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Executive Summary

A. A HOUSING PLAN FOR A DIVERSE
AND SUSTAINABLE FUTURE

Housing and its production are critical to the economic
and social well-being and vitality of the community
and its residents. In recent policy documents and
programs, the U.S. Department of Housing and Urban
Development (HUD), the State of California and the
Southern California Association of Governments
(SCAG) have all recognized that planning for housing
should be done in conjunction with sustainably-
directed regional transportation planning in order to
link jobs, housing and other activities through regional
transportation networks. This integrated approach to
address environmental issues and the social impacts
of traffic congestion mirrors the City of Santa Monica’s
approach, set forth in the 2010 General Plan Land Use
and Circulation Element (LUCE), as it anticipates the
arrival of the Exposition Light Rail Line, scheduled
to become operational during this Housing Element
planning period. New housing is envisioned to be
located near transit opportunities and amenities
within walking distance, with particular priority given
to providing housing that is affordable to a wide
spectrum of households to promote economic, social

and cultural diversity.
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Santa Monica’s 2013-2021 Housing Element builds
upon the achievements of its previous Housing
Element, certified in 2008, to continue to serve as
a tool for the community to plan for broad-based,
long-range housing needs. The City of Santa Monica’s
2008-2014 Housing Element was honored to receive
SCAG’s 2009 Compass Blueprint Excellence Award for
Visionary Planning for Sustainability. This Housing
Element maintains the focus on sustainability,
complying with all State mandates and maintaining

consistency with the rest of the City’s General Plan.

This Housing Element is being written at a time
of uncertainty in regard to creating and retaining
affordable housing.  This uncertainty challenges
the implementation of longstanding programs and
objectives. During the economic boom at the turn
of this century, market forces and rental vacancy
affordability for

many lower and middle income households in Santa

decontrol substantially eroded
Monica, reducing opportunities for those employed in
the City to find local housing. While this trend was
slightly reversed by the recession in 2010/2011, the
City’s Rent Control Board has documented a rebound
and steady upward climb in 2012 in market-rate rents,
again decreasing affordability for lower and middle-
income households. The housing market in Santa
Monica has proven to be fairly resilient and home
ownership (both condominium and single-family
homes) is still elusive for many in the middle and
lower income levels of the workforce.

Santa Monica’s challenge to provide housing
assistance to its neediest households and lower-

income members of the workforce is compounded

by the State’s elimination of redevelopment agencies
in 2011.
(RDA) had provided a significant income stream that

Santa Monica’s Redevelopment Agency

funded thousands of deed-restricted affordable
housing units throughout the city. As this Housing
Element is developed, new sources to meet the
housing challenges of the planning period have yet to
be identified, but are absolutely necessary to enable
the City to reach its goals to deepen diversity in the
community and reduce peak hour traffic congestion
and GHG emissions through providing opportunities
to live and work in the city.

Providing a range of housing opportunities at all
affordability levels has been and continues to be a core
value and priority goal for the City of Santa Monica, as
reflected in the programs of this Housing Element.

B. THE LAND USE AND CIRCULATION
ELEMENT (LUCE): BLENDING
CONSERVATION AND COMPACT
IN-FILL NEAR TRANSIT

The LUCE set forth a 20-year vision to preserve the
character and quality of existing neighborhoods and
encourage new housing in mixed-use areas close to
transit, services and conveniences. The LUCE creates
a context of livability and urban design compatible
with the community’s desire for a more sustainable
and diverse community. The integrated land use and
transportation policies in the LUCE address climate
change on a comprehensive and integrated policy
level, as called for by the State Legislature in its
adoption of AB 32.

Based on vigorous community participation and input,
the LUCE embraced policies that encourage new
housing to be provided in mixed-use environments
near high quality transit such as light rail or express
bus lines, shifting development pressure away from
LUCE policies that
relate to housing have been consolidated into a

existing residential districts.

comprehensive list in Appendix C of this document,

but as a whole, these policies express the following
community values:

1. Maintaining and conserving the City’s existing
residential neighborhoods, including single-
family and multi-family areas. There is strong
community desire to preserve and enhance the
character and scale that currently exists in these

areas.

2. Continued commitment to developing affordable
housing, services, and programs that support
seniors, persons with disabilities, the homeless
and other special needs populations.

3. Promoting sustainable land use and design
concepts, such as “complete neighborhoods”
and green building and landscaping practices.

4. Exploring a range of housing options downtown
and at targeted locations along the City’s major
transit corridors.

5. Exploring ways to address housing affordability
for those that work in the City to allow
opportunities for reduced commuting that is not
dependent on the automobile.



C. CHAPTER SUMMARY: KEY POINTS

This Housing Element contains six chapters. Chapter
1 (Introduction) contains an overview of the
document and discussion of community participation
in its preparation. A summary of the specific areas
of concern expressed by community participants
references the relevant Housing Plan objectives and
identifies locations in the Housing Element in which
they were addressed.

Chapter 2 (The Housing Plan) presents the Housing
Element’s quantified objectives for new construction
(1,383 units),
repair assistance for 100 units) and conservation

rehabilitation (rehabilitation/minor

(maintaining affordability of 1,014 “at-risk” units),
and explains how these objectives were established
through analysis of Santa Monica’s goals, housing
needs and realistic expectations for outcomes given
the current environment of uncertainty. The recent
statewide elimination of redevelopment funding
eliminated a source that had been the City’s primary
revenue source to fund affordable housing production
and rehabilitation. The funds were also used to
leverage additional funds from other sources.

The Housing Plan is based on seven goals, each
with its policies, objectives and programs as well as
specified timeframes and responsible agencies. The
Housing Plan is consistent with the goals of the LUCE
that pertain to housing. In general, these programs
strive to continue to provide opportunities to develop

affordable and market-rate housing, provide housing-
related services, ensure tenant protection, provide
for special needs housing and encourage community
participation in City processes.

Through presentation of data related to the City’s
population and housing stock, Chapter 3 (Housing
Needs) examines the changes and trends over the last
decade. The data confirm continuing population trends
toward a higher median age in the city, a much higher
than average number of single-person households
and a correspondingly lower average household size.
The data also describe major challenges to creating
diversity and opportunities for lower and middle
income households to live in Santa Monica. This is
because housing rental and purchase prices continue
to rise and more rent-controlled units are leased
based on the terms of vacancy decontrol, resulting in
higher maximum allowable rents (MAR) when tenants
leave. The chapter includes a number of maps that
demonstrate the geographical distribution of the city’s
population based on economic, ethnic and housing
tenure characteristics. For this Housing Element, data
was primarily taken from the 2010 Census and most
recent American Community Surveys (ACS), the State
of California Employment Development Department
(EDD), the Westside Regional Center, and many recent
City sources, including but not limited to the 2013
Homeless Count, the 2013 Consolidated Rent Control
Board Annual Report, the 2010-2015 Consolidated
Plan, annual Proposition R reports, and the draft
Bergamot Area Plan.

Executive Summary | Page 3

Table ES-1 Housing Element Quantified Objectives

Quantified
Income Category RHNA Objective
Extremely Low
214 83
(0-30% AMI)
Very Low
214 214
(31-50% AMI)
Low
263 263
(51-80% AMI)
Moderate
283 111
(81-120% AMI)
Above Moderate
(>120% AMI) 700 700
Total 1,674 1,371

The Regional Housing Needs Assessment (RHNA),
adopted by SCAG in October 2012, is also presented
in Chapter 3. In this RHNA cycle, the City of Santa
Monica has been allocated 86% of the Westside Cities
Sub-region’s total allocation: 1,674 of 1,939 units
for the four Westside cities. Of these, 974 are to be
provided as affordable housing (extremely low, very
low, low or moderate). Despite the disproportionate
nature of the allocation, for which an adjustment
request was denied, the City of Santa Monica’s high
guantitative objective is based on analysis of regional
need, City housing goals and policies, and current and
anticipated resources for funding and constructing
housing over the next eight years.
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Chapter 4 (Potential Constraints on Housing
Production and Conservation) considers potential
factors that might impede housing development
in compliance with the RHNA. The City’s efforts to
eliminate constraints where necessary or required,
Santa Monica’s history of working with non-profits
to provide affordable housing, and the current
efforts to plan for transit-oriented development that
includes residential uses are strong indications that
the City’s programs, policies and regulations do not
constitute governmental constraints on housing. As
the City is in the process of a Zoning Code update,
the constraints analysis is based on the current Code
and on the direction of the proposed Code, which
will maintain the residential district requirements
largely unchanged, consistent with the LUCE, and
will facilitate mixed-use, mixed-income housing in
most non-residential districts.  Non-governmental
constraints such as land and construction costs are
identified, and do challenge housing affordability.

In Chapter 5 (Housing Resources), the suitable sites
inventory is discussed in detail to demonstrate that
the City’s land reserves/infill opportunities in mixed-
use zoning districts can accommodate its Regional
Housing Needs Assessment (RHNA) of 1,674 units.
The suitable sites inventory lists specific properties
that realistically may be developed over the next
eight years, and identifies site capacity for 3,702
housing units. The properties, located in transit-
oriented activity centers and along select commercial
corridors, meet stated criteria in regard to the age
and type of existing buildings on the property and the
site’s potential for additional development (the full
inventory is included as Appendix A). 1,239 housing
units with planning approvals or already under
construction, scheduled to be occupied after January
1, 2014, are taken into consideration in demonstrating
sufficient opportunities to develop units as allocated
in the RHNA (see Appendix B).

A complete analysis of the City’s success in
implementing the 2008-2014 Housing Element’s
programs is contained in Chapter 6 (Review of
Housing Element Past Performance). To summarize,
the City has substantially implemented its Housing
Element programs and met objectives within stated
timelines. As development of this 5th cycle Housing
Element update overlaps with the previous period, it
is also noted that some objectives and programs are
still in progress, but have moved forward, as planned,
toward implementation.

D. SUMMARY OF HOUSING PROGRAMS

The following table presents at a glance the 2013-
2021 Housing Plan goals, objectives and programs
that are more fully explained in Chapter 2.
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procedures and regularly update materials that provide interdepartmental regulations,
processes and services to guide applicants through the development approval process.

of 2013; New
materials complete

Objective Program Timeframe Agency
Goal 1.0: Construction of new housing that is high quality, sustainable, compatible with the surrounding neighborhood and offers opportunities for active living.
1.a: Complete the Revised Zoning Adopt the new Zoning Ordinance. Periodically review and, where necessary, revise By 2014: Adopt Planning &
Ordinance based on the 2010 General Plan | planning, zoning and development regulations, assessments, and fees to support the the new Zoning Community
LUCE and Thereafter Assess and Revise City | development of a variety of housing types and prices including workforce housing and live/ | Ordinance. Further | Development
Regulatory Requirements, as Appropriate work spaces. Facilitate residential uses in mixed-use zoning district through appropriate revisions: as Department; City
regulations. appropriate Attorney’s Office
1.b: Continue to Evaluate Efficiency and After the Zoning Ordinance is adopted, prepare new informational materials about PCD website City Planning
Streamline the Permit Approval Processes residential development within 3-6 months. Continue to monitor permit processing upgrade by end Division; Building

and Safety Division;
Information Systems

Conservation/Production Programs

programs to conserve these scarce natural resources. Strive to reduce city-wide water and
energy use in accordance with the goals and targets set out in the Sustainable City Plan,
Climate Action Plan and the Sustainable Water Master Plan.

construction: 2020
(residential) and
2030 (commercial)

Provide more information on the “Permits” tracking system and improve reporting in 2014; monitoring | Department
procedures fo facilitate project tracking and provide up-to-date information. and data tracking
are ongoing
1.c: Maintain Architectural Review Process | Adopt residential design guidelines together with the new Zoning Ordinance. Incorporate | By 2014: Adopt City Planning
to Regulate Development Compatibility the guidelines and continue to implement the architectural review process per the City Design Guidelines Division
ordinance. with the Zoning
Ordinance; Project
review is ongoing
1.d: Maintain Energy and Water Continue to monitor energy and water usage citywide and investigate other appropriate Net zero new Office of

Sustainability and

the Environment

1.e: Facilitate Sustainable Housing
Development

Continue to offer incentives to encourage green building and investigate new ways
that green building might be incentivized. Continue to amend the Municipal Code as
appropriate to support improved environmental performonce of new|y constructed
buildings.

Ongoing; review
effectiveness
annually

Office of
Sustainability and
the Environment;
Building and Safety
Division; City

Planning Division
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Table ES-2 Summary of Housing Programs for the 2013-2021 Housing Element (continued)

the Memorial Park
plan

Objective Program Timeframe Agency
1.F: Facilitate the Development of Housing Based on the LUCE land use strategy identifying areas of future residential development 2013: Adopt the Strategic &
within Targeted Locations in Mixed-Use, near existing and proposed transit connections, adopt the Downtown Specific Plan, the Bergamot Area Plan; | Transportation
Transit-Oriented Complete Neighborhoods | Bergamot Area Plan and the Memorial Park Area Plan. Within each implementation plan, | 2014: Adopt the Planning Division
develop strategies to successfully build both market rate and affordable housing with @ Downtown Specific | (lead); City Planning
diversity of unit sizes and types that is served by nearby retail uses and services. Plan; 2015: Adopt Division

1.g: Monitor Rate of Development Activity
in Multi-family Residential Districts with
the goal of residential neighborhood
conservation consistent with the LUCE

Continue fo monitor the rate of development activity in multi-family residential districts.
Report on an annual basis the number of planning applications granted for new housing
construction.

City Planning
Division; Building
& Safety; Housing
Division

Ongoing; report
annually the
number of planning
applications granted
for new housing
construction

1.h: Encourage Designing for Visitability
and Allowing Reasonable Accommodation

Adopt a reasonable accommodation procedure as part of a comprehensive revision of the
City’s Zoning Ordinance.

Consider issues of access and design to accommodate persons with disabilities and seniors
who seek to “age in place.” Incorporate universal design principles as appropriate into the
Municipal Code and/or design guidelines that are developed.

Reasonable
Accommodation
Procedure: By June
2014; Ongoing:
Consideration of
visitability design
issues

Strategic &
Transportation
Planning Division

Goal 2.0: Housing production for all income

categories including housing for the community’s workforce.

with State Law and the City’s affordable housing needs.

2.a: Maintain an Affordable Housing Continue to monitor, evaluate, and revise the Affordable Housing Production Program as Ongoing Housing Division;
Production Program appropriate to address the housing needs of the community and achieve the quantified Housing & Economic
objective. Prepare an annual report concerning compliance with Proposition R. Update Development
fees and housing cost requirements annually. Update the AHPP administrative guidelines, Department; City
consider revisions as appropriate to encourage continued affordability and tenant Attorney’s Office
protection and meet the AHPP objectives, and to improve the process of monitoring
eligibility of residents in existing units.
2.b: Maintain a Density Bonus Program Maintain the City’s density bonus program and revise as necessary to remain consistent Ongoing Strategic and

Transportation
Planning Division
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Objective

Program

Timeframe

Agency

2.c: Develop New Affordable Housing
Finance Programs to Enable Continued
Provision of Technical and Financial
Assistance for Housing Production

Explore new sources of state and federal funding that may be used for housing. Seek to
develop new strategies to provide financial and technical assistance to the greatest extent
possible to nonprofit housing providers to support the development of affordable housing,
including special needs housing. Consider adopting new local impact fees based on the
recommendations of appropriate nexus studies. Continue to seek out local, state, and
federal funds to support the construction of affordable housing.

2013: Consideration
of Impact Fees;
strategy development
is ongoing

Housing Division
(lead); Strategic
and Transportation
Planning Division

Encourage and support development of senior housing and facilities to meet the needs of this
growing population segment, particularly for the oldest senior cohort. Consider the Baby
Boomer generation’s preference for “aging in place” along with the need for more congregate
housing and residential care facilities. Explore new programs, services, infrastructure and
amenities that can help seniors who choose to live independently remain in their homes as long
as possible.

Within legal constraints, encourage or require housing providers to assign affordable housing
units designed for persons with disabilities, including physical or developmental disabilities, for
use by those who require those features. Encourage barrier-free construction and adaptation.

Study data to identify housing and supportive service gaps for various special needs groups
and propose policy and priorities based on the analysis.

Assess initiatives and consider support for State legislation that would offer incentives to build
special needs housing, such as defining housing for persons with physical disabilities as
eligible for tax credits.

Consider incentives and requirements to ensure that new residential development
accommodates a mix of household types and sizes that include a person(s) with special needs.

Encourage proposals for new housing types, such as co-housing, and assess their feasibility
and benefits on a case-by-case basis.

2.d: Assess Use of City-Owned/ Publicly- Continue to assess the use of City-owned properties to facilitate affordable housing through | Ongoing Housing & Economic
Owned Land for Affordable Housing creative development partnerships and financing strategies. Development
2.e: Foster Housing Development and Negotiate Development Agreements that provide on-site affordable housing or payment of | Ongoing City Planning
Compatible Amenities as Community affordable housing fees beyond AHPP requirements to the extent appropriate and feasible. Division; City
Benefits through Development Agreements Continue fo monitor compliance with existing Development Agreements. Attorney’s Office;
Housing Division
2.f: Facilitate the Development and Continue to utilize available financial resources and partnerships with service providers to Ongoing; Assess Housing Division;
Maintenance of Special Needs Housing create and retrofit existing housing for special needs households. annually Human Services

Division; Building &
Safety Division
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Table ES-2 Summary of Housing Programs for the 2013-2021 Housing Element (continued)

Diverse Workforce

Housing” defined as between 120% and 180% of the County Average Median Income
(AMI).  In addition to the Affordable Housing Production Program, prioritize incentives to
develop workforce housing units, with particular emphasis on housing for larger households
in need of units with two or more bedrooms.

Possible parameters of the program are as follows:

*  Provide regulatory development incentives, particularly in locations with proximity to
transit, in the Zoning Ordinance or in specific and area plans to encourage inclusion of
units affordable to households defined as moderate income or “workforce.” Incorporate
incentives such as:

—  Floor-area-ratio (FAR) calculation based on reduced floor area for square footage
in moderate or moderate and workforce units in projects that also provide on-site
affordable housing in compliance with the AHPP.

—  Expedited processing of projects that provide housing units guaranteed through deed
restrictions or other means to be maintained at rent levels affordable to moderate or
workforce households as defined above.

- Flexibility with open space requirements, such as substituting or partially substituting
common for private open space.

®  Encourage workforce housing as a community benefit that supplements but does not
replace the provision of deed-restricted affordable housing.

within area and
specific plan
processes and/or the
Zoning Ordinance
update.

Objective Program Timeframe Agency
2.g: Facilitate the Development of Housing Explore the development of housing that is affordable to the City’s workforce, including Develop workforce Strategic &
that is Affordable for Santa Monica’s rental, ownership, and forms of employer-provided transitional housing, with “Workforce housing strategies Transportation

Planning Division;
Housing Division

2.h: Maintain Proposition | Monitoring

Monitor utilization of Proposition | authority through annual reporting of new “low rent-
housing projects.”

Annually

Housing Division
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Program

eviction protections, and continue to provide fair housing services through the Consumer
Protection Unit of the Santa Monica City Attorney’s Office.

Continue to review current laws and recommend any needed modifications to ensure
protection of tenants to the maximum extent possible.

Objective Program Timeframe Agency
Goal 3.0: Protect the existing supply of affordable housing.
3.a: Develop Programs to Address State Continue fo implement programs that strive to protect tenants against landlord Ongoing Housing Division
and Federal Legislative Mandates discrimination and cancellation of existing Section 8 contracts (including City and/or (lead); Rent Control
private foundation-funded subsidy) to enable tenants to remain and pay the maximum Board
allowable rent (MAR) such as the TARP program.
Continue efforts to increase HUD's Fair Market Rent (FMR) for Santa Monica so that Section
8 can offer competitive market rate rent; continue to fund the acquisition and rehabilitation
of existing rental units.
Investigate new, innovative ways to increase the affordability of housing in light of the loss
of formerly affordable units due to vacancy de-control and Ellis withdrawals.
3.b: Protect Mountain View Mobile Home Continue to assist residents at the Mountain View Mobile Home Park and assist in the Ongoing Housing Division;
Park Residents implementation of relocation options for Village Trailer Park residents. City Planning
Division; Rent
Control Board
3.c: Maintain a Tenant Eviction Protection Continue to prevent unlawful evictions through monitoring and enforcing of “just cause” Ongoing City Attorney’s

Office; Rent Control
Board; Housing
Division

3.d: Facilitate the Conservation of At-Risk
Housing

Conserve 1,014 at-risk units as affordable, deed-restricted units.

The City will continue to monitor the status of at-risk projects within the City, advise tenants
in advance of potential conversion dates, and assist in answering questions from residents
of at-risk housing. The City will consider exercising its right of first refusal to purchase
properties if necessary and financially feasible to ensure the continued availability of
affordable housing units.

Annually: staff will
identify funds to
secure at-risk units,
where appropriate
and feasible;
Ongoing: monitoring

Housing Division
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Table ES-2 Summary of Housing Programs for the 2013-2021 Housing Element (continued)

Asbestos Hazards Reduction Program

based paint in affordable housing units; Continue to enforce compliance with State Law
to ensure safety at construction sites through proper handling and removal of lead-based
paints.

Objective Program Timeframe Agency
Goal 4.0: Rehabilitation and continued maintenance of the existing housing stock.
4.a: Maintain a Low Income Residential Support and fund the rehabilitation of 80 multi-family units and provide 20 minor home By 2021 Housing Division;
Repair Program repairs. Santa Monica
Housing Authority
4.b: Maintain a Housing Code Enforcement | Continue to implement the City’s housing code enforcement program. The Building and Ongoing Building and Safety
Program Safety Division will coordinate with the Housing Division to provide information on Division; Housing
available rehabilitation assistance to correct code deficiencies. Division
4.c: Maintain an Earthquake Retrofitting Continue fo require earthquake retrofitting in compliance with seismic upgrade regulations. | Ongoing Building and Safety
Program Division
4.d: Maintain a Lead-Based Paint and Work with affordable housing providers to address the abatement and removal of lead- Ongoing Housing Division

(lead); Building and
Safety Division

Goal 5.0: Provision of housing assistance an

d supportive services to very low—, low-, and moderate-income households and households

with special needs.

5.a: Maintain Rental Housing Voucher
Programs and Expand to Assist All Persons
with Disabilities

Continue fo operate strong rental housing voucher programs and advocate for funding
guidelines for Section 8 that are competitive for Santa Monica; pursue additional funding
to maintain and expand voucher programs, if possible. Review and update the Housing
Authority Administrative Plan annually to ensure compliance with the latest HUD regulations
and to provide flexibility to respond to tenants’ needs consistent with legal requirements.
Utilize vouchers as a tool to prevent senior homelessness where eligible. Explore available
funding opportunities to expand the rental housing voucher programs to fill the gap
between income levels and the cost of housing for persons with permanent disabilities,
including persons with Developmental Disabilities.

Ongoing; Annually
update the
Housing Authority
Administrative Plan

Santa Monica
Housing Authority;
Housing and
Economic
Development

existing City policies and ordinances and recommend modifications if deemed necessary.

5.b: Maintain a Community Development Continue fo fund supportive services that serve the priority homeless populations, striking a | Ongoing Human Services
Grant Program balance between existing programs that have demonstrated effectiveness and national best Division
practices that are consistent with the City’s adopted Action Plan to Address Homelessness in
Santa Monica.
5.c: Provide Tenant Relocation Assistance Continue fo implement the Tenant Relocation Assistance program; periodically review Ongoing City Attorney’s

Office; Housing
Division; Rent
Control Board
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Rental Subsidy Program

Section 8 tenants whose HUD contracts were cancelled and apply to HUD as needed for
Santa Monica renters fo receive enhanced rental vouchers.

Objective Program Timeframe Agency
5.d: Maintain a Temporary Relocation Continue the Temporary Relocation Program, including providing emergency hotel vouchers | Ongoing Housing Division
Program for tenants who have been ordered to vacate their units by the City for code violations or
safety reasons.
5.e: Address Threats to the HUD Section 8 | Continue the Tenants Assistance Rental Program to pay for a percentage of the MAR for Ongoing Housing Division

5.F: Facilitate the reduction of the number
of homeless individuals living on the streets
of Santa Monica through the provision of a
range of housing options, with an emphasis
on affordable, permanent, supportive
housing

Continue to seek and leverage funds that contribute to the development of a range of
permanent, supportive housing options, within and outside of Santa Monica.

Focus case management and housing resources on the most chronic and vulnerable
homeless individuals that have been on the City’s Homeless Service Registry.

Continue to serve other priority homeless populations through City-funded programs.

Continue strategies fo reunite those not first-homeless in Santa Monica with family and
friends in their home communities.

Review City policies and practices that may contribute to homelessness.

Ongoing; review
and reevaluate
City policies and
practices annually

Human Services
Division; Housing
Division

other such characteristics.

Goal 6.0: Elimination of discrimination in the rental or sale of housing on the basis of race, religion, national origin, sex, sexual preferen

ce, age, disability, family status, aids, or

6.a: Maintain Fair Housing Programs

Continue to implement fair housing programs. Educate landlords about discrimination and
educate the real estate community on the necessity of ensuring that their practices meet the
obijectives of the fair housing laws.

Ongoing; annually
provide outreach
to landlords and
the real estate
community.

City Attorney’s Office

6.b: Provide Tenant/Landlord Mediation
and Legal Services

Continue to support fenant/landlord mediation and legal services assistance.

Ongoing

City Attorney; Rent
Control Board;
Human Services
Division
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Table ES-2 Summary of Housing Programs for the 2013-2021 Housing Element (continued)

Objective Program Timeframe Agency
Goal 7.0: Active participation of citizens, community groups, and governmental agencies in housing, community development and neighborhood safety activities.
7.a: Maintain a Community Notification Continue to publicize development and policy proposals to all interested parties through Ongoing City Planning
Program the use of noticing, the radio, cable TV, and the City’s webpage. Continue to conduct Division; Strategic
neighborhood meetings on proposed development projects. and Transportation
Planning Division
7.b: Provide a Residential Neighborhood Continue to offer neighborhood safety programs in cooperation with the Police Department. | Ongoing Police Department
Safety Program (lead); Housing
Division
7.c: Conduct Housing Element Review Implement Housing Element programs within adopted time frames. Submit annual reports, | Ongoing; Annually | Strategic &
as necessary, fo comply with application requirements for State grant funding. Transportation

Planning Division
(lead, housing
element); Housing
Division (lead,
annual review)

Background information for all programs is provided in Chapter 2.
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1. Introduction

The City of Santa Monica’s 2013-2021 Housing Element
reinforces the City’s commitment to affordable
housing and provides policies and programs that:

e Reinforce Land Use and Circulation Element (LUCE)
policies to develop complete neighborhoods in
mixed-use areas adjacent to transit opportunities
and services,

e Complement LUCE policies for enhancing and
preserving the community’s character,

e Identify strategies for expanding housing
opportunities and services for all household types
and income groups,

e Protect housing affordability and the rights of
current tenants under state and local laws, and

e Provide the primary policy guidance for local
decision-making related to housing.

Housing Element analysis is based on updated 2010
Census and American Community Survey data on
the City’s population, economic, and housing stock
characteristics as well as a comprehensive evaluation
of programs and regulations related to housing.
Through this evaluation and analysis, this document
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addresses the housing needs of the Santa Monica
community by reaffirming many continuing goals,
policies and programs and identifying new ones.

The 2013-2021 Housing Element updates Santa
Monica’s 2008-2014 Element, adopted by the City
Council on November 11, 2008 and certified by
the State Department of Housing and Community
Development (HCD) in February 2009.

.,} W

A. PURPOSE AND STATUTORY AUTHORITY

The Housing Element is mandated by Section 65580
to 65589 of the Government Code. State Housing
Element law requires that each City and County
identify and analyze existing and projected housing
needs within its jurisdiction and prepare goals,
policies, programs and quantified objectives to further
the development, improvement, and preservation
of housing. To that end, State law requires that the

Housing Element strive to:

¢ |dentify adequate sites to facilitate and encourage
the development, maintenance and improvement
of housing for households of all economic levels,
including persons with disabilities;

e Remove, as legally feasible and appropriate,
governmental constraints to the production,
maintenance, and improvement of housing for
persons of all income levels including persons
with disabilities;

e Assist in the development of adequate housing
to meet the needs of low and moderate income
households;

e Conserve and improve the condition of housing
and neighborhoods, including existing affordable
housing;

e Promote housing opportunities for all persons
regardless of race, religion, sex, marital status,
ancestry, national origin, color, familial status, or
disability; and

e Preserve forlowerincome households the publicly
assisted multi-family housing developments
within each community.

SB375 revised California state law to provide that
Housing Elements being prepared for the current
cycle before the statutory deadline will be valid for an
eight year time period. The City of Santa Monica has
prepared this Housing Element in compliance with
State law to be adopted prior to the State’s deadline
established for jurisdictions within the Southern
California Association of Governments (SCAG) region.



B. CITY OF SANTA MONICA GENERAL 1.

PLAN POLICIES

The City of Santa Monica adopted its Land Use and
Circulation Element (LUCE) in July 2010 and this
Housing Element is consistent with and builds upon
the LUCE policies that guide residential development.
Appendix C includes a comprehensive list of LUCE

housing-related policies. In general, these policies

support the following principles:

A commitment to maintain and conserve
the city’s existing residential neighborhoods,
including single-family and multi-family areas.
There is strong community desire to preserve and
enhance the character and scale that currently

exists in these areas.

Planning for future housing as a component of
transit-oriented development, with particular

emphasis on proximity to Santa Monica’s three

Expo light rail line stations, currently
under construction and scheduled
for operation in early 2016.

s
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Continued commitment to developing affordable
housing.

Continued commitment to services and programs
that support Santa Monica’s homeless and other
underserved populations.

Promoting sustainable land use and design
concepts and green building and landscaping

practices.

Exploring ways to address housing affordability
for the city’s workforce.

Promoting community involvement in all aspects

of planning and development.

santa monica land use & circulation element

Maintaining the character of Santa Monica while
enhancing the lifestyle of all who live here.

PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT
ADOPTED JULY 6, 2010

@‘

P

chy of
Santa Monlea®
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C. HOUSING ELEMENT ORGANIZATION

Santa Monica’s Housing Element is organized into the
following six chapters:

1. Introduction: Discusses the purposes of
the Housing Element including statutory
requirements and a description of data sources
and the community outreach process

2. Housing Plan: Housing strategy to address Santa
Monica’s identified housing needs, including
housing goals, policies, objectives and programs

3. Housing Needs Assessment: Analysis of the
demographic, housing, and special needs
characteristics and trends within the community

4. Potential Constraints on Housing Production
and Conservation: Review of potential market,
governmental, infrastructure and environmental
constraints which may impact the community’s
ability to address its housing needs

5. Housing Resources: Analysis of land, financial,
and organizational resources available to address
the housing goals in Santa Monica

6. Review of Housing Element Past Performance:
Evaluation of City accomplishments toward
meeting the goals and objectives of the prior
2008-2014 Housing Element

D. COMMUNITY CONTEXT

Santa Monica is one of the most densely populated
The 2010 Census
documented a population of 89,736 within its 8.3

urban areas in California.
square miles, or nearly 10,812 persons per square

mile (17 persons per acre).

Most land in Santa Monica was developed by the mid-
1960s. Since that time, growth has resulted principally
from recycling lower-intensity land uses to higher-
density uses. In recent years, the city has experienced
its most significant residential development in its
commercial, mixed-use zones. This trend has been
reinforced by the transit-oriented LUCE policies that
plan for the arrival of the first light rail line through the
Westside to Santa Monica — the Exposition LRT.

Santa Monica has one of the highest proportions of
rental households in Los Angeles County, and the vast
majority of residential buildings in the city are multi-
family. The 2010 Census data shows a slight increase
in rental households over the last decade, with 72% of
all households renting their homes compared to 70%
in 2000. The highest concentration of renter-occupied
housing is located downtown and east of Lincoln
Boulevard along the Pico Boulevard Corridor and the
highest concentration of owner-occupied housing is
located north of Montana Avenue and the eastern
portion of the city north of Wilshire Boulevard, as well
as certain census tracts in Sunset Park®.

1 2010 US Census data.

The Census depicts Santa Monica as racially more
homogeneous, wealthier, and better educated than
Los Angeles County as a whole. Nevertheless, in
2009, about 24% of households in Santa Monica were
classified as extremely or very low income (earning
<50% area median income “AMI”), with another 12%
considered low income (51-80% of AMI)2.

Intermsofarchitecture, Santa Monica’sneighborhoods
are largely marked by their variety of designs, rather
than by any dominant style, although the dominant
styles of different eras play a part in defining the
overall characteristics of certain neighborhoods.
In 2000, slightly under half of the city’s residential
buildings had been constructed prior to 1960. By the
time of the 2010 Census, that number had decreased
to 38%, with 6% of the city’s housing stock built in
the current century. The new data show multi-family
developments of five or more units increasing in
dominance, growing from 65% to 67%. This contrasts
with single-family attached and detached homes, now
down slightly to 23%, and smaller two to four unit
multi-family complexes, which make up 10% of the
housing stock. Mobile homes continue to comprise
less than 1% of all Santa Monica residences.

Home sale and rental prices throughout Los
Angeles County escalated dramatically prior to the
development of the City’s previous 2008 Housing
Element. During the recessionary years that followed,
there was some decrease in housing sales and prices,

but as the economy recovers, prices have bounced

2 2009 HUD CHAS Data Book



back and over the long term, concerns remain that
Santa Monica is becoming an exclusive community
that is unaffordable for many newcomers as well as
for those that work in the community. New units
are anticipated to be primarily multi-family, however
high land and other costs challenge efforts to produce

housing affordable to middle income households.

1. Changes Ahead

The City is focused on taking advantage of housing
and placemaking opportunities anticipated with the
opening of the Exposition Light Rail line, currently
under construction and scheduled for completion
by 2016. The City of Santa Monica will have three
stations including the western terminus on this line,

which connects to Culver City, USC and downtown
Los Angeles, as well as with a growing regional rail
system and bus transportation network. The Expo
Line will change the dynamics of the central east-west
corridors of the city within the planning period, at the
same time that most Santa Monica neighborhoods
will remain largely unchanged.

City policies emphasize new residential development
in the downtown area and in new mixed-use
neighborhoods near transit. Over time, these
neighborhoods will develop with new housing, local
retail, services, and supporting pedestrian and bicycle
amenities, and will become desirable places to live

and work. It is important that new housing in these
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neighborhoods include affordable options. Also
important are units designed with floor plans and
amenities to meet the needs of the growing senior
population and persons with disabilities to facilitate

living independently for as many years as possible.

The City must meet these needs with new strategies.
Since redevelopment agencies were dissolved by
the State of California, eliminating the City’s best
source of funding, there are new funding challenges
to providing affordable housing for families, seniors,
homeless and special needs households, and for
providing assistance for owner and renter low-income
households. However, the City’s commitment to these
efforts is unchanged.
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E. PUBLIC PARTICIPATION

The City encourages and solicits the participation
of the community and other local agencies in the
process of identifying housing and community needs,
and prioritizing expenditure of funds.

1. Community Input

Table 1-1 lists the meetings at which opportunities for
public and agency input on the Housing Element were
provided. The first public draft was released in July
2013. The Planning Commission held a public hearing
on August 7, 2013, followed by the City Council on
August 27, 2013. Comments and direction provided

Table 1-1 City Board and Commission Meetings

Meeting Date
Commlss!on for the Senior 7/10/12
Community
Planning Commission 7/25/12
Disabilities Commission 8/6/12
Commission on the Status of 8/8/12
Women
Rent Control 8/15/12
Social Services Commission 8/27/12
Housing Commission 9/20/12
Stakeholders Roundtable 9/19/12
Chamber and Land Use Committee 10/25/12
Nelgbborhood Councils - Monthly 1/17/12
Meeting
Note: The Final Housing Element will update Table 1-1
with additional outreach prior to adoption.

at these meetings have been incorporated into this
draft.

The first phase of outreach included:

e A project website documenting project progress
in regard to public outreach, draft documents,
the Regional Housing Needs Assessment (RHNA),
and relevant

housingelement)

links. (http://www.smgov.net/

e “Gathering Input for the Plan” presentations to
City boards and commissions in July and August
2012. Three additional meetings targeted toward
a variety of stakeholders were held in the fall. The

meetings are listed in Table 1-1.

The stakeholders’ roundtable meeting brought

together 23

affordable housing producers

and advocates with particular knowledge and

experience in housingissues. Participantsincluded:

Legal Aid Foundation of Los Angeles

Community Corporation of Santa Monica
(CCsSm)

Ocean Park Community Center (OPCC)
California Housing Partnership Corporation
Santa Monica Renters Rights

Westside Regional Center

Santa Monica Commissioners:
Planning, Rent Control

Housing,

Private architects, for-profit and non-profit
housing developers




All City meetings are open to the public. The City
provides the public with advance notice of the public
hearing and makes copies of all related materials
available for public review as soon as the notice is
published. Notice of public hearings is published in
the Santa Monica Daily Press at least 10 days prior to
the hearing date.

Following each meeting held during the initial phase
of the community outreach effort, comments were
summarized and posted onthe project webpage: www.
smgov.net/housingelement. Table 1-2 summarizes
these comments by topics and indicates where issues
have been addressed in this document. Individual

meeting summaries can be found in Appendix D.

2. Inter-Agency Review

City Departments: An Interdepartmental Taskforce
representing all City departments related to housing
including the Planning and Community Development
Department, Housing and Economic Development
Department, Community and Cultural Services
Department, City Attorney’s office and Rent Control
Board met regularly over the past year to contribute
to the development of the Housing Element, review
draft documents, and keep the City’s relevant Boards
and Commissions informed about the planning

process and key policy issues.

Water and Sewer Priority (Section 65589.7): As
required by State Law, the previous Housing Element
was shared with the City’s Water Resources Division
(WRD), which has responsibility for water and sewer
maintenance and development. To date, there have
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Table 1-2 Comments Received During Phase | Community Outreach, by Topic

proportion of women.

Where
General Comment Addressed
Unit Size and Variety: There were many discussions that concurred that the community’s vision for the
future and planning efforts should inform projects and not the other way around; the size and type of
units being proposed, including many so-called “micro-units” target a young, single population and the Objectives
community should determine how many of these types of units are desirable in the City’s developing TOD 1|a Ny
districts. This included many discussions about balancing the population through new housing stock that ’
would meet the needs of families, seniors, young adults and older singles, and the particular needs of
women and female-headed household:s.
Senior Needs: Concern was expressed that housing being proposed does not cater to seniors; it is
important to understand the senior community in terms of multiple cohorts - those over 60, over 70 and
over 80 - so that proposed housing is appropriately planned. Community members advocated that senior
housing must be given some priority, particularly in light of 2010 Census data that confirms a steady
increase in the senior population.  Senior issues include:
*  Facilitating “aging in place” with amenities and transportation. Objectives
o The need for both deed-restricted affordable housing and suitable market rate units that most seniors Th, 21, 3d,
could afford. 5a, 5e, 6a,
6b
e Developing better alternatives for getting around and taking care of daily needs and errands
®  Design for adjustment to changing level of ability or disability and for accessibility so neighbors can
visit each other
*  Defining “walking distance” for seniors differently (shorter distances), when planning amenities near
housing
Persons with Disabilities: Concern was expressed that the housing needs of persons with physical
and developmental disabilities should be considered and incorporated into projects that construct or
rehabilitate affordable units; there is a need to ensure that suitable units are occupied by those that need Obijectives
their special features. There was discussion about finding ways to ensure that new structures have general | 1h, 2f, 6a,
accessibility to promote opportunities for all persons to visit units and common areas. It was noted that 6b
State tax credits are not available to support housing for persons with physical disabilities and legislation
is needed to change that.
Women's Issues: Issues specific fo women should not be overlooked, including those that affect security, Obiectives
C Ly . . . ;. . . . v
such as lighting and nearby parking; unit size; services and amenities provided; and unit affordability of :Sc: b
for single-parent families and the oldest cohorts of the senior population, in which there is a much higher ! 71; ’
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been no concerns or issues concerning sewer and
water service capacity for recent and current housing
developments. Updated information provided in this
Housing Element was supplied by WRD, and a copy
of this Housing Element will be provided to them
immediately upon adoption.

3. Next Steps

The Planning Commission and City Council will review
this Draft Housing Element in July/August prior to
initial submittal to the State Department of Housing
and Community Development and CEQA review.

This document will be available for public review for a
period of two months to provide ample time for public
comments and Planning Commission and Council
direction. A revised draft element incorporating
revisions directed by the Council will be submitted
to the State Department of Housing and Community
Developmentfor review and comment prior to the final
round of public hearings and adoption. Environmental
review will be conducted during this time.

Table 1-2 Comments Received During Phase | Community Outreach, by Topic (continued)

guarantee of rent stability.

General Comment A::I::srsee d
Homelessness: Questions were raised about what more can be done to help homeless veterans and to
ensure that vulnerable families and seniors do not become homeless, requiring different strategies than -
those to address the needs of homeless persons with mental illness; concern that there is a lack of Funding Ob|echves
. . . . 5b, 5d, 5f
sources for the high level of subsidy needed to develop extremely low income housing needed to house the
homeless.
Housing Subsidy Vouchers: It is unclear what the future may hold in respect to funding of Section 8 and Obiectives
other housing vouchers; concern was expressed about whether the City would be successful in its efforts to 3| 5
increase the number of vouchers it administers and about landlord acceptance of vouchers. e
Future of Affordable Housing Production: Many expressed concerns about the ability to continue building
affordable housing following the loss of RDA funds although there is still huge need in the community Objecti
for affordable housing. There is concern about what gets cut with severely limited resources, the smaller |ecives
. L . . 1f, 2a, 2b,
amount of tax funding allocated back from the State, and how much the City will use for housing; desire % 2d.2
to get the most affordable housing benefits possible for the community through development agreements, c ocsze
impact fees and other requirements.
Preserving and Monitoring Existing Affordable Housing: Concern was raised about the continuity
of affordable units when their covenants expire or the subsidies needed to maintain their affordability Objectives
are uncertain; concern about maintaining a monitoring process to ensure that people occupying deed- 3q, 3b, 3d
restricted units are truly eligible and units are properly utilized; concern about loss of mobile home units.
Housing Affordable to the Workforce: There was discussion about strategies to promote housing diversity,
which promotes community diversity and reduces vehicle miles traveled (VMT) by supporting shorter Obijectives
commutes. Develop the data to better understand the income range of households that can afford housing la, 1f, 2g
in Santa Monica and to develop policies with the right incentives to broaden the range.
Rent Control Issues: The City is experiencing reduced rental affordability as a growing number of rent- Obiectives
controlled units are reset at market rate due to vacancy decontrol. There is a concern about new units 3a I3c 6a
that are not subject to rent control and the long-term implications of a growing number of units with no ' 6bl '




Table 1-2 Comments Received During Phase | Community Outreach, by Topic (continued)

vehicle recharging and more efficient building materials and systems.

