
Memorandum 

Date: April 6, 2026 

To: Thomas B. Modica, City Manager 

From: Alison King, Director of Health and Human Services 

For: Mayor and Members of the City Council 

Subject: Additional Information Regarding Microenterprise Home Kitchen 
Operation (MEHKO) Proposed Ordinance and Letter of Agreement 
Requirement 

On March 10, 2026, the Department of Health and Human Services presented a draft 
MEHKO ordinance to the Mayor and City Council. The Council directed staff to remove 
the requirement for written landlord or HOA approval from the ordinance. Instead, staff 
were asked to explore other ways to involve landlords through the permit process, clarify 
whether state law requires approval, and provide options for notifying property owners. 

Clarification of the CA Health and Safety Code – MEHKO 

State law does not address landlord approval, but it also does not prevent the City from 
creating its own requirement. The recommendation came from Code Enforcement to 
support enforcement efforts. Notifying property owners helps ensure they are aware of 
potential issues, especially since they may be held responsible for certain violations. 

Community Engagements on Letter of Agreement Requirement 

On March 23, 2026, Environmental Health and representatives from City Attorney’s Office 
and Community Development (Code Enforcement and Zoning) met with COOK Alliance, 
a non-profit organization working to legitimize and support informal home cooking 
businesses.  COOK Alliance works with various MEHKO operators across the State and 
provides guidance to MEHKO community advocates.  COOK Alliance recommended that 
the written letter of agreement be removed from the proposed ordinance.  They expressed 
that landlords could verbally agree but may not want to sign a letter of agreement, 
therefore not allowing a MEHKO to operate legally. Furthermore, COOK Alliance shared 
that one of the key findings of their 5-year study with MEHKO programs is strong 
compliance with local regulations and that 97% of MEHKO Operators have not received 
a complaint of any kind from code enforcement, building and planning, police and other 
departments.  More information can be found at Research Report — The COOK Alliance. 

Additionally, on March 26, 2026, staff met with representatives from the Apartment 
Association of California Southern Cities and the California Apartment Association.  In 
this meeting, the apartment associations recommended keeping the language in the 
proposed ordinance because it provides landlords/HOAs with direct communication and 
clarity on what kitchen operations will look like on their property.  They stated that any 

https://longbeach.primegov.com/search/itemsearch?meetingItemId=60467
https://www.cookalliance.org/researchreport
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issues with the lease agreement will need to go to court to determine if the 
landlord/property owner has not been made aware of the permitted MEHKO and 
presents additional costs for the landlord/HOA if there are legal disputes.  They also 
recommended that the City informs the landlord/HOA  that a MEHKO has been 
permitted. 

Current MEHKO Practices in Obtaining a Landlord/HOA Notification 

Staff researched other MEHKO programs and noted the following current practices 
across the State:  

1. Self-Attestation: tenant includes a checkbox or initialed statement with the
application or SOP (Standard Operating Procedures) where the applicant affirms
that they have permission from their landlord/HOA.

2. Written Letter of Agreement: requires a separate form signed by the landlord
to be submitted with the application.

3. General Acknowledgement Language: landlord permission is referenced
within a general certification statement at the end of the application or SOP.

4. Collection of Landlord Contact Information Only: application collects
property owner or landlord contact information when the applicant is a renter,
without explicitly requiring proof of permission.

5. Landlord Guidance in Supporting Materials Only: no reference to landlords
in the applications or SOP. However, guidance is included in supporting
materials such as FAQs, booklets, or startup checklists.

For the purpose of this discussion and to incorporate feedback received from COOK 
Alliance and the apartment associations, below are benefits and drawbacks of obtaining 
a written letter of agreement from the landlord /HOA.   

Benefits of Obtaining a Letter of Agreement (Pros) 

Providing a letter of agreement presents several benefits including the following: 

• Reduces the administrative burden in completing and processing the MEHKO
permit application when a MEHKO has properly notified the landlord/HOA

• Encourages MEHKO Operators to follow the rules based on their tenant/lease
agreement

• Landlord/HOAs are aware and understand the type of home kitchen operations
are taking place in their property

• Landlords/HOA are aware of potential issues and violations that may occur
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• Mutual agreement and understanding of MEHKO operations

Drawbacks of Obtaining a Letter of Agreement for MEHKO Operators (Cons) 

• Tenants are discouraged and less likely to pursue a MEHKO permit because of
the “chilling” effect/scared of the landlord

• Barrier for some tenants as it may require additional steps and legal actions

• Some tenants don’t have a good understanding of their lease agreements

• Tenants have difficulties obtaining permission due to absentee landlord

Unintended Consequences of No Letter of Agreement for Landlord/HOA (Cons) 

The absence of a Letter of Agreement creates risks for property owners. Property owners 
may face liability, lease violations, insurance issues, or complaints without knowing a 
business is operating, and Landlord/HOA are not aware of what is taking place in their 
property: 

• Violation of lease agreement

• Unpermitted modification of property structure that may result in violations

• Increases homes insurance costs and change in policies

• Increases liability exposure (i.e.- fire risk, foot traffic, home insurance violations,
and violations of local laws)

• MEHKOs may also negatively impact zoning, parking, or property conditions.

Alternative Approach 

Staff’s original recommendation to require landlord approval as a condition of permit 
issuance was intended to provide a clear and effective framework for ensuring 
transparency, protecting operators and property owners, and minimizing potential 
conflicts or challenges that could arise if MEHKOs were to operate in properties where 
lease terms or other restrictions prohibit such use. 

However, in response to City Council direction to explore additional approaches, staff 
have developed a policy-based framework that does not require landlord approval as a 
condition of permit issuance while still aiming to address the needs of landlords and HOAs 
to the greatest extent feasible. The proposed approach below represents a balanced and 
implementable alternative that advances Council’s direction: 

• Self-attestation and General Acknowledgment Language: Applicant affirms
that they have permission from the landlord/HOA and will comply with all applicable
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lease terms, property rules and legal requirements.  

• Landlord Notification: The City notifies property owners after a permit is 
approved.  

 
An updated version of the MEHKO ordinance will be heard on the April 14th City Council 
meeting. Following Council direction, the ordinance will not include a requirement for 
written landlord or HOA approval. Instead, staff will continue with the self-attestation and 
City notification described above, unless otherwise directed by City Council during the 
item on April 14.  
 
If you have any questions, please contact Judeth Luong, Environmental Health Bureau 
Manager at Judeth.Luong@longbeach.gov.  
  
CC: DAWN MCINTOSH, CITY ATTORNEY 
 DOUGLAS P. HAUBERT, CITY PROSECUTOR 
 LAURA L. DOUD, CITY AUDITOR 

APRIL WALKER, ASSISTANT CITY MANAGER 
TERESA CHANDLER, DEPUTY CITY MANAGER 

 MEREDITH REYNOLDS, DEPUTY CITY MANAGER 
GRACE YOON, DEPUTY CITY MANAGER 
TYLER BONANNO-CURLEY, DEPUTY CITY MANAGER 
KEVIN LEE, CHIEF PUBLIC AFFAIRS OFFICER 
MONIQUE DE LA GARZA, CITY CLERK  
DEPARTMENT HEADS 
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