi-Service Center, the maximum stay is 24 months.29 
 
45. Transitional Youth Housing: homeless shelters that serve youth.  
 
Youth definitions vary, usually in the 14 to 25 years old range (East Oakland Community 
Project). 
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46. Homeless Shelters: a homeless services agency where homeless individuals can sleep or 
reside temporarily. Youth shelters serve youth, typically between 14 to 25 years old. Maximum 
stays in homeless shelters vary from just overnight to up to a month. 
 
47. Foster Care: foster care is a system of housing that the state arranges for minors whose 
legal guardians have been deemed unable to care for them. Foster care can be in a group 
home, or the private home of a state-certified caregiver. 
 
48. Outdoor Navigation Center (ONC): city-sanctioned, service enriched Encampments. 
 
Per the City’s “Oakland Outdoor Navigation Center (ONC) - Downtown, Summary and FAQ,” an 
Outdoor Navigation Center is a “pilot program that provides a safe, sanitary, and secure interim 
(up to 6-months) housing opportunity for unsheltered individuals, or individuals living in their 
vehicles, in one location. Referred to by some city officials as "safe havens,” these are spaces 
that the City has designated for congregation of homeless people, where the City is typically 
providing tiny houses (“Tuff Sheds”), garbage pickup, bathroom facilities and handwashing 
stations, and services designed to help occupants stabilize and find more permanent housing. 
Locations for ONC’s will be identified so that the impact of an encampment on the surrounding 
community can be better managed and it maintains a cleaner and safer environment for all. 
ONC’s will have a geographic focus and will serve unsheltered homeless individuals in a 
specific encampment or a specific area close to the site. Not all homeless individuals in a 
geographic area will choose to enter the Outdoor Navigation Center.” 
 
49. Self-determined tiny house encampments (eg The Village): spaces where homeless 
people and advocates have self-organized encampments with internal governance structures 
and tiny houses (or intent to build tiny houses). The current lot the Village is occupying could in 
a sense be considered an ONC since it is city-sanctioned and some ‘stabilization’ facilities are 
provided. 
 
50. Decentralized tiny houses on church/CBO property: spaces where churches or 
faith-based organizations, or community-based organizations (CBOs), are inviting homeless 
people to live in tiny houses on their lots. 
 
51. Services-in-place encampments: Based on the “Compassionate Communities” pilot, the 
Services In-Place model works exclusively at an existing encampment with focused wraparound 
services coming to the encampment residents, as folks are housed no new encampment 
residents enter, and there is a hard end date at which time the site will be closed (see City’s 
“Oakland Outdoor Navigation Center (ONC) - Downtown, Summary and FAQ”). 
 
52. Encampments: spaces in which groups of homeless people have congregated, typically 
with at least some of them sleeping in tents. 
 
53. Unsheltered homeless: living on the street, in some outdoor location, or in a building. 
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All of the homeless tenures can be considered transient tenure types as homeless people often 
alternate between survival strategies. Longer-term more consistent residence in the same 
building would be considered “violation of property law / squatting.” 
 
 
54. Vehicle: living in one’s vehicle; considered homelessness by Health and Human Services, 
HUD, and academic literature. 
 
This tenure type is technically illegal in Oakland per Chapter 8.24.020(G)(2) of the Oakland 
Municipal Code (which is technically about blighted property). This code prohibits: "The use of 
any trailer, camper, recreational vehicle or motor vehicle for living or sleeping quarters in any 
place in the city, outside of a lawfully operated mobile home park or travel trailer park, subject to 
the following: (a) Nothing contained in this section shall be deemed to prohibit bona fide guests 
of a city resident from occupying a trailer, camper, or recreational vehicle upon residential 
premises with the consent of the resident for a period not to exceed seventy-two (72) 
consecutive hours; and (b) Any trailer, camper, or recreational vehicle so used shall not 
discharge any waste or sewage into the city's sewer system except through the residential 
discharge connection of the 
residential premises on which the trailer, camper or recreational vehicle is parked.” 
 
55. Boat: residence on boat, otherwise known as “live-aboards.” Live-aboards dock at a marina, 
and pay a “slip fee” (rent) to do so. In addition to live-aboards, some people live on their boats 
illegally and do not dock. 
 
56. Group quarters: via the American Community Survey, group quarters includes: correctional 
facilities for adults, juvenile facilities, nursing facilities/skilled nursing facilities, other healthcare 
facilities, college/university student housing, military group quarters, other noninstitutional 
facilities.) 
 
Note: We have only included quantification of this category to give a sense of how many 
residents do not fall into other categories, but have not included it in the legal protection and 
advocacy analysis since it includes so many diverse tenure types. Thus, the American 
Community Survey definition is used here. 
 
 
 
References, Reports, and Regulations 
 
See full reference section on the Oakland Pilot Project references list, available at 
www.housingvulnerability.org  
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