General Comment A:::‘:s'.see d
Neighborhood Quality of Life: There were concerns expressed about the need to bring relief to
neighborhoods impacted by cut-through traffic. There is support for conserving existing neighborhoods; Objectives
City policies and economic shifts have successfully slowed down the demolition/replacement of housing la, 1g
stock in residential districts.
Objective 1f
. L : . e . (mostly
Parking: There is mixed response to the concept of unbundling parking, which is being proposed in _
. . . being
the Bergamot Plan area. Residents would need to benefit from the system in the form of reduced rent or dd d
purchase price. However, there was concern that tenants would choose to opt-out of paying for a parking aadresse
space and rely on street parking. " other
planning
processes)
Amenities to Support Housing: Support was expressed for developing requirements and/or incentives Obiectives
to provide features such as usable, human-scaled open space of varying sizes, good lighting, pedestrian ]IF %
amenities and adequate parking. '
Environmental Features: There is general support for housing features that support a more sustainable Obiectives
lifestyle, such as solar panels, natural sunlight, energy-saving appliances, capability to support electric 1Id le

Chapters 2.B

RHNA: There were questions about SCAG’s RHNA process, and whether Santa Monica’s allocation is (Quantified
consistent with City policy and planning efforts. Objective),
5.A. (RHNA)
Data: Requests were made for data to be presented that highlights housing needs for specific groups such Chapter 3
as seniors, single-parent families and Santa Monica employees. There were requests to have data shown | (Tables and
by gender if such data is available. Figures)
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F. DATA SOURCES AND METHODS

In preparation of this Housing Element, information
was gathered from a variety of sources. Local building
and permit data came from the City’s database, and
the 2010 Census and American Community Survey
provided the majority of information used for
population, household, and housing characteristics.
other were used to provide

Several sources

information including:

e Data from the State Department of Finance, the
State Employment Development Department,
and the U.S. Department of Housing and Urban
Development (HUD).

e City of Santa Monica publications and databases
including: Building Permit data, Rent Control
Board Annual Report (2012), Housing Division
Analysis of Impediments to Fair Housing (2012),
2010-2015 Consolidated Plan (2010), and
General Plan Land Use & Circulation Element and
EIR (2010).

e Housing Market information, such as home sales,
rents, vacancies, land costs and lending patterns
were updated by property tax assessors’ files,
internet sources listing sales and rent data, and
through rental and building permit data collected
by the City.

e Information on the City’s population with
developmental disabilities was received from the

Westside Regional Center.
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G. RELATIONSHIP TO OTHER GENERAL
PLAN ELEMENTS

The City of Santa Monica General Plan provides
long-term guidance and policies for maintaining and
improving the quality of life. The General Plan provides
direction for the city’s growth and development. As a
policy document, the General Plan serves as a guide to
the adoption of laws necessary to execute its intent.
Santa Monica’s General Plan consists of 7 elements:
(1) Land Use and Circulation, (2) Conservation, (3)
Housing, (4) Open Space, (5) Noise, (6) Safety, and (7)
Historic Preservation.

The programs herein promoting transit-oriented
housing in a mixed-use setting, quality affordable
and market rate housing, strong neighborhoods,
supportive services for people with special needs, and
tenant protection are consistent with and build upon
the 2010 Land Use and Circulation Element.

The Housing Element is also consistent with the 2002
Historic Preservation Element (HPE) in its support
for maintaining historic neighborhood character,
which the HPE addresses in more depth, including
preservation of both historic districts and individual
structures  with historic

residential particular

significance.

The City’s 2003 Open Space Element includes goals
to develop more active open space, both in parks
and in areas of the public right-of-way that can be
made more green and comfortable for recreational
opportunities. This Housing Element’s objectives for
linking new housing with supportive amenities, such
as parks and opportunities for exercise within walking
distance, are consistent with the direction advocated
by the Open Space Element.

The 1995 Safety Element strengthened City policy
to protect the community following the 1994
earthquake. This Housing Element is consistent with
the Safety Element; including considerations of flood
hazard mitigations, as required by AB 162.

In summary, the Housing Element is consistent with
the policies and programs set forth in the General
Plan. The City will ensure that future updates of
other General Plan elements will include review and,
if necessary, modification of the Housing Element in
order to maintain consistency within the General Plan.
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2. Housing Plan

A. INTRODUCTION

The Housing Plan provides a statement of the
community’s goals, quantified objectives, and
policies relative to the maintenance, preservation,
improvement, and development of housing in
Santa Monica. It takes a comprehensive approach
to planning for future housing and related services
in the community. It reflects longstanding values
and principles expressed by the community in past
Housing Elements, the General Plan Land Use and
Circulation Element (LUCE), ballot measures requiring
affordable housing production and other community
efforts and activity.

Much of the Housing Plan in this update remains
unchanged from the 2008-2014 Housing Element. The
consistency reflects the City’s continuing commitment
to affordable housing, tenant protection, high quality
neighborhoods, housing and services for special needs
groups, homeless services, sustainable development,
and fair housing. The adoption of the LUCE since the
last Housing Element has solidified the City’s approach
to neighborhood conservation and provision of new
housing in mixed-use neighborhoods near transit
with pedestrian and bicycle connectivity and nearby

services.



Page 24 | 2. Housing Plan

While continuing to support this largely unchanged set
of goals and objectives, the programmatic approaches
in this housing plan reflect two major changes in
circumstances including:

e The statewide elimination of redevelopment
agencies, causing the City to lose its single
largest funding source for affordable housing.
The RDA had fueled a surge in affordable housing
production during the last Housing Element cycle.

e The initiation of construction of the Exposition
Light Rail Phase IlI, with three Santa Monica
stations connecting the city by 2016 to the regional
transit system. Concurrent with the development
of this Housing Element are planning efforts at

two of the three stations to comprehensively
address the opportunities presented by this major
regional infrastructure investment, including new
residential uses in mixed-use settings.

LUCE Goals for Housing

The 2010 LUCE set forth numerous goals and
policies in support of conserving and developing
appropriate housing in the city and providing services
and amenities to support a walkable, accessible
community for residents. For convenient reference,
these goals have been gathered in Appendix C of this
Housing Element. The Housing Plan presented in
this chapter is consistent with these goals, providing

additional specificity to implement and achieve them.

B. QUANTITATIVE OBJECTIVES

The City has developed objectives for housing

production, housing rehabilitation, and housing
assistance as required by State law. The following sets
forth these objectives for the 2013-2021 planning

period.

1. New Construction Objectives

As discussed in detail in Chapter 3, the City of Santa
Monica was allocated 1,674 units in the 2014-2021
Regional Housing Needs Assessment (RHNA) adopted

by the Southern California Association of Governments
(SCAG) and certified by the State Department of Housing
& Community Development in December 2012.




As one of the required components of a Housing
Element, State law [Government Code Section

65583(b)] requires the following:

(1) A of the
goals, quantified objectives, and policies

statement community’s
relative to the maintenance, preservation,
improvement, and development of housing.

(2) It is recognized that the total housing
needs identified pursuant to subdivision
(a) [i.e., the RHNA] may exceed available
resources and the community’s ability to
satisfy this need within the content of the
general plan requirements... The quantified
objectives need not be identical to the total
housing needs. The quantified objectives shall
establish the maximum number of housing
units by income category, including extremely
low income, that can be constructed,
rehabilitated, and conserved over a five-year

time period.

The City’s previous success in producing housing
units that are deed-restricted to be affordable for
low, very low and extremely low income households
was dependent on Redevelopment funds. These
funds facilitated production in excess of the State’s
minimum requirement. Now that this funding source
has been eliminated, the new quantified objective is
based on an evaluation of available resources with
consideration to the RHNA allocation and the City’s
strong General Plan policies that encourage and
promote affordable housing. The City will strive to
produce low and very low-income units to the greatest
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Table 2-1 Quantified Objective: Units in Construction and Units Remaining through 2021

Units with Planning
g Permits or in Units Remaining to
Housg::)el dolncome RHNA %u;::"fi've: Construction Achieve Quantified
gory I Occupancy After Objective
Jan. 1, 2014
Extremely Low 214 83 36 47
Very Low 214 214 204 10
Low 263 263 205 58
Moderate 283 111 11 100
Above Moderate 700 700 783 0
Total 1,674 1,371 1,239* 215
Source: City of Santa Monica Strategic & Transportation Planning Division
* See Appendix B for listing of projects.

extent possible through available Affordable Housing
Production Program (AHPP) funding, development
agreements, and pursuit of new resources to replace
The quantified
objective represents a level that the City believes

lost redevelopment housing funds.

is reasonable given the uncertainty of available
resources from the State and other sources. The City’s
mixed-use high-density districts provide opportunities
and current pipeline projects indicate that the City
will continue to attract new market-rate housing
development.

Table 2-1 presents Santa Monica’s RHNA along with
the City’s new construction objectives by income level.
Also identified are the number of approved housing
units anticipated to receive final occupancy permits
after January 1, 2014, illustrating the City’s significant
progress in producing housing for all income levels.

Council policy direction has prioritized funding and
land use policies to develop units affordable to the
lower end of the spectrum. Although less emphasis
has been placed on moderate income units, moderate
income units for families are also needed, particularly
in new transit-oriented neighborhoods. The goal of
100 additional units can be achieved based on zoning
incentives and development agreements.

The quantified objective for above-moderate income
rate units matches the RHNA number. However,
current development agreement applications indicate
that there could be up to 1,000 units constructed in
the upcoming eight years. If units in this range are
approved, these projects would potentially yield
approximately 100 (10%) very low income units. It is
also possible that more affordable housing beyond the
AHPP minimum could be negotiated as a community

benefit.
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Table 2-2 2013-2021 Housing Rehabilitation Quantified Objectives

Rehabilitated Units
Income Category - - Minor Repairs

Definition oL Ce L

Rehabilitation
Very Low 0-50% of County MFI 40 10
Low 51 to 80% of County MFI 40 10
Moderate 81 to 120% of County MFI 0 0
Upper Over 120% of County MFI 0 0
Total 80 20

Source: City of Santa Monica Housing & Economic Development Department

The quantified objective aims for almost 50% of units
produced to be affordable to lower and moderate
income households. This is in excess of the minimum
standard of the City’s Proposition R (passed in
November 1990), which specifies that at least 30%
of new construction be deed-restricted as affordable
housing (from very low to moderate). Of the units
currently approved or in construction for occupancy
during the new Housing Element cycle, 46% are deed-
restricted affordable units.

A detailed discussion of available sites is provided in
Chapter 5, with site information in Appendix A.

2. Housing Rehabilitation and Conservation
Obijectives

Housing Rehabilitation programs are important for
maintaining the integrity of existing housing stock,
preserving the overall quality of neighborhoods, and
contributing to a higher quality of life.

With respect to housing conservation, the City
provides rehabilitation assistance through two main
programs:

1. The Multi-Family Rehabilitation Program
for owners of multifamily rental properties
occupied by low- and moderate-income
tenants

2. The Rehabilitation

Program for low- and moderate-income

Owner-Occupied

owners

The City of Santa Monica’s goal for the Housing
Element planning period is to support and fund the
rehabilitation of 80 units of multi-family and provide
10 minor home repairs, as shown in Table 2-2. A new
program has been added for this Housing Element
based on the analysis of affordable housing units
with covenants that expire, putting them potentially
at risk of losing their affordability. The City has set

a quantitative goal to conserve the affordability of all
1,014 units that have been defined as “at-risk” by the
California Housing Partnership Corporation (CHPC).

In recent years, a significant feature of the City’s
affordable housing effort has been the acquisition
and rehabilitation of existing rental housing. The
housing is restricted as affordable housing for a period
ranging from 55-80 years. This program was funded
by the Redevelopment Agency-based Housing Trust
Fund.
share housing production, but are consistent with

Such units were not ‘counted’ toward fair

the City’s policies for preserving affordable housing
units. During the last Housing Element period (2008-
2014), the City invested more than $39 million in
the acquisition and rehabilitation of existing rental
housing, creating 11 projects with 119 units for very
low and low income households.

The elimination of redevelopment funds as a revenue
source for this effort has severely diminished this
program’s capacity at the present time. The Housing
Plan therefore reflects a reduced quantitative
objective for the acquisition and rehabilitation of
housing units over the next eight years. The City will
need to pursue and develop new funding sources to
rebuild this important program in order to meet even
this reduced objective or, potentially, exceed it if those

efforts succeed.



3. Housing and Supportive Services

The City of Santa Monica has an aggressive program

for funding housing and supportive services to special

needs populations. These include households with

very low or extremely low incomes, persons with

disabilities, large families, seniors, the homeless, and

other persons in need of assistance. The City’s goals

for housing assistance and supportive services during

the 2013-2021 Housing Element period, contingent

upon the availability of adequate funds and annual

City Council approval, are:

Rental Assistance Vouchers: Continue to provide
about 1,400 vouchers, including Section 8, Shelter
Plus Care, HOME Tenant-Based Rental Assistance
(TBRA) vouchers, and Serial Inebriate Program
vouchers.

Homeless Services: Focus efforts on the priority
populations defined in the Action Plan for
Addressing Homelessness in Santa Monica:

— The long-term chronic and vulnerable of the
homeless population living on the streets of
Santa Monica, including homeless veterans

— Persons whose last permanent address is in
Santa Monica

— Vulnerable members of Santa Monica’s
workforce

Continue to be an active partnerin finding regional
solutions to the problem of homelessness.

Health Care: Provide primary health care for
over 2,700 low-income Santa Monica residents
annually.

Legal Assistance: Provide legal advice and referrals
to over 700 low-income Santa Monica residents in
the areas of housing, government benefits, and
family-law issues annually.

Senior and Disabled Services: Support and fund
a variety of services for senior and disabled
individuals, including:

— Provide paratransit services for approximately
4,900 seniors and persons with disabilities
annually. Thisincludes providing approximately
1,500 one-way, escorted trips for people who
need extra assistance, as well as limited after-
hours taxi service.

— Provide a range of health and mental health
services, including health  screenings,
primary medical care, health education, peer
counseling (individual, group and family), and
caregiver services.

— Provide intensive care management services
primarily to low-income Santa Monica seniors
that include in-home assessments, purchase
of services necessary to maintain the client in
his/her home, benefits assistance, referrals to
other agencies and close monitoring of clients.

— Provide care management and other support
services in conjunction with the Santa Monica
Police Department’s efforts to address elder
abuse.

— Through the Congregate Meal Program,
provide a well-rounded lunch to older adults
at three City sites.

— Provide home-delivered meals to
approximately 300 home-bound seniors and
persons with disabilities annually.

— Provide ongoing operating support for WISE’s
Adult Day Care Center serving frail seniors,
including seniors with Parkinson’s and
Alzheimer’s Disease.

— Provide expanded healthy living and
arts programming, and opportunities for
socialization for older adults with linkages to
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supportive services, through the consolidation
of services in a one-stop facility.

Housing Modifications for Individuals with
a disability: Continue to provide funding to
the Westside Center for Independent Living
(WCIL), which provides home modifications to
low-income renter households that include a
person with a disability. Modifications include
the installation of grab bars, nonslip bath mats,
ramps, shower benches, and toilet seat hand rails.
Provide assistance to approximately 40 individuals

annually.
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C. GOALS, POLICIES, AND PROGRAMS

Building on the policy direction of the previous
Housing Element and the LUCE vision and planning
principles as listed above, the policy goals of this
Housing Element focus on:

e Housing Conservation and Improvement:
Maintain and enhance existing residential areas,
including single-family and multi-family areas.
Policies and programs focus on rehabilitation
assistance and the preservation of the character,

scale, and design in these areas.

e Housing Production: Provide new market-rate and
affordable housing in transit-rich LUCE activity
centers and at focal points designated along
major corridors.

e Housing Assistance: Continue to provide financial
and technical assistance for the provision of
housing for all income groups and household
types including families with children, seniors,
persons with disabilities, and others with special
needs. Continue to address the special need to
provide shelter, transitional housing, permanent
supportive housing, and services for the homeless
in the community with an emphasis on the most
chronic and vulnerable individuals.

e Balancing Housing with Other City Goals:
Incorporate other community goals with the
production,

conservation, and protection of

housing. These include encouraging sustainable

development, providing supportive services,
increasing walkability and non-motorized forms of
transportation, improving and maintaining public
safety, and ensuring ongoing public participation

efforts.

e Assuring Equal Housing Opportunities: Continue
to assure equal access to housing for all.

Changes from the previous Housing Element include:

e Goals #1 and #7, which overlapped, have been
combined and objectives have been appropriately
relocated.

e Several programs that have lost their funding have
been removed as separate objectives, but in most
cases, the programs’ purposes are incorporated
into another goal in order to continue to serve
the population in need of services. These include
the Home Buyers Assistance Program, the
Senior Homeless Prevention Program, the Land
Acquisition Program.

¢ A Quantified Objective for conservation has been
added under Goal #3.

e Additional programs have been added to address
the housing needs of people with disabilities.

A brief background on each program is provided and
the Plan identifies the timeframe and appropriate City
department(s) and divisions with responsibility for
implementing each program and monitoring results.

GOAL 1.0 Construction of new housing
that is high quality, sustainable, compatible
with the surrounding neighborhood and offers
opportunities for active living.

Provide adequate sites for all types of
housing, particularly multi-family housing
in locations near transit and services that
promote walkability.

Encourage and provide incentives for the
development of housing in mixed-use
zoning districts near transit opportunities.

Ensure that architectural design of new
housing development is compatible with
the surrounding neighborhood.

Promote use of sustainable construction
techniques and environmentally sensitive
design for all housing.

Establish and maintain development
standards  that
development while protecting quality of

support  housing

life in the neighborhood.

Maintain development standards that
promote the development of special
needs housing, such as affordable senior,
accessible, and family housing.

Periodically review City taxes, fees,
and regulations to assess whether they

constrain housing development.

Continue to provide an expedited and
coordinated permit processing system.



Focus housing development in the city’s
major activity centers near transit stations,
in particular Downtown, the Bergamot
Plan area and the Memorial Park Plan
area, and along corridors, consistent
with the goals of the 2010 Land Use and
Circulation Element.

Objective 1.a: Complete the Revised Zoning
Ordinance based on the 2010 General Plan
LUCE and Thereafter Assess and Revise City
Regulatory Requirements, as Appropriate.

Program Background: The Zoning Ordinance update
was initiated after the 2010 adoption of the LUCE, and
is scheduled to be completed close to the effective
date of this Housing Element. This major work
effort to redefine the City’s development standards
and procedures is being guided by policy objectives
to promote housing affordability through updated
requirements and processes.

Program: Adoptthe new Zoning Ordinance. Periodically
review and, where necessary, revise planning, zoning
and development regulations, assessments, and fees
to support the development of a variety of housing
types and prices including workforce housing and live/
work spaces. Facilitate residential uses in mixed-use
zoning district through appropriate regulations.

Timeframe: By 2014: Adopt the new Zoning
Ordinance. Further revisions: as appropriate.

Responsible Division: Planning & Community
Development Department; City Attorney’s
Office

Objective 1.b: Continue to Evaluate Efficiency and
Streamline Permit Approval Processes.

Program Background: Residential development in
Santa Monica may require permits from a variety
of departments, including the Rent Control Board,
Planning & Community Development, Public Works,
and Community & Cultural Services. To facilitate the
permit approval process, the City uses the “Permits”
data base to track the status and progress of
applications and GIS for long-range planning projects.
Building permit applications are submitted on-line
and distributed to all departments to reduce paper,
increase efficiency and coordinate responses. New
permit processes are being developed to streamline
some of the more common application processes in
the new Zoning Ordinance. New materials on permit
processing procedures, regulations, and services will
need to be developed after the ordinance is adopted.
These should be made available on the Planning and
Community Development Department’s website, also
scheduled for a 2013 update, and at the City’s public
counters.

Program: After the Zoning Ordinance is adopted,
prepare new informational materials about residential
development within 3-6 months. Continue to monitor
permit processing procedures and regularly update
materials that provide interdepartmental regulations,
processes and services to guide applicants through
the development approval process. Provide more
information on the “Permits” tracking system and
improve reporting procedures to facilitate project
tracking and provide up-to-date information.
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Timeframe: PCD website upgrade by end of 2013;
New materials complete in 2014; monitoring
and data tracking are ongoing

Responsible Division: City Planning Division; Building
and Safety Division; Information Systems
Department

Objective 1.c: Maintain Architectural Review
Process to Regulate Development Compatibility.

Program Background: The Planning & Community
Development Department includes an Urban Designer
who supervises a team that includes staff for both
the Architectural Review Board and the Landmarks
Commission. The ARB/Landmarks team provides
direction to assist applicants on projects of all sizes
to achieve higher quality design and project approval.
The Zoning Ordinance update, and area and specific
plans for focal development areas, will provide
updated and comprehensive design guidelines to
help applicants understand what is expected of
projects in Santa Monica, which will further help the
development review process.

Program: Adopt residential design guidelines together
with the new Zoning Ordinance. Incorporate the
guidelines and continue to implement the architectural
review process per the City ordinance.

Timeframe: By 2014: Adopt Design Guidelines with
the Zoning Ordinance; Project review is
ongoing.

Responsible Division: City Planning Division
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Objective 1.d: Maintain Energy and Water
Conservation/Production Programs.

Program Background: The City offers numerous
programs to help businesses and residents reduce
their water and energy consumption, using both
regulations and incentives. Examplesinclude programs
that focus on landscaping, energy and water-efficient
appliances, and solar panel installation. In 2006, the
City adopted the Community Energy Independence
Initiative pilot program, which proposes to more
reliably reduce the community’s dependence on fossil
fuels by facilitating installation of energy efficiency
measures including 500kW annually of on-site solar
systems on residential and commercial buildings.

Program: Continue to monitor energy and water usage
citywide and investigate other appropriate programs
to conserve these scarce natural resources. Strive to
reduce citywide water and energy use in accordance
with the goals and targets set out in the Sustainable
City Plan, Climate Action Plan, and the Sustainable
Water Master Plan.

Timeframe: Net zero new construction: 2020
(residential) and 2030 (commercial)

Responsible Division: Office of Sustainability and the
Environment

Objective 1.e: Facilitate Sustainable Housing
Development.

Program Background: In 1994, the City Council first
adopted its Santa Monica Sustainable City Program.
This was followed up by the Sustainable City Plan
(SCP) in February 2003, which was subsequently
updated in 2006. The Plan has specific principles,

goals, and targets for measuring communitywide
progress in achieving sustainability. The City’s Office of
Sustainability and the Environment includes a Green
Building Program Advisor position that coordinates
development and implementation of Green Building
standards and guidelines. In 2010, the City adopted
the Green Building Code (SMMC Chapter 8.106)
incorporating the California Green Building Standards
and the City’s own requirements. Projects pursuing
certification under the LEED green building rating
system receive expedited processing through City
departments including building permits.

Program: Continue to offer incentives to encourage
green building and investigate new ways that green
building might be incentivized. Continue to amend the
Municipal Code as appropriate to support improved
environmental performance of newly constructed
buildings.

Timeframe: Ongoing; review effectiveness annually

Responsible Division: Office of Sustainability and
the Environment, Building and Safety, City
Planning Division

Objective 1.f:  Facilitate the Development
of Housing within Targeted Locations in
Mixed-Use, Transit-Oriented Complete
Neighborhoods.

Program Background: The 2010 LUCE designated
activity centers on major boulevards and new transit-
oriented districts near future light rail stations, where
the potential for additional housing is the greatest.
In order to conserve the character of existing
neighborhoods and reduce development pressures in
areas with the City’s older supply of more affordable

housing stock, incentives are provided in these mixed-
use districts to provide a diverse range of housing
sizes and types to meet the community’s needs.

Program: Based on the LUCE land use strategy
identifying areas of future residential development
near existing and proposed transit connections,
adopt the Downtown Specific Plan, the Bergamot
Area Plan and the Memorial Park Area Plan. Within
each implementation plan, develop strategies to
successfully build both market rate and affordable
housing with a diversity of unit sizes and types that is
served by nearby retail uses and services.

Timeframe: 2013: Adopt the Bergamot Area Plan;
2014: Adopt the Downtown Specific Plan;
2015: Adopt the Memorial Park plan

Responsible Division: Strategic & Transportation
Planning Division (lead); City Planning Division

Objective 1.g: Monitor Rate of Development
Activity in Multi-family Residential Districts
with the goal of residential neighborhood
conservation consistent with the LUCE.

Program Background: Although a reasonable rate
of development provides needed reinvestment,
rapid piecemeal redevelopment could jeopardize
the character and quality of life in neighborhoods.
Santa Monica’s zoning ordinance has been amended
several times in order to ensure that new projects
are compatible with existing neighborhood character.
Additionally, a Construction Rate program was
implemented in March 2000 pursuant to Ordinance
No. 1984 (CCS). The program limits simultaneous
construction of new residential projects in some zones
to no more than one within 500 feet for a period of 15



months. However, exemptions from this requirement
are provided for projects in which 100% of the units
are deed restricted for either lower- or moderate-
income households and for structures subject to City-
mandated seismic retrofitting. The City generates
Development Activity Reports on a regular basis and
information is posted on the department website.

Program: Continue to monitor the rate of development
activity in multi-family residential districts. Report on
an annual basis the number of planning applications
granted for new housing construction.

Timeframe: Ongoing; report annually the number of
planning applications granted for new housing
construction

Responsible Division: City Planning Division; Building
and Safety Division; Housing Division

Objective 1.h: Encourage Designing for Visitability
and Allowing Reasonable Accommodation.

Program Background: With the anticipated
demographic changes resulting in an aging population
and increased interest in enhancing opportunities
to age in place and live independently, new housing
in transit areas can serve seniors and persons with
disabilities well if designed with these needs in mind.
The draft Zoning Ordinance revision will include a
reasonable accommodation procedure to enable
persons with a disability to request an accommodation
from land use and zoning regulations, policies and
practices as needed to provide those individuals with
an equal opportunity to use and enjoy a dwelling,
consistent with fair housing law.

Program: Adopt a reasonable accommodation
procedure as part of a comprehensive revision of the
City’s Zoning Ordinance.

Consider issues of access and design to accommodate
persons with disabilities and seniors who seek to “age
in place.” Incorporate universal design principles as
appropriate into the Municipal Code and/or design
guidelines that are developed.

Timeframe: Reasonable Accommodation Procedure:
By June 2014; Ongoing: Consideration of
visitability design issues

Responsible Division: Strategic & Transportation
Planning Division

GOAL 2.0 Housing production for all
income categories including housing for the
community’s workforce.

Encourage innovative private sector and
governmental programs to promote the
financing and development of housing for
extremely low-, very low—, and low-income
persons and for moderate income families.

Focus available resources to assist for-
profit and nonprofit housing providers to
develop housing for extremely low—, very
low—, and low-income households.

Support the enactment of federal, state,
and local legislation to provide funding
and incentives for the preservation and
development of housing affordable to
very low—, low—, and moderate-income
households, and to accommodate special
needs.
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Encourage the distribution throughout
the City of housing for extremely low—,
very low-, low-, and moderate-income
families and for the City’s workforce that
earn just above-moderate income.

Continue to provide development
incentives and reduced planning fees for
development of affordable housing, with
priority to extremely low-, low- and very-
low income households.

Explore ways to encourage the
development of ownership housing
affordable to
households and the City’s workforce,

moderate-income

including possibilities for employer-
provided housing.

Work with local nonprofit community
organizations to tap into new funding
sources and restore local capacity to
develop affordable housing on an ongoing
basis.

Explore means to help people with
disabilities to access housing units that
have been designed to be accessible or
adaptable to meet their needs.
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Objective 2.a: Maintain an Affordable Housing
Production Program.

Program Background: In 1990, Santa Monica voters
adopted Proposition R, which requires 30% of
all multi-family residential housing that is newly
constructed in the city to be affordable for at least 55
years to and occupied by low- and moderate-income
households. In July 1998, the City Council enacted
an Affordable Housing Production Program (AHPP),
requiring developers of market-rate apartment and
condominium projects to contribute to affordable
housing production and thereby help the City meet its
affordable housing need. Developers could do so by
(1) including units affordable to low- and moderate-
income households in the market-rate project; (2)
developing units affordable to low- and moderate-
income households at another location in the city;
(3) paying an Affordable Housing Fee so that the City
can produce the affordable units; or (4) assisting the
production of affordable housing in one of several
other ways, such as buying and dedicating land to the
City or a nonprofit housing development entity.

The City has enacted several changes to this program
as needed through the years. In response to annual
reports required by the program that demonstrated
that the City was not meeting the provisions of
Proposition R, and indicated that it would not do so in
the future, the Council amended the AHPP to require
market-rate common ownership projects to include
construction of on or off-site affordable housing. In
June 2013, the Council amended the AHPP to include
an extremely low income category and to adjust the
City’s formula for determining income and rent levels
to be consistent with State and Federal guidelines.

Program: Continue to monitor, evaluate, and revise the
Affordable Housing Production Program as appropriate
to address the housing needs of the community and
achieve the quantified objective. Prepare an annual
report concerning compliance with Proposition R.
Update fees and housing cost requirements annually.
Update the AHPP administrative guidelines, consider
revisions as appropriate to encourage continued
affordability and tenant protection and meet the AHPP
objectives, and to improve the process of monitoring
eligibility of residents in existing units.

Timeframe: Ongoing

Responsible Division: Housing Division; Housing and
Economic Development Department; City
Attorney’s Office

Objective 2.b: Maintain a Density Bonus Program.

Program Background: On February 22, 2011, the

City Council adopted an ordinance implementing

State density bonus law (SB 1818, and SB 435) by

incorporating all State-required provisions into the

City’s zoning code, including the option of choosing

up to three development incentives/concessions

to facilitate the production of a minimal amount of
affordable housing units.

Santa Monica’s Density Bonus ordinance codifies
the required sliding scale density bonus up to the
35% maximum. Incentives in residential districts are
outlined in SMMC 9.04.10.14 (Housing Development
Incentives) and comply with State law.

Program: Maintain the City’s density bonus program
and revise as necessary to remain consistent with
State Law and the City’s affordable housing needs.

Timeframe: Ongoing

Responsible Division: Strategic and Transportation
Planning Division

Objective 2.c: Develop New Affordable Housing
Finance Programs to Enable Continued
Provision of Technical and Financial
Assistance for Housing Production.

Program Background: The City has been providing
technical and financial support to a variety of
nonprofit housing providers to support affordable
housing development.
most significant funding source, redevelopment tax
increment funds, in 2011. Remaining funding sources,
such as office and market rate housing mitigation and
in-lieu fees, and other possible exactions, are being
reevaluated, but cannot on their own fill the gap left
by the loss of RDA funds. The City continues to work
with non-profit partners to seek out and apply for
federal and state funding, as it has done in the past,
which resulted in numerous successful funding efforts
by nonprofit affordable housing providers. The City
will also investigate other potential funding sources
such as tax exempt bonds, low-income housing tax
credits, HUD Section 108 funds, and other creative
mechanisms. Once appropriate sources are identified,
the City will take the necessary steps to move forward.

However, the City lost its

With the LUCE policy shift to focus new housing in
mixed-used centers and corridors, the vast majority of
new units in the pipeline are in mixed-use areas. The
City is exploring revised fees and policies including a
commercial development impact fee to ensure that
developer impact fees properly support affordable
housing development.

In the current environment, the City will need to
think creatively and support efforts at the state and



federal level to create new funding opportunities
for affordable housing in order to return to the
productivity levels reached during the last five years.

Program: Explore new sources of state and federal
funding that may be used for housing. Seek to develop
new strategies to provide financial and technical
assistance to the greatest extent possible to nonprofit
housing providers to support the development of
affordable housing, including special needs housing.
Consider adopting new local impact fees based on
the recommendations of appropriate nexus studies.
Continue to seek out local, state, and federal funds to
support the construction of affordable housing.

Timeframe: 2013: Consideration of New Impact Fees;
strategy development is ongoing

Responsible Division: Housing Division (lead);
Strategic and Transportation Planning Division

Objective 2.d:  Assess Use of City-Owned/Publicly-
Owned Land for Affordable Housing.

Program Background: As a highly developed
community, the City of Santa Monica has few
remaining vacant sites for residential development.
This shortage of vacant land necessitates the use of
alternative mechanisms for providing sites for housing.
In the past the City has used such mechanisms as
long-term leases of City-owned or publicly-owned
land, and the sale of air rights above publicly-owned
facilities such as parking lots. To facilitate affordable
housing development, the City will continue to assess
utilization of appropriate City-owned properties for
the development of affordable housing, or in some
cases may consider selling City properties to non-
profit developers for the development of affordable
housing.

Program: Continue to assess the use of City-owned
properties to facilitate affordable housing through
creative development partnerships and financing
strategies.

Timeframe: Ongoing

Responsible Division: Housing and Economic
Development

Objective 2.e: Foster Housing Development
and Compatible Amenities as Community
Benefits through Development Agreements.

Program Background: A Development Agreement (DA)
may be negotiated between a developer and a local
government to establish the regulations and policies
governing the development of a specific piece of
property. In Santa Monica, development agreements
have been prepared for a number of discretionary,
and in come cases multi-phase projects. Within these
development agreements, special affordable housing
obligations have often been required.

The LUCE calls for development agreements for Tier
3 projects, with additional height and FAR beyond
the base “by-right” level. With more than 35 DAs
in the pipeline as this Housing Element is prepared,
the City will prioritize provision of affordable housing
as a community benefit in residential or mixed-use
projects.

Program: Negotiate Development Agreements that
provide on-site affordable housing or payment of
affordable housing fees beyond AHPP requirements
to the extent appropriate and feasible. Continue
to monitor compliance with existing Development
Agreements.
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Timeframe: Ongoing

Responsible Division: City Planning Division; City
Attorney’s Office; Housing Division

Objective2.f:  Facilitate the Development and
Maintenance of Special Needs Housing.

Program Background: Santa Monica has a significant
residential population in classes protected by
California State housing law, which include the elderly,
Individuals with mental, physical, and developmental
disabilities, large families, female-headed households,
and homeless
permanent housing. Finding access to resources and
adequate, affordable housing is often challenging for
individuals and families under such circumstances.
Housing for seniors and those with disabilities should
incorporate features that contribute to a barrier-free
environment, building visitability, and accessibility to
transit and services. Current planning efforts, such as
the area and specific plans implementing the LUCE,
which are defining new neighborhoods and redefining
downtown circulation, can include measures that
address the long-term housing and service needs of
Santa Monica’s special needs populations. The City
will consider policies regarding allocating housing and
service resources in a manner that reflects the needs
and priorities faced by each special needs group. In
this way, the City will expand its strategy to support
the maintenance, improvement, and development of
housing for households with special needs.

individuals and families without

Program: Continue to utilize available financial
resources and partnerships with service providers to
create and retrofit existing housing for special needs
households.
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Encourage and support development of senior
housing and facilities to meet the needs of this
growing population segment, particularly for the
oldest senior cohort.
generation’s preference for “aging in place” along
with the need for more congregate housing and
residential care facilities.
services, infrastructure and amenities that can help
seniors who choose to live independently remain in
their homes as long as possible.

Consider the Baby Boomer

Explore new programs,

Within
housing providers to assign affordable housing units
designed for persons with disabilities, including
physical or developmental disabilities, for use by those
who require those features. Encourage barrier-free
construction and adaptation.

legal constraints, encourage or require

Study data to identify housing and supportive service
gaps for various special needs groups and propose
policy and priorities based on the analysis.

Assess initiatives and consider support for State
legislation that would offer incentives to build special
needs housing, such as defining housing for persons
with physical disabilities as eligible for tax credits.

Consider incentives and requirements to ensure that
new residential development accommodates a mix
of household types and sizes that include a person(s)
with special needs.

Encourage proposals for new housing types, such as
co-housing, and assess their feasibility and benefits on
a case-by-case basis.

Timeframe: Ongoing; assess annually

Responsible Division: Housing Division; Human
Services Division; Building and Safety

Objective 2.g:  Facilitate the Development of
Housing that is Affordable for Santa Monica’s
Diverse Workforce .

Program Background: Housing for the local workforce
contributes toward meeting the City’s sustainability
goals. Developing workforce housing offers many
potential benefits, including an improved ability to
attract and retain quality workers, enhanced employee
interaction with the community,
congestion both on local streets and in the regional
transportation network, and improved employee
accessibility in the event of an emergency.

reduced traffic

Program: Explore the development of housing
that is affordable to the City’s workforce, including
rental, ownership, and forms of employer-provided
transitional housing, with “Workforce Housing”
defined as between 120% and 180% of the County
Average Median Income (AMI). In addition to the
Affordable Housing Production Program, prioritize
incentives to develop workforce housing units, with
particular emphasis on housing for larger households
in need of units with two or more bedrooms.

Possible parameters of the program are as follows:

e Provide regulatory development
particularly in locations with proximity to transit,
in the Zoning Ordinance or in specific and area
plans to encourage inclusion of units affordable
to households defined as moderate income or
“workforce.” Incorporate incentives such as:

incentives,

— Floor-area-ratio (FAR) calculation based on
reduced floor area for square footage in
moderate or moderate and workforce units in
projects that also provide on-site affordable
housing in compliance with the AHPP.

— Expedited processing of projects that provide
housing units guaranteed through deed
restrictions or other means to be maintained
at rent levels affordable to moderate or
workforce households as defined above.

— Flexibility with open space requirements,
such as substituting or partially substituting
common for private open space.

e Encourage workforce housing as a community
benefit that supplements but does not replace the
provision of deed-restricted affordable housing.

Timeframe: Develop workforce housing strategies
within area and specific plan processes and/or
the Zoning Ordinance update.

Responsible Division: Strategic & Transportation
Planning Division; Housing Division

Objective 2.h: Maintain Proposition | Monitoring.

Program Background: Article 34 of the State
Constitution requires that any low rent housing
project developed, constructed, or acquired by a
public agency must first be approved by a majority of
the voters living in that jurisdiction. In compliance with
this article, the City of Santa Monica put a referendum
(Proposition N) before the voters in 1978 in order to
win approval to “develop, finance, or rehabilitate, but
not own or operate within the city, housing for rental
to low- and moderate-income persons, no less than
50% of which shall be reserved for persons age 60
or older, not to exceed in total throughout the city,
1% of the dwelling units in the city.” On November 3,
1998, Santa Monica’s voters approved Proposition I,
which provides the City with an annual authorization



to develop, construct, acquire, and finance low-
income housing units, including senior housing. The
City’s annual authorization is equal to 1/2 of 1% of the
total dwelling units existing in the city at the end of
the prior fiscal year. This annual authorization may be
carried over the three years.

Program: Monitor utilization of Proposition |
authority through annual reporting of new “low rent-
housing projects.”

Timeframe: Annually

Responsible Division: Housing Division

GOAL 3.0 Protection of the

supply of affordable housing.

existing

Ameliorate the effects of the Costa-
Hawkins vacancy de-control regulation on
the affordable housing stock.

Encourage the preservation of affordable
rental housing.

Continue to protect rental housing by
limiting the conversion of rental units to
ownership units.

Encourage the replacement of multi-
family housing that is demolished.

Strive to ensure the continued availability
and affordability of housing for very low-,
low-, and moderate-income households.

Objective 3.a: Develop Programs to Address State
and Federal Legislative Mandates.

Program Background: Citizens of Santa Monica
adopted the City’s rent control law in 1979. Passage
of the Costa-Hawkins Rental Housing Act in 1995 by
the State Legislature gradually required vacancy de-
control/re-control in apartments, and de-control of
houses and most condominiums by January 1999.
This has reduced the affordable housing supply in
Santa Monica and also made it more difficult for the
Housing Authority to find and keep landlords willing
to participate in the Section 8 program because HUD’s
fair market rent has not kept up with market rents to
attract landlord participation.

The City’s progressive legal protections, such as the
just-cause eviction protections in rent controlled
units, have contributed to keeping rent controlled
units affordable to current low- and very low—income
tenants. In addition, to help reduce the impact of
Costa-Hawkins, the City has developed the Tenant
Assistance Rental Program (TARP) program that
provides up to two years of City-funded rental
assistance to Section 8 and Shelter Plus Care tenants
whose landlords terminate their Section 8 rental
contracts. The Council also provides rental assistance
to extremely low income homeless applicants and
one-time homeless prevention grants to seniors in
danger of losing their housing.

Program: Continue to implement programs that strive
to protect tenants against landlord discrimination and
cancellation of existing Section 8 contracts (including
City and/or private foundation-funded subsidy) to
enable tenants to remain and pay the maximum
allowable rent (MAR) such as the TARP program.
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Continue efforts to increase HUD’s Fair Market Rent
(FMR) for Santa Monica so that Section 8 can offer
competitive market rate rent; continue to fund the
acquisition and rehabilitation of existing rental units.

Investigate new, innovative ways to increase the
affordability of housing in light of the loss of formerly
affordable units due to vacancy de-control and Ellis
withdrawals.

Timeframe: Ongoing

Responsible Division: Housing Division (lead); Rent
Control Board

Objective 3.b: Protect Mountain View Mobile
Home Park Residents.

Program Background: Mobile home parks in Santa
Monica (Village Trailer Park and Mountain View Mobile
Home Park) were originally established as an interim
use requiring a conditional use permit. In order to
protect these two parks, the City later created a mobile
home park zoning district (RMH). The City upgraded
the infrastructure at the City-owned Mountain View
Mobile Home Park in 2008, including utilities, streets,
and has purchased landscaping, and purchased new
energy-efficient units to replace many older units.
The City also recently assisted low income owners of
units at Mountain View to replace their units with new
models that meet current standards. As of the end of
2012, 75 units were occupied out of the total of 105
available pads. Since the State legislature’s elimination
of redevelopment agencies in 2011, the City has had
to end this program. In March 2013, a development
agreement was approved for the private property on
which the Village Trailer Park is located, which allows
site redevelopment, with retention of 10 of the mobile
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homes on-site for at least 10-15 years. The approved
plan includes 99 rent-controlled apartments of which
38 will be affordable units (35 very low, 3 extremely
low) among the 377 approved units. The development
agreement requires relocation benefits for mobile
home tenants, some of whom have already relocated
to the Mountain View Park.

Program: Continue to assist residents at the
Mountain View Mobile Home Park and assist in the
implementation of relocation options for Village
Trailer Park residents.

Timeframe: Ongoing

Responsible Division: Housing Division; City Planning
Division; Rent Control Board

Objective 3.c: Maintain a Tenant Eviction
Protection Program.

Program Background: Santa Monica has long
maintained anti-discrimination protections, which
among other prohibitions, prevents a tenant from
being evicted if the tenant has married or had
children. The Consumer Protection Unit of the Santa
Monica City Attorney’s Office handles complaints,
answers questions about possible violations of the
Fair Housing laws in Santa Monica, and investigates
possible fair housing violations.

The City’s Rent Control Board also monitors evictions
and advises Santa Monica tenants of their rights. Santa
Monica’s Just Cause Eviction and Tenant Harassment
laws, among others, help to assure that tenants are
not discriminated against by building owners. To
assist in monitoring efforts, a Council-sponsored
amendment to the Rent Control charter was approved

by the voters in 2002 that requires landlords to provide
copies to the Rent Control Board of written notices of
tenancy termination.

In 2010, the Just Cause Eviction protections were
extended to all tenants when voters approved Measure
RR.

On December 13, 2011, the City Council adopted an
ordinance which extended the protections of the
Tenant Harassment Ordinance to all tenants with just
cause eviction protections.

Program: Continue to prevent unlawful evictions
through monitoring and enforcing of “just cause”
eviction protections, and continue to provide fair
housing services through the Consumer Protection Unit
of the Santa Monica City Attorney’s Office.

Continue to review current laws and recommend any
needed modifications to ensure protection of tenants
to the maximum extent possible.

Timeframe: Ongoing

Responsible Division: City Attorney’s Office; Rent
Control Board; Housing Division

Objective 3.d: Facilitate the Conservation of At-Risk

Housing.

Program Background: The City has assisted in the
development of a variety of affordable housing
projects, producing 3,466 deed-restricted units that are
currently serving the community. According to CHPC’s
list of at-risk projects and HUD’s at-risk database, a
total of 1,014 publicly-assisted housing units located in
twelve projects with federal rental assistance subsidies
in Santa Monica are protected by covenants that

are due to expire before October 2023, within this
Housing Element’s ten-year analysis period. They are,
therefore, at risk of potential conversion to market-
rate. These units serve seniors or persons with special
needs.

In addition to the federal covenants, the affordability
of the units in these projects is further protected
through additional incentives
that the City placed on their loans when they were

requirements or

constructed. Some units are considered to have a
lowered risk of conversion to market rate because
they are owned and operated by non-profits whose
mission is to create and maintain affordable housing.
As the cost of conserving existing deed-restricted
affordable units is far less than the cost of producing
new ones, and the need for affordable units remains
strong, efforts should be directed at ensuring the
long-term affordability of these units for low-income
households.

Program: Conserve 1,014 at-risk units as affordable,
deed-restricted units.

The City will continue to monitor the status of at-risk
projects within the City, advise tenants in advance of
potential conversion dates, and assist in answering
questions from residents of at-risk housing. The
City will consider exercising its right of first refusal
to purchase properties if necessary and financially
feasible to ensure the continued availability of
affordable housing units.

Timeframe: Annually: staff will identify funds to
secure at-risk units, where appropriate and
feasible; Ongoing: Monitoring

Responsible Division: Housing Division



GOAL 4.0 Rehabilitation and continued
maintenance of the existing housing stock.

Encourage and promote the use of
private and public funding to provide
rehabilitation, home improvement,
and maintenance loans and grants with
particular attention to multi-family rental

housing.

Ensure that rehabilitation of existing

units does not result in permanent

displacement of existing residents.

Ensure that rehabilitation of existing
housing addresses the health and safety
needs of the residents while respecting
the character of the structure.

Ensure that property owners are made
aware of City programs to promote capital
improvements to rental housing.

Objective 4.a: Maintain a Low Income Residential
Repair Program.

Program Background: The City implements the
Residential Rehabilitation Program for owners of
multifamily rental properties occupied by low- and
moderate-income tenants; and the Owner-Occupied
Rehabilitation Program for low- and moderate-income
owners.

Program: Support and fund the rehabilitation of 80
multi-family units and provide 20 minor home repairs.
Timeframe: By 2021

Responsible Division: Housing Division; Santa
Monica Housing Authority

Objective 4.b: Maintain a Housing Code
Enforcement Program.

Program Background: The Building and Safety
Division responds to complaints of violations of City
building codes and provides inspections and notices to
property owners to bring their units into compliance.

Program: Continue to implement the City’s housing
code enforcement program. The Building and Safety
Division will coordinate with the Housing Division
to provide information on available rehabilitation
assistance to correct code deficiencies.

Timeframe: Ongoing

Responsible Division: Building and Safety Division;
Housing Division

Objective 4.c: Maintain an Earthquake
Retrofitting Program.

Program Background: In response to the extensive
building damage incurred from the 1994 Northridge
earthquake, the City adopted a comprehensive
set of seismic upgrade regulations. Ordinance No.
1748 (CCS), which was adopted in 1994, requires
the retrofitting of potentially hazardous structures
within one to four years, depending on the building’s
occupant load.

Program: Continue to require earthquake retrofitting
in compliance with seismic upgrade regulations.

Timeframe: Ongoing

Responsible Division: Building and Safety Division
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Objective 4d:  Maintain a Lead-Based Paint and
Asbestos Hazards Reduction Program.

Program Background: About 82% of the housing units
in Santa Monica were built before 1978, when the
use of lead-based paint was still permitted. Effective
October 28, 1995, all residential buildings constructed
before 1978 became subject to new disclosure and
record-keeping rules under the Federal Residential
Lead-Based Paint Hazard Reduction Act. The 1995
federal regulations presume that all residential
buildings built before 1981 contain asbestos until
proven otherwise. Building owners or managers must
now notify all occupants of the presence or presumed
presence of asbestos.

Since FY1997 as part of the Low Income Residential
Repair Program, the City has provided lead-based
paint testing, education, and remediation to existing
single- and multi-family units, targeting low and
moderate-income households. The City now works
only with affordable housing rehabilitation projects to
abate lead-based paint.

Program: Work with affordable housing providers
to address the abatement and removal of lead-
based paint in affordable housing units; Continue to
enforce compliance with State Law to ensure safety
at construction sites through proper handling and
removal of lead-based paints.

Timeframe: Ongoing

Responsible Division: Housing Division (lead);
Building and Safety Division
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GOAL 5.0 Provision of housing assistance
and supportive services to extremely low-, very
low-, low-, and moderate-income households
and households with special needs.

Support rental assistance programs for
extremely low-, very low-, and low-income
households; support mortgage assistance
programs for low- and moderate-income
households, including households that
have a person with disabilities.

Provide information and assistance to
extremely low-, very low-, and low-income
households and households with special
needs to help them locate appropriate
housing.

Encourage a regional fair share approach
to providing housing opportunities and
assistance to homeless, extremely low-,
very low-, and low-income households,
and households with special needs.

Match housing and supportive service
resources to the needs of priority
homeless populations: Santa Monica’s
chronically homeless; those whose last
permanent address was in Santa Monica;
of Santa

and vulnerable members

Monica’s workforce.

Target funds to ensure a broad array of
supportive services to extremely low-,
very low-, and low-income persons to
ensure their continued maintenance of
housing once obtained.

Objective 5.a: Maintain Rental Housing Voucher
Programs and Expand to Assist All Persons
with Disabilities.

Program Background: In FY2011-12, the Santa
Monica Housing Authority (SMHA) administered
approximately 1,400 rental housing vouchers,
including Shelter Plus Care vouchers, HOME
vouchers, and Serial Inebriate Program vouchers.
The HOME program targets the chronically homeless
who are heavy users of City emergency services and
emergency room medical care. The participants are
receiving intensive case management services from
community-based agencies both prior to receiving a
HOME voucher and after they lease an apartment.

Program: Continue to operate strong rental housing
voucher programs and advocate for funding guidelines
for Section 8 that are competitive for Santa Monica;
pursue additional funding to maintain and expand
voucher programs, if possible. Review and update
the Housing Authority Administrative Plan annually
to ensure compliance with the latest HUD regulations
and to provide flexibility to respond to tenants’ needs
consistent with legal requirements. Utilize vouchers as
a tool to prevent senior homelessness where eligible.
Explore available funding opportunities to expand
the rental housing voucher programs to fill the gap
between income levels and the cost of housing for
persons with permanent disabilities, including persons
with Developmental Disabilities.

Timeframe: Ongoing; annually update the Housing
Authority Administrative Plan

Responsible Division: Santa Monica Housing
Authority; Housing and Economic
Development

Objective 5.b: Maintain a Community
Development Grant Program.

Program Background: Santa Monica provides funding
annually to 27 nonprofit human service and housing
development organizations supporting different
programs through the Community Development
Grant Program. These programs serve, in part, to
assist homeless persons, very low—, and low-income
households, and special need populations. Funds are
provided through a broad array of funding sources
including but not limited to the City’s General Fund,
HOME, and Community Development Block Grant
Fund.

Program: Continue to fund supportive services that
serve the priority homeless populations, striking
a balance between existing programs that have
demonstrated effectiveness and national best
practices that are consistent with the City’s adopted
Action Plan to Address Homelessness in Santa Monica.

Timeframe: Ongoing

Responsible Division: Human Services Division

Objective 5.c:  Provide Tenant Relocation
Assistance.

Program Background: The City’s Municipal Code
provides several tenant relocation programs to
protect tenants living in rent-controlled units, with
certain exceptions. When a unit is withdrawn from
the housing stock, or the landlord recovers possession
of a unit, landlords are required to pay a relocation
fee for each unit based upon the size of the unit. An
additional fee is required if one or more of the tenants
is a senior, disabled, or a minor. In lieu of providing



financial relocation assistance, the landlord may
provide actual physical relocation if the new unit is
comparable to the original unit.

Program: Continue to implement the Tenant
Relocation Assistance program; periodically review
existing City policies and ordinances and recommend
modifications if deemed necessary.

Timeframe: Ongoing

Responsible Division: City Attorney’s Office; Housing
Division; Rent Control Board

Objective 5.d:
Program.

Maintain a Temporary Relocation

Program Background: This program is designed to
provide housing for persons temporarily displaced as
a result of health and safety violations or to comply
with programs such as the Earthquake Retrofitting
Ordinance (Program 4.c).

Program: Continue the Temporary Relocation
Program, including providing emergency hotel
vouchers for tenants who have been ordered to vacate
their units by the City for code violations or safety
reasons.

Timeframe: Ongoing

Responsible Division: Housing Division

Objective 5.e:  Address Threats to the HUD Section
8 Rental Subsidy Program.

Program Background: Changing circumstances due to
the Costa-Hawkins vacancy decontrol legislation and
potential changes to HUD regulations and funding

may affect both program funding and incentives for
landlords to participate in the program.

Program: Continue the Tenants Assistance Rental
Program to pay for a percentage of the MAR for
Section 8 tenants whose HUD contracts were cancelled
and apply to HUD as needed for Santa Monica renters
to receive enhanced rental vouchers.

Timeframe: Ongoing

Responsible Division: Housing Division

Objective 5.f:  Facilitate the reduction of the
number of homeless individuals living on
the streets of Santa Monica through the
provision of a range of housing options,
with an emphasis on affordable, permanent,

supportive housing.

Program Background: The February 2008 “Action
Plan for Addressing Homelessness in Santa Monica”
made the reduction of street homelessness a high
priority. The City continues to focus its efforts on the
priority populations defined in the Plan: the most
chronic and vulnerable of the homeless population
living on the streets of Santa Monica; persons whose
last permanent address is in Santa Monica; and
vulnerable members of Santa Monica’s workforce.
On an annual basis, the City supports agencies that
provide supportive services, emergency shelter, and
transitional and permanent supportive housing beds
to Santa Monica’s priority homeless populations.

Program: Continue to seek and leverage funds
that contribute to the development of a range of
permanent, supportive housing options, within and
outside of Santa Monica. Focus case management and
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housing resources on the most chronic and vulnerable
homeless individuals that have been identified on the
City’s Homeless Service Registry. Continue to serve
other priority homeless populations through City-
funded programs. Continue strategies to reunite those
not first-homeless in Santa Monica with family and
friends in their home communities. Review City policies
and practices that may contribute to homelessness.

Timeframe: Ongoing, review and reevaluate City
policies and practices annually

Responsible Division: Human Services Division,
Housing Division

GOAL 6.0 Elimination of discrimination
in the rental or sale of housing on the basis
of race, religion, national origin, sex, sexual
preference, age, disability, family status, aids,
or other such characteristics.

Continue to enforce fair housing laws
prohibiting arbitrary discrimination in
the building, financing, selling, or renting
of housing, on the basis of race, religion,
national origin, sex, sexual preference,
age, disability, family status, AIDS, or
other such characteristics.

Objective 6.a:  Maintain Fair Housing Programs.

Program Background: The City Attorney’s Office
through its Division of Consumer Affairs, along with
other government agencies, enforces federal and
state fair housing laws. The City has an in-house
Fair Housing Unit with a fair housing specialist and
a Spanish-speaking community liaison who work
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with the attorney. The Fair Housing Unit investigates
discrimination complaints
and programs to residents on their rights and
responsibilities under the fair housing laws. The Fair
Housing Unit takes complaints involving lockouts,
utility shut-offs, and tenant harassment. Ordinance
No. 1812 (CCS), which provided added eviction
protection to tenants with domestic partners, is
scheduled to be updated in 2013 based on the Rent
Control Board’s recommendation to remove obsolete
language. The Fair Housing for Children ordinance also
prohibits discrimination against families with children
in the sale or rental of housing.

and offers education

Program: Continue to implement fair housing
programs. Educate landlords about discrimination and
educate the real estate community on the necessity of
ensuring that their practices meet the objectives of

the fair housing laws.

Timeframe: Ongoing; annually provide outreach to
landlords and the real estate community

Responsible Division: City Attorney’s Office

Objective 6.b: Provide Tenant/Landlord Mediation
and Legal Services.

Program Background: The Fair Housing Office of the
Santa Monica City Attorney provides dispute resolution
services, and legal advice and representation on
tenant/landlord matters, as well as other civil and
consumer issues. The Santa Monica Rent Control
Board also mediates disputes between tenants and
property owners that arise from rent control law. The
Human Services Division funds the Los Angeles Legal
Aid Foundation to provide legal services related to
housing to low-income Santa Monica residents.

Program: Continue to support tenant/landlord
mediation and legal services assistance.
Timeframe: Ongoing

Responsible Division: City Attorney; Rent Control
Board; Human Services Division

GOAL 7.0 Active participation of citizens,
community groups, and governmental
agencies in housing, community development
and neighborhood safety activities.

Ensure maximum citizen involvement
in the City’s housing and community

development activities.

Encourage citizen involvement in
promoting safe and secure housing and

neighborhoods.

Provide information and assistance in the
language of the person or group needing
housing assistance, to the greatest extent
possible.

Ensure communication and coordination
between City departments and agencies
on issues related to housing, community
development and neighborhood needs.

Encourage involvement of all interested
parties in the review and formulation of
City housing policies, including property
owners, the building industry, affordable
housing advocates, lending institutions,
and other interested parties.

Objective 7.a:  Maintain a Community Notification

Program.

Program Background: The Zoning Ordinance requires
that notice of a public hearing be given to property
owners and tenants within 500 feet of the subject
property for certain site- specific land developments.
In addition to direct mail notices, public hearings are
advertised in the local newspaper, and community
meetings are regularly held for development projects
prior to their review by the Planning Commission. The
availability of furtherinformationin Spanishis regularly
indicated in all mailed notices and newspaper ads. City
Council meetings are broadcast to the public by radio,
on the City’s local cable station and streaming on-
line through the City’s website. Planning Commission
meetings are also aired on the local cable station and
through the website Live Meetings function. Meetings
are archived for viewing on the City Council website
page, which also makes information available to the
public about development proposals,
hearings, and City regulations.

upcoming

City staff holds numerous workshops and public
meetings and provides other opportunities for
community input into policy development and long-
range planning efforts. These opportunities are
particularly important to inform the City’s plans for
development of new residential uses in mixed-use
neighborhoods near transit.

Program: Continue to publicize development and
policy proposals to all interested parties through
the use of noticing, the radio, cable TV, and the
City’s webpage. Continue to conduct neighborhood
meetings on proposed development projects.



Timeframe: Ongoing

Responsible Division: City Planning Division;
Strategic and Transportation Planning Division

Objective 7.b: Provide a Residential
Neighborhood Safety Program.

Program Background: The City offers a range of
residential safety programs, including the following:
Residential Security Survey Program, Operation
Identification,  Neighborhood  Watch  Groups,
community forums, and crime prevention and
community relations programs as well as educational
materials for residents.

Program: Continue to offer neighborhood safety
programs in cooperation with the Police Department.
Timeframe: Ongoing

Responsible Division: Police Department (lead);
Housing Division

Objective 7.c:  Conduct Housing Element Review.

Program Background: Chapter Six of this Housing
Element update includes a comprehensive review
and analysis of the City’s past housing strategies
and policies, resulting in the updated programs in
the chapter. The City also undergoes annual review
of its General Fund, CDBG, and HOME housing and
community development programs.

Although as a charter city, Santa Monica is exempt
from the requirement to submit annual Housing
Element Reports, such reports are now required in
order to apply for funding under certain programs.
For this purpose, the City will submit annual reports
when required by programs for which the City seeks

to apply.

Program: Implement Housing Element programs
within adopted time frames. Submit annual reports,
as necessary, to comply with application requirements
for State grant funding.

Timeframe: Ongoing; annually

Responsible Division: Strategic & Transportation
Planning Division (lead, Housing Element);
Housing Division (lead, annual review)
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3. Housing Needs Assessment

This chapter reviews and assesses the community’s
demographic and housing characteristics in order to
evaluate the housing needs of present and future Santa
Monica residents to help inform the policy discussion
and frame objectives and recommendations. The
chapter compares data from past years with data
from the 2010 census and most recent American
Communities Surveys (ACS), which the U.S. Census
now utilizes to gather much of the more specific data
on population, households, employment and housing
characteristics at the local jurisdiction level. Other
sources, including the City’s own building permit and
project data, and additional government sources are
used to complete the picture and describe the current
housing situation in Santa Monica.
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Table 3-1 Historical Population Growth 1890-2010

Table 3-2 Population Growth 1980-2010, Neighboring Communities and Los Angeles County

Year Toiul‘ Population %

Population Increase Change
1890 1,580 — —
1900 3,057 1,477 93%
1910 7,847 4,790 157%
1920 15,252 7,405 94%
1930 37,146 21,894 143%
1940 53,500 16,354 44%
1950 71,595 18,095 34%
1960 83,249 11,654 14%
1970 88,289 5,040 6%
1980 88,314 25 0%
1990 86,905 (1,409) -2%
2000 84,084 (2,821) -3%
2010 89,736 5,652 7%
Source: U.S. Census

A. POPULATION CHARACTERISTICS

1. Population Growth Trends

Beginning with the first official census after its
incorporation in 1886, Santa Monica’s population
more than doubled every 10 vyears until the
depression era of the 1930s, when the city’s annual
rate of population growth began to slow as shown in
Table 3-1. Santa Monica experienced its highest level
of growth during the national immigration wave of

Jurisdiction 1980 1990 2000 2010 | JoChenge || v Change
Beverly Hills 32,367 31,971 33,784 34,109 5.4% 1.0%
Santa Monica 88,314 86,905 84,084 89,736 1.6% 6.7%
Culver City 38,139 38,793 38,816 38,883 1.9% 0.2%
West Hollywood — 36,118 35,716 34,399 -4.8% -3.7%

LA City 2,966,850 | 3,485,398 | 3,694,820 | 3,792,621 27.8% 2.6%
LA County 7,477,503 8,863,164 | 9,519,338 | 9,818,605 31.3% 3.1%
Source: U.S. Census of Population and Housing 1980, 1990, 2000, and 2010

* For West Hollywood, which was incorporated in 1984, the increase is from 1990-2010

the 1920s, followed by the period between 1930 and
1950, when nearly 34,500 people were added. Growth
in this latter period was fueled in part by World War
lI-related manufacturing jobs at the former Douglas
Aircraft plant at the Santa Monica Airport, and post-
War growth that occurred throughout Southern
California.

The city’s total population count has remained
relatively stable since the 1970s, following the end
of an apartment construction boom that left the
city’s residential areas essentially built out. By 1980,
the city’s population stopped growing, and actually
declined slightly to 84,084 residents by 2000. This
population decline was due to a gradual change in
household composition, and the regional economic
recession that occurred during the early 1990s. The
2010 Census showed the city’s first growth over a
decade, with a 6.7% increase. However, in comparison

to the highest previously recorded population in 1980,
Santa Monica’s net growth over a 30 year period was
only 1.6%.

Comparing Santa Monica with its Westside Cities
sub-region, the city’s growth over the last decade
was significantly higher than the other jurisdictions.
However, over the 30 vyear period, the largest
percentage of growth occurred in Beverly Hills at 5.4%
(Table 3-2). These growth rates are extremely low,
reflecting the built-out status of the subregion. In
contrast, the city of Los Angeles grew by 27.8%, and
the County by 31.3% over the same 30 year period,
largely due to the continued development of vacant
land in outlying areas such as the Santa Clarita and
Antelope Valley.



Figure 3-1 Age Distribution, 1990-2010

[
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2. Age Characteristics

The changing age distribution of a population is an
important factor driving current and future housing
needs. For example, if a community has an aging
population, it may become important to provide more
senior housing and supportive services for seniors.
Similarly, if a community has an increasingly younger
population of persons below age 18, it may signal the
demand for more or larger single-family housing.

The city’s age distribution between 1990 and 2010
demonstrates an overall stability in the youngest and
oldest populations, with plus or minus 1% difference.
The most significant shift, as seen in Figure 3-1, has
been a decrease in the young adult component and
an increase in the older adult population (45-64)
during the same time period. This is not surprising,
as it essentially tracks the baby boomer population
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Preschool (<5 yrs)
School Age (5-17 yrs)
College Age (18-24 yrs)
Young Adults (25-44 yrs)
Middle Age (45-64 yrs)

Seniors (65+ yrs)
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PERCENT HOUSEHOLDS
WITH CHILDREN UNDER
18 YEARS OF AGE

[ ]39-99
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City-wide Average: 16.7%

Source: U.S. Census 2010
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City of Santa Monica
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B 21.9-29.9

Census Tract
[ 37 Census Block Group

I 30.0-455

City-wide Average: 21.8%

0 0.5

Source: U.S. Census 2010, Table H17.

as it cycles toward retirement years. What it does
indicate is that in the next decade, it is likely that the
senior (65+) population will see a significant increase.
In 1990, the median age in Santa Monica was 37.9,
significantly higher than the County median age of
30.7. Based on 2010 Census data, the county median
has increased to 34.8, while median age in Santa
Monica has passed 40, somewhat narrowing the gap,
but showing that Santa Monica still has a significantly
older population (Figure 3-1 and Table 3-3).

Figures 3-2 and 3-3 depict concentrations of
households with children and senior households.
Census block groups north of Montana Avenue and
on the Venice border, both primarily single-family
districts, stand out as having both higher than average
households with children and seniors.

™

City of Santa Monica

SENIOR HOUSEHOLDS
2010 Census

LEFT:

Figure 3-2
Households with
Children under
18 Years

RIGHT:
Census Tract Figure 3-3
3 ' Census Block Group p Sen.or
X 7~ I
N /
~ < .| Households

3. Race and Ethnicity

The greater Los Angeles metropolitan area is known
for its diverse and changing ethnic population. Ethnic
diversity in a community can affect housing needs and
preferences. Different cultures may have different
preferences for family size or structure that affect the
type of housing needed. Therefore, understanding the
ethnic makeup of a community can lead to a better
understanding of housing needs.

Although Santa Monica’s racial and ethnic profile is
much more homogeneous than the County asa whole,
the overall trend in the last twenty years has been
toward more diversity with a shrinking share of the
population identified as white. As displayed in Table
3-4, non-Hispanic White residents, the proportion of

non-Hispanic White residents in Santa Monica has
declined slowly but consistently by about 5% over the
last two census counts (70% in 2010 compared to 75%
in 1990). During the same period, the proportion of
non-Hispanic White residents in the County declined
by about 13% (28% in 2010 compared to 41% in
1990). In contrast, the city’s share of Asian residents
increased by 1.8% since 2000, and by 2.8% over the
last 20 years. The African-American population has
remained fairly stable over the last two decades.
The data for the last twenty years shows a significant
growth in the share of the Asian population and a
steady presence of Hispanic residents, still the second
largest ethnic group in the city.
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Table 3-3 Population and Percent Change by Age Group, 1990 - 2010

1990 2000 2010
Age % Change % Change
9 1990-2000 2000-2010
Number % Number % Number %
Preschool (<5 yrs) 4,048 5% 3,448 4% 3,696 4% -1% 0%
School Age (5-17 yrs) 7,929 9% 8,866 1% 8,884 10% +2% -1%
College Age (18-24 yrs) 6,238 7% 5114 6% 6,442 7% -1% +1%
Young Adults (25-44 yrs) 37,175 43% 33,704 40% 35,552 36% -3% -4%
Middle Age (45-64 yrs) 17,164 20% 20,874 25% 24,746 28% +5% +3%
Seniors (65+ yrs) 14,351 16% 12,078 14% 13,416 15% -2% +1%
Total 86,905 100% 84,084 100% 89,736 100%
Median Age 37.9 39.3 40.4
Source: U.S.Census 1990, 2000, and 2010
Table 3-4 Population Ethnicity, 1990-2010
1990 2000 2010
Race % Change % Change
1990-2010 2000-2010
Number % Number % Number %
White 65,337 75.2% 60,482 71.9% 62,917 70.1% -5.1% -1.8%
African American 3,830 4.4% 3,081 3.7% 3,364 3.7% -0.7% 0.0%
Hispanic 11,842 13.6% 11,304 13.4% 11,716 13.1% -0.5% -0.3%
Asian/Pacific Islander 5,364 6.2% 6,043 7.2% 8,076 9.0% +2.8% +1.8%
Two or more races n.a. n.a. 2,584 3.0% 3,174 3.5% +3.5% +.5%
All Others* 532 0.6% 590 0.7% 489 0.5% -0.1% -0.2%
Total 86,905 100% 84,084 100% 89,736 100%

Source: U.S.Census 1990, 2000, and 2010
*Other includes American Indian, Alaskan Native, and individuals indicating an ‘other’ race.
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Table 3-5 Ethnicity of Student School Enroliment:
Santa Monica-Malibu Unified School District, 2001-2002 and 2011-2012

Because of increasing marriage among members of
different racial/ethnic groups, resulting in the growing
number of multi-race children, the 2000 Census
introduced a new category—“two or more races.” This
marked the first time that respondents were allowed
to select more than one race in the Census. This
recent Census category has become more important,
particularly in ethnically and racially diverse areas
such as Southern California. According to the 2010
Census, approximately 3.5% of Santa Monica residents
identified themselves as being of mixed racial/ethnic
heritage, a slight increase over the last decade.

Figure 3-4 through Figure 3-7 show the locations within
the City of Santa Monicawhere minority concentrations
are higher than the County average. Figure 3-4 shows
that the overall minority concentration is located in

2001-2002 2011-2012
slbniclty O\‘:/;rc ‘|I1g r}gzrs
Number % Number %
Non-Hispanic White 7,379 58.1% 5,803 50.6% -7.5%
Hispanic or Latino 3,467 27.3% 3,435 30.0% +2.7%
African American 1,041 8.2% 745 6.5% -1.7%
Asian 720 5.7% 680 5.9% +0.2%
Multiple or No Response n/a n/a 674 5.9% +5.9%
Other 101 0.8% 131 1.1% +0.3%
Total 12,708 100% 11,468 100%

Source: California Department of Education, 2012, for the Santa Monica-Malibu Unified School District 2001-2012

the central portion of the city bounded by Colorado
Avenue to the north, 14th Street to the west, Pico
Boulevard to the south, and 28th Street to the east.
Additionally, a higher proportion reside in the small
single-family neighborhood bounded by Exposition
Boulevard to the north, Stewart Street in the west,
I-10 to the south, and the city’s eastern border.

Given that Hispanics are the largest minority group in
the city, the Hispanic concentration coincides largely
with the overall minority concentration (Figure 3-5).
Concentration of the African American population is
located in the central portion of the city (Figure 3-6).
Figure 3-7 shows that concentrations of Asians can
be found in three locations in the city; a small single-
family area in north Santa Monica bounded by 14th
Street and Alta Avenue, and two areas bounded by Pico
Boulevard and Cloverfield south of the I-10 Freeway,
and the single-family area north of the freeway.

Table 3-5 provides student enrollment information
obtained from the Santa Monica-Malibu Unified
School District showing a decade in which Santa
Monica schools have moved toward increased ethnic
diversity, even as the overall number of students
has decreased (it should be noted that these figures
include both Santa Monica and Malibu students).
Minority enrollment in public schools continues to be
greater than these groups’ representation in the city’s
general population. The two most likely explanations
for this are the enrollment of Santa Monica children
in private schools and the inter-district transfers that
SMMUSD permits, which draw in children of Santa
Monica employees and nearby Los Angeles residents.
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4. Employment

Highly correlated to household income, employment
has an important impact on housing needs. Higher-
paying jobs provide broader housing opportunities

for residents, while lower-paying jobs limit housing
In addition,
major factor affecting the demand for housing in a

options. employment growth is a
community. According to the California Employment

Development Department (EDD), Santa Monica’s 2011

Table 3-6 Jobs Held by Santa Monica Residents, 2000 and 2010

2000 2010 .
Job Category 2/3:51_02%%%
Number % Number %
Managerial /Professional 28,378 60.3% 32,507 66.0% +5.7%
Sales, Technical, & Admin (Support) 10,955 23.3% 10,089 20.5% -2.8%
Service Occupations 4,430 9.4% 4,458 9.1% -0.3%
Construction, Extraction, & Maintenance 1,575 3.3% 1,034 2.1% -1.2%
Production, Transportation, & Material Moving 1,721 3.7% 1,149 2.3% -1.4%
Farming, Forestry, & Fishing 0 0.0% 0 0 0.0%
Total Employed Persons (16 Years & Over) 47,059 100% 49,237 100%
Source: 2000 Census and 2006-2010 American Community Survey 5-Year Estimates
Figure 3-8 Percentage of City Workers who Live in Santa Monica
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unemployment rate was 10.2%, down from a high of
10.4% in 2010 but up from the 4.4% level of the 2000
Census. Nevertheless, Santa Monica’s unemployment
rate has remained generally lower than the County
(12.3%) and the State (11.7%) rates.

According to the 2010 American Community Survey,
49,237 Santa Monica residents aged 16 and over were
in the labor force (54.9% of the total population).
Table 3-6 shows that Santa Monica residents are highly
skewed toward managerial/professional positions, and
that this gap has increased over the last 10 years. This
group is distantly followed by 20.5% in sales, technical
and administrative occupations, and together these
two categories account for 86.5% of Santa Monica
residents’ jobs. Lack of affordable housing may play a
significant role in this disproportionate spread toward
higher income jobs, as it has become increasingly
difficult to afford the high cost of renting or purchasing
a home in the city.

Lack of housing affordability is also indicated by the
percentage of employees who work in the city who
also live in Santa Monica. According to nine years of
US Census data, Santa Monica employees in all jobs
who also live in the city has hovered between 10%
and 11%, with an anomaly in 2009, during which it
dipped to 8% (Figure 3-8). In 2010, the most recent
year for which data was available, the number was
just below 10%.
residing in the city of Los Angeles dipped to a low of

In 2010, Santa Monica workers

45.5%, although in past years, typically closer to half
commute from L.A. About 3.5% reside in either Culver
City or Inglewood.



Table 3-7 lists the number of business establishments
by industry type, along with the average employment
per industry in 2008 and 2011. Santa Monica has
weathered the recent recession relatively well due
to its diverse array of industry types that provide jobs
throughout the city. The largest number of jobs were:
Accommodation and Food Services, Professional,
Scientific and Technical Services, Health Care and
Social Assistance, Information, and Retail Trade.

In addition, Table 3-8 lists the top fifteen principal
employers in Santa Monica and the total number of
jobs that they provide. The 18,123 jobs generated
by these employers accounted for approximately
23% of the city’s total estimated jobs in 2011. Table
3-9 provides information on the average salary levels
for professional occupations for four of the large
employers in the community including the City of
Santa Monica, Santa Monica College, the School
District, and the Santa Monica/UCLA Medical Center.

~
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Table 3-7 Establishments per Industry Type and Average Employment, 2008 and 2011

2008 2011
Establishment # Average 4 Average
Employment Employment**
Agriculture, Forestry, Fishing & Hunting 6 11 2 3
Mining e 1 1
Utilities 6 281 3 244
Construction 227 2,607 196 1,452
Manufacturing 105 1,056 94 935
Wholesale Trade 230 2,355 202 2,613
Retail Trade 648 9,781 599 8,422
Transportation & Warehousing 29 359 35 321
Information 619 7,754 589 8,290
Finance & Insurance 258 3,155 242 2,778
Real Estate & Rental & Leasing 392 3,268 365 3,096
Professional, Scientific, & Technical Services 1,217 11,659 1,232 10,133
Management Of Companies And Enterprises 22 604 25 346
Admin & Support & Waste Mgmt & Remediation 230 2,636 195 2,435
Educational Services 85 2,359 84 2,712
Health Care & Social Assistance 843 8,368 836 8,074
Arts, Entertainment, & Recreation 600 2,128 566 2,059
Accommodation & Food Services 377 11,183 416 12,844
Other Services 362 3,382 2,845 5,839
Non-Classified 2 e 612 396
Federal Government 6 283 5 233
State Government 1 15 1 14
Local Government 49 6,279 48 5,437
Total 6,315 79,625 9,193 78,677

* Quarter 3, 2011
** Average of three months in Quarter 3, 2011
*** Data suppressed by EDD for confidentiality

Source: State of California EDD Labor Market Information, 2008 and 2011, Based on reported data only
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Table 3-8 Principal Employers, 2011

Number of Jobs

Table 3-9 Average Salary Levels for Professional
Occupations, 2012

Empl Indust q
A 2/ Provided Employer Average Salary
City of Santa Monica Government 2,528 Santa Monica College
Santa Monica College Education 2,086 Professor-Entry $53,551
St. John's Hospital Medical Center Health Services 1,796
Santa Monica-UCLA Hospital Health Services 1,780 Professor-Experienced $78,590
Santa Monica-Malibu Unified School District Education 1,500 Santa Monica-Malibu Unified School District
RAND Corporation Research 894 Teacher-Entry $44,341
Universal Music Group Media + Entertainment 850 ) q 74l
Te -E i 74,475
Activision Blizzard Inc. Media + Entertainment 692 il s !
ET Whitehall Santa Monica Partners LP Hospitality 534 Principal $107,564
MTV Networks Media + Entertainment 506 City of Santa Monica
Loews Hotels Hospitali 434
v pilallty Firefighter $82,566
Lion’s Gate Entertainment Corp Media + Entertainment 425
Yahoo! Media & Music Media + Entertainment 390 Police Officer $83,610
Edmunds.com Internet Service 361 Deputy Fire Chief $160,674
Rubin Postaer and Associates Adbvertising 350 Civil Engineering Associate $98.027
Goldline International Inc. Financial Services 337
KOR Hotel Group Hospitality 323 Assistant Planner $82,752
Whole Foods Market Refail 307 Associate Planner $91,008
Fairmont Miramar Hotel Hospitality 303 Senior Planner $104,658
Crossroads School for Arts & Sciences Education 295
Wells Fargo Capital Finance Financial Services 295 Department Head $177,959
Sony Computer Entertainment America Media + Entertainment 292 Santa Monica/UCLA Medical Center
The Macerich Company Real Estate 284 Nurse $95 341
Google Internet Service 281
: Physical Therapist $88,596
Sony Automotive Auto Dealer 280
18,123 Social Worker $75,906

July 31,2011

Source: City of Santa Monica Housing and Economic Development Department, Employer reported employment levels,

Source: City of Santa Monica, October 2012




Table 3-10a Household Size and Type, 1990-2010

1990 2000 2010
Type of Household
Number % Number % Number %
1 Person 22,247 49.6 22,786 51.2 22,716 48.4
Male 9,640 21.5 10,475 23.5 10,284 21.9
Female 12,607 28.1 12,311 27.7 12,432 26.5
2+ Persons
Family Households: 18,124 40.4 16,783 37.7 17,929 38.2
Married Couple Family 13,246 29.5 12,216 27.5 13,092 27.9
-with children <18 yrs 4,883 10.9 4,842 10.9 5,184 11.0
-with no children <18 yrs 8,363 18.6 7,374 16.6 7,908 16.9
Other Families 4,878 10.9 4,567 10.3 4,837 10.3
Male householder (no wife) 1,336 3.0 1,249 2.8 1,327 2.8
-with children <18 yrs 483 1.1 480 1.1 526 1.1
-with no children <18 yrs 853 1.9 769 1.7 801 1.7
Female householder (no husband) 3,542 7.9 3,318 7.5 3,510 7.5
-with children <18 yrs 1,718 3.8 1,723 3.6 1,700 3.6
-with no children <18 yrs 1,824 4.1 1,595 3.6 1,810 3.9
Nonfamily Households: 4,519 10.0 4,928 11.1 6,272 134
Male Householder 2383 5.3 2674 6.0 3,357 7.2
Female Householder 2,136 4.8 2,254 5.1 2,915 6.2
Total Households 44,860 100.0 44,497 100.0 46,917 100.0
Total Household Population 86,905 n/a 84,084 n/a 89,736 n/a
Average Household Size 1.88 n/a 1.83 n/a 1.87 n/a

Source: 1990, 2000, and 2010 U. S. Census.
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B. HOUSEHOLD CHARACTERISTICS

Household type, income level, and the presence
of special needs populations are all factors that
affect a community’s housing needs. Overall, the
data presented in the following sections shows that
in comparison to Los Angeles County as a whole,
Santa Monica has a smaller-than-average household
size, significantly less overcrowding, and higher
income levels. However, there are certain census
tracts, located in the city’s central area, that are
disproportionate in all of these categories, and where
issues of adequate housing and economic challenges

are most pronounced.

1. Household Composition and Size

The Census defines household as all persons who
share one housing unit. Families are a subset of
households and include persons living together who
are related through blood, marriage, or adoption.
One-person households include persons living
alone, except for individuals living in retirement or
convalescent homes, dormitories, prisons, or other
group homes. Non-family households are unrelated

individuals living together, such as roommates.

Table 3-10a indicates that the city’s average household
size (1.87) has increased slightly since 2000 (1.83), and
is slightly below the 1990 level (1.88). This compares
with a County average household size of 2.98. Thus it
is fairly stable over time. For the first time in twenty
years, family households are making a comeback and
have increased both numerically and percentage-
wise since 2000. The most significant change,

however, is in regard to those households defined as
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Figure 3-9 Household Type by Age, Owner Occupied
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Table 3-10b Household Type by Tenure and Age, 2010
2010 Owner Occupied Renter Occupied
Type of Household
bl el 1534 | 3564 | 65+ | 1534 | 3564 | 65+
Households
1 Person 22,716
Male 10,284 159 1,086 476 2,259 | 5,062 1,242
Female 12,432 198 1,284 1,168 2,484 | 4,633 2,665
2+ Persons 24,201
Family Households:
Married Couple Family 13.902 342 4,510 1,756 1,655 | 4,039 890
Male householder (no wife) 1,327 38 281 107 234 590 77
Female householder (no husband) 3,510 40 666 300 404 1,767 333
Nonfamily Households:
Male Householder 3,357 115 268 80 1,820 956 118
Female Householder 2,915 77 250 114 1,705 661 108
Total Households 46,917 969 8,345 | 4,001 | 10,461 | 17,708 | 5,433

Source: 2010 U. S. Census.

“Nonfamily” households, which have increased over
time and now constitute 13.4% of the community. A
nonfamily household may contain only one person --
the householder -- or additional persons who are not
relatives of the householder. Nonfamily households
may be classified as either female nonfamily or male
nonfamily households. Households with children have
remained relatively stable.

Additional details about housing in the community are
provided in the Table 3-10b and Figures 3-9 and 3-10,
which illustrate the age range and tenure (owner/
renter) for both men and women. Particularly striking
is how the number of one person females over 65
outnumbers men in that age group and category by
more than 2:1 in both owner-occupied and rental
housing.

a. Overcrowding

A housing unit that is occupied by more than one
person per room (excluding kitchens, bathrooms,
hallways and porches) is defined by U.S. Department
of Housing and Urban Development (HUD) as being
overcrowded. A housing unit with more than 1.5
persons per room is defined as severely overcrowded.
Although a 2007 HUD Study (US HUD, Measuring
Overcrowding in Housing, 2007) concluded that these
standards often over-estimate overcrowding when
not considered together with other factors such as
square feet/dwelling, this is still the standard that is
reported by the Census and ACS.



The relatively high cost of housing likely leads to more
overcrowding, if the cost either forces a household
to double up with another household or live in a
smaller housing unit to be able to afford food and
other basic needs. Overcrowding can also occur if a
community lacks housing units of adequate size to
meet the need of large households. In either case,
overcrowding can lead to more rapid deterioration
of homes, greater impacts on city infrastructure and
service levels including more traffic and a shortage of
on-site parking.

In 2010, 941 households were determined to be
overcrowded (2.1%), of which 542 were classified as
severely overcrowded. This represents a significant
reduction from 2000, when 2,361 households, or 5.3%
of all households in Santa Monica were considered
overcrowded, (1,405 or 3% severely overcrowded). In
comparison to the rest of Los Angeles County, where
12% of all households were overcrowded in 2010,
household overcrowding is relatively low in Santa
Monica (Table 3-11).

Overcrowding rates in Santa Monica vary considerably
by tenure. Approximately 2.6% of renter households
within Santa Monica were overcrowded in 2010,
compared to 0.6% of owner households.

Figure 3-10 Household Type by Age, Renter Occupied
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Table 3-11 Overcrowded Households, 2010
Households % LA County %
Owners
Overcrowding 81 0.6% 6.0%
Severe Overcrowding 13 0.1% 1.4%
Renters
Overcrowding 860 2.6% 17.6%
Severe Overcrowding 529 1.6% 7.8%
Total Overcrowding 941 2.1% 12.0%
Source:2006-2010 American Community Survey 5-Year Estimates
Note: Severe overcrowding is a subset of overcrowding
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Figure 3-11 Median Family Income by Family Type, 2010
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2. Household Income

Household income is the strongest determinant for

the size and type of housing available for any given

household. Household income levels are often

correlated with certain demographic factors, including

race, gender, and household type.

According to the Census and ACS, Santa Monica’s
median household income in 2005 was $55,274,

rising to $68,842 in 2010 (Table 3-12). Median

family incomes in Santa Monica exceeded nonfamily

households, but both were higher in both 2005 and

$143,862
$117,417
$78,142
$58,904
I $44,631 $47,212
With Children | No Children | With Children | No Children | With Children | No Children

Male Householder (no wife) Female Householder

Family Type

Married Couple

Table 3-12 2000, 2005, and 2010 Income Data, Santa Monica, Los Angeles County, and California

2010 than the medians in Los Angeles County and the
state. Within the “family” category, income levels in
2010 varied considerably, the lowest median income
being earned by female headed households with
children ($44,631) and the highest earned by married-
couple families with children ($143,862) (Figure 3-11).

Median Household Income Median Family Income Median Nonfamily Household Income
Area
2000 2005 2010 2000 2005 2010 2000 2005 2010
Santa Monica $50,714 $55,274 $68,842 $75,989 $87,748 $103,601 $40,820 $42,022 $54,612
LA County $42,189 $48,248 $55,476 $46,452 $53,431 $61,622 $30,917 $34,131 $40,208
California $47,493 $53,629 $60,883 $53,025 $61,476 $69,322 $32,024 $32,024 $40,588
Source: 2000 U.S. Census, 2005 American Community Survey, and 2006-2010 American Community Survey 5-Year Estimates




Due to the high cost of housing, many Santa Monica
employees cannot afford to live in the City. The City’s
current planning efforts to develop transit-oriented
neighborhoods near the Expo Light Rail stations aim
to include housing options that expand the choices for
lower and moderate income households, who tend
to utilize transit for most journeys in addition to the
work trip. Achieving a diverse urban housing stock is
expected to enhance the city’s ability to attract and
retain quality workers, enhance employee interaction
with the community, reduce traffic congestion on local
streets and in the regional transportation network,
and may improve employee accessibility in the event
of an emergency.

For planning and funding purposes, the State
Department of Housing and Community Development
(HCD) categorizes households into income groups
based on the County area median income (AMI),
which was $64,800 in 2012 (State of California, HCD
memorandum: Official State Income limits for 2013,
February 25, 2013). Accordingly, for a four-person
household, these categories and their 2013 income
thresholds are shown in Table 3-13.

Previously, the City of Santa Monica used different
income categories pursuant to its inclusionary
housing program than those established by State law
governing the regional housing needs assessment. In
June 2013, the Council amended the AHPP and from
this point forward, the City will be consistent with
the state and federal income limits and rents in its
program administration.

Table 3-13 Income Categories and Thresholds, 2013
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Income Category 22:‘3e|:;:|'3e
Extremely Low — Up to 30% of County Area median income limit (below) $25,600
Very Low Income — 31% - 50% of County area median income $42,700
Low Income—51% - 80% of County area median income $68,300
Moderate Income—81% - 120% of County area median income $77,750
Above Moderate—above 120% of the County area median income >$77,750
Source:State of California, HCD 2013
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b. Income by Household Type and Tenure

The US Census now collects a variety of data through
the American Communities Survey (ACS), and the table
below uses data through 2009 to provide an overview
of income distribution by household type and tenure
in Santa Monica. Based on this data, in 2009, 11%

of the city’s total households were Extremely Low
Income (0% to 30% AMI), 8% were Very Low Income
(31% to 50% AMI), and 11% were Low Income (51% to
80%AMI). Approximately 70% of the households had
incomes above 80% of the median (Table 3-14).

i, X

Certain groups had higher proportions of lowerincome
households. As shown in Table 3-14, elderly and large
family renter households had higher proportions of
lower-income households than any other household
type.
households and 36% of elderly owner households

Approximately 64% of all elderly renter
earned lower income levels (earned less than 80% of
AMI). Among large family renter households, 49% of
renters earned less than 80% of the AMI. However,
only 6% of large family owner households earned very

low— and low-income levels.

Figure 3-12 shows the areas of concentrated low-
and moderate-income households in Santa Monica.
Typically, an area of low to moderate income
concentration is defined as a census tract or block
group where 51% or more of the residents earn 80%
or less of the Metropolitan Statistical Area (MSA)
area median income (AMI). However, because Santa
Monica is generally a more affluent city, HUD has
established an “exception threshold” that defines
census block groups with 38.5% low and moderate
income residents as low and moderate income areas
that qualify for certain federal programs. Figure 3-12
depicts the 20 census block groups which meet this
definition and are thus considered low and moderate
income areas. A majority of these areas geographically
follow Interstate 10 (Santa Monica Freeway) from
the east to west borders of the city. These Interstate
10 corridor areas are bordered on the south by Pico
Boulevard across the entire city and extend as far
north as Washington Avenue. Four of the areas fall
farther south, near the Santa Monica Airport and in
Ocean Park.
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Table 3-14 Household Income Profile by Household Type, 2009

Renters Owners
Households Total Households
Elderly Fzr:‘itljiltlas Ftl;cr:i i:s lelrs Elderly F::itljiltlas Fbcr’nri iis O]:::;Irs
Extremely Low Income (0-30% AMI) 2,405 735 50 5,610 390 80 125 790 6,400
% with any housing problems* 77.3 95.2 100.0 82.9 79.5 43.8 25.8 67.1 80.9
% cost burden 30-50% 19.5 11.6 0 114 5.1 0 0 5.1 10.6
% cost burden >50% 57.2 83.7 100.0 70.0 74.4 43.8 20.0 60.8 68.8
Very Low Income (31-50% AMI)* 1,255 475 55 3,485 430 120 20 775 4,260
% with any housing problems* 78.9 87.4 81.8 85.8 68.6 87.5 100.0 76.3 84.1
% cost burden 30-50% 37.1 28.4 27.3 34.0 26.7 0 75.0 16.7 30.8
% cost burden >50% 40.6 58.9 0 50.5 41.9 87.5 20.0 594 52.1
Low Income (51-80% AMI) 760 975 65 4,295 475 180 35 1,110 5,405
% with any housing problems* 63.8 61.0 100.0 74.4 42.1 58.3 100.0 54.1 70.2
% cost burden 30-50% 37.5 27.2 30.8 38.3 20.0 0 28.6 11.3 32.7
% cost burden >50% 20.4 30.3 0 30.7 22.1 52.8 71.4 41.9 33.0
Moderate and Upper Income (81%+ AMI) 1,690 4,545 190 18,940 2,650 4,785 420 10,435 29,375
% with any housing problems* 26.3 20.1 76.3 22.5 25.1 28.0 39.3 30.8 16.2
% cost burden 30-50% 18.3 13.8 0 17.2 16.8 15.2 29.8 19.4 18.0
% cost burden >50% 6.2 3.1 0 2.3 7.9 12.9 6.0 10.8 54
Total Households
% with any housing problems* 61.9 39.0 84.7 46.7 37.3 30.7 425 37.6 38.1
% cost burden 30-50% 25.0 16.5 9.7 20.8 17.1 14.0 25.0 17.7 19.9
% cost burden >50% 35.1 19.8 13.9 23.0 19.9 16.5 13.2 194 22.0
Total Households 6,110 6,730 360 32,330 3,945 5,165 600 13,110 45,440
Source: HUD CHAS Data Book, based on 2005-2009 American Community Survey 5-Year Estimates
For planning purposes, the U.S. Department of Housing and Urban Development (HUD) uses ACS data to develop special tabulations by HUD income group and special needs category.
This data set is collectively known as the Comprehensive Housing Affordability Strategy (CHAS).
* There are four housing problems in the CHAS data: 1) housing unit lacks complete kitchen facilities; 2) housing unit lacks complete plumbing facilities; 3) household is overcrowded; and
4) household is cost burdened. A household is said to have a housing problem if they have any 1 or more of these 4 problems.




Page 60 | 3. Housing Needs Assessment

Low/Mod area defined as Census
block groups with >38.5% of
households earning <80% AMI.
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The last two data maps presented in this chapter,
Figures 3-13 and 3-14, respectively show Santa
Monica’s geographic distribution of renter households,
which comprise about 71% of all households, and the
locations where lower income households are assisted
by approximately 1400 rental vouchers citywide.

Not surprisingly, there are only a few census tracts in
which less than 15% of households rent. Furthermore,
only 19 out of 72 census block groups (26%) are
dominated by ownership households, while the
remaining 53 census block groups contain a majority
of renter households.

The distribution of rental vouchers is most heavily
concentrated in the middle section of the City on both
sides of the I-10 corridor and within the downtown
area. Nextin order of voucher utilization is the Sunset
Park census tract located east of 20th Street between
Pico Boulevard and the Santa Monica Airport.

Table 3-15 provides Comprehensive Housing
Affordability Strategy (CHAS) data on household
income by race and ethnicity. Based on the 2005-
2009 American Community Survey 5-Year Estimates,
the proportion of households with lower income
levels was higher among African-American and
Hispanic households than for non-Hispanic White and
Asian households. Approximately 57% of Hispanic
households and 64% of African American households
earned less than 80% of the area median income. In
comparison, 32% of White households and 30% of
Asian households were extremely low, very low, and
low income.

Table 3-15 Households by Race/Ethnicity and Income, 2009
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% Extremely

% Moderate

Households Total % of Total Low and Very % Low Income and Upper
Households | Households Low Incomes (51-80% MFI) Income
(0-50% MFI) (>80% MFI)
White 36,035 79.3% 20.8% 11.6% 67.6%
Hispanic 3,874 8.5% 41.9% 15.4% 42.7%
Asian 3,670 8.1% 20.3% 9.8% 69.9%
African American 1,070 2.4% 50.0% 13.6% 36.4%
Other 85 0.2% 35.3% 52.9% 11.8%
Multiple 706 1.6% 36.1% 10.5% 53.4%
All Households 45,440 100% 23.5% 11.9% 64.6%

Source: HUD CHAS Data Book, based on 2005-2009 American Community Survey 5-Year Estimates
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Figure 3-14
Distribution of
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C. SPECIAL NEEDS GROUPS

There are certain segments of the population that may
have greater difficulty in finding decent, affordable
housing due to special circumstances. State Housing
Element law (Government Code Section 65583(a)(7))
requires “An analysis of any special housing needs,
such as those of the elderly, persons with disabilities,
large families, farmworkers, families with female
heads of households, and families and persons in
need of emergency shelter...” Recent passage of SB
812 has added to this law a requirement to consider
the needs of persons with developmental disabilities
in the special needs analysis. Santa Monica includes in
its population individuals from each of these “special
needs” groups with the exception of farm workers. A
discussion of each group is provided below.

1. Homeless Persons

As a relatively small city within the County of Los
Angeles—a County with 9.9 million people and
88 municipalities—Santa Monica does not control
either the movement of homeless people across its
boundaries or the county-level resources that are
needed to help people leave homelessness.

Despite the challenge of how to accurately define
and serve its fair share of the homeless population,
Santa Monica has developed an integrated approach
to serve its community known as the “Action Plan to
Address Homelessness in Santa Monica” which was
adopted by the Santa Monica City Council in February
2008 and updated in 2009 and 2010. The explicit
goal of the plan is a reduction of street homelessness

through focusing resources on priority populations:
Santa Monica’s chronically homeless; those whose
last permanent address was in Santa Monica; and
vulnerable members of Santa Monica’s workforce.

One of the plan’s “best practice” approaches was
the creation of a Service Registry of the most long-
term and vulnerable homeless individuals living on
Santa Monica’s streets to enumerate and gather
quality data to shape service delivery to this priority
population. Since 2008, the Homeless Service Registry
has developed and grown through intense efforts to
identify these individuals. As of October 2012, 213
individuals (62%) of the 346 homeless persons on the
Service Registry were in permanent housing — a 20%
increase over the previous year. Of these, 164 were
ranked as vulnerable.

Data collection to find those in need and track progress
has become an annual event, with volunteers and City
staff annually conducting an early morning count of
individuals sleeping outside, along with a count of
shelter use that same night. The most recent count
took place on the night of January 30, 2013 with
more than 250 volunteers covering 19 census tracts
A total of 780
individuals were counted on the streets, in cars and

and 226 linear miles (Figure 3-15).

encampments, and in shelters and institutions within
the city. This represents a 1% increase over 2012.
While the total homeless count has remained stable,
there have been significant increases in unsheltered
individuals and people in vehicles that increased the
street count by 20%. At the same time, the number
of people in shelters decreased by 12% largely due

to the reduced reliance on Santa Monica motels as
emergency housing. Families using motel vouchers
were housed outside of Santa Monica and were
included in the Los Angeles County point-in-time
count. This programmatic change has no correlation
to the change in street population, as no families were
found during the street count. Of particular note in
2013 was the 27% increase in the number of people
sleeping in their cars as compared to 2012, as well as
a 76% reduction in individuals found sleeping on the
beach.

In FY2011-12, the City also helped 272 previously
homeless people to reunite with their families and
friends who offered them permanent housing and
ongoing support in their home communities.

One particular concern for the City is the number
of homeless individuals who are veterans of the
United States military. Homeless veterans are served
through all the City of Santa Monica-funded homeless
programs, which are funded by City General Funds
and state and federal sources. The City of Santa
Monica has been an active partner in regional efforts
to secure additional housing resources for homeless
veterans. Additionally, federal Housing and Urban
Development Supportive Housing Program funding
is passed through the City of Santa Monica to New
Directions, a West LA social service agency which
provides recovery services and housing specifically
to homeless veterans. Of the 213 Homeless Service
Registry individuals who have found permanent
housing, 30 were vulnerable veterans, including 16
that were housed in FY2011-12.



Figure
3-15
Santa
Monica
Homeless
Count,
2013

3. Housing Needs Assessment | Page 65

701201

701202

O

o

‘0

0.0 MDD o0

. 701;0"

701302 o

O 000

701502

T

CITY OF SANTA MONICA

2013 Santa Monica
Homeless Count,
January 30, 2013

(Census Tract 2000)

LEGEND

Encampment

A 1
Number of Vehicles
Vehicles

1

B 2

D 3 or Greater

Number of People
Persons

1
(O
Q:
Q-
‘ 5 or Greater

Shelters/Institutions
Number of People
O 1-7
) 8-16
O 17-27

' 28-49
.50-77

D Census Tract 2000

City Blocks
S < e‘
& L} y of

ai
Santa Monica®

Miles
0 01 02 04

Scale: 1in=0.09 mi

© City of Santa Monica. Al Rights Reserved.

Systems Department. Geographic

ion Systems. 2011




Page 66 | 3. Housing Needs Assessment

On an annual basis, the City supports agencies that
provide supportive services, emergency shelter, and
transitional and permanent supportive housing beds
to Santa Monica’s priority homeless populations.

Inventory of Facilities and Services for Homeless
Persons in Santa Monica

Facilities in the city currently include 100 beds for
homeless persons in emergency shelters, 380 beds in
transitional housing, and 478 permanent supportive
units. This represents a decrease in emergency beds
and an increase in transitional beds since the previous
Housing Element mostly due to reorganization of detox
beds as transitional beds. There are 46 permanent
beds currently in development.

Table 3-16 lists the City’s homeless shelters offered.
Homeless service programs offered in Santa Monica

are described in Chapter 5.

Table 3-16 Short-Term and Permanent Housing Capacity for Homeless Persons in Santa Monica

Shelter, Rehabilitation, and Transitional Transitional Permanent
Housing Programs Emergency Beds Beds Housing Units
Clare Foundation — 158 —
OPCC (SAMOSHEL, Sojourn Crisis Shelter, Daybreak
. . 95 97 25
Turning Point, and Safe Haven)
Salvation Army Adult Recovery Center — 60 —
Upward Bound — 54 —
Step Up on 2nd (Step Up on 2nd, Step Up on 5th,
g — 3 85
and Daniel’s Village)
YWCA — 8 —
Motel Vouchers (various sources) 5 — —
Santa Monica Housing Authority (shelter + care . . 368
vouchers, HOME, Serial Inebriate Program, RDA)
Total 100 380 478
In Development
1616 Ocean — — 14
Step Up on Colorado — — 32
Total — — 46

Inventory. December 2012.

Source: City of Santa Monica 2010-2015 Consolidated Plan and Human Services Division Memo: Revised Homeless Bed




2. Senior Citizens

The special housing needs of the older segment of
the population (age 65 and older) are an important
concern for the City of Santa Monica, due to the
significant proportion of senior households in the
community and since many retired persons are likely
to be on fixed incomes. The needs of seniors can best
be understood by breaking households into further
categories, with those over 80 likely to have more
special needs and requirements than those who are
closer to 65. Those on the older end of the spectrum
often require ramps, handrails, lower cupboards,
and counters designed to allow greater access and
mobility. Those with limited mobility typically need
access to services (e.g., medical and shopping) and
public transit, and new home construction in mixed-
use areas can serve seniors well if properly designed.
The city’s population has shifted upward in age as the
Baby Boomers cycle through, and it is anticipated that
the next census will likely show an increase in the
percentage of seniors in the city.

The trend among Baby Boomers who are approaching
their senior years is a desire to remain in their homes
for as long as possible (“age in place”), so planning for
facilities must consider not only senior homes but also
how to adapt the homes in which seniors already live.
To assist seniors as they age in place, the Westside
Center for Independent Living Home Access Program
provides home modifications and furnishes adaptive
and safety equipment to low-income residents of
Santa Monica with disabilities.

In 2010, there were 13,416 residents over the age
of 65 in Santa Monica, representing 15% of the total
population, 1% higher than the previous census. This
compares with 10.9% of the population that is over
65 in Los Angeles County. Approximately 56% of
Santa Monica residents reporting a disability were
over the age of 65. Figure 3-3 displays the areas of
the community with a concentration of senior-headed
households.

Beginning in January 2007, the City implemented a
Senior Homeless Prevention and Rental Assistance
funded
Redevelopment Agency 20% housing set-aside funds.

Program, entirely by Santa Monica
The program has provided rental assistance vouchers
and homeless prevention grants to low-income
residents 55 years old and older who are actively
being assisted by case management services provided
by community-based nonprofit service providers,
including St. Joseph Center, OPCC, and WISE Senior
Services. Until recently, seniors behind on their rent
were eligible for a one-time eviction prevention grant
of up to $2,000. A number of seniors received both
prevention grants and rental assistance vouchers.
The loss of Redevelopment funding has made the
long term sustainability of this program uncertain.
The City has identified other funds to support the
existing housing subsidies in the near term, while
working to shift households to permanent Housing
Choice Vouchers (Section 8). The eviction prevention
component is no longer available; however, seniors
at risk of eviction are referred to local City-funded
agencies for assistance.
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According to the 2010 Census, 9,434 households in
Santa Monica were headed by persons over age 65,
up from 8,099 households (18% of total households)
in 2000. However, 10,244 households included
an individual over 65 (21.8%).
of these senior households were renters and the

Approximately 58%

remaining 42% owned their own homes. While many
today continue to work beyond age 65, the growing
retired segment of the population generally have
fixed incomes (social security, pension, etc.), making
it difficult to afford increases in rent or major home
repairs.

A 2006 Santa Monica Tenant Survey conducted for
the Santa Monica Rent Control Board documented
the income and household characteristics of the rent
controlled tenants, and found that 15% of tenants
were seniors. The percentage of seniors has not
changed much overall since that survey, but similar

surveys were not conducted in subsequent years.
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3. Large Households

Large households, defined as households with five
or more members, require larger units that are
generally more expensive. This often results in large
households residing in smaller, less expensive units
or doubling up with another family or other persons
to save on housing costs, both of which result in
unit overcrowding. Lower income large households
are limited by lack of availability of adequately sized
affordable housing units.

The 2010 Census counted 1,420 large households
(3%) residing in Santa Monica, roughly the same as
the 2000 Census total of 1,466 large households (3%).
Among these households, 52.8% (750) were owner-
households and 47.2% (670) were renter-households.
A higher proportion of large family renter households
earned lower income levels than other household
types. According to the HUD CHAS Data Book, based
on 2005-2009 American Community Survey 5-Year
Estimates, 89% of Santa Monica’s large family renter
households were extremely low, very low, or low
income.

In comparison to Los Angeles County as a whole,
the proportion of large households in Santa Monica
in 2010, 18.2% of
households had five or more members.

remains small. Countywide

4. Single Parent Households

Single-parent households, especially female-headed
households, are statistically characterized by lower
incomes and a greater need for affordable housing.

Single-parent households are particularly in need of
support through services such as accessible childcare,
proximity to transit, and health care. The relatively
low incomes earned by single-parent households,
combined with the need for supportive services, can
severely limit the housing options available to them.

The 2010 Census
households with children under the age of 18 years,

reported 2,226 single-parent

comprising 4.7% of households in the city, compared
with 15.1% Countywide (see Table 3 10a). Of these
526 were headed by men and 1700 by women.

The 2010 ACS estimated that approximately 10.8% of
the city’s female-headed, single-parent households
were living below the poverty level, compared to 4.5%
of families citywide.

5. Persons with Disabilities

Persons with a disability often have special housing
requirements due to the need for accessibility,
typically fixed and lower incomes and higher health
care costs associated with their disabilities.

A “disability” is defined as a long-lasting physical,
mental, or emotional condition. This can include those
with vision, hearing, ambulatory, cognitive, self-care,
and independent living disabilities. Approximately
10% of the population in Santa Monica was estimated
to have a disability in 2010 (Table 3-17), of which more
than half were aged 65 and older. Santa Monica’s
population with disabilities slightly exceeded the Los
Angeles County level (9.4%).

Table 3-17 2010 Disabilities by Age, 2010

Age Perl';;fms )N.ii‘h a % of To!al
isability Population
15-17 yrs 245 0.3%
18-64 yrs 3,684 4.2%
65+ yrs 5,067 5.8%
Total 8,996 10.3%

Source: 2008-2010 American Community Survey 3-Year
Estimates

According to Section 4512 of the Welfare and
Institutions Code a “Developmental disability” means
a disability that originates before an individual attains
age 18 years, continues, or can be expected to
continue, indefinitely, and constitutes a substantial
disability for that individual, which includes mental
retardation, cerebral palsy, epilepsy, and autism. This
term shall also include disabling conditions found to
be closely related to mental retardation or to require
treatment similar to that required for individuals
with mental retardation, but shall not include other
handicapping conditions that are solely physical in
nature.

Many developmentally disabled persons can live and
work independently within a conventional housing
environment. More severely disabled individuals
require a group living environment where supervision
is provided. The most severely affected individuals
may require an institutional environment where

medical attention and physical therapy are provided.



Table 3-18 Developmentally Disabled Residents by Age, 2012

Zip Code 0-14 yrs 15-22 yrs 23-54 yrs 55-65 yrs 65+ yrs Total
90401 8 4 11 5 1 29
90402 36 5 12 1 0 54
90403 51 18 15 3 0 87
90404 54 21 47 3 0 125
90405 49 25 22 10 5 111

Total 198 73 107 22 6 406
Source: Westside Regional Center, November 2012

disabilities exist before

adulthood, the first issue in supportive housing

Because developmental

for the developmentally disabled is the transition
from the person’s living situation as a child to an
appropriate level of independence as an adult. The
State Department of Developmental Services (DDS)
currently provides community based services to
approximately 243,000 persons with developmental
disabilities and their families through a statewide
system of 21 regional centers, four developmental
centers, and two community-based facilities. The
Westside Regional Center is one of 21 regional centers
in the State of California that provides point of entry
to services for people with developmental disabilities.
The center is a private, non-profit community agency
that contracts with local businesses to offer a wide
range of services to individuals with developmental
disabilities and their families.

The Westside Regional Center is charged by the State of
California with the care of people with developmental
disabilities, defined as those with severe, life-long
disabilities attributable to mental and/or physical
impairments, including Santa Monica’s disabled
population. As presented in Table 3-18, the Westside
Regional Center reports serving 406 persons with
developmental disabilities within Santa Monica’s five

zip codes.

There are a number of housing types and programs
appropriate for people living with a developmental
disability:
unlicensed group or family homes,

rent-subsidized homes, licensed and
inclusionary
housing, Section 8 vouchers, special programs for
home purchase, and HUD housing. The design of
housing accessibility modifications, the proximity
to services and transit, and the availability of group
living opportunities represent some of the types of
considerations that are important in serving this need

group.
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Incorporating ‘barrier-free’ design in all new,
multifamily housing (as required by California and
Federal Fair Housing laws) is especially important
to provide the widest range of choices for residents
living with a disability. Special consideration should
also be given to the affordability of housing, as people
with disabilities may be living on a fixed income. In
order to assist in meeting the housing needs for
persons with disabilities, the City will continue to fund
programs through its community partners, coordinate
housing activities and outreach with the Regional
Center, and comply with state and federal fair housing
requirementsinits programs and housing construction
activities. As permitted by law, the City will encourage
housing providers to designate a portion of new
affordable housing developments for persons with
disabilities, especially persons with developmental
disabilities.
the City will pursue funding sources designated for

Additionally, as opportunities arise,

persons with special needs and disabilities.

As tenants with disabilities and advocates have made
clear, there is a need for persons with disabilities
who are renting in Santa Monica to have access to
online information about what kinds of reasonable
accommodations might be made for them by a
landlord. The City is preparing an on-line tool that will
provide a user-friendly list of actual accommodations
already approved by courts or housing providers in
California.
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D. HOUSING STOCK CHARACTERISTICS

1. Housing Unit Type

The Census defines a housing unit as a house, an
apartment, a mobile home or trailer, a group of rooms,
or a single room occupied as separate living quarters.
Separate living quarters are those in which the
occupants live separately from any other individuals
in the building and which have direct access from
outside the building or through a common hall.

Data from the State Department of Finance and
2010 US Census show that Santa Monica had 50,912
housing units in 2010 (Table 3-19), an increase of
3,049 units over the year 2000. This increase has
resulted from larger, higher density infill projects
replacing lower-intensity land uses. Some of this new
development has been in residential neighborhoods,
particularly in the first half of the decade. However,
the most significant residential development has
been in commercial zones, with strong growth in
the downtown area and to a lesser extent along
the boulevards. The new housing includes many
affordable housing projects funded with help from the
City’s former Redevelopment Agency.

However, at the same time that new housing units
have become available, it is noted that there has
been a loss in 2-4 unit buildings (down 2.1% in the
last twenty years), which were generally older, rent-
controlled units. Although the pace of this activity
has slowed in recent years, these losses can erode the
housing stock that is affordable to lower and middle
income households. While the last five years have

witnessed a marked reduction in removal of units,

Table 3-19 Santa Monica Housing Stock Mix

1990 2000 2010 #
Housing Type C;l&;:;{e
# % # % # % 2010
Single-Family Detached 9,159 19.2% 9,265 19.4% 9,755 19.2% +490
Single Family Attached 1,802 3.8% 1,928 4.0% 1,825 3.6% -103
Subtotal Attached and Detached | 10,961 23.0% 11,193 23.4% 11,580 22.7% +387
Multi-Family 2-4 Units 6,005 12.5% 5,559 11.6% 5,280 10.4% -279
Multi-Family 5+ Units 29,979 62.8% 30,822 64.4% 33,847 66.5% +3025
Subtotal Multi-Family | 35,984 75.3% 36,381 76.0% 39,127 76.9% +2746
Mobile Home, Trailer & Other 808 1.6% 289 0.6% 205 0.4% -84
Total | 47,753 100% 47,863 100% 50,912 100% +3049
Source: 1990, 2000 Census and State Department of Finance Table E5 Population and Housing Estimates with 2010
Census benchmark

the Ellis Act, State legislation that allows removal of a
property from the rental housing market by meeting
certain conditions, is still available to property owners.
Since inception of the Ellis Act in 1986, a total of 2,684
rent-controlled housing units have been withdrawn
from Santa Monica’s rental market. Of these units,
706 have been returned to residential rental use,
resulting in a net loss of 1,964 units®. Since 1986, the
removed properties have been reused in a number of
ways, with the four highest categories being:

1 Santa Monica Rent Control Board, 2012 Annual
Report, April 2013

1. Condominium development (119 withdrawn
properties, 30%)

2. Single-family dwellings (74 withdrawn properties,
18%)

3. Commercial uses (56 withdrawn properties, 14%),
and

4. Apartments (38 properties, 9%).

Table 3-19 provides further detail on the changes in
the housing stock over the last twenty years.



As shown in Table 3-20, Santa Monica’s pattern of
growth more closely mirrored the other Westside
Cities in the last decade of the twentieth century.
since 2000, Santa
development has been significantly more robust,
with a 6.4% increase, followed distantly by the City of

However, Monica’s housing

Beverly Hills (3.4%). The pace of housing construction
outpaced the County and City of Los Angeles.

2. Occupancy Characteristics

The tenure distribution (owner-occupied versus
renter-occupied) of a community’s housing stock
influences several aspects of the local housing market.
Residential mobility is influenced by tenure, with
ownership housing evidencing a much lower turnover
rate than rental housing. Tenure is primarily related
to household income, composition, and age of the
householder.

As indicated in Table 3-21, the majority of housing
in Santa Monica is occupied by renter households.
Renter households may occupy any type of housing,
including apartments, condominiums, and single
family houses. The ratio of rental/owner-occupied
housing was exactly the same in 2010 as it was in
1990 — 28% of the city households owned their own
home and the remaining 72% rented. This is a much
higher proportion of renters than in most cities in Los
Angeles County, where it is more typical that at least
one-third of households own their homes, and the
countywide rate of ownership was 48%. The highest
concentrations of owner-occupied housing in Santa
Monica are located north of Montana Avenue, north
of Wilshire Boulevard and east of 21st Street, and

Table 3-20 Housing Stock Growth for Santa Monica and Selected Jurisdictions, 1990-2010
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Jurisdiction 1990 2000 2010 Josnange | % Change
Beverly Hills 15,723 15,855 16,394 0.8% 3.4%
Santa Monica 47,753 47,863 50,912 0.2% 6.4%
Culver City 16,943 17,130 17,135 1.1% 0.03%
West Hollywood 23,821 24,110 24,588 1.2% 2.0%

LA City 1,299,963 1,337,668 1,413,995 2.9% 57%
Los Angeles County 3,163,343 3,270,909 3,445,076 3.4% 5.3%
Source: 1990, 2000, and 2010 Census
Table 3-21 Housing Tenure, 1990-2010
1990 2000 2010
Tenure
# % of # % of # % of LA County
Total Toal Total (%)
Total Occupied 44,860 100% 44,497 100% 46,917 100%
Owner Occupied | 12,340 28% 13,277 30% 13,315 28% 48%
Renter Occupied | 32,520 72% 31,220 70% 33,602 72% 52%
Rental Vacancy Rate 2.4% 4.3% 5.1% 5.8%
Owner Vacancy Rate 2.8% 1.4% 1.1% 1.7%
Overall Vacancy Rate 6.1% 7.0% 4.0%* 3.9%*
Source: 1990, 2000, and 2010 Census
*Effective vacancy rate: Excludes vacant units rented or sold but not yet occupied, units vacant for seasonal use, and other
unoccupied units not available in the housing market.
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in the southern portion of Sunset Park. The highest
concentration of renter-occupied housing is located
in the downtown area and in several census tracts to
the north and east of downtown as well as in some
portions of the neighborhood between Pico Boulevard
and Colorado Avenue.

The vacancy rate is often a good indicator of how
effectively for-sale and rental units are meeting the
current demand for housing in a community. Vacancy
rates of 5% to 6% for rental housing and 1% to 2% for
ownership housing are generally considered optimum,
where there is balance between the demand and
supply for housing. A higher vacancy rate may
indicate an excess supply of units and therefore price
depreciation, while a low vacancy rate may indicate a
shortage of units and resulting escalation of housing
prices. The housing market in the City of Santa Monica
was within the optimum zone in 2010 for both rental
and ownership housing (Table 3-21), although the
rates were only just within those zones. As discussed
elsewhere in this document, Santa Monica’s housing
market has gained strength, and even the slightest
reduction from the 2010 vacancy rates would indicate
an imbalance and likely increases in housing costs.

3. Age and Condition

The age and condition of the housing stock in a
community is an important indicator of need. Housing
units deteriorate over time if they are not maintained,
discouraging reinvestment, depressing neighborhood
property values, and eventually impacting the quality
of life in the community. Maintenance of existing
housing units is especially important in Santa Monica,
given the older age of the community’s housing
stock. Accurate assessment of housing conditions can
provide the basis for developing appropriate policies
and programs to maintain the quality of life within the
city.

Most residential structures begin to show signs of
deterioration as they approach 30 years, and often
begin to require rehabilitation work to their major
components, such as roofing, siding, plumbing, and
electrical systems. 2010 ACS data show that 82.8% of
housing in Santa Monica is more than 30 years old.
This is much higher than the 68% measured in 2000,
because Santa Monica experienced a major multi-
family construction boom in the 1970s.

In 2012, the year for which the Building and Safety
Division has the most recent data, there were 258
Most
of these complaints are related to the City’s rental

substandard housing complaints investigated?.

housing stock. The Building and Safety Division works
with the property owner with the aim of correcting
any violations, and provides referrals to the City’s
rental rehabilitation programs.

2 Santa Monica Building and Safety Division, Code
Compliance Unit. February 2013.

Table 3-22 Age of Housing, 2010

Year Built # Units % Share
1939 or Earlier 7,279 14.6%
1940-1949 5,782 11.6%
1950-1959 8,549 17.1%
1960-1969 10,465 20.9%
1970-1979 9,294 18.6%
1980-1989 3,865 7.7%
1990-1999 2,572 5.1%
2000-2009 2,209 4.4%

Total 50,015 100.0%
Source: 2006-2010 American Community Survey 5-Year
Estimates

The 2006 Santa Monica Tenant Survey asked 750
respondents about any physical problems in their
rent controlled units. The most frequently mentioned
problems were defects in the plumbing system,
mentioned by 25% of respondents, followed by leaks
in walls or ceilings (18%). Approximately 7% of the
respondents indicated that there were large holes in
walls or floors.



Table 3-23 Single-Family and Condominium Home Sales, 2011-2012

2011 2012
Zocoe | wsaw | Wodw | XOmm | youe | Medn | %o

Homes
90401 1 $600,000 N/A 2 $3,498,000 483.0%
90402 110 $2,141,000 -8.5% 147 $2,764,000 29.1%
90403 36 $1,423,000 -9.0% 40 $1,600,000 12.4%
90404 10 $548,000 -25.5% 23 $630,000 15.0%
90405 106 $983,000 5.2% 116 $1,020,000 3.8%

Countywide 53,437 $325,000 -4.4% 59,561 $340,000 4.6%
Condos
90401 10 $533,000 0.6% 22 $705,000 32.3%
90402 30 $1,015,000 42.0% 40 $1,275,000 25.6%
90403 147 $710,000 -7.8% 190 $720,000 1.4%
90404 80 $515,000 -7.2% 101 $482,000 -6.4%
90405 103 $620,000 -5.9% 115 $628,000 1.3%

Countywide 16,941 $275,000 -8.3% 19,617 $285,000 3.6%
Source: Home Sales: L.A. Times Sunday Edition Charts - Data for the Years 2011 and 2012 (DQNews.com)

Figure 3-16 Westside Cities, March 2013 Median Sales Prices (Single family and Condominiums)
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Source: DQNews - California Home Sale Price Medians, March 2013 (www.dataquick.com)
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4. Housing Costs

a. Housing Sales Prices

Home sales prices throughout Los Angeles County
escalated dramatically in the first years of this century,
but came down somewhat in 2010-11. According to
DataQuick Information Systems, the median sales
price of all homes and condominiums sold in Santa
Monica in 2011 was $849,000, about $60,000 lower
than a few years earlier, but still out of reach of a large
part of the community. Table 3-23 provides sales data
for both 2011 and 2012, demonstrating that the dip
in prices was short-lived and that the housing market
in Santa Monica has recovered strongly. While the
90401 (downtown) zip code has too few single-family
home sales to be statistically significant, in other zip
codes, the reverse has been sharp. Only one zip code
(90404) offers a median-priced single-family home
for less than $1 million. While homes in the 90405
zip code increased at a slower rate than the county
overall in 2012, it should be noted that this is the only
zip code that did not lose value in 2011, so the climb
has been steady in this neighborhood, too. Although
condominiums offer buyers a slightly lower-priced
alternative, condo prices have also gone up overall,
although the median price dropped in the 90404 zip
code. The 90402 zip code showed a strong increase in
both of the last two years, and condominium prices in
the downtown area increased sharply in 2012.

A snapshot comparison of Westside cities in March
2013 demonstrates the sensitivity and fluctuation in
the housing market (Figure 3-16). In that particular
month, the median home price in Santa Monica, which
likely included many more condominiums than single-
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family homes, was $770,000, much lower than the
previous summer, compared to the highest median
price in Beverly Hills ($2,100,000).
median in West Hollywood ($845,000) surpassed
Santa Monica for that month, and the Culver City
($642,500) and West LA ($700,000) medians were also
trending much higher than in the past. The Westside

Interestingly, the

composite median of $995,000 contrasted sharply
with the County median of $385,000.

The Rent Control Law was adopted by Santa Monica
voters on April 10, 1979. The law covered all rental
units in existence at that time (including mobile
homes and mobile home spaces) and required owners
to roll back rents to April 10, 1978, levels and register
the rents and amenities in effect on that date. The
law also included provisions regarding just cause
evictions, removal of controlled units and ensuring
that landlords would receive a fair return.

Under Santa Monica’s Rent Control Law, each year
the Rent Control Board adjusts rents under a formula
or general application taking into consideration,
among other things, utility and tax increases in Santa
Monica and increased maintenance expenses. Since
1979, general adjustments have ranged from 1% to
7%. In November 2012, the voters passed Measure
GA simplifying the Board’s method for determining
the annual adjustment. The new formula is a simple
calculation: 75% of the annual change in the regional
inflation rate, as measured by the federal government.

The Rent Control Law requires registration of all
controlled units. In 2012, there were 28,180 registered
rent-controlled units, of which 1,423 were owner-
occupied (temporarily exempt from Rent Control)3.
The Law provides an exemption for new construction,
with very limited exceptions.

The 1995 Costa-Hawkins Act mandated changes
to local rent control laws across the state. Between
October 1, 1995, and December 31, 1998, rent
increases of up to 15% were permitted twice per
unit for qualifying new tenants following a voluntary
vacancy or eviction of a tenant for failure to pay rent.
As of January 1, 1999, landlords have been able to
increase the rent to market rate following a vacancy.
As a result of these provisions, between January 1999
and December 2012, 17,850 units had been rented at
market rates. This represents 63.3% of the controlled
rental units for which the Santa Monica Rent Control
Board has registered rents. At the current rate of
approximately 2% annual conversion to market rate
following vacancy, the remaining rent-controlled units
are expected to be adjusted to market rate rents by
2031.

In 1999, the median Maximum Allowable Rent (MAR)
for these units was affordable to a household whose
income was 80% of the adjusted County Median Family
Income. Affordability of rental units to lower and some
moderate income renters is generally lost with the first
market rate increase. Upon re-rental, 2012 data show

3 Santa Monica Rent Control Board, 2012 Annual
Report, April 2013

that since 1999, median monthly rents have increased
from $800 to $1,250 for studio/efficiency units, from
$1,000 to $1,900 for one-bedroom units, from $1400
to $2,525 for two-bedroom units, and from $1,800 to
$3,201 for three or more bedroom units®. Market rate
vacancies are not concentrated in any portion of the
city, and seem to be impacting rental units of all sizes
in rough proportionality.

Table 3-24 presents a comparison of the household
income needed in 2012 to afford the median rents of
units had they not been rented at market-rate versus
the income needed to afford the market-rate rents.
For example, as of December 2012, studio units not
rented at market-rate would have a median MAR of
S745 versus the vacancy decontrolled median market
rate of $1,200. The affordability loss is particularly
pronounced for 3+ bedroom units.

5. Housing Affordability

Affordability is determined by comparing the cost of
housing to the income of local households. If the costs
are high relative to the incomes, housing problems
such as overcrowding and cost burden are more
likely to occur. In general, a unit is considered to be
affordable if rent costs are not more than 30% of the
household’s income. In 2010, the median household
income in the Los Angeles metropolitan region
was $55,476, while Santa Monica’s median income
was $68,842 (Table 3-12; US Census Bureau, 2010
American Community Survey). As seen in Figure 3-17,
the median varied widely by age groups.

4 Ibid.



Comparing to Table 3-23, it is clear that at least half
the households in Santa Monica could not afford the
rent levels in market rate vacancy decontrolled units,
or the median cost to purchase a Santa Monica home
(Table 3-24).

Moderate Income Households: Moderate-income
households earn 81% to 120% of the County’s median
family income. Moderate-income households are
unable to afford any of the condominiums or single-
family homes sold in the city at current prices, and the
situation with rental affordability has fluctuated. In
recent years, a single or two person moderate-income
household has had some access to rental units in
Santa Monica, but with rents escalating in 2011/2012,
most moderate-income households cannot afford the
price of most rental units in the city, with a particular
difficulty for larger families that need units with three
or more bedroomes.

Low Income Households: Low-income households earn
between 51% to 80% of the County’s median family
income. Similar to moderate-income households, low-
income households are limited to the rental market in
Santa Monica. These households are unable to afford
any of the condominium or single-family homes sold
within the city. Low-income households can afford
most of the studio and one-bedroom units for rent;
however they may have difficulty obtaining affordable
larger rental units.

Very Low Income Households: Very low—income
households earn 50% or less of the County median
family income and are also unable to purchase homes
in Santa Monica. Although some studio apartments
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Table 3-24 Income Needed to Afford Maximum Allowable Rent (MAR) Units with Vacancy Increases, 2012

Before Vacancy Decontrol After Vacancy Decontrol
Difference
o 6 Median q in Income
Unit Size MAR without Nlnc:’n:le M.e;h‘q,n MAR Nlnc;n;e Needed to
Vacancy Aﬁe € deM:\‘:t w': acancy Affee deMlt\(I’t Afford Unit
Increase or ncrease or
0 Bedrooms $745 $42,571 $1,200 $68,571 $26,000
1 Bedroom $867 $43,350 $1,597 $79,850 $36,500
2 Bedrooms $1,089 $45,853 $2,105 $88,632 $42,779
3+ Bedrooms $1,388 $51,171 $2,766 $101,972 $50,802
Source: City of Santa Monica Rent Control Board, Annual Report, 2012
Affordability or annual income required to support apartment rent is calculated in the following manner: Median Monthly
Average Rent (MAR) annualized (multiplied by 12) is divided by the product of the Unit Factor and the Income Factor

Figure 3-17 Median Household Income by Age Groups
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Source: 2006-2010 American Community Survey 5-Year Estimates

are affordable to these households, in general very
low-income households cannot afford the price of
apartment or home rentals in the community without
experiencing cost burden or overcrowded living
conditions unless subsidized.

Extremely Low—Income Households: Extremely low—
income households earn 30% or less of the County
median family income and are unable to afford either
purchase or rental units at market rate within Santa
Monica.
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Table 3-25 Housing Affordability in Los Angeles County, 2012

Manxi Estimated
aximum Maximum
Income Group Annual Income Affordable Rental
P Affordable
ayment .
Purchase Price
Extremely Low
1-person household $17,550 $444 $98,000
3-person household $22,800 $570 $126,000
5-person household $27,350 $684 $151,000
Very Low
1-person household $29,550 $739 $163,000
3-person household $37,950 $949 $210,000
5-person household $45,550 $1,139 $253,000
Moderate
1-person household $54,450 $1,361 $302,000
3-person household $70,000 $1,750 $388,000
5-person household $83,950 $2,099 $465,000

Source: Karen Warner Associates, 2012

a. Based on HUD/HCD 2012 Income Limits

b.Calculated as 30% of income, divided by 12 months. Utility costs not factored in.

c. Assumes 10% down payment, 4% interest rate, 1.1% property tax, and 30-year mortgage.

City commuting patterns demonstrate that many

middle-income employees, including many
professionals that work in the community, choose
not to live in Santa Monica. Housing cost can be a
major contributor to that decision, particularly for
those seeking to purchase a home. Many younger
professionals rent in Santa Monica but eventually

move outside the city when they decide to buy.

The 2008-2014 Housing Element discussed the work
of a 2007 City Task Force on the need for workforce
housing and SCAG study that same year of workforce
housing in the Westside Cities. Gap analysis in the
Task Force report showed that even a household
with earnings close to $200,000 could not afford to
purchase a home in Santa Monica in 2007.

The economicrecession that followed had a downward
influence on housing prices. As seen in Table 3-23, the
median condominium prices in 2011 had dropped in
several zip code areas and some single family homes
in the 90404 zip code may have been affordable for
a short period to more of the workforce. However,
indications are that housing costs are on the rise,
and the increased affordability for middle-income
families may have been short-lived. The prospect
of home ownership is still too much of a stretch for
many Santa Monica rental households. In many cases,
the market can provide a rental housing option for
households at above-moderate income levels. The
City has recognized the need for new tools, through
standards and incentives, to encourage and facilitate
development of rental housing within the price range
for those working in the city’s employment centers.
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New ideas are being explored in the area of the  Table 3-26 Santa Monica Households Overpaying on Housing Compared to County Average, 2009

Bergamot Area Plan, and will continue through future
. . o o City of Santa Monica LA County
planning efforts in transit-rich districts.
Overpayment
Households % %

b. Housing Overpayment
Housing overpayment, as defined by the State and Owners
Federal t, ref t di th
eqera fgovemmen re ?rs MLl S a.n Overpayment (>30% income on housing) 4,864 37% 45%
30% of income on housing; severe overpayment is
spending greater than 50% of income. Table 3-26 Severe Overpayment (>50% income on housing) 2,543 19% 22%

izes the incid f t in Sant
summarlzes € Ind e.nce o overpayment in .an @ Lower Income Owners Overpaying 1,632 61% —
Monica (refer to earlier Table 3-14 for detail on
overpayment by household type). Renters

) ) ) Overpayment (>30% income on housing) 14,160 44% 56%
According to the 2005-2009 American Community
Survey, the most recent available data, 37% of Severe Overpayment (>50% income on housing) 7,436 23% 29%

d 44% of t in Santa Moni

OWNETs anc b of Tenters i santa TWIONICa WETE 1 | ower Income Owners Overpaying 10,475 78% —
spending more than 30% of their total income on
housing. Nearly one-quarter of the city’s renter Source: HUD CHAS Data Book, based on 2005-2009 American Community Survey 5 year estimates.
households experienced severe overpayment, Note: Severe overpayment is a subset of overpayment.

spending more than half their income on rent. While

Table 3-27 Expenses per Month and a Percentage of Income Los Angeles County (Excluding Housing Costs)

Household Type Bu;,kul;ZT“Y Child Care Transportation Food Health Care Misc and Taxes | Annual Total
Single Adult $14.17 $0 $344 $274 $283 $651 $18,624
Single-Parent Family $31.02 $1,110 $344 $589 $758 $1,215 $48,192
Two-Parent Family (one working) $25.97 $0 $344 $814 $1,007 $975 $37,680
Two-Working-Parent Family $18.06 $1,110 $599 $814 $1,007 $1,369 $58,776

Source: California Budget Project: Making Ends Meet: How Much Does It Cost to Raise a Family in California2 June 2010
*Hourly: Assumes 40 hrs/week, 52 weeks/year of work. Two working parent wage is the hourly wage for each individual parent working full-time.
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overpayment levels in Santa Monica remain lower
than the Countywide average, renter overpayment
has increased significantly in the city over the last
decade, rising from 35% to 44% of households and
reflecting the impact of vacancy decontrol on renter
affordability. In terms of overpayment among lower
income households (<80% AMI), 10,475 lower income
renter households and 1,632 lower income owners
were faced with overpayment in Santa Monica. The
impact of housing overpayment on Santa Monica’s
lower income households is significant, with the
community’s special needs populations — seniors,
with disabilities, and
households with children - most vulnerable to losing

persons female-headed

their housing due to an inability to pay.

The latest update of Making Ends Meet: How Much
Does It Cost to Raise a Family in California? (The
California Budget Project, 2010) provides information
on the amount families and single adults need to
achieve a modest standard of living in California
without assistance from public programs. The report
provided estimates for 10 regions in California,
including Los Angeles County. As identified in Table
3-27, excluding housing costs, a single adult needs
$18,624 peryear and afamily with two working parents
needs $58,776 per year in order to afford childcare,
health care, food, and other basic living expenses. This
information combined with the housing affordability
data provided in Table 3-25, illustrates the difficulties
that many families face in meeting basic housing and
living expenses.

6. Coastal Zone Housing

The California Government Code (Section 65588)
requires that the Housing Element take into account
any low- or moderate-income housing provided or
required in the coastal zone pursuant to Section 65590
(the Mello Act)®. State law requires that jurisdictions
monitor the following:

1. Number of new housing units approved for

construction in the coastal zone

2. Number of housing units for low- or moderate-
income housing required to be provided in new

5 The Mello Act in part requires replacement of af-
fordable units demolished or converted within the Coastal
Zone. However, the Mello Act includes two exceptions to this
replacement relevant to Santa Monica. First, the requirement
is not applicable to Santa Monica because the City has less
than 50 acres, in aggregate of land which is vacant, privately
owned, and available for residential development. Second, the
requirement does not apply to the demolition of any residen-
tial structure which has been declared to be a public nuisance
under the provisions to the Health and Safety Code or any local
ordinance, including buildings removed following the 1994
Northridge Earthquake.

housing within the coastal zone or within 3 miles

3. Number of existing housing units occupied by
low- or moderate-income households that have
been authorized for demolition or conversion
since January 1, 1982

4. Number of residential units for low- and
moderate-income households required for
replacement or authorized to be converted or
demolished and their location

State law exempts the City of Santa Monica from
replacing units that were demolished or converted in
the Coastal Zone. Nevertheless, Table 3-28 documents
development activity in the Coastal Zone since 1982
and the number of affordable units constructed in the
city within 3 miles of the coastal zone. As illustrated,
the City has provided for the development of over
1,800 affordable units within a three mile radius of
the coastal zone, well exceeding the approximately
400 affordable units lost within the coastal zone.
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Table 3-28 Coastal Zone Development, 1982-2012

Unit Count Affordable Units
Year . - . . q A i
g::ss':lu;;:; Units Demolished | Units Converted Net Gain U""scgiT::;::ed or g::ss':lu;;:; (VBE:::: I;‘?nwill‘:srif
oastal Zone)
1982 N.A. N.A. N.A. N.A. N.A. N.A. N.A.
1983 N.A. N.A. N.A. N.A. N.A. N.A. N.A.
1984 42 0 0 42 0 N.A. 1
1985 2 2 0 0 2 N.A. 1
1986 1 8 0 -7 8 N.A. 6
1987 157 31 0 126 31 4 13
1988 128 22 0 106 22 N.A. 11
1989 114 61 0 53 61 4 22
1990 207 91 0 116 91 16 0
1991 108 22 0 86 22 33 0
1992 165 5 0 160 5 72 0
1993 0 31 0 -31 31 0 42
1994 125 23 0 102 23 80 0
1995 0 0 0 0 0 0 45
1996 12 1 0 11 1 0 5
1997 5 40 0 -35 36 0 113
1998 21 4 0 17 0 0 80
1999 25 4 0 21 4 25 70
2000 39 2 0 37 0 21 153
2001 182 3 0 179 0 45 124
2002 80 21 0 59 17 66 48
2003 14 8 0 6 1 0 40
2004 2 31 0 -29 22 0 26
2005 11 18 0 7 15 0 0
2006 29 9 0 20 6 2 0
2007 202 7 0 195 0 46 85
2008 19 4 0] 15 0 0 189
2009 13 10 0 3 1 0 154
2010 4 30 0 -26 0 0 18
2011 20 17 0 3 15 3 0
2012 15 5 0 10 0 0 181
Total 1,742 510 0 1,232 414 415 1,427

Source: City of Santa Monica Planning Division, Proposition R Annual Reports
*Information not available on conversions
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E. ASSISTED HOUSING AT RISK OF
CONVERSION

State law requires an analysis of existing publicly-
assisted rental housing units that are at risk of
conversion to market rate during the next ten years.
This includes conversion through termination of a
subsidy contract, mortgage prepayment, or expiring
use restrictions. The following at-risk analysis covers
the period of October 15, 2013, through October 15,
2023, the 10-year period required to be analyzed by
State law.

1. Inventory of Assisted Housing Units

Santa Monica has facilitated affordable housing
development using a variety of public financing
mechanisms from federal, state and local sources.
Additionally, Santa Monica has created affordable
housing through implementation of density bonuses.

Table 3-30 summarizes the total number of completed
affordable units receiving public assistance. There
are currently 3,465 publicly-assisted affordable units
located within the City of Santa Monica. These include
units produced with federal funding assistance,
federal/state tax credits, redevelopment tax
increment, City housing trust funds, City Multi-family
Earthquake Repair Loan (MERL) Program Assistance
and Los Angeles County Housing Authority owned
units. Specific project information is provided in
Table 3-30. The location of the City’s publicly-assisted

housing is displayed in Figure 3-18.

2. Assisted Housing Units at Risk

This section analyzes the conversion potential of
assisted housing units whose affordability controls
could expire by October 2023.

Assisted housing developments include multi-family
rental housing that receives government assistance
under certain federal, state and local programs, or
multi-family rental units developed pursuant to a
density bonus program.

According to the California Housing Partnership
Corporation’s (CHPC) list of at-risk projects and HUD’s
at-risk database, a total of 1,014 publicly-assisted
housing units with federal rental assistance subsidies
in Santa Monica have the potential to expire before
the end of the ten year analysis period (i.e., October
2023). These comprise the twelve projects listed in
the first part of Table 3-30 in the “HUD Programs”
category, which serve seniors or persons with special
needs. CHPC has identified a risk level associated with
conversion to each of these twelve housing projects,
with six properties identified as low risk, five as high
risk, and one as very high risk. However, six of the
twelve projects units have affordability covenants
associated with City Housing Trust Fund loans
(separate and apart from the federal rental subsidy
and capital funding covenants) that remain in place
beyond 2023, including two projects CHPC identifies
as high risk (Neilson Villas and Wilshire House). In
addition, nine of the twelve at-risk projects are owned
by non-profit entities, rendering their conversion to

market rate unlikely. Nonetheless, as the Section 8
Housing Assistance Payment (HAP) contracts and/or
HUD capital subsidies have the potential to expire
within the next ten years, for purposes of the Housing
Element analysis, all twelve projects are technically
considered at potential risk of conversion.

The “City Assistance” section of Table 3-30 indicates
that a total of 107 housing units have expiring
affordability covenants during 2018 through 2023.
However, this housing is owned by Community
Corporation of Santa Monica (CCSM), a local nonprofit
housing provider whose missionisto provideaffordable
housing, so the risk of conversion to market rate
housing is significantly mitigated and highly unlikely.
Another 175 City Assisted housing units also owned
by CCSM have deferred loans which come due in
2020 through 2023 but the terms of those loans allow
the nonprofit borrower to continue the affordability
restrictions on this housing for 15 additional years in
exchange for loan forgiveness. Given the mission of
CCSM and the decades of accumulated compound
interest on the original loans, the risk of conversion
to market rate during this Housing Element period is
significantly mitigated and highly unlikely.

Currently, the availability of funding for Section 8
contract renewal is uncertain. Under the Section 8
program, HUD pays owners the difference between
what tenants can pay (defined as 30% of their
household income) and the maximum allowable rent
per HUD standards. Rent subsidies using state, local,
or other funding sources can be used to maintain the



affordability of the at-risk projects and structured to
mirror the Section 8 program.

As ten of the twelve at-risk projects (976 units) are
targeted for seniors, for purposes of the at-risk analysis
all 976 senior units are assumed to be occupied by a
one-person household, with half studio and half one
bedroom units. The two at-risk projects targeted to
special needs households contain a mix of 24 one-
bedroom and 14 two-bedroom units.

The feasibility of the Section 8 alternative, in the case
of the property owners, depends on their willingness
to accept rental vouchers and limit rents to fair
market levels. As Table 3-29 shows, given the 1,014
units contained in these twelve federally subsidized
projects, the total cost of subsidizing rents in these
projects is estimated at approximately $4.7 million
annually, translating to $94 million in subsidies over
a 20-year period.

The construction or purchase of a replacement
building is another option to replace at-risk units
should they convert to market rates. The cost of
developing housing depends on a variety of factors,
including density, size of the units, location, land
costs, and type of construction. Based on recent
affordable housing projects built in Santa Monica, the
Housing and Economic Development Department’s
data indicate that total development costs average
$475,000 per unit. Therefore, the cost to replace the
1,014 at-risk units in Santa Monica can generally be

estimated at $480 million.
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Table 3-29 Annual Rent Subsidies Required to Preserve At-Risk Units, 2007

Monthly Rent
Unit Size No. of Annual
Subsid Units at Risk Subsidies
Affordable Fair Market R i
equired
Studio $747 $1,009 $262 317 $996,648
One Bedroom $854 $1,352 $498 367 $2,193,192
Two Bedrooms $1,014 $1,843 $829 11 $109,428
Three Bedrooms $1,158 $2,411 $1,283 0 0
Total 695 $3,299,268

entire project’s unit mix.

bedroom units based on 4 person very low income family.

a. When only a portion of a project's units are covered by the Section 8 contract, the mix of these at-risk units is estimated based on the
b. Affordable rent for a studio and one-bedroom units are based affordability level for 1 very low income person. Affordable rent for 2-3

c. Fair Market rents based on the June 2012 maximum rents (payment standard) set by HUD for different unit sizes in Santa Monica. This

payment standard is determined by the Santa Monica Housing Authority.

In terms of cost effectiveness for preservation of the
1,014 at-risk units, 20 years’ worth of rent subsidies
(594 million) are less expensive than purchase of
replacement units ($480 million). However, as
described in the beginning of this section, while
technically at-risk, nine of the twelve projects

are owned by non-profits, and six projects have

affordability covenants associated with Housing Trust
Fund loans, thus rendering their conversion unlikely.
For the three projects under for-profit ownership,
transfer of ownership to a non-profit may still be a
preferred alternative as affordability controls could
be secured indefinitely, and projects would become
eligible for a greater range of outside funding.
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Table 3-30 Inventory of Publicly Assisted Affordable Rental Housing in Santa Monica

1525 Euclid Street

q . Total . Ye Built T f Earliest C i
Project/Location U‘:li?s Funding Program/Source Reﬁgrl;ilili’éi{a d sz‘saizg Sponsor/Owner ar |esl.)m:r(|sv)ersmn
HUD
Santa Monica Towers . . Santa Monica Christian Towers,
1233 Sixth Street 161 Section 202 1964 Senior Inc. 5/31/2015
Westminister Towers . . Westminster Towers; First
1112 Seventh Street 283 Section 202 1969 Senior Presbyterian Church of S.M. 5/31/2014
. Section 236(j)(1) 10/1/2017
Neilson V!|||as 100 1977 Senior Neilson Villas Limited Partnership
3100 Neilson Way Section 8 12/31/2014
Section 202
Geneva Plaza 100 1979 Senior Westminster Towers Inc. 10/1/2019
1441 21st Street Section 8
. HUD Insured 6/14/2015
Barnard Park Villas 60 1981 Senior Bernard Villas Ltd.
3356 Barnard Way Section 8 2/15/2023
Ocean Park Villas o4 Section 221(d)(4) 1082 Senior Ocean Park Vlllas Limited 11/1/2023
2019 & 2219 5th Street Section 8 Partnership 8/31/2013
Wllshire House 72 Section 202/RHF CHTF 1992 Senior Retirement Housing Foundation 9/21/2017
1125 3rd Street
Llncoln'Court 40 Section 202 CHARP 1999 Senior Volunteers of Amerlca Elderly 1/13/2019
2807 Lincoln Boulevard Housing, Inc.
Project New Hope . .
M. H 7/31/2019
1637 Appian Way 25 Section 811 CHTF 1999 Special Needs S.M. New Hope /31/
Upward Bound Senior Villa 70 Section 202 RHTF/CHTF 2000 Senior Upward Bound Senior 4/30/2020
1011 11th Street
Fourth Street Senior Housing . . Fourth Street Senior Housing
1116-1146 4th Sireet 66 Section 202/CHARP/CHTF 2002 Senior Corportation 11/30/2021
Santa Monica Accessible
Apartments 13 Section 811/CDBG 2003 Special Needs Ocean Housing Foundation 9/30/2013




Table 3-30 Inventory of Publicly Assisted Affordable Rental Housing in Santa Monica (cotinued)
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a q Total q Ye Built T f Earliest C i
Project/Location Uc:ﬁ?s Funding Program/Source Reﬁzil;ili‘;éié d Hz':l;(sei:g Sponsor/Owner ar |est:?sv)ers|on

Los Angeles County Affordable Housing
Colorado Place .
1444 14th Street 18 1982 Family Privately owned, 99-year lease 2081

to LA Co. Housing Authority

which manages tie facility;
Colorado Place 1 Housing mitigation for construction of 1982 Famil nominal lease rate of $1/year. 2081
1855 9th Street One Colorado Place office project. amily RIG/LP Corp. owns the land

and improvements which were
Colorado Pl purchased as part of housing
olorado Place . mitigation agreement.

2006 20th Street 11 1982 Family 2081
Los Angeles County Public Housing
175 Ocean Park Blvd. 22 Public Hsg./LA Co. 1985 Senior Public Housing/LA Co. Indefinite
Monica Manor 19 Public Hsg./LA Co 1988 Famil Public Housing/LA Co Indefinite
1901-07 11th Street uolic T5g- ' Y uolic Housing ' n
City Assistance
2017-23 20th Street 12 PNHTF 1983 Family/Senior CCSM* 12/13/2008 +10 yrs*
2625 Kansas Avenue 16 PNHTF 1984 Family CCSM 7/5/2009 + 10 yrs*
724 Pacific Avenue 8 Rental Rehab/CHARP 1984 Family CCSM 3/21/2009 + 10 yrs*
2525 Kansas Avenue 20 PNHTF 1984 Family CCSM 6/14/2009 +10 yrs*
1959 Cloverfield 62 CHARP 1985 Family CCSM 11/30/2021 +15 yrs
1843 17th Street 8 PNHTF 1985 Family CCSM 12/20/2009 +10 yrs*
2302 5th Street 6 CHARP/Rental Rehab 1986 Family/Senior CCSM 12/30/2020*
1629 Michigan 4 PNHTF 1986 Family CCSM 2/28/2021 + 15 yrs
1937 18th Street 6 PNHTF 1986 Family CCSM 12/6/2020 + 15 yrs
1827 19th Street 6 PNHTF 1986 Family CCSM 8/13/2021 + 15 yrs
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Table 3-30 Inventory of Publicly Assisted Affordable Rental Housing in Santa Monica (continued)

Total

Year Built/

Type of

Earliest Conversion

Project/Location Units Funding Program/Source Rehabilitated Housing Sponsor/Owner Date(s)
1808 17th Street 6 PNHTF 1986 Family CCSM 12/13/2021 +15 yrs
1943 17th Street 7 PNHTF 1987 Other CCSM 3/31/2022 + 15 yrs
2402 5th Street (OP 12) 6 LIHF 1987 Family/Senior CCSM 12/30/2020 +15 yrs
2207 6th Street (OP 12) 6 LIHF 1987 Family/Senior CCSM 12/30/2020 +15 yrs
2405-2407 4th Street 10 Colorado Place Housing Mitigation 1982 Family OwnLee doiz dPtiGééZIS\orp', 2081
1917 17th Street 7 PNHTF 1987 Family CCSM 12/18/2021 + 15 yrs
1314 18th Street 6 CHARP 1988 Family CCSM 8/6/2022 + 15 yrs
1427 Berkeley 7 CHARP 1988 Family CCSM 1/15/2021 +15 yrs
2009-15 Cloverfield 10 PNHTF/CHARP 1988 Family CCSM 5/25/2023 + 15 yrs
2323 4th Street 6 CHARP 1988 Senior Alternative Living for Aging 3/18/2032 + 10 yrs
2121 Arizona 11 CHARP 1988 Family CCSM 6/3/2023 + 15 yrs
Ocean Park 43 Coop:
504 Ashland Ave.
ggg ::;;T:n’zvf\'ve_ 43 HODAG/Redev 1989 Family CCSM 10/21/2021*
642 Marine Street
518 Pier Avenue
3 Vicente Terrace 25 CHARP/Rental Rehab 1989 SRO CCSM 4/4/2023 + 15 yrs
2020-30 Cloverfield 32 Rental Rehab/LIHTC 1989 Family/Senior CCSM 4/25/2025
1038 2nd Street 15 CHTF 1991 Family CCSM 5/15/2066
1952-56 Frank Street 5 PNHTF/CHARP 1992 Family CCSM 7/16/2030 + 10 yrs
1434 Santa Monica 24 Rental Rehab 1992 Family
1968 19th Street (Garcia) 7 LIHTC/RHCP/CHTF 1993 Family CCSM 10/2031 + 10 yrs
1747 15th Street (Garcia) 7 LIHTC/RHCP/CHTF 1993 Family CCSM 10/2031 + 10 yrs




Table 3-30 Inventory of Publicly Assisted Affordable Rental Housing in Santa Monica (continued)
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Total

Year Built/

Type of

Earliest Conversion

Project/Location Units Funding Program/Source Rehabilitated Housing Sponsor/Owner Date(s)

1544 Berkeley Street (Garcia) 9 LIHTC/RHCP/CHTF 1993 Family CCSM 10/2031 + 10 yrs
1828 17th Street (Garcia) 7 LIHTC/RHCP/CHTF 1993 Family CCSM 10/2031 + 10 yrs
2423 Virginia Avenue 12 PNHTF 1993 Family CCSM 6/2032 + 10 yrs
1423 2nd Street 44 CHTF 1994 SRO CCSM 6/2043
1328 2nd Street 36 CHTF 1994 SRO Step Up On Second 9/2043 + 25 yrs
1206 Pico Boulevard 26 HOME 1995 SRO CCSM 11/2044 + 25 yrs
815 Ashland Avenue 45 CHTF/RHCP/LIHTC 1995 Family CCSM 8/2049 + 25 yrs
1343 11th Street 8 CDBG (Rehab) 1996 Family CCSM 2050

807 4th Street 17 CDBG (Rehab) 1996 Family CCSM 2051

1144 12th Street 5 CDBG 1996 Family 1144 12th St. LLC 2028

931 Euclid Street 3 CDBG (Rehab) 1996 Family Euclid LLC 2025

1422 7th Street 28 CDBG 1997 Family JSM Ravenna 2026

1430 7th Street 28 CDBG 1997 Family JSM Siena 2026

1422 6th Street 28 CDBG 1997 Family JSM Firenze 2026

908 14th Street 3 CDBG 1997 Family 908 14th St. LLC 2026

937 11th Street 11 CDBG (Rehab) 1997 Family CCSM 2051

205 Washington Avenue 22 CDBG (Rehab) 1997 Family The Sovereign 2026

1117 3rd Street 4 CDBG 1997 Family Edward James York 2026

1020 12th Street 22 HOME 1997 Special Needs Upward Bound House 2046
11301 Wilshire Boulevard 12 HOME (Rehab) 1997 Disabled New Directions Inc. 2046

1002 Marine Street 30 CDBG (Rehab) 1998 Family CCSM 2050
1128-1144 5th Street 32 CDBG/CHTF 1998 Family CCSM 2051

1118 5th Street 10 CDBG (Rehab) 1998 Family CCSM 2052

1423 6th Street 24 CDBG 1998 Family JSM Napoli 2027
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Table 3-30 Inventory of Publicly Assisted Affordable Rental Housing in Santa Monica (cotinued)

Project/Location L‘:ﬁ; Funding Program/Source R:ﬁgil;i?i‘;:::é d I-.Illz;ﬁii:; Sponsor/Owner Earliesl;cﬁ:?sv)ersion
1425 6th Street 24 CDBG 1998 Family JSM Cielo 2027
1143 12th Street 11 CDBG (Rehab) 1998 Family CCSM 2052
1149 12th Street 14 CDBG (Rehab) 1998 Family CCSM 2052
1438 16th Street 17 CDBG 1999 Family CCSM 2053
1544 9th Street 3 CDBG 1999 Family Pines LLC 2028
855 Bay Street 15 HOME/CHARP (Rehab) 1999 Family CCSM 2048
1227 9th Street 10 HOME/RHTF (rehab) 1999 Family CCSM 2048
1017 4th Street 16 CDBG (Rehab) 1999 Family CCSM 2054
911 2nd Street 16 CHTF/HOME (Rehab) 1999 Family CCSM 2055
1925 20th Street 34 CHTF/TORCA (Rehab) 1999 Family CCSM 2054
1514 14th Street 36 CHTF (Rehab) 2000 Family CCSM 2055
821 11th Street 10 RHTF (Rehab) 2000 Family CCSM 2055
1344 14th Street 11 RHTF/HOME (rehab) 2000 Family CCSM 2054
225 San Vicente Blvd 36 RHTF (Rehab) 2000 Family CCSM 2055
2112 Delaware Ave 38 RHTF/THTF/CDBG (Rehab) 2000 Family CCSM 2055
2120 4th Street 27 RHTF (Rehab) 2000 Family CCSM 2055
2260 28th Street 12 RHTF (Rehab) 2001 Family CCSM 2056
2608 28th Street 12 RHTF (Rehab) 2001 Family CCSM 2056
1005 Pico Boulevard 7 CDBG 2000 Family Art Colony LLC 2028
708 Pico Boulevard 20 CDBG/PNHTF/LIHTC 2000 Family CCSM 2051
2428 34th Street 12 HOME/RHTF (Rehab) 2001 Family CCSM 2056
813 9th Street 10 HOME/RHTF (Rehab) 2001 Family CCSM 2056
1052 18th Street 15 RHTF (Rehab) 2001 Family CCSM 2056
2243 28th Street 12 RHTF (Rehab) 2001 Family CCSM 2056
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Table 3-30 Inventory of Publicly Assisted Affordable Rental Housing in Santa Monica (continued)

Project/Location L‘:ﬁ; Funding Program/Source R:ﬁgil;i?i‘;:::é d I-.Illz;ﬁii:; Sponsor/Owner Earliesl;cﬁ:?sv)ersion
2404 Kansas Ave 10 CDBG (Rehab) 2002 Family CCSM 2057
420 Pico Blvd 25 HOME/RHTF (Rehab) 2002 Family CCSM 2056
2449 Centinela Ave. 20 -RHTF (Rehab) 2002 Family CCSM 2056
502 Colorado Ave 44 CHTF 2002 SRO CCSM 2057
2028 14th Street 22 RHTF/THTF (Rehab) 2002 Family CCSM 2055
1942 High Place 13 CDBG/THTF (Rehab) 2002 Family CCSM 2057
1943 High Place 14 RHTF (Rehab) 2002 Family CCSM 2057
2122 Pico Bivd 8 RHTF (Rehab) 2003 Family CCSM 2058
2907 3rd Street 11 RHTF (Rehab) 2003 Family CCSM 2056
1944 20th Street 8 RHTF 2006 Family CCSM 2061
2211 4th Street 22 RHTF 2006 Family CCSM 2061
2900 4th Street 19 RHTF 2006 Family CCSM 2061
2209 Main Street 44 CHTF/LIHTC/MHP 2007 Family CCSM 2062
1424 Broadway 44 CHTF/RHTF/LIHTC 2007 Family CCSM 2062
1329 26th St 44 CDBG/RHTF/LIHTC 2007. Family CCSM 2062
1751 Cloverfield Blvd. 51 HOME/RHTF/THTF 2007 Homeless OPCC 2062
3031 Santa Monica Blvd. 47 RHTF 2007 Family CCSM 2061
2411 Centinela 36 RHTF/LIHTC 2008 Family CCSM 2063
1438 25th Street 12 RHTF (Rehab) 2008 Family CCSM 2063
2320 34th Street 6 RHTF/HOME (Rehab) 2009 Family CCSM 2063
1458 14th St. 20 RHTF/LIHTC 2010 Senior Simpson Housing 2063
1548 5th St 46 HOME/RHTF/LIHTC 2009 Special Needs Step Up on Fifth 2063
750 Marine Street 8 RHTF (Rehab) 2009 Family CCSM 2063
2624 Santa Monica Blvd. 8 RHTF 2009 Special Needs Step Up 2062
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Table 3-30 Inventory of Publicly Assisted Affordable Rental Housing in Santa Monica (continued)

Project/Location L‘::; Funding Program/Source R:ﬁ:il;i?i‘;z:é d I-I?::i:; Sponsor/Owner Earliesl;cﬁ:?sv)ersion
2029 20th Street 12 RHTF (Rehab) 2010 Family CCSM 2063
2418 5th Street 6 RHTF/HOME (Rehab) 2010 Family CCSM 2063
1513 Centinela 8 RHTF 2010 Family CCSM 2063
844 Lincoln Blvd. 10 RHTF (Rehab) 2010 Family CCSM 2063
217-223 Bicknell Ave. 13 RHTF (Rehab) 2011 Family CCSM 2064
914 4th Street 16 RHTF (Rehab) 2011 Family CCSM 2063
2602 Broadway 33 RHTF Est. 2012 Family CCSM 2063
1930 Stewart Street 105 THTF/RHTF/TE mi/)CDBG/CHTF Est. 2012 Family City of Santa Monica 2055
2802 Pico Blvd. 33 RHTF Est. 2013 Family CCSM 2064
1754 19th Street 49 RHTF Est. 2013 Senior FAME 2064
1959 High Place 45 RHTF Est. 2013 Family CCSM 2064
1701 Ocean Ave. 160 RHTF Est. 2014 Family Related/S.M. Village LLC 2063
520 Colorado Ave. 26 RHTF Est. 2014 SRO Step Up 2065
Total | 3,465

Source: City of Santa Monica and HUD Multifamily Assistance and Section 8 Contracts Database

*Potential affordability controls expire during 10-year analysis period. Based on discussions with non-profit owner, affordable rents will be maintained.
CCSM = Community Corporation of Santa Monica

RHTF = Redevelopment Housing Trust Fund

CDBG = Federal Community Development Block Grant

THTF = TORCA Housing Trust Fund

LIHTC = Federal Low Income Housing Tax Credits

MHP = State of California Multifamily Housing Program

CHTF = Citywide Housing Trust Fund

CHARP = City Housing Acquisition and Rehabilitation Program
HODAG = Housing Development Action Grant

MERL = Multifamily Earthquake Repair Loan Program

PNHTF = Pico Neighborhood Housing Trust Fund
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3. Resources for Preservation/Replacement of
Assisted Units

The types of resources needed for preserving units at-
risk fall into three categories: (1) financial resources
available to purchase existing units or develop
replacement units; (2) entities with the interest and
ability to purchase and/or manage units at risk; and
(3) management programs to provide replacement
funding for potentially lost Section 8 rent subsidies.

Public Financing/Subsidies: Various federal, State, and
local programs are potentially available for mitigating
loss of affordability in the at-risk developments.
However, the greatest challenge to preserving
affordability of these at-risk senior developments
is maintaining the ongoing annual rent subsidies,
currently provided by the federal government, which
are necessary to maintain existing affordability levels
by allowing households to pay no more than 30% of
their income towards rent. Although acquiring these
developments as a strategy to maintain affordability
would certainly present a significant burden for
affordable housing financing resources, the one-
time nature of such costs are a secondary challenge
compared to finding a solution to the annual rent
subsidy funding issue. Additionally, federal grant
funding to the City of Santa Monica has been
significantly reduced in recent years and the statewide
elimination of redevelopment agencies has removed
a crucial source of affordable housing financing.

e Federal HUD Programs
— HOME Investment Partnership Program

— Community Development Block Grant

— Housing Opportunities Extension Act
e State and Local
— Low Income Housing Tax Credits

— Housing Trust Funds

4. Non-Profit Affordable Housing Providers

An alternative to providing subsidies to private
for-profit owners to maintain units as low-income
housing is for public or nonprofit agencies to acquire
or construct housing units to replace “at risk” units
lost to conversion. The City can explore prioritizing
tenants that have lost their unit or rent subsidy in
these at-risk buildings for inclusion in new projects
funded by the City. A list of non-profit organizations
providing housing resources in Santa Monica is
included in Chapter 5, Section D.

5. Impact of Costa-Hawkins on the Section 8
Program

Santa Monica’s commitment to providing affordable
housing as its primary strategy to encourage diversity
was severely tested when the State Legislature passed
the Costa Hawkins Rental Housing Act of 1995. Over
a three-year period, the Act gradually eliminated any
limits on rent increases charged when a tenant either
voluntarily vacated an apartment or was evicted for
cause.

Following the Costa-Hawkins Act, the Department
of Housing and Urban Development (HUD) reduced
the Fair Market Rent (FMR) by 14%. This occurred at
the same time that Congress allowed landlords who
rented to Section 8 and Shelter Plus Care tenants to

cancel their Section 8 contracts after one year with
only a 30-day notice. By June 1998, landlords housing
10% of the City’s Section 8 and Shelter Plus Care
households cancelled their Section 8 contracts. Due to
rapidly rising rents coupled with a reduced FMR, there
was not enough of a financial incentive for property
owners to remain in the program.

Without the historical advantages of strict rent control,
the Section 8 and Shelter Plus Care programs could
not compete with FMRs that were 50% to 70% below
prevailing market rents in Santa Monica. As a result,
a growing number of very low—income households
were being forced from their homes.

To help alleviate this issue, the City created the
Tenant Assistance Rental Program (TARP) in June 1998
to assist Section 8 “opted-out” tenants. The TARP
program provides up to two years of City-funded
rental assistance to Section 8 and Shelter Plus Care
to tenants whose landlords terminate their Section
8 rental contracts. Since tenants can remain in their
homes after the owner cancels the Section 8 contract
and continue to pay the MAR with City funds, the TARP
program has reduced the incentive to cancel Section 8
contracts. This is because the owner no longer had an
immediate financial gain to opt out of Section 8. The
Santa Monica Housing Authority continues to operate
the program today. The City received approval from
HUD for a third increased voucher payment standard
ranging from 163% to 203% of the Los Angeles FMR®.

6 Santa Monica Housing Authority. PHA Plans 5 Year
Plan for Fiscal Years 2007-2013.



F.  SHARE OF REGION’'S HOUSING NEEDS

The Regional Housing Needs Allocation (RHNA) is a
state-mandated process that determines the amount
of future housing growth for which each city and
county must plan in its Housing Element. This “fair
share” allocation concept seeks to ensure that each
jurisdiction accepts responsibility for the housing
needs of not only its resident population, but also for
the jurisdiction’s projected share of regional housing
growth across all income categories. Regional growth
needs are defined as the number of units that would
have to be added in each jurisdiction to accommodate
the forecasted number of households, as well as the
number of units that need to be added to compensate
for anticipated demolitions and changes to achieve an
“ideal” vacancy rate.

The RHNA process begins with the California

Department  of  Housing and  Community
Development’s (HCD) projection of future statewide
housing growth need, and the apportionment of this
need to regional councils of government throughout
the state.

Governments (SCAG) then determines the share to be

The Southern California Association of

allocated to each city and county within its region.

Table 3-30 shows Santa Monica’s allocation in the Final
Regional Housing Needs Allocation Plan—Planning
Period January 1, 2014-June 30, 2021, adopted by
SCAG in October 2012 and approved by HCD on
November 26, 2012. Approximately 58% of the units
are allocated for households earning less than 120%
of the Area Median Income (AMI). Santa Monica’s
RHNA represents 86% of the 1,939 units allocated in
this cycle to the four Westside Cities (Beverly Hills,
Culver City, Santa Monica and West Hollywood). SCAG
denied the City’s request to consider a revision during
the public review process.

The RHNA represents the minimum number of
housing units for which each community is required
to provide “adequate sites” through zoning and is
one of the primary threshold criteria necessary to
achieve State approval of the Housing Element.  As
the RHNA represents a planning target for new
residential growth and not a building quota, so long
as a jurisdiction provides sufficient sites and does not
impose inappropriate constraints to development, it
is not penalized for falling short of its RHNA target.
Santa Monica will continue to provide sites for a mix
of housing types, supported by a variety of programs
to enhance affordability, to accommodate its RHNA
and contribute towards addressing the growing
demand for housing in the southern California region
(See Chapter 5).
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Table 3-31 Santa Monica’s 2014-2021 Regional
Housing Needs Assessment

% of

Income Level AMI* Units %
Extremely Low** 0-30% 214 12.8%
Very Low 31-50% 214 12.8%
Low 51-80% 263 15.7%
Moderate 81-120% 283 16.9%
Above Moderate 120%+ 700 41.8%

Total 1,674 100%

Source: http://SCAG.ca.gov.gov/Housing/rhna.htm

* AMI - Area Median Income.

** Per AB2634, calculated at 50% of the City’s very low
income housing needs (428 units) are for extremely low
income households.
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4. Potential Constraints on Housing
Production and Conservation

The City Council has consistently placed provision
of adequate and affordable housing for all residents

as one of its primary goals. However, many factors

K

can encourage or constrain the development,
maintenance, and improvement of housing
including governmental, market, environmental and
infrastructure constraints. This Chapter discusses
potential constraints and analyzes the extent to which
the City can mitigate the negative impacts of these
constraints where possible.

In preparing Housing Elements, state law requires

(1]
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local jurisdictions to assess, among a number of

factors, any constraints imposed by local government

on the maintenance, improvement, or development
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of housing of all kinds, and to consider removing

A
any such constraints that impede a jurisdiction from /3

achieving its fair share of regional housing need.
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A. POTENTIAL GOVERNMENTAL
CONSTRAINTS

Local government can affect the production of
housing in a variety of ways through its police
powers as generally expressed in its land use and
development regulations. Some commonly used
practices include limiting the land designated for
residential development and/or the densities at
which that development can occur, imposing fees
or exactions, and requiring review periods prior to
approval of a project. Local land use regulations can
also help to define residential character and facilitate

housing production.

It is important to recognize that the goal of producing
housing may at times conflict with other City goals,
such asthe desire to provide open space and recreation
facilities, the desire to protect environmental features
and historic resources, and the desire to ensure the
health and safety of residents by maintaining the
current level of community services and infrastructure.
This section evaluates the extent to which government
regulation in Santa Monica acts as a constraint to the
production, maintenance, or improvement of housing
for all income groups, and whether such constraints
would prevent the City from achieving its assigned
share of the regional housing need.

1. Land Use Controls

Santa Monica adopted a new General Plan Land
Use and Circulation Element (LUCE) in 2010 which

substantially revised the City’s land use policies, goals
and standards in non-residential zones, although
generally maintained the status quo in the city’s
traditional residential neighborhoods. The overarching
goal of the LUCE housing policy is to create significant
new additional housing opportunities associated with
transit in a manner that provides more affordable
options, enhances sustainability, creates complete
neighborhoods and provides easy access to local
services. The LUCE accomplishes this goal in a variety
of ways, including, but not limited to, the following
strategies:

e Encouraging the creation of new housing
in selected transit-accessible areas such as
Downtown, Bergamot Transit Village, and along
the city’s boulevards.

e Establishing a Neighborhood Conservation
Strategy to promote the protection of housing
in existing neighborhoods, much of which is
under rent control, strengthening standards for
demolition and redirecting growth to appropriate
locations along transit corridors and in the vicinity

of the future Expo Light Rail stations.

e Establishing a maximum base height of 32 feet for
ministerial project review, and requiring projects
over the base to incorporate community benefits,
with affordable housing identified as a primary
community benefit.

e Encouraging collaboration with the college and
school districts, hospitals and utilities to make
creative use of underutilized institutional land for
workforce housing.

For approximately 96% of the city, the LUCE preserves
the existing pattern of uses and establishes policies for
protection and long-term conservation of established
neighborhoods. For the full LUCE list of housing-
related policies, see Chapter 2 (Housing Plan).

The LUCE establishes 17 land use designations
grouped into the following five categories:

¢ Neighborhoods

e Boulevards

e Mixed Use Centers

e Employment and Commerce

e Community and Public Uses

The LUCE expands housing opportunities into new
areas of the city, with residential uses permitted
in all but two of the 17 land use categories. While
the implementing Zoning Code will establish specific
development standards, the LUCE sets forth standards
for building height, densities and intensities that
establish the outside parameters for zoning. A base
height is established for each district, with projects
eligible for additional height (and in most districts,
increased density or intensity of floor-area-ratio) in
exchange for the provision of “community benefits.”
Affordable and workforce housing is identified within
the five priority categories of community benefits.
Table 4-1 presents the LUCE land use designations
where housing is permitted, and summarizes the
base (Tier 1) height and density/intensity standards,
and Tier 2 and 3 standards for projects which provide
identified community benefits.



Table 4-1 LUCE Land Use Designations — Height and Density/Intensity Standards
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LUCE Land Use Designation

Max. Building Height and Density/Intensity

Tier 1

Tier 2

Tier 3

Neighborhoods

Single Family Housing

No tiers. Same as existing R1 height (28’) and density (8.7 du/acre)

Low Density Housing No tiers. Same as existing R2 height (30’) and density (29 du/acre)
Medium Density Housing 30" / 29 du/acre 40" / 35 du/acre None
High Density Housing 30" / 35 du/acre 45" / 48 du/acre None
Boulevards

. 32"/ 1.5FAR , '
Mixed Use Boulevard Low 3¢ / 1.5 FAR® 36’/ 1.75 FAR 47' / 2.0 FAR
Mixed Use Boulevard 32"/ 1.5FAR , ,
(100% residential above 1st floor) 39"/ 1.5 FAR* 50"/ 2.25FAR 55/ 275 FAR
General Commercial 32"/ 1.5FAR 36’/ 1.75 FAR N
(Lincoln & Pico) 36"/ 1.5 FAR® 2.0 FAR"** ene
Mixed Use Centers

. . 32"/ 1.5FAR
Neighborhood Commercial 1 75 FAR™ None None
N 32/ 1.75 FAR , ,

Bergamot Transit Village 39 / 1.75 FAR® 60" / 3.0 FAR 75/ 3.5FAR

, _ 32/ 1.5FAR , ,
Mixed Use Creative 36' /1.5 FAR* 47" / 2.0 FAR 57"/ 2.5 FAR

32"/ 1.5FAR 47" / 2.0 FAR

Beach and Oceanfront 36’ / 1.5 FAR® 0,25 FAR*** None

Healthcare Mixed Use

No tiers. Existing Hospital Area Specific Plan establishes development standards

Institutional /Public Lands/
Civic Center

No tiers. Existing Civic Center Specific Plan establishes development standards

Downtown Core

The 1984 Land Use Element and Bayside District Specific Plan apply until new
Downtown Specific Plan establishes new development standards and tier thresholds

*Height bonus for provision of on-site affordable housing.
**FAR bonus for provision of on-site affordable housing.
***FAR bonus for provision of additional affordable housing.
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Table 4-2 Residential Development Standards

Development Standard

Residential Zone District

R1 R2 R3 R4
Min. Lot Size 5,000 sq. ft. 5,000 sq. ft. 5,000 sq. ft. 5,000 sq. ft.
Max. Density 8.7 du/acre 29 du/acre 35 du/acre 48 du/acre
. 2 storles/28 H 2 stories/30 ft 3 stories/ 35 4 stories/45 ft
Max. Height (35’ for certain (Others: 2
Flat roof: 23 ft . Flat roof: 40 ft
large parcels) stories/23 ft)
Max. Parcel Coverage
First Story 35-60% 45-50% 50% 50%

Second Story

N/A; except in
some specific areas

90% of 1st story

85-90% of 1st story

80% of 1st story

Third Story N/A N/A 60% of 1st story 60% of 1st story
Fourth Story N/A N/A N/A 50% of 1st story
Front Yard (ft.) Varies by street 20 ft 20 ft 20 f
Side Yord (f) 10% parcel viclh 8 8 8
Rear Yard (ft.) 25 ft 15 f 15 ft 15 ft
Open Space
4-5 units N/A 100 sq. ft. per unit
6+ units N/A 50 sq. ft. per unit

Source: Santa Monica Municipal Code, 2012
* Preferred projects: congregate housing, homeless shelters, hospice facilities, large family day care, residential care

facilities, senior group home housing, senior housing, single-family dwellings, transitional housing, multi-family housing
where 25% of units are 3 bdrms or larger, projects registered fo receive a LEED rating of silver or higher.

The City’s zoning regulations are presently under
comprehensive review and revision to provide
consistency with the LUCE, with a complete updated
zoning ordinance targeted for late 2013. Due to
areas of conflict between the City’s existing zoning
ordinance and the LUCE, in January 2011 the City
Council adopted Ordinance No. 2345, establishing
interim development procedures to implement the
LUCE pending adoption of the comprehensive zoning
ordinance update. This has been extended to apply
until the adoption of the revised Code. The Zoning
Code revision is anticipated to essentially maintain
the same standards in the residentially-zoned districts
presented in Table 4-2. In the commercial districts,
the Zoning Code will continue to incentivize the
integration of housing in complete neighborhoods
and provision of affordable units.

Actual housing construction serves as a measure to
evaluate whether the Zoning Code acts as a potential
constraint on housing. 1,360 multi-family units have
been completed during the first 6% years of the
current planning period (January 2006 — June 2012),
as documented in Chapter 6 (Table 6-1). Over half of
these multi-family units (744 units) are deed restricted
as affordable to very low, low and moderate income
households, attesting to the success of the City’s
affordable housing policies. This level of affordable
production is twice Santa Monica’s regional housing
needs allocation (RHNA) for these income groups,
supporting the conclusion that the City’s Zoning Code
does not constrain housing production.



Parking Requirements: Table 4-3 summarizes Santa
Monica’s current parking requirements for residential
uses. Single-family residences are required to provide
two parking spaces in a garage, whereas parking is
calculated on a per bedroom basis for multi-family
residences. The parking requirement for condominiums
The City
provides reduced parking standards for deed-restricted

is slightly higher than for rental units.
affordable housing and for group housing. Parking
standards are being revisited through the Zoning
Ordinance revision process, the Downtown Specific
Plan and the Bergamot Area Plan, and potentially will
be reduced in transit-oriented districts based on trip
reduction measures. (Note: To be updated prior to
release of Final Draft).

Housing Development in Commercial Zones: For more
than a decade, Santa Monica has encouraged housing
production in commercial zones through its Zoning
Code and various incentives, including ministerial
review. While the Downtown has historically been
the focus for new housing growth, the LUCE expands
housing opportunities along the boulevards and in
newly transit-accessible areas near the Bergamot and
Memorial Park Expo stations.

The current Zoning Code does not prescribe residential
densities within the commercial districts, and instead
regulates building intensities through floor area and
height. The maximum building height varies from 30
feet in the C2 zone to 45 feet in the C3, C5, and C6
districts. There are no minimum rear and side yard
setback requirements, except where the rear parcel line
or interior side parcel line abuts a residential district.
(Note: To be updated prior to release of Final Draft).
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Table 4-3 Parking Requirements for Residential Uses

Max %
Residential Use Off-Street Parking Requirement Compact

Spaces
Artist Studio 1 space/750 sf residential, min. 1 space None
Boarding homes 0.5 space/unit + 1 guest space/5 units 40
Boarding homes — low/mod restricted 0.25 space/unit + 1 guest space/5 units 40
Congregate housing 1 space/5 beds 40
Detached single-family 2 spaces in garage/unit None
Detached single-family — lots < 30" wide 2 spaces in garage/unit, tandem permitted None
Domestic violence shelters 0.5 spaces/bedroom 40
Fraternity-type housing 1 space/bed 40
Homeless shelters 1 space/ 10 beds 40
Senior group housing & senior housing 0.5 space/unit + 1 guest space/5 units 40
Senior group housing & senior housing - low/mod restricted | 0.25 space/unit + 1 guest space/5 units 40
Single-room occupancy 0.5 space/unit + 1 guest space/5 units 40
Single-room occupancy- low/mod restricted 0.25 space/unit + 1 guest space/5 units 40
Transitional housing 0.5 space/unit + 1 guest space/5 units 40
Condominium
Studio, no bedrooms 1 covered space/unit None
1 or more bedrooms 2 covered spaces/unit None
Visitor spaces (5 or more units) 1 space/5 units 40
Multi-Family
Studio, no bedrooms 1 space/unit None
1 bedroom 1.5 spaces/unit None
2 or more bedrooms 2 spaces/unit None
Visitor spaces (5 or more units) 1 space/5 units 40
Multi-Family: Deed-Restricted for low occupancy by low and moderate income households
Studio, no bedrooms 1 space/unit 40
1 bedroom 1 space/unit 40
2 or more bedrooms 1.5 spaces/unit 40
Visitor spaces (5 or more units) 1 space/5 units 40

Source: Santa Monica Municipal Code, 2012.
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Moreover, in several commercial districts, the City
offers special incentives for housing:

e In the BSC, C3, C3C, and CM districts, any floor
area devoted to residential use is counted at 50%
for purposes of calculating FAR. In BCD, C2, C4,
and C6 districts, the City offers increased FAR if at
least 30% of the project is residential.

In the BCD, C3, C3-C, and C6 districts, the City
eliminates the restriction on the number of
stories that can be built if the structure contains
at least one floor of residential uses. The City also
offers increased maximum height to projects with
a designated number of floors of residential use.

The City offers bonuses for building heights,
number of stories and FAR for Code-defined
“preferred projects” within many residential and
commercial districts.

The City has been highly successful in achieving the
integration of residential uses in its commercial
districts, both as free-standing residential projects as
well as residential/commercial mixed use projects.
For example, of the 1,360 units completed during
the January 2006 — June 2012 period, over 70% (972
units) were developed within commercial zones. In
addition, City records identify over 2,000 proposed
units in pending projects located in commercial
districts, including in the Bergamot Transit Village/
Mixed Use Creative Districts, the Downtown and

along commercial boulevards.




2. Provision for a Variety of Housing Types

Through its zoning powers, Santa Monica offers a
range of options for siting residential uses including
housing for special needs groups (refer to Table 4-4).
The City facilitates the provision of affordable housing
by allowing projects with fewer than 50 units by right
in almost all residential and commercial zone districts.
Transitional housing is treated as a residential use,
and is permitted in the same zones as multi-family
residential. Homeless shelters are permitted by right
in almost all nonresidential zones, and conditionally
The City
also provides for domestic violence shelters in all

permitted in six residential districts.
residential districts and most commercial districts.
Manufactured housing on a permanent foundation is
permitted in all residential zones subject to the same
development standards and design criteria as wood-

framed housing.

The Zoning Code, which is being revised, formerly
included a R-MH: Residential Mobile Home Park
District for two Santa Monica two mobile home parks.
A Development Agreement transforming one of these
parks, the Village Trailer Park, was approved on April
19, 2013. The project approval includes maintaining
ten of the existing mobile homes in the eastern
portion of the property. The Mountain View Mobile
home is included in the LUCE’s low density multi-
family housing district.

Second units are attached or detached dwelling
units in single-family zones that provide permanent
provisions for living, sleeping, cooking and sanitation.
Pursuant to State statutes, jurisdictions are required
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to use a ministerial, non-discretionary process for
second unit applications. The City permits second
units by-right in the OP and R1 zones, as required
under State law. The revised Zoning ordinance will
reflect these State-required provisions.

In summary, Santa Monica’s Zoning Ordinance
contains numerous incentives specifically designed to
facilitate the development of affordable and special
needs housing, including the following:

e Planning Fee Waiver: Planning and Zoning review
fees are waived for projects that are 100% deed
restricted for affordable housing.

e Special Needs Housing by Right in Residential

Zones: Senior and senior group housing,
transitional housing, congregate housing, and
domestic violence shelters are permitted by right

in all multi-family residential districts.

e Special Needs Housing by Right in Commercial
Zones: Shelters of 55 beds or less, domestic
violence shelters, congregate housing, transitional
housing, single room occupancy housing, and
senior housing are permitted by right in the BCD,
BSC, C2, C3, C3C, C4, C6, CM, and CP zones.

e Exemption from Story Limit: 100% affordable
housing projects are exempt from the applicable
limits on the number of stories. However, such
projects are still subject to applicable height limits
in each zone.

e Height Bonus: 100% affordable housing projects
in nonresidential zones are eligible for a height
bonus of ten feet if consistent with the LUCE.

e State Density Bonus: Projects may be eligible
for increases in density (up to 35%, or in some
instances 50%), along with 1-3 development
incentives/concessions based upon the amount
of affordable housing provided.

e Reduced Parking Requirements:  Parking
reductions are provided for affordable housing,
senior housing, shelters, congregate care housing,
and transitional housing. Typically, the reduction

allowed is 0.5 spaces per unit.

3. Building Codes and Enforcement

Santa Monica has adopted the 2010 California Building
Standards Code (based on the 2009 International
Building Code), the 2010 California Green Building
Standards Code, and 2010 California Residential Code.
For historic resources, the City allows determinations
to be made based on the State Historical Building
Code. The State Building Standards Code establishes
accessibility requirements in Chapters 11A (Housing
Accessibility) and 11B
Public
Buildings and Publicly Funded Housing). Consistent

(Accessibility to Public
Buildings, Accommodations, Commercial
with the federal Fair Housing Act, the Code requires
all multi-family structures with four or more units
built after March 13, 1991 to provide accessible
routes throughout the property, and “adaptable”
dwelling units to allow conversion to a fully accessible
unit without significant costs and the need to do
significant structural modifications. In multi-family
structures with an elevator, 100% of the units must
meet the accessibility requirements, whereas in
buildings without an elevator, all of the ground

floor units must be accessible. The Code requires
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Table 4-4 Permitted Housing Types by Zoning Category

R3/

c4/

Housing Type OP OP-1 | OP-2 | OP-3 | OP-4 R1 R2 R4 BCD RVC CP CcM cC Cc2 Cc3 c6 BSCD
Single-Family P P P P P P P P P P P P P P P
Duplex upP
Multi-Family* P P P P P P P P P P P P P P
Second Units** upP upP
Transitional Housing P P P P P P P P P P P P P P
SRO (up to 49 units) P P P P P P P P P P P P P
SRO (50+ units) DR DR DR DR DR DR DR DR DR DR DR DR DR
Domestic Violence Shelters P P P P P P P P P P P P P P P P
Hospice Facilities P P P
Large Group Homes PSP PSP PSP PSP PSP PSP PSP
Community Care Facilities C C C C C
Residential Care Facilities***(7+ppl) C C P C C C
Congregate Housing P P P P P P P P P P P P P
Senior Housing P P P P P P P P P P P P P
Senior Group Housing PSP P P P P P P P P P P P P
Homeless Shelters <= 55 beds C C C C P C P P P P P P P
Homeless Shelters > 55 beds C C C C C C C C P C C C C
Artist Studios P P P P P

Facilities and Homeless Shelters.

Source: Santa Monica Municipal Code, 2012

P = Permitted by right. DR = Development Review. UP = Use Permit. C = Conditional Use Permit. PSP = Performance Standards Permit.
* Multi-family apts with 25% 3+ bedroom units, 60% 2+ bedrooms, and project registered with USGBD to receive LEED rating of silver or higher.

** Second units are permitted by-right in the OP-1 and R1 zones, as required under State law. The Zoning Code update will reflect these by-right provisions for second units.

*** Residential care facilities with 6 or fewer persons are considered a family dwelling and permitted in all zones where single-family units are permitted.

Supportive housing is permitted and considered a residential use by right under the definitions of Transitional Housing, Domestic Violence Shelters, Congregate Housing, Residential Care




compliance with the following seven basic design and
construction requirements for accessible routes and
unit adaptability:

1. Accessible building entrance on an accessible
route

2. Accessible and usable public and common-use
areas

3. Usable doors by a person in a wheelchair

4. Accessible route into and through the dwelling
unit

5. Light switches, electrical outlets, thermostats, etc
in accessible locations

6. Reinforced bathroom walls for later installation of
grab bars

7. Usable kitchens and bathrooms for persons in a
wheelchair

These accessibility requirements pertain to new
construction only, and not renovations or remodels.
However, the Building Code applies a more stringent
standard for publicly-funded housing, requiring 20%
of public funds utilized on renovation, structural
repair, alterations or additions to existing multi-
family buildings be allocated towards removal of
architectural barriers.

Section 504 of the Rehabilitation Act of 1973 adds
an additional accessibility requirements for projects
receiving federal funds, such as HOME or CDBG. In
federally assisted new construction or substantially
rehabilitated housing with five or more units, 5% of
the units, or at least one unit, must be accessible
for persons with mobility disabilities. An additional
2% of the dwelling units, or at least one unit, must
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be accessible for persons with hearing or visual
disabilities.
accordance with the Uniform Federal Accessibility

These units must be constructed in

Standards (UFAS), or a standard that is equivalent or
stricter. UFAS generally defines an accessible housing
unit as a unit located on an accessible route that can
be approached, entered and used by individuals with
disabilities.

Santa Monica’s Building and Safety Division ensures
compliance with all State and Federal accessibility
requirements as part of the Plan Check process.
During the construction phase, building inspectors
conduct site visits to ensure the project adheres to the
required accessibility specifications prior to signing off
on the final certificate of occupancy.

Code enforcement can be a potential fair housing
concern because code compliance actions may create
disproportionate impacts on protected groups such

as minority populations. In Santa Monica, however,
code enforcement is triggered by complaints and
the City seeks voluntary code compliance through
administrative processes. In some cases, proactive
campaigns are also undertaken when a widespread
problem is identified. In conjunction with inspecting
and noticing property owners regarding a violation,
code enforcement personnel inform property owners
of assistance provided through the City’s various
housing rehabilitation programs.

In the past, City regulations regarding the status of
certain units that had been illegally created in multi-
family properties and then registered with Rent
Control caused conflict. To address this, the Council
passed an ordinance in 2008 that set forth terms
for ensuring habitability and allowed such units to
become legal, non-conforming. During the term of
the current Housing Element, permit data identified a
net of 43 such units that were upgraded and legalized.
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4. Zoning Regulations and Practices for Persons
with Disabilities

The City of Santa Monica recognizes the importance

of addressing the housing needs

with disabilities.

governmental constraints to the development and

of persons
This section reviews potential

improvement of housing for persons with disabilities.

Local governments may unintentionally restrict
access to housing for households failing to qualify
as a “family” by the definition specified in a zoning
code. Specifically, a restrictive definition of “family”
that limits the number of and differentiates between
related and unrelated individuals living together may
illegally limit the development and siting of group
homes for persons with disabilities, but not housing

for families that are similarly sized or situated.

Santa Monica’s Zoning Ordinances does not include a
definition of “family”. Instead, it defines the persons
who occupy a housing unit as a “household”. A
household is defined as follows:

9.04.02.030.415 Household

Persons living together in a single dwelling
unit, with common access to, and common
use of all living and eating areas and all areas
and facilities for the preparation and storage
of food within the dwelling unit.

This definition of household does not refer to related
or unrelated persons who may occupy a housing unit.

Therefore, the zoning regulations do not discriminate
against unrelated individuals with disabilities who
reside together in a congregate or group living
arrangement.

Pursuant to the Lanterman Act, licensed residential
care facilities for six or fewer persons must be treated
as a regular residential use and permitted where
residential uses are permitted. Santa Monica zoning
regulations specify that residential care facilities with
6 or fewer persons are considered a family dwelling
and thus permitted in all zones where single-family
units are permitted:

9.04.02.030.715 Residential Facility

A community care facility which consists
of any family home, group care facility, or
similar facility as determined by the Director
of the State Department of Social Services, for
twenty-four-hour non-medical care of persons
in need of personal services, supervision
or assistance essential for sustaining the
activities of daily living or for the protection
of the individual, as defined in Article 1 of
Chapter 3 of the California Health and Safety
Code, Section 1500 et seq. A residential
facility serving six or fewer persons shall be
considered a family dwelling for all zoning
purposes.

In terms of large residential care facilities with more
than six residents, Santa Monica’s Zoning Code
conditionally permits these uses in the R2, R3, R4, OP,

OP-2, and OP-4 zones, whereas the OP-3 zone permits
them by right (see Table 4-4).

Development standards for housing that serves
persons with disabilities are the same as those
for other residential developments. The Zoning
Code does not specify a unique set of performance
standards for group care facilities and other types
of housing facilities for persons with a disability. The
standard development requirements are not overly
burdensome and do not represent a constraint to the
provision of such housing.

Santa Monica’s Zoning Code does not contain a
definition of disability. However, specific disabilities
are included as part of a use definition, such as
“terminally ill (hospice definition) and chronic illness/
infirmity (nursing home definition). Under the Fair
Housing Act, persons with disabilities (or handicaps)
are defined as “individuals with physical or mental
impairments that substantially limit one or more
major life activities; has a record of such impairment;
oris regarded as having such impairment.” The current
Code, by having no definition, is silent and does not
conflict with the State definition. However, in order
to clarify and affirmatively further fair housing, the
City will incorporate a disability definition within the
updated Zoning Code.

Both the Federal Fair Housing Act and the California
Fair Employment and Housing Act direct local
governments to make reasonable accommodations

(i.e. modifications or exceptions) in their zoning



laws and other land use regulations when such

accommodations may be necessary to afford
disabled persons an equal opportunity to use and
enjoy a dwelling. One of the primary reasons for a
reasonable accommodation procedure is to provide
a way — other than through a variance — for disabled
applicants to request a modification from zoning,
building and land use rules, standards, and policies.
For example, it may be reasonable to accommodate
requests from persons with disabilities to waive a
setback requirement or other standard of the Zoning
Code to ensure that homes are accessible for the
mobility impaired. Whether a particular modification

is reasonable depends on the circumstances.

The City’s reasonable accommodation procedures
currently under development will make explicit that
facilities housing seven or more disabled persons may
seek an exception or waiver from the Zoning Code
standards and requirement for a Conditional Use
Permit, in compliance with state law. (Note: To be
updated prior to release of Final Draft).

Community Corporation of Santa Monica (CCSM),
which receives funding through the City’s Affordable
Housing Program to construct deed-restricted
affordable housing in the city, maintains written
procedures for granting a reasonable accommodation
on its nearly 1,500 affordable rental units. Many of
its recently built units include affordability-adaptable
CCSM

reports receiving an average of 3 to 5 requests

features, as required by the building code.

for reasonable accommodations per month, and
provides accommodation through various means,
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Table 4-5 Fee Schedule for Residential Development, 2013

Application Type 2013 Fee
Architectural Review $1,644.14
Conditional Use Permit (CUP) $14,002.46
Deed Restriction $402.49
Design Compatibility Permit $12,945.51

Development Agreement

Hourly Cost ($266.58/hr) with initial deposit of $5,000

Development Review

$16,351.22

Tentative Map $4,186.91
Final Map $1,586.88
Reduced Parking Permit $3,829.24
Pre-Submittal Review $2,105.72
Variance $3,656.98
Yard Modification $3,523.15

Affordable Housing Unit Base Fee

$27.57 /st - market rate apts
$32.30/sf - market rate condos

Source: City of Santa Monica, City Planning Application Fees, effective January, 1, 2013

including transfer of units and assistance from the
Westside Center for Independent Living (WCIL).
The Santa Monica Housing Authority (SMHA) also
maintains written policies and procedures for
granting a reasonable accommodation as part of its

Administrative Plan.

5. Development Fees/Assessments

Like cities throughout California, Santa Monica collects
various fees, charges, and taxes on new residential
development. These charges are set at rates designed
to recover the cost of permit processing and the costs

of providing public services to the residents, and to
mitigate certain development impacts (e.g., parks and
open space and affordable housing). The City conducts
a periodic assessment of its fees to ensure they reflect
the actual cost of providing services, with most user
fees adjusted annually based on the change in the
Consumer Price Index (CPI). Table 4-5 summarizes the
City’s adopted planning application fees for residential
development and includes the affordable housing fee.

Most planning and construction fees and taxes are due
at building permit issuance, but some fees and charges
(e.g.,

affordable housing fees, when applicable;
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which
instruments may be posted) may be paid at a later

infrastructure improvements for security
point in the construction process (e.g., Certificate of
Occupancy). In limited cases, off-site improvements
may be required to mitigate project impacts (e.g.,
street, utility or sewer capacity improvements), or
to repair public facilities damaged during project
construction (e.g., sidewalk and curb reconstruction
or alley repaving), and in order to protect the public
health, safety and general welfare of city residents,
businesses and visitors.

When a residential development project requires
multiple planning permit applications, the City places
a cap on the combined fees. Planning and zoning
application fees are waived for affordable housing
projects.

Santa Monica’s Affordable Housing Production
Program (the “AHPP”), allows eligible residential
projects® to pay an affordable housing fee as one
of the alternatives for meeting the program’s
requirement; fractional unit requirements of less
than 0.75 can also be met through payment of a
fee. The “Affordable Housing Base Fee” reflects the
average cost to the City to develop a unit of housing
affordable to low and moderate income households,

1 Multi-family ownership projects of 4+ units within
multi-family residential districts are required to provide the
affordable unit(s), either on or off-site, and are not offered the
affordable housing fee option.

and is adjusted annually based on changes in land and
construction costs. Until recently, the AHPP provided
a discount to the Affordable Housing Unit Base Fee
for new development that did not displace existing
multi-family housing — a 50% discount in commercial
zones and 25% discount in residential zones. However,
review of development data over the past several
years indicated that the majority of developments
have occurred on parcels with existing multi-family
units, and that the AHPP fee discount was thus not
achieving its intended purpose to minimize tenant
displacement. In September 2012, the City Council
amended Section 9.56.070 of the Municipal Code to
eliminate the previous fee discount, generating an
estimated additional $50,000 to $100,000 in annual
fee revenues in support of affordable housing.

As a means of assessing the total cost that fees
contribute to development in Santa Monica, the City
has calculated the individual and cumulative costs
of City permit fees, charges, and taxes applicable to
three recent multi-family and mixed use development
projects (Table 4-6). The first project is a 50 unit,
100% affordable apartment project with 8,700 square
feet of ground floor commercial located in the C4
zone. The second project is a 90 unit, mixed income
apartment project with ground floor retail, also
located in the C4 zone. The third project is a five-
unit market rate townhome project, with one on-site
affordable unit, located in the R-3 zone. Consistent



with the vast majority of recent projects in Santa
Monica, all three projects are fulfilling their affordable
housing requirements under the AHPP on-site rather
than paying the in-lieu fee.

As indicated in Table 4-6, total development fees
are approximately $6,400 per unit for the 100%
affordable project, and $8,700 per unit for the mixed
income apartment project’. Based on the City’s
adopted Affordable Housing Unit Development Cost
estimate of $289,299 for FY2012-13, these cumulative
development fees represent a nominal 2.2% to
3.0% of the total cost of development. And while
development fees for the five unit townhome project
were significantly higher at $24,000 per unit, this fee
amount still represents just 3.7% of the $645,000
median condominium sales price in Santa Monica3.
Given the modest percentage that fees represent of
total development costs and sales prices, combined
with the fact that the volume of new multi-family
construction exceeds the City’s fair share of regional
housing need, it can reasonably be concluded that
the City’s permit fees and other development charges
and taxes do not impose an undue constraint on the
production of new housing.

2 The City is considering proposed development fees
for housing and open space that, if adopted, would increase
total fees. Economic analysis of these proposed fees is being
undertaken.

3 Source: DataQuick condominium sales within Santa
Monica zip codes, Jan-Sept 2012.

Table 4-6 Development Fees Applicable to Prototypical Residential Development Projects
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Project Characteristics

1430 Lincoln

1650 Lincoln

1533 11th St.

Zone C4 C4 R3
Project Density 145 du/acre 244 du/acre 29 du/acre
Market Rate - 56* 4
Affordable 50 34 1
Total Units 50 90 5
Residential Floor Area 20,580 sq. ft. 41,389 sq. ft. 7,527 sq. ft.
Avg. Unit Size 390 sq. ft. 460 sq. ft. 1,500 sq.ft.
# Parking Spaces 101 84 12
Tenure Type Rental Rental Ownership
Ground Floor Commercial 8,780 sq. ft. 1,500 sq. ft. None
Development/Planning Fees
Administrative Approval fee Waived NA NA
Dev. Agreement fee** NA $17,000 NA
Tentative Map application fee NA NA $3,583.61
CEQA analysis Exempt Exempt Exempt
ARB fee Waived $1,543.79 $1,543.79
Design Compatibility Permit NA NA NA
Affordable Housing In-Lieu fee NA (on-site) NA (on-site) NA (on-site)
Affordable Housing Deed fee Waived*** Waived*** Waived***
Residential Use Deed fee Waived*** NA NA
Cultural Arts fee $17,569 (comm. sf only)**** $47,800 $13,184
Child Care Linkage fee $54,436 (comm. sf only)**** $14,270 $533.92
Transportation Impact Fee $94,824 (comm. sf only)**** $229,950 $13,200
Construction Fees
Plan check $63,193.58 $63,741.26 $11,858.48
Bui|ding Permit $78,984.99 $79,673.25 $14,493.51
School District fee $57,813.00 $109,483.00 $19,796
Wastewater $95,250 $171,450 $12,885
Water Demand $18,750 $33,750 $2,850
Water Meters $8,281 $8,281 $21,676
Taxes
Recreational Unit tax 0 $11,200 $800
Condo Tax NA NA $4,000
Total Fees and Taxes $322,272.57 $788,142.30 $120,404.51
Total Fees/Unit $6,445.45 $8,757.14 $24,080.90

Source: KWA, 2012

* Includes workforce housing at 130% ** Estimate ***Fee waived - affordable housing deed restriction
**** Mixed use project with 100% affordable units - impact fees applicable to commercial square footage only
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6. Permit Processing Procedures

Since 2000, the City has modified several procedures for
processing and permitting development projects that
require City review in order to address neighborhood
concerns regarding the level of development activity
occurring in the city. The following summarizes three
of the City’s discretionary review procedures, and
the conclusions from the City’s 2008-2014 Housing
Element, which found that none of these procedures
operates as a constraint to development®.

In March 2000, the City replaced the previously
Use Permit (CUP) with a
Design Compatibility Permit for condominiums and

required Conditional

cooperative apartments. The permit focuses attention
on the degree to which a proposed project’s siting and
design is compatible with and relates harmoniously to
the surrounding sites and neighborhood, rather than
whether the use itself is appropriate for the site, the
prior focus under the CUP. In addition, a subsequent
ordinance establishing design standards and review
procedures eliminates the requirement for a Design
Compatibility Permit in the R2, R3 and R4 zone
districts.

4 In support of the 2008-2014 Housing Element, the
City conducted a detailed economic analysis of 12 City policies,
programs and regulations to assess whether they operated,
either individually or cumulatively, as a constraint to the pro-
duction of housing. The analysis concluded that none of the
City initiatives served as an actual constraint to development,
as confirmed by the State Department of Community Devel-
opment (HCD) approval letter on the City’s adopted Housing
Element.

The 2008-2014 Housing Element analysis concluded
that the Design Compatibility Permit does not operate
as a constraint for the following reasons: 1) its scope
is limited to condominiums and thus does not affect
apartment projects; 2) it does not add to processing
times as the permit is processed simultaneously with
subdivision map approvals; and 3) application costs
and out-of-pocket costs are similar to the prior CUP
requirement, which were previously found not to
be significant in terms of their impact on housing
production.

In November 2000, the City Council adopted an
ordinance to lower the project size threshold
triggering Development Review to 7,500 square
feet in two mixed-use and several non-residential
districts.  Affordable housing developments and
mixed-use projects that include specified percentages
of residential floor area and affordable housing are

exempt.

The 2008-2014 Housing Element analysis concluded
that the lower Development Review thresholds do not
operate as a constraint because: 1) affordable projects
are exempt (including 100% low/mod projects and
mixed use projects with at least 80% residential with
15% low income or 10% very low income units); 2)
projectsinthe C2and CM zone that meet requirements
for ground floor pedestrian-oriented uses and include
the maximum percentage of residential use permitted
under zoning are exempt; 3) the ordinance doesn’t
change the 50% discount for the residential floor
area provided in a residential or mixed use project;
and 4) review of actual Development Review permit

applications show that nearly all were approved by
City decision makers.

In April 2007, the City Council adopted an ordinance
requiring a Development Review Permit for any
development that exceeds 50 units, with certain
exceptions. This ordinance was based on experience
which demonstrated that the decision made in 2000 to
exempt all affordable housing from any Development
Review threshold needed to be revisited in order
to protect neighborhoods and the quality of life,
particularly while the LUCE process was ongoing.

The 2008-2014 Housing Element analysis concluded
that the Development Review requirement for projects
with 50+ does not operate as a constraint because: 1)
it has been established that the Development Review
process per se is not a constraint; 2) it only applies to
large projects; and 3) it is an interim measure until the
final implementing regulations are adopted for the
LUCE.

Santa Monica’s development review process can be
summarized in the following steps. All of these steps
may not be necessary depending on the size, type and
location of the project. The City continues to focus
on process improvements through its pre-submittal
review, appointment system for submittal of planning
permit and ARB applications, and assignment of a
staff project manager for single point of contact.

Pre-Submittal Review: The City encourages applicants
to schedule a pre-submittal meeting where projects



are reviewed and comments offered by the Urban
Designer and six City divisions responsible for
reviewing development applications and plan checks.
This process allow applicants to get potentially
critical information up-front, and can potentially save
developers time and money by addressing concerns
at an early stage, thereby avoiding delays later in the

process.

Application Submittal: Once the project application
is ready for submittal to the City, the applicant calls
to schedule an appointment with a City planner;
appointments are generally scheduled within one
week. During the appointment, the City planner will
review the application and either deem it as complete,
or identify additional material or information required
for processing; follow up appointments are scheduled
with the same planner to ensure consistency.

Plan Review: The Plan Review process begins after
the application plans and required fees have been
submitted. A project manager is assigned who will
remain the applicant’s point of contact throughout
the entire project development process. The project
manager will also evaluate the project for compliance
with the California Environmental Quality Act (CEQA).
The application is distributed to the appropriate City
divisions for review and comment.

Architectural Review Board (ARB): The ARB reviews
new construction, additions and remodels in all zones
except R-1 for design quality and compatibility with
the surrounding environment, and has discretion
over site planning, building design, landscaping,
walls/fences, mechanical equipment screening and
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features for runoff reduction. ARB review occurs
after any necessary project approvals from Planning
Commission or City Council, with typical projects
requiring only a single ARB hearing. Projects may
return to ARB for review of landscape plans, but
building permits may be issued prior to landscape

review.

The following documents are available at the City
Planning Counter and on-line to provide clear guidance
to applicants on the City’s design requirements:

e Architectural Review Guidelines
e Sign Handbook and Sign Code
e Water Conservation Landscape Guide

e Ocean Park Design Guidelines (for projects within
an OP zone)

e Zoning Ordinance

Pursuant to SMMC Section 9.32.140, the ARB may
approve, approve with conditions, or disapprove a
project subject to the following criteria:
a. The plan for the proposed building or structure
is expressive of good taste, good design, and in
general contributes to the image of Santa Monica
as a place of beauty, creativity and individuality.

b. The proposed building or structure is not of
inferior quality such as to cause the nature of the
local neighborhood or environment to materially
depreciate in appearance and value.

c. The proposed design of the building or structure
is compatible with developments on land in the
general area.

d. The proposed development is in conformity with
the effective guidelines and standards adopted
pursuant to Chapter 9.32 of the Municipal Code
and all other applicable ordinances insofar as
the location and appearance of the buildings and
structures are involved.

Development Review Permit: As discussed earlier in
this section, residential projects with 50 or more units
require Development Review Permit approval by the
Planning Commission. The Commission shall approve
or conditionally approve a Development Review
Permit application based on the following findings:

e The physical location, size, massing and placement
of proposed structures on the site and the location
of proposed uses in the project are compatible
with the surrounding sites and neighborhood.

e The rights-of-way can accommodate autos and
pedestrians, including adequate parking and

access.

e The health and safety services (police, fire,
etc.) and public infrastructure (e.g. utilities) are
sufficient to accommodate the new development.

e Any on-site provision of housing or parks and
public open space which are part of the required
project mitigation measures satisfactorily meet
the goals of the mitigation program.

e The project is generally consistent with the
Municipal Code and General Plan.

e Reasonable mitigation measures have been
included for all adverse impacts identified in an
Initial Study or Environmental Impact Report.



Page 108 | 4. Potential Constraints on Housing Production and Conservation

In general, most housing project applications are
approved by the City following varying amounts
of revision that shapes the project to meet City
requirements and goals.
Condominium  Project Review: Condominium
development in Santa Monica generally consists of
the following five stages:

1. Demolition application process (as applicable);

2. Planning Commission review of the Tentative
Map;

3. Architectural Review Board review of the
building design and landscaping;

4. City Council approval of the Final Map; and

5. Plan Check to obtain building permits.

Generally, the length of time to obtain all City
permits ranges from nine months to one year for

Figure 4-1 Interim Development Procedures*

Tier 1 up to existing DR threshold
(e.g. 7,500 sq.ft.)

;
y

Tier 1 over existing DR threshold
and less than 32’

:
)

ecccccccce Administrative Approval

condominium projects consisting of six or fewer
units. Projects involving more than 6 units or projects
which exceed development review thresholds involve
environmental analysis pursuant to the California
Environmental Quality Act (CEQA), adding time to the
entitlement process.

The City offers several services to help applicants
understand these processes, and has developed
materials including a flow chart illustrating each step
in the condominium application and approval process.
The Planning & Community Development Department
encourages prospective developers to contact City
staff, and offers consultation services by phone, at the
City’s public counter for walk-in customers, and in pre-
submittal application meetings.

Interim  Development Review Procedures under
the LUCE: As discussed earlier in the section, the

Citywide LUCE Tier 2 and Tier 3 projects oo

|
}

Development
Agreement

Downtown projects over 32" high oo

I
;

Development
Agreement

*Pipeline projects are currently processed as Development Agreement applications.

City has adopted interim development procedures
to implement the LUCE pending completion and
adoption of the Zoning Code update. Figure 4-1
explains the LUCE
thresholds currently in place.

interim development review

The LUCE identifies a lower by-right height and floor
area for each land use as a base, with projects above
the base subject to discretionary review and additional
requirements that provide community benefits to the
neighborhood. The following projects are exempt
from the LUCE interim development procedures:

e 100% Affordable Housing with 50 units or less
(deed restricted for up to 80% AMI) continue to be
subject to Administrative review. Non-residential
uses are permitted, provided they are less than
33% of total project floor area.

e BSC1Zone (3rdStreet Promenade) if development
project is less than height and floor area of
existing — existing Zoning Ordinance development
procedures apply

7. On and Off-site Improvements

While Santa Monica is fully developed with its primary
infrastructure systems in place, upgrading these
systems is sometimes necessary to accommodate new
development. As part of the building permit process,
the City can require the provision of on-site and off-
site improvements necessitated by the development,
such as improvements to alleys, curbs and gutters,
streets, sidewalks and street lights, and utility under-
grounding. These on and off-site improvements
are undertaken regularly by developers and are not
considered a constraint to development.



8. Analysis of City Ordinances and Rent Control

Law

For each of Santa Monica’s last three Housing
Elements (1998-2003, 2000-2005 and 2008-2014), a
comprehensive economic analysis was conducted to
assess the degree to which certain City ordinances and
initiatives might operate as governmental constraints
on the production of new housing. The analyses for
the two most recent Housing Elements concluded
that the City’s initiatives do not introduce procedural
or substantive costs that serve as an actual constraint
to housing production, as confirmed by the State
Department of Housing and Community Development
(HCD) approval of the City’s Housing Elements.

Objective 1.a of the 2008-2014 Housing Element
required staff to evaluate by 2011 whether the City was
on track to meet its RHNA and quantified objective,
and to consider whether there was a need to propose
revising City regulatory requirements based on that
evaluation. In November 2011, an internal memo
prepared by Strategic & Transportation Planning staff
analyzed permits issued for construction, which at that
point in time totaled 1,217 units since the planning
period began (January 1, 2006), of which 51.6% were
deed restricted affordable units. The memo concluded
that governmental regulations and fees were not
acting as a constraint on housing and consideration of
revisions was not necessary. New data and program
review conducted for this Housing Element have led
to the conclusion that there is no reason to anticipate
that the previous economic analysis would be any
different today.
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Table 4-7 Affordable Housing Production Program Options

2-3 Ownership Units in
Multi-family Zones; 2+ Rental
Units in Multi-Family Zones

4+ Ownership Units in
Multi-Family Zones

On-site Option

e 10% very low income units, or | o
e 20% low income units, or

e 100% moderate income units
(for non-residential zones)

4-15 units: 20% very low, low or moderate
income units

e 16+ units: 25% very low, low or moderate
Income unifs

Off-site Option Same as on-sife option

25% more than required number of on-site units

Affordable Housing Fee (2012)

$25.57/sf for apartments
$32.30/sf for condominiums

Not Applicable

SMMC 9.58.080

Land Donation Option

Not Applicable

Source: City of Santa Monica, 2012

The following section focuses on three key policies in
Santa Monica which serve to promote the production
and preservation of affordable housing for all
individuals without discrimination: the Affordable
Housing Production Program and Density Bonus
provisions; Anti-Discrimination ordinances; and Santa
Monica’s Rent Control Law. As evidenced by the robust
housing development, these policies do not impede
housing production or prevent the City from reaching
its quantitative housing goals.

The City’s Affordable Housing Production Program
(AHPP)
projects of two or more units contribute to affordable

requires that residential and mixed-use
housing production to assist the City in addressing its
affordable housing needs. Table 4-7 summarizes the

four options for fulfilling the City’s AHPP requirements.

A Planning and Community Development Department
handout that summarizes the interaction of the City’s
AHPP requirements with density/development bonus
provisions states the following:

e A multi-family project in a residential district that
provides on-site affordable units in accordance
with the AHPP shall be entitled to the density
bonuses and incentives provided by Sections
9.04.10.14.050 and 0.04.10.14.060 (of the
Municipal Code) and the waiver/modification
of development standards provided by Section
9.04.10.14.070.

e Affordable housing incentives such as reduction in
setbacks or parcel coverage are contingent upon
providing a minimum percentage of affordable
housing and seeking a density bonus.

e A multifamily project applicant in a commercial
or industrial district shall be entitled to the
development bonus and incentives provided in
the LUCE and implementing ordinances.
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Santa Monica maintains the following anti-

discrimination protections within its Code:

Sexual Orientation or Domestic Partnership: Chapter
4.40 of the Municipal Code prohibits
discrimination against persons based upon sexual

housing

orientation or domestic partnership. Specifically, the
Code prohibits unlawful real estate practices, generally
defined as the refusal to treat persons fairly in the
sale, lease or rental of housing; the provision of credit
or insurance; the advertisement of housing; and the
provision of tenant services. In addition, the Code
prohibits evictions against any tenant on the grounds
that he or she has breached a rental agreement if the
alleged breach arises from an increase in the number
of occupants due to the domestic partnership of the
tenant, provided that the occupancy by the tenant’s
domestic partner and children of the domestic partner
is otherwise lawful.

Persons Living with AIDS: Chapter 4.52 of the Municipal
Code prohibits housing discrimination against a person
with AIDS, a history of AIDS, or those regarded as
having or transmitting AIDS. Specifically, the Code
prohibits unlawful real estate practices, which are
generally defined as the refusal to treat persons fairly
in the sale, lease or rental of housing; the provision of
credit or insurance; the advertisement of housing; and
the provision of tenant services. The only exception
applies to the rental or leasing of any housing unit in
which the owner or lessor or any member of his or her
family occupies one of the living units and it is necessary
for the owner or lessor to use a bathroom or kitchen
facility in common with the prospective tenants.

Families with Children: Chapter 4.28 of the Santa
Monica Municipal Code establishes the following
actions as unlawful for any person offering for rent,
leasing, or listing any housing accommodation, or any
authorized agent or employee of such person:

e Refusetorentorlease a housing accommodation,
allow access to or use of the common areas
and facilities, serve a notice of termination
of tenancy, commence an unlawful detainer
action or otherwise deny or withhold a housing
accommodation on the basis of age, parenthood,
pregnancy, or the actual or potential occupancy
of a minor or child.

e Advertise, represent, or include in any contract
with regard to a housing accommodation offered
by that person a statement that indicates any
preference, limitation, or discrimination with
respect to age, parenthood, pregnancy, or the
potential actual occupancy of a minor child.

e Include in any rental agreement or lease for
a housing accommodation a clause providing
that as a condition of continued occupancy, the
tenants shall remain childless or shall not bear
children or otherwise not maintain a household
with a person or persons of a certain age.

e Threaten to commence or commence eviction
head of
household on the grounds of breach of a rental

proceedings against any tenant
agreement due to an increase in the number
of occupants arising out of the marriage of the
tenant, or the birth, adoption, or change of legal
custody of a minor child of whom the tenant head
of household or his or her spouse is the parent or

legal guardian.

Exceptions to this chapter include housing designed
and operated exclusively for senior adults and their
spouses, or any nursing, convalescent, or retirement
home.

Santa Monica Rent Control was adopted by the voters
in April 1979 in response to a shortage of housing
units, low vacancy rates and rapidly rising rents. The
law was intended to alleviate the hardship of the
housing shortage and to ensure that owners received
no more than a fair return. Regulations were adopted
by the Rent Control Board to implement and enforce
the Rent Control Law. Changes to the Charter can
only be made by the voters, whereas changes to the
implementing Regulations are made by the Board.

The City’s Rent Control Law:

e Controls the amount that may be charged for
a rental unit and provides remedies for the
collection of excess rent.

e Determines the amenities and services that are
included as part of the rent and provides remedies
for removal or reduction of those amenities.

e Limits the reasons why tenants may be evicted.

e Limits removal of controlled units from rental

market.

The following units are covered under the Law:

e Most residential rental buildings in the city
constructed prior to April 10, 1979 and certain
units constructed after that date (e.g., those on
properties on which a rent-controlled building



stood within the last five years) are covered by
Rent Control.

¢ In addition to apartment buildings, Rent Control
also applies to some single-family homes and
condominiums used as rentals.

e Duplexes and triplexes where one of the units
is occupied by the owner are eligible for an
exemption from rent control.

The Rent Control Board provides waivers of Rent
Control registration fees to units occupied by their
owners, subsidized by HUD (Section 8 or HOME
program), or occupied by low-income tenants who
are over 62 or disabled. There are also fee waivers
for condominiums and single-family-dwellings on
which rent restrictions have been lifted pursuant to
the Costa-Hawkins” Act and in mobile home parks for
units where tenants have signed long-term leases.

Vacancy Decontrol: The Costa-Hawkins Rental Housing
Act, passed by the State Legislature in 1995, has had
a significant impact on local rent affordability. Under
this state law, a unit’s rent is decontrolled at the end
of a tenancy. The owner can set a new rent for the
next tenancy which is then controlled using the new
rent as the base, leading some to characterize Costa-
Hawkins as a system of “vacancy decontrol-recontrol.”
The following highlights some of the major effects
Costa Hawkins’s has had on the Santa Monica rental
market during its 13 years of implementation (1999-
2012)5:

5 Santa Monica Rent Control Board, 2012 Annual
Report, April 2013
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e Since the decontrol-recontrol system began,
nearly 17,850 controlled units have received
vacancy increases, representing 63% of the City’s
total rent controlled housing stock. Market rate
rents are on average roughly double that of long-
term controlled rents.

e Median rents for decontrolled-recontrolled
apartments have gone up by well over 150%
between 1999-2012, compared to a cumulative
rate of inflation in southern California of 50% over
the same period.

e Prior to Costa Hawkins, 82% of Santa Monica’s
rental units were affordable to low income
households (<80% AMI); with 63% of the rental
stock decontrolled-recontrolled as of 2012 due
to tenant turnover, even moderate income
households (<120% AMI) are challenged to afford
the majority of rental housing in the community.

The impact of this dramatic increase in rents on lower
income households is significant. For example, many
young people earning entry-level pay will be unable to
afford to live in Santa Monica and those living on fixed
incomes—principally seniors and the disabled—will
likely be unable to continue to live here if they lose
their long-term rent-controlled housing.

The City has enacted Just Cause Eviction and Tenant
Harassment Laws to help protect existing tenants in
rent controlled housing from unfair evictions, and the
voters expanded these protections in 2010 through
Measure RR to most residential tenants regardless of
rent control status.
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Santa Monica’s Rent Control
“Just

provisions, and defines procedures which a property

Just Cause Eviction:

Ordinance establishes Cause  Eviction”
owner must follow to lawfully evict a tenant. These
local provisions are in addition to State regulations on
landlord and tenant rights and responsibilities. The
City’s Ordinance identifies the following permissible

grounds for eviction:
e Fault-Based Evictions
— Nonpayment of rent

— Materially and substantially breaching the
lease

— Causing or permitting a substantial nuisance
or damage to the unit

— Being convicted of using the unit for an illegal
purpose

— Refusing to renew or extend the lease on the
same terms as the original lease when lawfully
asked to do so by the landlord

— Refusing to grant the landlord reasonable
access to the unit to make repairs or

improvements, or show the property for sale
— Subletting in violation of the lease
e No Fault Evictions

— The landlord seeks possession of a unit in
good faith for use and occupancy by herself
or himself, or her or his children, parents,
grandparents, brother, sister, father-in-law,
mother-in-law, son-in-law, or daughter-in-law

— The landlord seeks to recover possession to
demolish or otherwise remove the controlled

rental unit from rental residential housing use
after having obtained all proper permits from
the City of Santa Monica.

— The landlord seeks to recover possession of
the unit to remove the rental unit permanently
from rental housing use pursuant to the Ellis
Act

In November 2010, Santa Monica voters passed
Measure RR, amending the City Charter to further
strengthen tenant protections against eviction in the
following three ways:

e Extending “just cause” eviction protections to all
tenants in multi-unit apartment buildings that are
permanently exempt from rent control, as well
as 2 and 3 unit owner-occupied properties, and
newly constructed rental units.

e Requiring owners to give tenants a reasonable
opportunity to correct an alleged lease violation,
nuisance activity, or failure to provide lawful
access before serving a three-day notice to
perform or quit.

e Forbidding owners to evict for owner occupancy
any tenant who has occupied a rental unit for
at least five years and is 62 or older, disabled,
or terminally ill, unless the owner (or qualified
relative intending to occupy the unit) meets at
least one of these same criteria.

The strengthened eviction protections under Measure
RR have had a noticeable impact. From 2005 to 2010,
the Rent Control Board received on average copies
of 105 eviction notices per year for reasons other

than non-payment of rent. By comparison, the Board
received just 54 such notices in 2011 and 74 notices in
2012 after Measure RR took effect.
Tenant Harassment Protections: In 2002, the City
Council adopted a Tenant Harassment Ordinance to
protect tenants in rent-controlled units from landlords’
conduct in derogation of tenants’ rights. The ordinance
prohibits the following acts by landlords if they are
done with the intent to harass:

e Taking away services provided for in the lease
(such as parking or laundry)

e Failure to perform repairs and maintenance

required by law
e Entering the apartment without proper notice

e Using lies or intimidation intended to make a

tenant move out

e Giving a “3 day notice” or other eviction notice
that is based on false charges where the landlord
does not intend to take the case to court

e Threatening the tenant, by word or gesture, with
physical harm

e Intentionally disturbing a tenant’s peace and quiet
¢ Interfering with a tenant’s right to privacy

e Refusing to acknowledge receipt of a tenant’s rent
payment without justification

¢ Violating any law which prohibits discrimination
based on race, gender, sexual preference, sexual
orientation, ethnic background, nationality,
religion, age, parenthood, marriage, pregnancy,

disability, AIDS or occupancy by a minor child



In December 2011, the City Council extended these
tenant harassment protections to all tenants covered
by just cause eviction rules. Tenant harassment
complaints are referred to the City Attorney’s Office for
investigation and enforcement of the law. As a neutral
enforcer of the law, the City can not represent tenants
directly, and refers tenants requiring representation
to Legal Aid (located near City Hall) and the Santa
Monica Bar Association.
Relocation Assistance: Under the City’s Municipal
Code, a property owner is required to pay relocation
assistance to a tenant when terminating tenancy for
any of the following reasons:

¢ The owner seeks to withdraw all rental units from
the rental market as provided for under the Ellis
Act

e The owner seeks to recover possession of a
rental housing unit for use by the owner or family
member

e The landlord seeks to recover possession to
demolish or otherwise withdraw a rental housing
unit from residential rental housing use, including
units that were illegally converted to residential
use, after having obtained the proper permits
from the City

Santa Monica had not increased its permanent
relocation benefit amounts (other than cost of living
increases) since 2007, during which time rent levels in
the city had increased and vacancies had decreased,
so in December 2011, City Council adopted increased
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Table 4-8 Residential Relocation Fee Amounts FY2012/13

Unit Size Fee Amount Augmented Fee Amount*
Single or Studio $7,900 $9,050
One bedroom $12,200 $14,050
Two or more bedrooms $16,550 $1 9,000

Source: City of Santa Monica, Ordinance #2383

child resides.

*Eligible households include those with a senior citizen, occupant with a disability, or an occupant with whom a minor

relocation fees. In addition, the City established

augmented relocation amounts to households
with seniors, disabled and children because these
Table 4-8
presents the City’s adopted relocation amounts,

effective July 1, 2012.

households are particularly vulnerable.

The Rent Control
Ordinance provides processes for filing of petitions,

Rent Control Dispute Resolution:

complaints and applications to resolve disputes
between landlords and tenants.

e Excess rent complaints are reviewed by staff
and the owner is given a chance to resolve the
complaint. Complaints which are unable to be

resolved administratively are referred to the

Hearings Division for mediation and/or hearing.

e Owner-occupied exemption applications that are
not resolved administratively are referred to the
Hearings Division.

e The Hearings Division provides mediation services
as part of the decrease and excess rent processes,
as well as for issues involving lack of maintenance,
loss of housing services, and unreasonable

construction impacts. Mediators have been very

successful in settling a large percentage of these

cases.

The City has found that mediation may be particularly
useful when a building is purchased. For example,
new owners may want to fix up the building and
make improvements in the common areas, yet may
be unaware of how the Rent Control law affects
those changes, such as proper notice being required
before entering the tenants’ units or that the tenants
are entitled to certain amenities. The tenants may
be concerned about changes to their home and
disruptions to the longstanding practices or “culture”
of a building and may not know how to communicate
their
appropriate and helpful in this type of situation.

concerns effectively. Mediation is often
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B. POTENTIAL NON-GOVERNMENTAL
CONSTRAINTS

State law defines nongovernmental constraints as
“market factors which may hinder the development,
improvement, and maintenance, of housing.” Typical
potential constraints include economic factors,
construction costs, land acquisition, and the availability
and cost of market financing. However, as these
factors are determined by market conditions, local
jurisdictions have little control over them. Direct public
subsidies that lower the cost of housing development,
such as land write-downs and interest subsidies, are
probably the only way for local governments to lessen

the impacts of market conditions.

1. Construction Costs

Construction factors, such as the type of construction,

site conditions, parking location, unit size and
amenities all impact the cost of housing. In general,
multi-family housing units are less expensive to
construct than single-family housing. However,
construction costs vary significantly, depending on
the size of the unit and the number and quality of
amenities offered. These include features such as
swimming pools, rooftop gardens, gyms, and other
less obvious decisions based on the type of flooring,
types of appliances, light fixtures, and quality of

cabinetry and woodwork.

Based on recent affordable housing projects built
in the city, the Housing and Economic Development
Department’s data indicate that total development

costs average $475,000 per unit®. Of these total costs,
it is estimated that $325,000, or 69%, are “hard costs”
related to construction. Though construction costs
comprise a large portion of the total development cost
of a project, the costs in Santa Monica are not atypical
compared to the County and therefore would not
constitute an actual constraint on housing production.

2. Land Costs and Availability

Land costs include the cost of raw land, site
improvements, and all costs associated with obtaining
government approvals. Land costs typically account for
a large share of the total housing production costs. In
Santa Monica, one of the primary market constraints
to producing affordable housing is land cost. This is
directly attributable to the city’s desirable location
and limited availability of vacant and developable land
for residential development. Land costs on recent
affordable apartment projects in the city averaged
$150,000 per unit, comprising 39% of the total unit
development cost’.

The persistent demand for housing and competition
for limited available land has kept Santa Monica
residential land values high for many years. With new
development opportunities under the LUCE, land near
the light rail stations has also already seen an increase
in value. The largest share of recent development
activities and current pipeline projects in the city are
now in commercial and nontraditional areas, where
higher densities are permitted and the per-unit

housing cost of land can be reduced.

6 HR&A FY2012-13 Annual Adjustment for the Af-
fordable Housing Unit Development Cost, 6/6/12.
7 Ibid.

3. Auvailability of Mortgage and Home
Improvement Financing

Historically, communities have experienced a pattern
where households seeking to finance the purchase
of a home have had more difficulty in lower-income
neighborhoods. The Community Reinvestment Act
was passed in 1977 in an effort to address this issue.
In tandem with the Home Mortgage Disclosure Act
(HMDA), lending institutions are required to make
annual public disclosures of their home mortgage
lending activity. Through analysis of HMDA data
on the disposition of residential loan applications,
an assessment can be made of the availability of
residential financing within a community.

Table 4-9 summarizes Home Mortgage Disclosure Act
(HMDA) data for both Santa Monica and Los Angeles
County, providing information on the approval status
of all conventional home purchase, refinance and
home improvement loan applications during 2010.
From the data, it can be seen that:

e Of the total 560 completed applications for
home purchase loans in Santa Monica, 83% were
approved and 17% were denied, consistent with
County-wide averages.

e The volume of applications for refinance loans in
Santa Monica was over four times that of home
purchase loans, with 75% of the total 2,517
applications receiving approval and 25% denied,
again similar to the regional average.

e There were only 61 applications for home
improvement loans in Santa Monica, with 67%
of applications receiving approval and 33% being
denied, slightly better than the 36% denial rate



County-wide. Home improvement loans typically
have higher denial rates because homeowners
may already have high debt-to-income ratios on
their home mortgage or refinance loans.

The economic recession, combined with stagnant
home prices and tighter lending standards, has
resulted in a significant slowdown in mortgage lending
activity over the past five years. In Los Angeles
County, the volume of completed home mortgage
loan applications declined 67% between 2006 and
2010; Santa Monica evidenced a 59% decrease during

this same period.

In conjunction with the decline in mortgage lending,
there has been an increase in the number of lower
cost, government-backed loans made available
through FHA, VA, and FSA/RHS (Farm Service Agency/
Rural Housing Service) as stimulated by the 2008
federal Housing and Economic Recovery Act (HERA).
Such loans comprised 40% of all home purchase loan
applications in Los Angeles County in 2010, up from
18% in 2008, and less than 1% in 2007 and 2006.

In contrast to the County, government-backed loans
comprise a very small proportion of mortgage loan
applications in Santa Monica (just 6% in 2009 and
5% in 2010). In 2010, the maximum conforming loan
limit under the FHA program was $729,750, whereas
HMDA documents an average home purchase loan
size in Santa Monica of $709,000 (refer to Table V-9
later in this section). FHA loans are often preferable to
consumers as they offer low down-payment options
(currently 3.5%); provide more flexible income, debt
and credit requirements; and allow co-applicants to
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Table 4-9 Status of Home Purchase, Refinance and Home Improvement Loans, 2010

Loans Approved Loans Denied
L coﬂzll?:::’i::: ) Santa Santa
Monica AT Monica LT

Conventional Home Purchase Loans
# Applications 560 465 - 95 -
% Approval/Denial 83% 83% 17% 17%
Refinancings
# Applications 2,517 1,884 - 633 -
% Approval/Denial 75% 76% 25% 24%
Home Improvement Loans
# Applications 61 41 - 20 -
% Approval/Denial 67% 64% 33% 36%
Source: Home Mortgage Disclosure Act Data, 2010. Compiled by Karen Warner Associates, Inc.

help with loan qualification. However, FHA loans do
typically require an up-front as well as a monthly FHA
mortgage insurance premium.

Table 4-10 on the next page comparesloan applications
and denials over time for home purchase, refinance
and home improvement loans in Santa Monica
between 2006 and 2010. The following conclusions
can be drawn:

e For conventional home purchase loans, while
the volume of applications declined from
approximately 1,400 in 2006 to 550 in 2010, the
percent of loan denials also decreased slightly
from 18% to 17%.

e For refinance loans, historic low interest rates

have spawned a flurry of activity, with the number
of applications increasing from approximately
1,700 in 2006 to 2,500 in 2010. The denial rate
on refinance applications, however, is noticeably
higher than that of home purchase loans, and has
increased from 23% to 25% during this period.
Many homeowners are unable to take advantage
of low refinance rates due to a lack of equity in
their properties.

Applications for home improvement loans have
declined from 230 in 2006 to just 61 in 2010, a
drop of over 70%. The sluggish economy and soft
housing market have served to dampen home
improvement activity. Loan denial rates increased
from 26% to 33% during this time.
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Table 4-10 Home Purchase, Refinance and Home Improvement Loans, 2006-2010

Completed Loan Applications

% Loans Denied

Housing Type
2006 2007 2008 2009 2010 2006 | 2007 | 2008 | 2009 | 2010
Home Purchase 1,436 | 1,104 660 559 560 18% 15% | 22% 17% 17%
Refinancing 1,736 | 1,624 | 1,244 | 2,616 | 2,517 | 23% | 24% | 25% | 23% | 25%
Home Improvement 230 166 92 88 61 26% | 22% | 31% | 18% | 33%
Source: Home Mortgage Disclosure Act Data, 2006-2010. Compiled by Karen Warner Associates, Inc.
Table 4-11 Status of Home Purchase and Refinance Loans by Applicant Characteristics, 2010
# Completed Loan Loans Denied
Applicant Characteristics Applications
(Santa Monica) Santa Monica LA County
Applicant Race/Ethnicity
White (non-Hispanic) 1,791 21% 21%
Asian 215 21% 18%
Hispanic 70 31% 25%
African American 15 20% 29%
Applicant Income
Low (<50% AMI) 34 68% 40%
Moderate (50-79% AMI) 66 45% 28%
Middle (80-119% AMI) 223 28% 23%
Upper (>120% AMI) 2,390 21% 19%

or files closed for incompleteness.

Source: Home Mortgage Disclosure Act Data, 2010.

Compiled by California Reinvestment Coalition and Karen Warner Associates, Inc.
Notes: Includes conventional & govn-assisted (FHA, FSA/RHS and VA) home purchase applications.
Denial rate based on applications that went through complete underwriting process, and excludes applications withdrawn

To mitigate potential financing constraints and expand
home improvement opportunities, the City of Santa
Monica offers an Owner-Occupied Rehabilitation
Grant Program for low and moderate income seniors,
persons with disabilities, and mobile home owner
occupants. The City also offers a Multi-Family Rental
Rehabilitation Program, which provides matching
rehabilitation grants for property owners with a
majority of low and moderate income tenants.
The Mobile Home Improvement Program provides
financial assistance to low and moderate income
owners who wish to substantially repair or replace
their mobile home with new models that meet current
standards.

The City of Santa Monica has helped to extend home
ownership opportunities to low and moderate income
tenants in buildings being converted to condominium
ownership through its TORCA Shared Appreciation
Loan Program. Revenues from the TORCA Trust Fund
have also been used to support the new construction
of affordable homeownership units in the community.
The TORCA program has expired, however, and new
TORCA applications are no longer accepted.

Table 4-11 compares 2010 home purchase and
refinance loan applications and denial rates in Santa
Monica based on applicant race/ethnicity and income,
also comparing the city with the data for Los Angeles
County as a whole.

e Loan denial rates were fairly consistent among
applicants of different race and ethnic groups,
with the exception of Hispanic applicants who
were denied at a higher rate than other racial



groups in Santa Monica. This data does not,
however, control for applicant income, and
given the limited number of loan applications
completed by Hispanics in Santa Monica, may not
be statistically significant.

e As sufficient debt-to-income ratio is one of the
primary mortgage lending criteria, not surprisingly
loan denial rates increase significantly as applicant
income decreases. Among low, moderate and

middle income applicants, loan denial rates in

Santa Monica are well above County averages,

indicative of the city’s high housing costs which

preclude most of these households from market

rate homeownership.

The City’s 2012 Analysis of Impediments to Fair
Housing Choice® includes further detailed analysis of
loan application and denial rates based on race, census
tract and zip codes. Overall, the data do not indicate
patterns of loan discrimination in Santa Monica.

4. Foreclosures and Loan Modifications

Approximately 1.2 million Californians lost their homes
to foreclosure between 2008 and mid-2011, with the
number expected to increase to over 2 million by the
end of 2012. While the number of mortgage default
notices in the State has been consistently declining
since its peak in 2010, the level of foreclosure activity

remains significant. According to RealtyTrac, the

8 Analysis of Impediments

Table 4-12 The Cost of Foreclosures
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Zip Code

# Foreclosures
2008-2012

Foreclosed Home
Value Loss

Impacted Homes
Value Lost

Local Government
Cost

90402

171

$22,000,000

$45,000,000

$980,000

Source: www.calreinvest.org/publications/crc-reports, The Wall Street Wrecking Ball: What Foreclosures are Costing Los

Angeles Neighborhoods, Sept 15, 2011.

slowdown in foreclosure activity during 2011 was in
large part due to lenders re-evaluating foreclosure
processes in light of ongoing legal issues stemming
from the “robo-signing” controversy and mortgage
servicing abuses®. By the latter half of 2011, however,
RealtyTrac reported that lenders were beginning to
push through delayed foreclosures, with foreclosure
activity projected to increase again in 2012.

Within Santa Monica, www.Realtytrac.com identifies
206 residential properties
foreclosure (January 2012): 22% in “pre-foreclosure”

in various states of

having received a notice of mortgage default; 37%
undergoing foreclosure with notice of a trustee sale;
and 41% with ownership taken over by the bank. This
represents a foreclosure rate of 0.41, higher than the
0.34 rate countywide and just below the Statewide
rate of 0.43.

The California Reinvestment Coalition (CRC) has
tracked the cost impacts of foreclosures in select

9 www.realtytrac.com, 2011 Year End Foreclosure
Report:Foreclosures on the Retreat, Jan 2012.

zip codes throughout the State. By way of example,
information for zip code 90402 in Santa Monica
(generally located west of 26th St. and north of
Montana Ave. and extending west to Chautauqua
Blvd. into Pacific Palisades) is presented in Table
4-12. A total of 171 ownership units are projected to
be foreclosed upon in this zip code during the 2008-
2012 period. CRC estimates that homes in foreclosure
experience an average 22% decline in property
value, translating to a total loss in home value of $22
million on the 171 foreclosed units. In addition, each
foreclosed property is estimated to cause the value of
neighboring homes within an eighth of a mile to drop
0.9%, triggering an additional loss of $45 million in
home value and further eroding the local property tax
base. Local governments have to spend money and
staff time on blighted foreclosed properties, providing
maintenance, inspections, trash removal and other
code enforcement services, estimated at $19,229
per foreclosure and totaling $980,000 for the 171
foreclosed units.
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C. POTENTIAL ENVIRONMENTAL AND
INFRASTRUCTURE CONSTRAINTS

Environmental and infrastructure constraints can
limit or affect the type and density of housing
development in a community. These constraints can
include natural resources, hazards/safety concerns, or
lack of sufficient infrastructure capacity. However, as
discussed in greater detail below, Santa Monica is a
dense, urban community with little remaining vacant
land and with the majority of the city’s infrastructure
systems already in place. Environmental and
infrastructure concerns do not pose a significant

constraint to housing production.

1. Environmental Constraints

The following sections discuss geologic conditions
and infrastructure systems in the city to determine
whether any of these conditions act as a constraint on
housing development.

The City of Santa Monica is located in a seismically
active area. Major northwest trending and east/
west-trending faults proximate to Santa Monica
include the Newport-Inglewood Fault Zone, the Santa
Monica—Hollywood—Malibu Coast Fault Zone, and the
Palos Verdes Hills fault. However, in addition to these
known faults, movement along buried blind thrust
faults that have no obvious surface features can also
occur due to the continued north-south compression
across the greater Los Angeles area. These faults,
as well as numerous other regional faults (e.g., San
Andreas, San Fernando, and Whittier), are capable of
producing moderate to large earthquakes that could

significantly affect the city. The Safety Element of the
Santa Monica General Plan adopted in January 1995
after the Northridge earthquake, establishes policies
to increase mitigation measures and further study
potential earthquake related hazards.

The City of Santa Monica can be divided into four
zones of liquefaction susceptibility based upon high
groundwater levels (less than 50 feet below the
ground surface):

e Along the beach

e From the beach, inland to the southwest corner
of the city to Marine Park

¢ Following the lowlands along Lincoln Boulevard

e Inthe northern industrial corridor

Areas underlain by beach sand or alluvium, and
with groundwater within 30 feet of the surface, are
considered to have a high susceptibility to liquefaction.
This condition exists along the beach where artesian
conditions (water under pressure) with ground water
depth as shallow as 8 feet below the ground surface
create a high liquefaction potential. In addition, the
areas generally bounded by 4th Street on the west,
18th Street on the east, and Ashland Avenue south
to the city’s boundary and areas bounded by Santa
Monica Boulevard on the north, Nebraska on the
south, and from 26th Street east to the city boundary
possess the risk for liquefaction. Areas underlain by
Holocene sediments, with water levels within 50 feet
of the surface, have been considered to have a low
susceptibility to liquefaction. The remaining areas of
the city have low to no liquefaction susceptibility.

Detailed soils engineering investigations would be
necessary in those areas where future development is
proposed within liquefaction areas in order to further
evaluate the liquefaction potential, and to further
define the potentially affected areas of the city.

However, because of the site-specific nature of
geologic hazards, existing geologic conditions are not
expected to adversely impact development within
Santa Monica. In addition to existing building codes
and regulations, site specific geologic reports would
recommend any necessary mitigation measures, if
required, to reduce potential hazards associated with
liquefaction.

As a built out community, the primary fire hazard
risks are man-made and are most likely to occur in
commercial and industrial areas where industrial
chemicalsare used, stored, ortransported. Thisdanger,
however, is mitigated by stringent enforcement of
State storage and transportation standards.

As part of development of the Land Use and
Circulation Update, a review of GIS databases
and aerial photographs was conducted in 2005 to
ascertain the level of biological and environmentally
sensitive resources within the community. This
survey indicated that there is little native terrestrial
vegetation within the City of Santa Monica. Because
there is little undisturbed native vegetation located in
the city, the diversity of terrestrial animal species is
very low. The only relatively undisturbed area within

the city is a narrow strip of coastal bluff vegetation



between Pacific Coast Highway and Palisades Park.
The remaining open space within the city is located
in public parks including the beach, which typically do
not contain natural vegetation. The principal terrestrial
vegetation in the highly urbanized community of
Santa Monica consists of landscape vegetation and
other cultivated species with some invasive, weedy,
nonnative plants in areas that are not maintained.

The entire City of Santa Monica is in Flood Zone X
(no identified flood hazards), with the exception of
the coastline which is identified on the most updated
FEMA maps as a tsunami hazard zone. Although most
of the city is at higher elevation above bluffs, there
are existing uses, including single-family and multi-
family homes, on Pacific Coast Highway and in Ocean
Park within the area described as potentially affected
by a tsunami. In 2009, the City adopted a Floodplain
Management Ordinance, and the Building and Safety
Division reviews all applications for compliance with
the Code based on official State and FEMA maps.

AB 162 amended Government Code Section 65302 in
2007 to require jurisdictions to review the Safety and
Conservation Elements of the General Plan, update
with policies and information relating to flood hazards
as necessary, and reflect the analysis in the Housing
Element in the first cycle after January 1, 2009, and
every five years thereafter. The law requires the

jurisdiction to:

e |dentify information regarding flood hazards,
including flood hazard zones, maps, historical
data, land uses, and flood protection agencies.
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e Establish
objectives to protect against unreasonable flooding

comprehensive goals, policies and

risks, based on the above information.

e Establish asetof feasible implementation measures
to carry out those goals, policies and objectives.

The City’s current Safety Element was updated following
the Northridge Earthquake and adopted in February
1995. At that time, the same Flood Zone X was defined
for the City. The Technical Background Report included
analysis of the tsunami risk. Based on historic records
and events, it was concluded that the potential was
within a 500-year interval, with wave potential at two
to 16 feet.
not been an event in Santa Monica in which a tsunami

Since the element’s adoption, there has

resulted in measurable damage.

This Housing Element does not contain any proposed
programs in Santa Monica’s coastal areas. None of the
proposed suitable sites are located within the tsunami
hazard zone. The Housing Element is consistent with
the Safety Element and no further analysis or update is
required at this time.

2. Infrastructure Constraints

As an urbanized community with well established
residential neighborhoods and commercial districts,
Santa Monica’s backbone infrastructure is already in
place. Future housing growth is focused in commercial
areas and future transit station areas that are served
by existing sewer and water lines, storm drains and
streets.

The LUCE establishes a new neighborhood, the

Bergamot Transit Village, around the proposed Expo
Light Rail Station that provides for high density housing
and a variety of other commercial, entertainment
and public serving uses that can maximize transit
ridership. The Area Plan for this previously industrial
area has identified that most utilities are sufficient
for Plan implementation, including new housing
opportunities, with the exception of portions of the
sewage conveyance infrastructure related to future
projects, for which some specific segments will
need to be expanded to support transit-oriented
development. The Plan includes strategies for private
development and a potential assessment district to
finance the needed upgrades.

The City of Santa Monica has a well-maintained sewer
system. The local sewer collection system is owned by
the City and is managed, operated, and maintained
by the Water Resources Division of the Public Works
Department. Sewer flow is treated at the City of
Los Angeles’ Hyperion Treatment Plant which has
a treatment capacity of 450 million gallons per day
(mgd), with current flows averaging 340 mgd. Current
average monthly flow from the City of Santa Monica
to the City of Los Angeles is 13.2 mgd.

In 2002, the City of Santa Monica completed a multi-
year upgrade of the entire sewer system, increasing
the capacity of the sewer system to the maximum
demand of the sunset year of 2090 to 51.7 mgd. After
completing the city-wide improvement, the City of
Los Angeles decided to drain runoff to Santa Monica’s
Coastal Interceptor Sewer (CIS) system, using up the
full 26 mgd of the Moss Avenue Pumping Station.
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The Water Resources Division of the Department of
Public Works manages the city’s water supply. Water
for the Santa Monica service area is supplied from
both groundwater and imported sources. The city has
ten groundwater wells, which historically produced
70% of the community’s water supply. For several
years starting in 1996, much of the groundwater
was unavailable to the city due to contamination by
infiltration of the fuel additive Methyl tert-butyl ether
(MTBE). In December 2010, the City commissioned
new treatment facilities that restored the use of
the contaminated water wells. Production from
groundwater increased to 52% of the water supply in
2011 and is estimated to increase to 70% in 2013, with
the balance supplied by imported water purchased
from the Metropolitan Water District (MWD). The
City has set a goal in its Sustainable City Plan to be
completely water independent by the year 2020 and
is actively developing both supply and demand side
initiatives, including conservation measures and
“purple pipe” recycled water for irrigation, toward
attaining that goal. There are no emergency water
conservation regulations currently in effect.

Water system storage is provided by the city’s four
reservoirs: Arcadia, Riviera, San Vicente, and Mount
Olivette, with a total capacity of 40.1 million gallons.
The largest storage facility in the City’s system is the
Riviera Reservoir with a capacity of 25 million gallons
of water. Santa Monica’s water system operates
adequately to meet the domestic needs of the city,
and provides sufficient fire suppression pressure for

the needed range of fire flows.

The City prepared a Water Supply Assessment (WSA)
for the LUCE in January 2010. The WSA projected
that new land uses under the LUCE would create a
net increase in water demand for approximately 1.26
million gallons per day (mgd) or 1,415.4 acre-feet per
year (afy) by 2030. The reliable water supply from the
groundwater system and/or with imported water was
expected to exceed total demand by 456 afy in 2010,
by 554 afy in 2015, by 483 afy in 2020, by 311 afy in
2025, and by 340 afy in 2030. The City is planning to
be self-sufficient and stop importing water by 2020
and is preparing a Sustainable Water Master Plan to
guide the process, with a usage goal of 123 gallons
per capita day.

Approximately 60% of the city’s water supply mains
are made of cast iron and are over 50 years old.
The average life of cast iron is 50 years; however, it
can vary considerably depending on the depth of
burial, whether the pipeline has been cement-lined,
bedding conditions, soil conditions, traffic loading,
and water quality. The City maintains an active asset-
managed Capital Improvement Program for water
main replacement, which together with the main
replacement in recent years, may result in the entire
distribution system being replaced approximately
every 50 years.

The overall drainage pattern of the City of Santa
Monica is to the southwest. An underground storm
drain system intercepts surface runoff through a
series of catch basins, connector pipes and mainlines
and carries the majority of the storm water to the
Santa Monica Bay portion of the Pacific Ocean. The

storm drain system is comprised principally of pipes
and channels owned by two separate entities: the
City of Santa Monica and the County of Los Angeles.
Additionally, a few drainage facilities within the
right-of-way of Interstate 10 are under CALTRANS
jurisdiction.

The storm drain pipes/channels in the city range from
16 inches to 11 feet in diameter. The conduits are
mainly constructed of reinforced concrete pipe (RCP)
or reinforced concrete (RC). A few of the structures
are brick arch drains, or corrugated metal pipes
(CMP). Approximately 20 miles of storm drain pipes
are within the city. Of the 2,308 catch basins collecting
runoff into the storm drain system, 1,484 are owned
and maintained by the County; the remaining 824
catch basins are owned and maintained by the City of
Santa Monica.

The Kenter Canyon drain is presently undersized and
incapable of accommodating the runoff from a 50-
year storm. In the past, the City has requested that
LA County consider funding a parallel drain. Because
of this important deficiency, the City of Santa Monica
Department of Public Works has in some cases
required large developments to install detention
facilities onsite to reduce runoff during peak flow
periods. Additionally, the City requires all new
development to reduce runoff quantities by %-inch of
the first 1-inch of a storm over 24 hours.

One known physical deficiency in the city’s storm
drain system, as identified by City staff, is the existing
48-inch drain in 26th Street, from Colorado Avenue to
Wilshire Boulevard. This line appears to be undersized



for heavy rains. There are no capital improvement
funds currently budgeted for this system. Additional
deficiencies were identified by a hydraulic analysis
performed by City consultants in 2004 during the
development of the City’s Watershed Management
Plan.

The City has constructed an Urban Runoff Recycling
Facility (SMURRF) to treat the dry weather storm drain
discharges from excess irrigation, spills, construction
sites, pool draining, car washing and other activities
that would otherwise drain in to the Santa Monica Bay
and recycle it for irrigation and dual plumbed building
purposes.

The vehicular circulation system in the City of
Santa Monica includes the Santa Monica Freeway
(Interstate 10) and a network of surface streets.
Most opportunities for residential development
occur where there is excellent pedestrian access
to amenities, services, and transit. In the past, the
adequacy of the circulation system for automobiles
has typically been measured by the “levels of service”
(LOS) operating at intersections, with levels ranging
from A to F with A representing excellent free flow

conditions and F representing extreme congestion.

The LUCE transportation policy has made significant
changes in the way the City addresses transportation
issues and priorities. The City has been moving
toward multi-modal indicators that consider the level
of service for all system users, including pedestrians,
bicyclists and transit riders in order to encourage
people to choose non-automotive means for as
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many trips as possible. By integrating land use with
transportation and locating new development along
existing and proposed transit corridors, the LUCE
targets sources of congestion and sets the goal of No
Net New Evening Peak Period Vehicle Trips.

The arrival of the Expo Light Rail line by 2016 provides
an opportunity for Santa Monica to reshape the
way it will accommodate most future development,
concentrating it around rail stations and putting
daily services within walking distance of residences
and transportation. The LUCE transportation policy
maximizes the benefits of this resource by locating
affordable and workforce housing, jobs and local-
serving retail along the Expo Line corridor.

The Public Works Department repairs damaged
streets, curbs, gutters and sidewalks, and repairs

and replaces streetlights. The City generally requires
developers to repair any part of the right-of-way
damaged by their projects or to make upgrades
where appropriate. To improve the City’s capability
of repairing and maintaining its infrastructure,
a Pavement Management System outlining the
conditions of all streets in Santa Monica has been
adopted and is currently being implemented through
a Capital Improvements Program. The Department
also coordinates with the Planning and Community
Development Department to ensure any redesign or
modifications meet the multi-modal and sustainability
goals of the City as expressed in the LUCE, such as
restriping with bike lanes and sharrows.

In summary, the capacity of Santa Monica’s street and
transit systems do not pose a significant constraint to

new housing development.
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9. Housing Resources

This chapter describes the resources available for
development, rehabilitation, and preservation of
housing in Santa Monica including land available
for new housing construction, financial and other
resources that the City uses to participate in
providing housing and housing-related services, and
opportunities for energy conservation in residential
development. This section also includes a discussion
of the City’s compliance with new State legislation
that is effective in this Housing Element cycle.
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A. COMPLIANCE WITH REGIONAL
HOUSING NEEDS ALLOCATION
(RHNA): LAND AVAILABLE FOR
POTENTIAL NEW RESIDENTIAL
DEVELOPMENT AND PIPELINE
PROJECTS

The Housing Element is required to identify a sufficient
number of sites with appropriate development
standards, infrastructure, and public services that will
be available for the development of housing for all
economic segments of the community.

Since the 1960s, when Santa Monica became
substantially built-out, the City has had limited
vacant land zoned for residential use and over the
past decades, based on the desirability of the city’s
location and zoning opportunities, many of the
developed residential properties have redeveloped
with higher density structures. This has resulted in
new housing but has also in some cases affected the
traditional character of the city’s neighborhoods.
The community’s sentiment on these processes was
reflected in the City’s General Plan Land Use and
Circulation Element (LUCE) objectives, adopted by the
City Council in 2010.

While there are still some opportunities for new
residential development on underutilized residential
properties, the LUCE encourages conservation of
the character of existing neighborhoods by reducing
development pressures in built-out neighborhoods
and identifying opportunities for new housing in
mixed-use areas of the city near transit options and

supportive services. In recent years, Santa Monica has
experienced its most significant housing production in
these mixed-use areas, and based on the City’s General
Plan objectives, new development opportunities will
increasingly be found in such areas. The City is already
experiencing a much greater level of permit requests
in non-residential zones.

1. Residential Sites Inventory

The residential sites inventory used in prior Housing
Elements considered both residential and commerecial
districts as potential locations for new housing
development. The inventory of suitable sites in
residentially-zoned districts, developed for the 2000
Housing Element Update, was based on properties
developed prior to 1942, which were determined to
have capacity under current zoning and to be the most
likely to be redeveloped. This inventory was updated
for the 2008-2014 Housing Element. In addition,
suitable residential sites were found in commercial
areas, and particularly in the downtown area, with the
number of potential units calculated using a “realistic

residential” formula based on typical projects that
had been built in the city’s commercial zones in the

late 1990s through 2001.

Based on the LUCE, a different approach is being
taken for this Housing Element cycle, demonstrating
suitable sites through availability of underutilized
land in districts zoned for mixed-use neighborhoods,
such as designated transit-oriented activity centers
near the new Expo Line stations (operational in
2015/16) or near Rapid Bus stops on commercial

corridors, and in the Downtown district, which is also
proximate to the Expo Line. Developer interest is
strong in these areas, with more than 25 development
agreement (DA) applications currently in review
Although it is likely

that some residentially zoned properties may also be

proposing new housing units.

redeveloped, City policies will not encourage this, as it
results in loss of existing rental units, which are more
likely to be affordable and subject to rent control.

In the mixed-use commercial districts that were
the LUCE
provisions for maximum height and FAR.

includes
Further
development standards are under consideration to be

analyzed for suitable sites,

included in the Zoning Ordinance revision. Although
there are no adopted standards for unit size and/
or type, for purposes of the sites inventory analysis,
an average unit size of 1,000 square feet (gross) was
used.

The adjusted approach used for this Housing
Element cycle’s suitable sites inventory (Appendix A,
summarizedinTable 5-1, below)focuses on fourtransit-
oriented areas in which strong interest to develop
housing has already been demonstrated. Selected
properties generally have existing structures of at least
40 years old; however, properties with pending project
applications included in the sites inventory or small
structures in areas shifting from industrial to mixed-
Additional
criteria for inclusion as a suitable site include existing

use may have newer existing buildings.

development at significantly lower intensity than now
permitted (less than 50%) and location within walking
distance of one of the new Expo Line stations and/
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or a stop along a rapid bus corridor. The following  Table 5-1 Suitable Sites Analysis Update, Based on LUCE Policies

development assumptions regarding floor area ratio
(FAR) and residential/commercial mix were made for General Plan Designation/ Estimated Unit
A — No. of Parcels Acreage o
each district and are either less than or equal to the Proposed Zoning District Potential
LUCE maximumes, reflecting the character of recently
developed and proposed projects and draft specific/ Downtown 55 17.9 1,583
area plan recommendations: Bergamot Plan Area (Bergamot Transit Village/ 6 19.9 1174
e Downtown: FAR of 2.5; residential/commercial Mixed-Use Creative (TV, MUC/CCS/CAC) ’ ’
H H . 0, 0,

mix of projects:80%/20% Memorial Park Plan Area 6 2.2 116
e Bergamot Plan Area: FAR of 2.5 for Transit Mixed-Use Boulevards (MUB 3 156 829

Village and 2.2 for Mixed Use Creative (below ixed-Use Boulevards { ) )

LUCE; based on area plan direction); residential Mixed-Use Districts Total 81 55.2 3,702

component: 40%-50%

Source: City of Santa Monica Strategic & Transportation Planning Division, 2013 (Appendix A)

e Memorial Park Plan Area: FAR of 2.0; residential/
commercial mix of projects: 60%/40%

e Mixed-Use Boulevards: FAR of 2.0; residential/
commercial mix of projects: 60%/40%

It is likely that the project scopes of current DA
applications will be modified through the negotiation
process, and this may result in fewer units than
initially proposed. Therefore, the suitable sites
inventory estimated their potentials conservatively
at two-thirds of the proposed number of units. Even
with this reduced density assumption, all sites meet
the “default + density” of 30 units/acre, deemed
appropriate under state statutes as providing suitable
sites for very low and low income housing.

Table 5-1 demonstrates suitable sites in the City of
Santa Monica to construct 3,702 housing units.
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2. Projects with Entitlements

In addition to the residential sites inventory
summarized in Table 5-1, Table 5-2 below shows the
number of units at various affordability levels that
are already in construction or have received Planning
approval and are pending building permits. A total
of 1,239 units have entitlements, including some
that have already started construction. Of these, 456
are required to be deed restricted as affordable to
extremely low, very low, low and moderate income
households. These units are projected for the 2013-
2021 Housing Element because they are anticipated to
receive certificates of occupancy after January 1, 2014.
Appendix B includes a listing of approved projects by
address, unit count, and restricted affordable units.

Figure 5-1 shows the transit-oriented districts
that comprise the suitable sites inventory and
demonstrates the geographical distribution of both
approved and proposed projects.

3. Summary of RHNA Compliance

As shown in Table 5-2, with the completion of
entitled units over the next year or two, to address
the City’s RHNA, the suitable sites inventory needs
to demonstrate capacity for 518 additional units, in
districts with sufficient density to feasibly develop
deed-restricted housing for lower income households.
The inventory’s capacity for 3,702 units demonstrates
that the mixed-use districts located near rich transit
opportunities, as established in the LUCE and further
developed in the Bergamot Plan, the Downtown
Specific Plan and the draft Zoning Ordinance (and
within the next two years, the Memorial Park Area
Plan), provide sufficient opportunity for development
consistent with the City’s RHNA allocation.

Table 5-2 Comparison of RHNA and Units in Approved Projects at the Start of the RHNA Cycle,

by Affordability Levels

Household | Cat RHNA Planning ponmits | Units Remaining
ousehold Income Category anning Permits ;
or in Construction ELRS

Extremely Low 214 36 178
Very Low 214 204 10
Low 263 205 58
Moderate 283 11 272
Above Moderate 700 783 0

Total 1,674 1,239 518

Source: City of Santa Monica Strategic & Transportation Planning Division, June 2013 (Appendix B)
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B. AVAILABILITY OF PUBLIC SERVICES AND
FACILITIES

Santa Monica is an urbanized community with a
comprehensive system of public facilities that serve
housingunitsinallcity neighborhoods. Sites designated
for future residential development are already served
by streets, sewer and water, storm drains, and gas
and electrical infrastructure, with maintenance and
periodic upgrades provided as needed. The existing
infrastructure and service systems are generally

sufficient to accommodate additional housing units.
The transitioning industrial areas may require certain
upgrades and improvements to accommodate the
new housing and neighborhood amenities. The
Bergamot Area Plan includes analysis of potential
infrastructure needs and implementation funding
strategies that include contributions as appropriate
by project applicants, property owners, the City and
other sources. A similar analysis will be conducted

as necessary when an area plan is prepared for the
Memorial Park/17th Street Station area.

C. FINANCIAL RESOURCE PROGRAMS

In 2012, the City’s redevelopment agency was
eliminated by State legislation, and the disposition of
the projects and programs that it funded was being
decided by the State Department of Finance. RDA
funds have been the primary source for affordable
housing development, but the City also receives
funding from a variety of sources to assist in providing
support for low income households.

The following financial resources available to property

owners, homeowners, developers, social service

agencies, landlords or tenants have been discussed in
previous chapters but are listed here as a summary:

1. Federal Programs and Funding Sources

¢  HOME Investment Partnership (Home)
e Community Development Block Grant

e Section 202/Section 822 Housing for Seniors and
Disabled Persons

¢ Housing Opportunities for Persons with AIDS
e  Supportive Housing Program

e Federal Emergency Solutions Grants

e Shelter Plus Care

e Section 8 Housing Choice Vouchers

¢ Home Ownership for People Everywhere (HOPE I,
HOPE II, and HOPE 1)

e Section 108 Program



2. State Programs and Funding Sources

e Low-Income Housing Tax Credits
e California Housing Finance Agency
e Multi-Family Rental Housing Mortgage Program

e Building Equity and Growth in Neighborhoods
(BEGIN)

e Workforce Housing Reward Program (WFH)
e Infill Incentive Grant Program

e Transit-Oriented Development Program

e Multi-Family Housing Program

e Mental Health Services Act (Prop 63)

3. Local Programs and Funding Sources

e Los Angeles County Mortgage Certificate Program
e Affordable Housing Program Fees
e  Office Development Mitigation Program?

e Affordable Housing Fee

D. HOUSING AND SUPPORTIVE SERVICE
PROGRAMS

The City of Santa Monica provides support for numerous
housing and social service programs that serve the
economically disadvantaged and special needs group.
The following summarizes the affordable housing
resources provided by non-profit organizations in the
city and the supportive resources available for homeless
and near homeless persons, seniors, and persons with

1 The City is considering a proposed housing fee for
commercial projects which, if adopted, would provide an
additional local funding source.

disabilities, alcohol/drug abuse dependencies or HIV/
AIDS. The following nonprofit housing development
corporations are active in developing and operating
affordable housing in Santa Monica:

e OPCC (formerly Ocean Park Community Center)
is the largest and most comprehensive provider
of services on the Westside of Los Angeles to
low income and homeless youth, adults and
families, battered women and their children, and
people living with mental illness. It is a nonprofit
organization that provides comprehensive
support services including, but not limited
to, outreach, case management, transitional
housing, and crisis intervention to low income
and homeless persons. OPCC with City financial
assistance is operating a 70-bed emergency
shelter for homeless individuals, a 37-bed crisis
shelter for battered women and their children,
a 10-bed emergency shelter for mentally ill
homeless women and two transitional housing
programs, one with 20 beds for mentally ill
homeless women and the other with 55 beds
for homeless individuals. Additionally, OPCC
is operating a 25-bed permanent supportive
housing site for mentally ill homeless individuals.

e Community Corporation of Santa Monica
(CCSM)-CCSM  was established in 1982 to
develop, purchase and renovate, or facilitate the
construction of housing affordable to households
of low and moderate income. Currently, CCSM is
operating over 1,200 new and rehabilitated rental
units in Santa Monica for low and moderate

income persons.
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Retirement Housing Foundation (RHF)-Founded
in 1961, RHF is recognized as one of the foremost
nonprofit sponsors of retirement and senior
housing in the nation. Nationwide, RHF owns
and operates nearly 12,000 housing units for the
elderly. The City assisted RHF in the development
of a 72-unit, HUD Section 202 senior housing
project located at 1121-1135 Third Street, which
was completed in 1992.

Menorah Housing Foundation of the Jewish
Federation Council of Greater Los Angeles—The
Menorah Housing Foundation was formed in
1969 to promote and build affordable senior
housing. The Foundation currently owns and/or
manages 897 dwelling units in the Los Angeles
area and sponsors a 66-unit HUD Section 202
senior housing project at 1116-1146 Fourth Street
in Santa Monica which was completed in 2002.

Volunteers of America (VOA), Inc.—VOA is
a national, private nonprofit organization
incorporated in 1896 for the purpose of providing
local community services. During the last decade,
VOA has completed three senior HUD Section
202 projects in the Los Angeles area totaling 230
units. VOA is the sponsor of the 40-unit, HUD
Section 202 senior housing project located at
2807 Lincoln Boulevard in Santa Monica.

Project New Hope—Project New Hope, Inc.
is a Los Angeles-based nonprofit organization
incorporated in 1990 for the purpose of building
affordable housing for persons disabled due
to AIDS/HIV. Project New Hope has a 25-unit
supportive housing project at 1637 Appian Way.

e Upward Bound—Upward bound House (UBH)
was incorporated in 1990 as a nondenominational
501C(3) for the purpose of developing affordable
housing. This Santa Monica-based nonprofit has
completed a 70-unit affordable senior project on
11th Street and a 22-unit transitional home for
homeless families on 12th Street.

e StepUp—Step UpisaSanta Monica-based 501C(3)
nonprofit organization established in 1986 to
provide basic and supportive services to mentally
illhomeless persons. Step Up on Second is located
at 1328 Second Street and provides 36 permanent
SRO units for mentally disabled persons as well
as housing Step Up’s administrative offices. Step
Up’s second facility located at 1548 5th Street
in downtown Santa Monica opened in 2009 and
provides 46 SRO units of permanent supportive
housing for formerly homeless persons. Step
Up has also acquired property at 520 Colorado
Avenue for the planned “Step Up on Colorado,”
which will provide 34 supportive housing units
and two manager units. It is scheduled to open
in 2014.

e Alternative Living for the Aging—This nonprofit
organization owns apartments in Santa Monica
and the Fairfax areas. Its Santa Monica complex
at 2323 4th Street is a congregate housing facility.

1. Social Service Programs for the Homeless and
Near-Homeless

The City’s continuum of care provides acomprehensive
set of services to help people experiencing
homelessness move off of the streets and into
appropriate housing and treatment options.

Social service and support programs for the priority
homeless populations in Santa Monica include the
following:

e CLARE Foundation—A substance abuse treatment
agency serving homeless and non-homeless
people through detoxification and treatment
programs, sober living transitional housing, and
an assessment and referral program.

e New Directions—Provides homeless men and
women who are veterans with residential drug and
alcohol rehabilitation services, job training, family
reunification, counseling, housing placement
assistance, and employment assistance.

e OPCC—Operates a broad range of programs
serving all segments of the homeless population
from outreach to supportive housing with special
focus on mentally ill homeless women, domestic
violence victims, and chronically homeless
individuals and youth.

e St. Joseph Center—Provides a variety of support
and skills training to the general homeless
population as well as the working poor, homeless
and at-risk seniors, and people with serious

mental illness.

e Step Up on Second—A county designated
mental health agency serving homeless and non-
homeless adults with serious mental illness.

e Upward Bound House—Residential program

focusing on homeless families.

The services provided by these organizations are
summarized in Table 5-3.



2. Seniors

The City recognizes that senior needs vary and are
subject to change as individuals age and experience
The City offers
a variety of community development programs

new health issues and disabilities.

operated by City-funded agencies, providing housing
and services for senior residents. These include
Adult Day Care; Care Management; Daily Money
Management; Home Access; Independent Living
Services; Affordable Housing; Home Delivered meals/
Telephone Reassurance; Health Care for Seniors;
Low Vision Services; Paratransit Services; and
Congregate Meals/Senior Lunch Program. In FY2013,
Paratransit “door-through-door” escorted services
will be expanded by a grant from the Federal Transit
Administration. The City also has over 1,000 units of
dedicated affordable housing for seniors with very low

and low incomes.

Congregate Housing (residential carefacilitiesforadults
or elderly) is another important option for seniors
or persons with a disability who cannot live without
assistance. It is permitted in numerous residential
and commercial zones within the community. As
of 2013, 196 adult and 592 elderly congregate
care beds are located within the community?.

Figure 5-2 shows the location of Santa Monica’s 27
licensed community care facilities in relationship to
the City’s low and moderate income areas. Overall,
there is not a concern about over-concentration
since facilities are distributed in various areas of the
city. Two of the adult residential facilities are located

2 State of California, Community Care Licensing
Division, July 2013
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Table 5-3 Homeless Service Providers and Programs

Provider

Programs and Services

CLARE Foundation

Detoxification programs, sober living, and assessment and referral

New Directions

Men’s and Women's transitional housing programs for homeless veterans

OPCC

Day services, and housing with supportive services (emergency, transitional, and
permanent), including mental health:
Access Center

Daybreak

SAMOSHEL

Safe Haven

Night Light

Turning Point

Maryland Apartments

Sojourn

Campion—Mental Health

St Joseph Center

Supportive services for low-income and homeless households, including families,
seniors and special needs households.

Homeless Services Center

Chronic Homeless Program

Bread and Roses Café

Affordable Housing Program

Senior Services

Family Self-Sufficiency

Upward Bound House

Transitional Housing Program for Families

Step Up on 2nd

Case Management and Day Services at Step-Up on 2nd Street and Step Up on 5th St.

Other Service Provides
(including some located outside

of City limits)

Common Ground, Venice Family Clinic, Legal Aid Foundation of Los Angeles,
Chrysalis, Westside Center for Independent Living, Westside Food Bank, Westside
Regional Center, Independent Food Providers, Community Corp. of Santa Monica

Source: City of Santa Monica, Human Services Division, 2013
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near the northern and southern edges of the low and
moderate income areas and the third is located near
the northern boundary of the city in a lower density
residential area. The 22 residential care facilities
for the elderly are widely dispersed, with just three
located within low and moderate areas. One adult
day care facility is located on 4th Street and the
other on Pico Boulevard, providing good access along
significant transit corridors.

3. Persons with Disabilities

Some housing for persons with disabilities who are
unable to live independently is provided in congregate
care settings as discussed above.

In addition, the City funds the Westside Center for
Independent Living (WCIL) program to provide home
accessibility modifications (i.e., grab bars, ramps,
accessibility hardware, etc.) to low-income Santa
Monica residents with disabilities. The City also
provides a number of services for disabled residents,
including  EmpowerTech, which provides assistive
technology and training.

The City’s rehabilitation assistance program provides
grants that can be used to make accessibility
improvements to units occupied by low-income
residents with a disability. Also several community
care facilities in Santa Monica serve persons with
disabilities and the City provides funds to support
independent living skills for residents with disabilities,
including vision evaluations, mobility training, and
assistive technology training®.

3 City of Santa Monica Consolidated Plan 2010-2015

4. Alcohol/Other Drug Abuse (AODA)

The principal providers of alcohol and drug treatment
programs in the Santa Monica area are the CLARE
Foundation and the Salvation Army whose facilities
are summarized below.

e CLARE Foundation /Men’s Recovery is an 84-bed
recovery home for men and women, providing
Social Model 12-Step facilitation, AOD education
and discussion groups, Self-Help (AA, NA, CA)
recovery meetings, as well as assistance with
job preparedness training and employment
placement. Stay is 3 to 6 months.

e CLARE Foundation/Women’s Recovery is a 40-
bed recovery home for women, providing Social
Model 12-Step facilitation, AOD education
and discussion groups, Self-Help (AA, NA, CA)
recovery meetings, as well as assistance with
job preparedness training and employment
placement. Stay is 3 to 6 months.

e CLARE Foundation/Santa Monica Service Center
is a 28-bed detoxification and 30-day recovery
program which offers recovery planning,

introduction to 12-Step Meetings and referral into

longer term programs. The Center provides beds,

food, clothing, and counseling.

e OPCC- Provides support services and interim
housing for single men and women who are
homeless, many of whom have active addictions.
Substance abuse counseling is provided through
the Access Center, Daybreak Day Center, Daybreak
Transitional Housing, Safe Haven, SAMOSHEL
Emergency Shelter and Turning Point Transitional
Housing.
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e New Directions — Provides homeless men and
women veterans who have substance abuse
problems with up to two years of residential drug
and alcohol rehabilitation services, among other
support services.

e The Salvation Army’s Adult Rehabilitation Center
is a 60 bed transitional facility that offers a six-
month residential work therapy program for
recovering male substance abusers. In addition to
food, clothing and shelter, ARC residents receive
counseling, spiritual guidance and necessary
employment skills.

5. Persons with HIV/AIDS

HIV/AIDS services are funded by the County of Los
Angeles Department of Health Services through Title
| of the Comprehensive AIDS Resources Emergency
(CARE) Act of 1990, and include primary health care,
mental health counseling, in-home care and treatment
services, dental, case management, recreation/social,
outreach and education, and transportation services.
The following organizations provide services for Santa
Monica residents infected with HIV and AIDS:

e Office of AIDS Coordination, Los Angeles County
Department of Health Services

e Common Ground—the Westside HIV Community
Center

e Project New Hope

e Westside Women’s Health Center, Santa Monica
e The Women'’s AIDS Project, West Hollywood

¢ V.A. Medical Center/West Los Angeles

e U.C.L.A. Care Center/AIDS Research
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E. ADMINISTRATIVE RESOURCES

In addition to funding programs that provide direct
financial assistance for the production, maintenance,
affordable
housing, the City provides a range of other incentives
affordable
and production. These programs and ordinance

preservation, and rehabilitation of

to promote housing conservation
incentives are described in Chapter 3 (Housing Needs
Assessment), which also contains a discussion of the
City’s Rent Control Program, and Section A.1 (Land
Use Controls) of Chapter 4 (Potential Constraints
on Housing Production and Conservation), which
discusses Zoning Ordinance and interim provisions

and processes.

F. OPPORTUNITIES FOR ENERGY
CONSERVATION

The City of Santa Monica has set very high goals for
itself in relation to resource conservation and has
been measuring its progress since 2005 through a
series of Sustainable City Report Cards. The approach
to sustainability is comprehensive, requiring the
City to take steps to reduce its carbon footprint,
integrate transportation with land uses such as
housing and open space, maintain a strong economy,
provide opportunities for community education, civic
participation, and arts and cultural experiences, and
support human dignity through providing community
care. The following summarizes the City’s policies

that support energy conservation in residential

development.

1. Planning and Land Use

As discussed in Chapter 6, amongst the City’s
accomplishments during the last Housing Element
cycle was adoption of comprehensive transit-
oriented General Plan policies that promote resource
conservation through well-planned efficiencies
achieved through co-location and good design.
Planning for a sufficient housing supply in the right
locations - close to jobs, services, and amenities -

reduces vehicle miles traveled and congestion.

The General Plan Land Use and Circulation Element
(LUCE) strengthens longstanding City policies that
promote infill and compact development patterns in
mixed-used areas to promote housing affordability,
maximize existing land resources, and reduce pressure
to develop in other environmentally sensitive areas.
According to the Urban Land Institute publication
Growing Cooler, “conserving or developing infill
housing within a more urban core has been shown
to reduce primary energy consumption an average of
20% per household over newer sprawl developments.”
Good urban design contributes toward lifestyle
changes that reduce carbon emissions. The LUCE
strategy promotes walkable development with
housing near services and transportation alternatives.
These “complete neighborhoods” are intended to
reduce discretionary trips of existing residents by
placing more activities within walking distance.



Santa Monica also takes a programmatic approach
to reducing automobile use and congestion. The
City operates extensive rideshare and alternative
transportation programs with medium and large-size
employers, and as of 2012, these efforts have resulted
in an increased Average Vehicle Ridership (AVR) of
1.67, exceeding the SCP target of 1.5.

The State recommends a number of programs and
policies to promote best practices that may be
incorporated into the Housing Element. Santa Monica
has already incorporated most of them into policy
through the Sustainable City Plan, LUCE and Housing
Element, and into Municipal Code regulations in
the Zoning Code, Building Code, and Green Building
Standards, including:

e Zone for and promote infill and transit-oriented
development

e Adopt higher densities near transit stations and
corridors

e Require new buildings to be solar ready

e Require water-efficient landscaping and energy
efficient irrigation systems

e Require new buildings to be 15% more efficient
than state building code requirements

e Requiring additional construction and demolition
waste recycling for new buildings

e Orient housing developments, where possible, to
take advantage of natural day light

e Limit impermeable paving materials in residential
yards for cooling and water penetration.

In the post-redevelopment era, Santa Monica, like
many California cities, must pursue new affordable
housing resources and find ways to reduce the cost
of housing development. City staff will look for
opportunities to submit and support applications for
affordable housing funds from agencies that reward
and incentivize good planning for sustainability, such
as HCD’s Multifamily Housing Program (MHP) and
California Tax Credit Allocation Committee resources,
which provide competitive advantage for affordable
infill housing and affordable housing built close to
jobs, transportation, and amenities.

2. Conservation Incentives for the Building
Industry and Residents

The State encourages cities to adopt policies for
equipment installations that achieve more energy-
efficient utilization and are based on use of cleaner
energy sources. The potential environmental,
economic, and public health benefits of energy
conservation are significant and reduce user
energy costs while contributing toward the City’s
achievement of its sustainability goals. A February
1999 community assessment of 400 Santa Monica
residents and 300 Santa Monica businesses was
conducted to assess their awareness of electricity
deregulation and interest in switching to a renewable
energy provider. A high level of residents (76%) and
businesses (70%) expressed interest in switching to a
renewable energy provider if the price were within 5%
of their current utility bills. The issues of concern to
all were cost and the reliability of electricity service

from an unknown provider. Nearly all the residents
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(93%) and businesses (90%) said that preserving the
environment for future generations was an important
consideration in deciding whether to switch*.

According to The Gas Company, Santa Monica

consumes less natural gas than neighboring
communities because of its smaller industrial base. As
with electrical consumption, natural gas consumption
in new buildings is regulated by State Building Energy
Standards (Title 24). Overall energy use within the city
decreased between 1990 and 1994, but has increased
steadily since that time. This is due primarily to
increased consumption resulting from the strong
local economy. The increased consumption can be
attributed to new office construction and larger
daytime populations resulting from higher occupancy

rates in hotels and office buildings®.

In 1999, Santa Monica became the first city in the
country to use 100% renewable electricity for all City
facilities. In addition, City facilities are being retrofitted
to improve energy efficiency and reduce costs. The
City has also constructed several solar photovoltaic
installations®.

4 City of Santa Monica, Council Meeting: October 12,
1999. Memo to Mayor and City Council, Subject: Recommen-
dation to Review and Adopt a Santa Monica Strategic Energy
Plan.

5 City of Santa Monica, Sustainable City Program 2002
Status Report, p. 5.
6 City of Santa Monica, Sustainable City Program 2002

Status Report, p. 4.
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As an indicator to monitor implementation of the
Sustainable City Plan, (SCP), the City currently
measures the percent of citywide energy use from
renewable sources. The City set a target to have
25% of all electricity use in Santa Monica come from
renewable sources by the year 2010, and as of 2012,
this target was reached, with 4% (3.1 megawatt
output) coming from the City’s 377 grid-connected
solar projects and 21% coming from the utility’s
renewable portfolio.

In March 2006, the Community Energy Independence
Initiative was approved by Council. The program, now
known as Solar Santa Monica (www.solarsantamonica.
com), aims to provide solar energy on every feasible
rooftop in the city by 2020, while also reducing
total energy use by combining energy efficiency
measures with the solar power. While the California
Energy Commission has set forth a goal of having all
newly constructed residential buildings be net zero
grid energy users by 2020, the Solar Santa Monica
program addresses the much larger universe of
existing buildings in the city. Financing is the primary
challenge for property owners and the City, through
Solar Santa Monica, is participating in State and
regional financing programs to provide solar financing
options to Santa Monica property owners.

Transportation and buildings are the two highest
contributors to the global increase in emission of
greenhouse gases. Examples of greenhouse gases
include carbon dioxide, methane, nitrous oxide, and

fluorinated gasses. The increased consumption of fossil
fuels (coal, gasoline, etc.) has substantially increased
atmospheric levels of greenhouse gases. New housing
development will contribute to greenhouse gas
emissions, but careful site planning and design, and
the selection of environmentally friendly building
materials and equipment can significantly reduce
these emission levels.

The State recommends a number of programs and
policies to promote energy efficiency in housing
construction. Santa Monica has already incorporated
many of them into policy through the SCP, LUCE and
Housing Element, and into Municipal Code regulations
in the Zoning Code, Building Code, and Green Building
Standards. In some cases, if these measures are not
required, they are encouraged through City programs
and advisory resources. These green building

measures include:

e Require that new housing is designed to be “solar-
ready” for future photovoltaic installation.

e Require new construction to exceed minimum
state energy standards by at least 15%. This
is a performance-driven policy that includes
encouraging a variety of strategies including:

— Encourage installation of photovoltaic and

Ill

“cool” roofs, solar water heating, and where

appropriate wind turbines.

— Incentivize use of recycled and rapidly
renewable building materials and require
additional construction and demolition waste
recycling for new construction projects beyond

minimum state requirements.

— Promote standards that promote passive solar
heating, overhangs on south facing windows,
planting of deciduous trees on the west and
south.

— Include use of Energy Star appliances and
materials.

— Promote installation of efficient air
conditioning and use of whole house fans and

solar attic fans.

use of upgraded insulation,

advanced air infiltration reduction practices

— Encourage

(air sealing), Low-E double-pane windows.
— Promote use of energy efficient lighting

— Promote use of heat recovery ventilation units,
sealed-combustion furnace and water heater.

— Require range hood and bath fans to vent
to outside and bath fans to be automatically
controlled with a timer or humidistat.

e Require water efficient landscaping and irrigation
systems.

e Provide incentives for rainwater and graywater
capture and reuse.

The City’s extensive network of resources to encourage
and assist residents and businesses to adopt energy-
saving practices and install energy-saving devices is
provided at its website, www.sustainablesm.org.

Statewide planning to reduce greenhouse gas
emissions is guided by AB 32, adopted in 2006, which
is being implemented through a number of local,
regional and state planning efforts.



The City of Santa Monica’s indicator for greenhouse gas
emissions was established through its 1994 SCP, and
The City has calculated its municipal and community-
wide greenhouse gas emissions for 1990, 1995, 2000,
and 2007. This is to be reported per capita, by source,
and by sector. In 2013, the Santa Monica City Council
approved a Climate Action Plan, which incorporates
updated, measurable goals for energy reduction.
One of these goals is to decrease the total amount of
electricity consumed in existing buildings by 1 million
kilowatt hours each year for the next 3 years until the
City has seen an overall reduction of 3 million annual
kilowatt hours. All new buildings are subject to the
Green Building Ordinance that requires them to be
15% more efficient than the Title 24 standard.

The Climate Action Plan contains standards for
measuring and reporting progress on GHG emission
reduction from the baseline in order to evaluate the
effectiveness of policies and programs so the City can
adjust as needed to achieve its targets.

The City of Santa Monica is a founding member of
the California Climate Action Registry and beginning
in June 2008 has started measuring, verifying, and
publicly reporting GHG emissions annually. The City’s
greenhouse gas emissions reduction targets include
a 30% reduction in greenhouse gas emissions below
1990 levels by 2015 for municipal operations and a
15% reduction in greenhouse gas emissions below
1990 levels by 2015 city-wide.

G. COMPLIANCE WITH SPECIFIC
REQUIREMENTS FOR HOUSING
ELEMENTS

1. Extremely low income households — AB2634

AB 2634 requires quantification and analysis of
existing and projected housing needs for extremely
low—income households that are below 50% of the
County median family income. These households are
discussed in Chapter 3 (Housing Needs), Section 5
(Household Characteristics).

In June 2013, the City Council amended the Affordable
Housing Production Program to include an extremely
low income category and policies of this Housing
Element have been adjusted accordingly.

In addition, the City’s efforts to address homelessness
are part of its strategy to address the needs of
extremely low income households. This includes
programs with housing and on-site services that have
received funding through the City’s programs, such as
Step up on Second, OPCC and others. The very low
income units built through the affordable housing
trust fund are in part occupied by extremely low
income families. In June 2013, the Council amended
the Affordable Housing Production Program to include

extremely low income households.

The RHNA allocation for extremely low income
housing (see Chapter 3, Table 3-31) is 50% of the Very
Low Income component of the RHNA, or 214 units.
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2. Alternatives to New Construction—Adequate
Sites Alternative

Government Code Section 65583.1 (a) and (c) allows
second units and, under prescribed conditions, units
that are substantially rehabilitated, converted from
market rate to affordable, or where unit affordability
is preserved to be counted towards the adequate sites
requirement.

These alternatives do not result in eligible RHNA
credits for the City of Santa Monica, but are
nonetheless described briefly below because the City
provides resources for these programs that result in
maintenance and conservation of affordable units.

Three amendments to the Government Code in 2009
(AB720), 2010 (AB1867) and 2011 (AB1103) provide
additional opportunities for alternative sites analysis
but are not applicable at this time to the City of Santa
Monica.

The City has a history of dedicating revenues to
support the rehabilitation of substandard housing
units. From 2005 onward, the City provided loan
subsidies to nonprofit developers for acquisition,
rehabilitation, and deed restriction. Since 2006, the
City has rehabilitated 188 low-income units.

The City’s program does not necessarily target units
that are at imminent risk of loss to the housing
stock, one of the prescribed conditions included in
Government Code Section 65583.1. Therefore, even
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as amended, the City believes that none of the units
that have been or will be rehabilitated will count
towards the adequate sites analysis.

State Housing law allows credit for multi-family
units in a rental complex of 16 or more units that
are converted from non affordable to affordable
rents with committed assistance by acquisition of
the units or the purchase of affordability covenants
and restrictions. The City currently does not have a
program that meets all of these conditions.

HCD allows credit for preserving housing that is
publicly subsidized, but whose affordability controls
will expire during the Housing Element period
due to termination of subsidy contracts, mortgage
prepayment, or the expiration of restrictions on low-
income use. Table 3-29 lists publicly assisted rental
developments considered at-risk of conversion due to
potential expiration of their affordability covenants.

Units may be preserved at affordable housing costs to
lower-income households by acquisition of the unit or
the purchase of affordability covenants for the units.
Preserved units must:

e Be located within an “assisted housing

development;”

e Have new long-term affordability covenants and
restrictions (at least 40 years);

e Have received governmental assistance under
specified programs;

e Be expected to convert to non low-income uses;
and

e Bein decent, safe and sanitary condition.

Units must also be found, via a public hearing,
as eligible for preservation with a reasonable
expectation that the units will change from affordable
to another use during the next five years. When units
are identified for preservation, they must be available
at affordable costs to persons and families of low- or

very low-income.

Although not included in the suitable sites analysis,
the City may be able to preserve some affordable
housing units that meet these requirements.

Government Code Section 65583 requires the Housing
Element to identify adequate sites for a variety of
housing types including multifamily rental housing,
factory-built housing, mobile homes, housing for
agricultural employees, supportive housing, single-
room occupancy units, emergency shelters, and
transitional housing.

Government Code Section 65583(a)(4) requires the
identification of a zone or zones where emergency
shelters are allowed as a permitted use without a
conditional use or other discretionary permit. The
identified zone or zones shallinclude sufficient capacity
to accommodate the need for emergency shelters
identified in paragraph (7) of Government Code
Section 65583(a), except that each local government
shall identify a zone or zones that can accommodate at

least one year-round emergency shelter. Government
Code Section 65583(c)(1) requires “As part of the
analysis of available sites, a jurisdiction must include
an analysis of zoning that encourages and facilitates
a variety of housing types...including emergency
shelters and transitional housing.”

Chapter 3 discusses the City’s efforts to respond to the
needs of the homeless. The City’s Zoning Ordinance
includes established policies and standards that
allow homeless shelters with less than 55 beds as
a permitted use in numerous commercial districts
(BCD, CP, CM, CC, C2, C3, C3-C, C4, C5, C6, and BSCD)
and in the City’s industrial districts (M1, LMSD). No
discretionary permit is required for the development
of these facilities. The development and processing
standards for these facilities are the same as other
permitted uses in these districts. Larger shelters in
these districts, or shelters of any size in higher density
residential districts, may be allowed through obtaining
a conditional use permit (CUP). The Zoning Ordinance
Update will incorporate these policies into the new
districts being created for consistency with the 2010
LUCE.

The City authorizes transitional housing as a permitted
use in most of the City’s zoning districts. Table 5-4
references the City’s development standards for
homeless shelters (SMMC 9.04 .10.02.061), which
were amended in June 1994 and which the State
considers to be a model ordinance in compliance with
SB 2.
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Table 5-4 Development Standards for Homeless Shelters

The following development standards for homeless shelters apply to all zoning districts:

(a) Lighting. Adequate external lighting shall be provided for security purposes. The lighting shall be stationary, directed away from adjacent properties and public rights-of-way, and of
an intensity compatible with the neighborhood.

(b) Laundry Facilities. The development shall provide laundry facilities or services adequate for the number of residents.

(c) Common Facilities. The development may provide one or more of the following specific common facilities for the exclusive use of the residents and staff:
(1) Central cooking and dining room(s)

(2) Recreation room

(3) Counseling center

(4) Child care facilities

(5) Other support services

(d) Security. Parking and outdoor facilities shall be designed to provide security for residents, visitors, and employees.
(e) Outdoor Activity. For the purposes of noise abatement in residential districts, organized outdoor activities may only be conducted between the house of eight a.m. and ten p.m.

(f) Refuse. Homeless shelters shall provide a refuse storage area that is completely enclosed with masonry walls not less than five feet high with solid-gated opening and that is large
enough to accommodate a standard-sized trash bin adequate for use on the parcel, or other enclosures as approved by the Director of General Services and the Architectural Review
Board. The refuse enclosure shall be accessible to refuse collection vehicles.

(g) Homeless Shelter Provider. The agency or organization operating the shelter shall comply with the following requirements:

(1) Temporary shelter shall be available to residents for no more than six months.

(2) Staff and services shall be provided to assist residents to obtain permanent shelter and income.

(3) The provider shall have a written management plan including, as applicable, provisions for staff training, neighborhood outreach, security, screening of residents to insure
compatibility with services provided at the facility, and for training, counseling, and treatment programs for residents.

(h) Maximum Unit Density. Homeless shelters located in residential districts, when not developed in an individual dwelling unit format, shall not be subject to the underlying zoning
district’s maximum unit density standard, but the number of beds shall be limited to three times the maximum number of dwelling units which would otherwise be permitted.

(SMMC 9.04.10.02.061)

Source: City of Santa Monica, 2013
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6. Review of Housing Element
Past Performance

A. INTRODUCTION

An important step in developing future housing
strategies that meet the community’s needs is
an evaluation of the success of the prior Housing
Element in addressing identified needs. State law
requires Housing Elements to be updated on a regular
basis and to report on progress in meeting the goals,
policies, and objectives set forth in the prior Housing
Element. The Element must review the progress made
in implementation of the adopted housing programs,
and evaluate the effectiveness and continued
appropriateness of these identified housing programs.

HCD certified the City’s prior Housing Element in
February 2009. It contained a detailed discussion of
Housing Element accomplishments from 2000 to 2005
and an evaluation of the appropriateness of its goals,
objectives and programs, which resulted in some
consolidation or elimination of goals and programs
and the addition of others. In total, the Housing
Element included 50 programs to implement the

City’s eight primary housing goals.
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The RHNA cycle forthe 2008 Housing Element extended
from 2006 to 2014, due to an anomaly in state law that
left a gap between Housing Element planning cycles.
This chapter reports on the City’s progress on housing
programs from 2006 through 2012, noting that the
planning period for the current Housing Element has
not yet concluded. Therefore, this is somewhat of an
interim progress report and some programs which
may not yet be fully implemented are likely to be

addressed by the expiration date.

B. HIGHLIGHTS OF PROGRAM
ACCOMPLISHMENTS (2006-2014)'

Table 6-3 at the end of this chapter is a comprehensive
evaluation of the City’s progress in meeting its Housing
Element goals. The following highlights some of the
City’s major accomplishments since 2006 in the areas
of:

e Transit-Oriented Planning for Integrated Housing
and Services

¢ Housing Production and Affordable Rehabilitation
e Preserving Affordability and Tenant Protection

e Housing Assistance

1. Transit-Oriented Planning for Integrated
Housing and Services

The 2008-2014 Housing Element included a program
referencing the emerging LUCE land use strategy
to build housing in targeted locations near existing
and proposed transit connections served by nearby
retail uses and services. During the Housing Element
planning period, the City adopted the LUCE (January
2010), which identified new transit-oriented districts,
particularly around the three light rail stations
(downtown terminus, Memorial Park/17th Street, and
Bergamot Station). The City was awarded competitive
planning grants from Federal, State and Metro sources
toplanallthree areas. One of the plans (Bergamot Area
Plan) will be completed in 2013 and the remaining two
plans, the Downtown Specific Plan and Memorial Park
Master Plan, are scheduled for completion in 2014

1 Includes programs and ordinances enacted through
2012

and 2015 respectively, prior to the operation of the
Expo Line. These plans include detailed projections
and strategies for housing, both affordable and
market rate. By the end of 2012, a number of new
housing developments had already been constructed
in the downtown area and applications for many more
housing projects were in the pipeline. Additionally, the
City has committed funding for “betterments” to the
Expo Line, such as platform improvements and station
entrances, to promote walkability to the station areas
and integrate with planned neighborhoods. Provision
of a mix of housing types and affordability levels is a
central feature of all new neighborhoods and viewed
as critical for reaching the City’s goal to reduce trips
and promote sustainable lifestyles.

2. Housing Production and Affordable
Rehabilitation

The City of Santa Monica monitors  housing

development for the purpose of evaluating
performance by final permit or certificate of occupancy.
To avoid overlap with units counted toward the prior
RHNA, only permits issued after January 1, 2006
which have been finalized are included in the numbers

shown below.

The City of Santa Monica has produced housing units,
both market rate and affordable in excess of the 2008-
14 RHNA allocation, producing more than its fair share
of affordable housing for the region. The City has
followed through on the goals and programs of the
Housing Element through funding housing assistance
and rehabilitation programs, construction of many
infill, special needs, and mixed-use housing projects



Table 6-1 Multi-Family Units Completed January 1, 2006 to June 12, 2012
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New Units Permitted and Completed/Scheduled for o Affordable as
Completion Between Jan. 1, 2006 and June 12, 2012 Total % Very Low Low Moderate Market % of Total
In Commercial Zones 972 63% 133 6 405 425 56%
New Single Family in ALL Residential Zones 183 12% 0 0 0 183 N/A
New Multifamily Units in Residential Zones 388 25% 118 79 0 191 51%
Total Completed Citywide 1,543 100% 251 85 408 799 48%

2008-2014 RHNA Allocation (Quantified Objective) 662 164 107 114 277 58%
Units in excess and as a % of
1 233% 7 -22 294 22
Housing Element Quantified Objective 88 33 8 >
New multifamily housing units only (excluding SFD) 1,360 55%
Source: City of Santa Monica building permit analysis (PCD); Proposition R Compliance Reports 2006 through 2011 (Housing Division)

within commercial areas, implementing and amending
as appropriate the Affordable Housing Production
Program ordinance, establishing partnerships with
numerous local non-profits to build affordable
housing, and continuing to aid low-income tenants
through the Rent Control Board. The City made use of
Redevelopment funds, beyond the statutory set-aside
level, in order to build this substantial number of units
despite the high costs of land and construction.

During the planning period, redevelopment agencies
were eliminated; the City was able to complete several
projects already under construction, but others in
planning have been placed on hold pending a search
for alternative funding sources.

Between January 1, 2006, and June 12, 2012, 1,360
multi-family units were constructed in the City of
Santa Monica along with 183 new single-family
homes (Table 6-1). This development was mostly
infill, with the vast majority of units constructed in
non-residential, mixed-used zoning districts. Most
single-family homes replaced demolished single-
family homes and generally represent no net increase
in housing stock.

As Table 6-1 demonstrates, a significant amount of
housing was constructed in the City of Santa Monica,
achieving way beyond its share of the regional
housing allocation. Of the multi-family housing
completed, 55% were deed-restricted affordable, with

a particularly strong showing at the very low income

level. Santa Monica continued to be a desirable market
despite the recession. The City’s policies encouraging
transit-oriented development resulted in more than
2/3 of the housing being developed in commercial
areas. In residential areas, most market rate projects
were small —four or five units generally - and not more
than eight in any case. The larger residentially-zoned
projects were affordable housing units built through
partnerships with the City and affordable housing
developers.

In conclusion, the data demonstrate that City
programs, requirements and funding have succeeded
in producing housing including a significant number
of deed-restricted affordable units throughout the
planning period in compliance with the goals of the
Housing Element.
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Table 6-2 Acquired and Rehabilitated Mutli-Family Uhits

Acquired and Rehabilitated Units
Year Affordable Minor Repairs
Total
Very Low Low
2006 39
49 45
2007 28
2008 78 78 0
2009 29 29 0
2010 20 0 30
2011 12 12 0]
2012 0 0 0
Total 188 164 o7
Quantified Objective
for 2008-2014 350 - 250
Housing Element

Source: City of Santa Monica, Housing Division, 2012

In the previous (1998-2005) Housing Element cycle,
27% of all housing units produced were affordable
units, a considerable accomplishment. Santa Monica’s
success during the past six years at producing more
than 50% of all units as affordable units, even as
market rate housing production continued at a
substantial pace, is unprecedented in the City’s history
and a rare achievement for a local jurisdiction in the
SCAG region.

Housing rehabilitation plays an important role in
maintaining the quality of housing, preserving the
overall quality of neighborhoods, and contributing to
a higher quality of life. The City of Santa Monica’s goal

for the 2008-2014 Housing Element was to support
and fund the acquisition and rehabilitation of 350
multi-family housing units and to provide 250 minor
home repairs through its program by 2014.

In total over this period, $39 million was invested
in housing rehabilitation, with approximately 12%
of those assisted classified as very low—income
households and 88% as low-income households. From
2006 to date, the City has financed the acquisition and
rehabilitation of a total of 188 multi-family housing
units and a total of 97 households have benefitted
from the minor home repair program for low-income
households (Table 6-2).

3. Preserving Affordability and Tenant Protection

A number of measures have been taken in the last few
years to maintain affordability for tenants and deter
and prosecute against harassment. Some of the most
significant were:

e Tenant Protection: The City Council successfully
sponsored a ballot measure in 2010 (Measure
RR), which amended the City Charter to require
additional protections for tenants, specifically
requiring the landlord to provide a warning and
reasonable opportunity to correct a problem
before a tenant may be served with a notice
terminating tenancy on that ground. Measure RR
also expanded eviction protections for seniors,
disabled and low-income tenants with respect
to evictions for owner-occupancy, and extended
tenant protections to non-rent-controlled
units. On December 13, 2011, the City Council
adopted an ordinance which extended the Tenant
Harassment Ordinance protections to all tenants
covered by just cause eviction rules.

e Improvements at Mountain View Mobile Home
Park: Santa Monica has continued to facilitate
the preservation of mobile homes at the 105
pad Mountain View site that it purchased in
2000. There are currently 75 units occupied, with
some units being kept available for relocation of
Village Trailer Park residents. In May 2011, the
City replaced 20 of the trailers with state-of-
the-art environmentally designed mobile homes
and upgraded landscaping and hardscaping at
the site. In addition, the City funds the Mobile
Home Improvement Program, which provides
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financial assistance to low- and moderate-income
households. The Village Trailer Park, purchased by
a developer who has negotiated a development
agreement for the construction of several
hundred housing units and ground floor retail,
has been largely vacated, with some remaining
residents, some residents relocated to Mountain
View, and others provided with a relocation
assistance package.

Preserving Existing Publicly-Assisted Affordable
Housing: No publicly-assisted housing converted
to market rate during the planning period.

Housing Assistance

Santa Monica has long demonstrated its commitment

to providing housing and supportive services for

all economic segments of its community as well as

accommodating the special needs of its residents.

Some of the highlights during the planning period

included:

Housing Modifications for Disabled Individuals.
The City provides funding to the Westside Center
for Independent Living (WCIL) for a program that
provides home modifications to low-income
renter households that have a member with a
disability. Modifications include the installation
of grab bars, nonslip bath mats, ramps, shower
benches, and toilet seat hand rails. In the last five
years, approximately 200 individuals have been
assisted.

Reasonable Accommodation Website. The
City Attorney’s office has initiated a project to
provide a website to give tenants with disabilities

and advocates ideas on how a reasonable
accommodation or modification would work in
their situation.

Rental Assistance. During FY2011-12, the Santa
Monica Housing Authority (SMHA) administered a
total of $17.2 million in Federal and local funds,
providing approximately 1,400 active housing
vouchers, inclusive of Section 8, Special Needs
Programs, HOME and RDA (Redevelopment
Agency) vouchers. The HOME Tenant Based
Rental Assistance (TBRA), which provides
intensive case management services from
community-based agencies for the disabled,
provided rental assistance to 25 households.

The Shelter Plus Care Program links housing with
supportive services for homeless persons with
disabilities (e.g., mental illness, substance abuse,
HIV/AIDS). The City contracts with Ocean Park
Community Center, Step Up on Second, and St.
Joseph Center to provide case management,
housing assistance and coordination of other
necessary community services.

Tenant Rental Assistance. In 1998, the City Council
adopted the Tenant Rental Assistance Program
(TARP) and appropriated $1.2 million in City funds
to provide rental assistance. The TARP Program
provides up to two years of City-funded rental
assistance to Section 8 and Shelter Plus Care
tenants whose owners terminated their Section 8
contracts. Since tenants can remain in their homes
after the owner cancels the Section 8 contract and
pay the rent control rent with City funds, the TARP
program effectively eliminated a property owner’s
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incentive to cancel their Section 8 contract. The
Santa Monica Housing Authority continues to
operate the program today. HUD last approved
an increased voucher payment standard ranging
from 163% to 203% of the Los Angeles FMR in
2006 and the City has been requesting additional
increases in order to fill the affordability gap for
Section 8 voucher holders.

Human Services. The goal of the City’s Human
Services Grants Program (HSGP) is to develop,
fund and sustain human service programs
and increase the impact of organizations by
cultivating an effective safety net or system of
services, including access to suitable housing
opportunities, building on the unique assets
and strengths of neighborhoods, community
organizations and public institutions. The Human
Services Grants Program provides funding support
of approximately $7.4 million annually to 23 non-
profit human service organizations supporting
over 47 different programs to meet the needs of
Santa Monica’s low income community members
of all ages. In FY2011-12, the HSGP refined the
criteria for participant eligibility in City-funded
Santa Monica to ensure that local resources such
as supportive housing, after-school programs,
and senior services are directed to individuals and
households who live or work in the City.

Homeless Services. The City of Santa Monica
continues to implement one of the most extensive
continuum of care systems for the homeless
population in Los Angeles County. Through
fifteen programs, the City provides permanent
housing, emergency shelter, transitional housing,
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case management, and outreach. Since 2008,
the Homeless Service Registry has grown to
346 individuals. Two hundred thirteen (213)
individuals on the Registry are now in permanent
housing. In addition, over 180 families each year
received supportive services to access or maintain
stable housing.

Senior and Disabled Services. The City of Santa
Monica supports and funds a variety of services
for senior and disabled individuals that assist
them to “age in place” and supplement their
living situations. Key accomplishments include:

— Para-transit services for approximately 3,700
seniors and 1,000 persons under the age of 65
with a disability annually

— Home delivered meals to approximately
300 home-bound seniors and people with
disabilities annually

— Ongoing operating support for WISE’s Adult
Day Care Center serving frail seniors, including
seniors with Parkinson’s and Alzheimer’s
Disease

— Construction or replacement of 100 curb cuts
citywide annually

Ensure Fair Housing. The City continues to
affirmatively further fair housing. At the end of
2012, the City adopted an updated Analysis of
Impediments (Al). The Al noted that the greatest
impediments to available housing in Santa
Monica continued to be the cost of housing which
is uniformly high and is not related to housing
discrimination.

Improving Quality of Life for Special Needs
Residents: The
collaborates with public and private organizations

Human Services Division
to improve the quality of life for Santa Monica
residents including children, teens, families,
persons with disabilities, seniors, and persons who
are low-income and homeless. Recent initiatives
have improved transportation assistance for
seniors and disabled persons, created the City’s
first Report Card to assess the wellbeing of
children and youth, and enhanced coordination
to improve housing outcomes for vulnerable
homeless individuals.

Youth Wellbeing. The City of Santa Monica, the
Santa Monica-Malibu Unified School District,
Santa Monica College, and local youth service
providers formed the Cradle to Career Working
Group (C2C) in 2010 in response to youth
violence and mental health related incidents.
This initiative brings together City-funded youth
service agencies and other key entities to improve
outcomes, strategies, and information sharing
across groups. A Youth Wellbeing Report Card
was released in 2012 that sets a baseline for
assessing progress toward creating a community
where every Santa Monica child thrives, from
cradle to career. Key to this effort is ongoing and
strategic local investment in programs and diverse
affordable housing options that promote greater
household stability for youth and families.

C. SUMMARY OF PROGRAM
IMPLEMENTATION

Table 6-3 presents the major accomplishments of
each program since 2008. In summary, the City has
implemented all programs, with some complete,
some ongoing in nature, and others still in progress.

Note: Agency listings reflect 2008-2014 Housing
Element. Some changes have been made based on
City reorganizations, and new agency names and
responsibilities are reflected in the new Housing Plan.
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Table 6-3 Review of 2008-2014 Housing Element Accomplishments

2008-2014 Housing Element Program

Progress Since 2008

Agency

Goal 1.0: Promote the construction of new housing within the City’s regulatory framework.

Objectivel.a: Assess and Revise, Where Appropriate, City Regulatory Requirements

Periodically review and, where necessary,
revise planning, zoning and development
regulations, assessments, and fees to
ensure that they support the development
of a variety of housing types and prices
including workforce housing and live/
work spaces. The City will also periodically
review the City’s impact fees, site
improvement requirements, taxes and
processing fees, times and procedures to
assess whether the additional development
costs associated with these requirements act
as a constraint on the City’s ability o meet
its RHNA housing production target. The
City will continue to promote residential uses
in nonresidential zoning districts.

Progress: 1,360 multi-family units had received building permits and were expected to complete construction
within the 4th Cycle time period of the Housing Element. The City has made substantial progress on
providing its share of regional housing at all affordability levels with more time remaining in the Housing
Element's duration.

During this time, the zoning regulations were periodically assessed when issues related to residential
development arose. In some cases, the Code was revised, and in most cases, the modifications were
directed into the overall zoning ordinance update project.

The City Planning Division continually gathers data on permit processing times to monitor that this activity
happens in a reasonable timeframe. Development costs are also reevaluated on a regular basis. The LUCE
calls for community benefits in larger projects, in addition to regulatory requirements such as fees, provision
of open space and affordable housing, etc. The steady rate of applications to develop residential projects
attests to the fact that these requirements do not act as a constraint on the City’s ability to meet its RHNA
housing production target

The LUCE has sharply focused the City’s goal of promoting housing in non-residential districts.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

City Planning Division; City
Attorney’s Office

Objectivel.b: Continue to Streamline the Permit Approval Processes

Continue fo monitor permit processing
procedures and provide handbook and
outreach materials of interdepartmental
regulations arid services to guide applicants
through the development approval process.
The City will also continue to expand the
type of data available on the “Permits”
tracking system and improve reporting
procedures to facilitate project tracking and
provide up-to-date information.

Progress: As of September 2011, PCD data demonstrated that new streamlining timeframes had significantly
reduced the plan review portion of permits. These timeframes reflect the scope and type of project with
initial and recheck timeframes reduced accordingly.

As of November 1, 2010, the City implemented electronic plan check with ePlans. Although review time by
staff is the same, electronic plans have allowed efficiencies, convenience and sustainability benefits for the

public.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

City Planning Division;
Building and Safety Division;
Information Systems Division
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Table 6-3 Review of 2008-2014 Housing Element Accomplishments (continued)

2008-2014 Housing Element Program

Progress Since 2008

Agency

Objectivel.c: Maintain Architectural Review and Development Compatibility

Continue fo implement City architectural
review guidelines, review development
standards, and revise as appropriate, to
provide project applicants with clear design
direction and ensure design compatibility.

Progress: There have been no changes to the ARB process during the planning period. All multi-
family projects continue to require ARB approval. Some updates and process improvements are under
consideration to be included in the Zoning Code update currently in process.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

City Planning Division

Goal 2.0: Encourage the production of housing for all income categories including housing for the community’s workforce.

Objective2.a: Maintain an Affordable Housing Production Program

Continue fo monitor, evaluate, and revise
the affordable housing production program
as necessary to meet the housing needs of
the community, prepare an annual report
concerning compliance with Proposition

R and update fees and housing cost
requirements annually. Update the AHPP
administrative guidelines, consider revisions
as appropriate fo meet the AHPP objectives,
and improve the process of monitoring
eligibility of residents in existing units.

Progress: On December 13, 2011, the City Council adopted an ordinance establishing a compliance
monitoring fee for the Affordable Housing Production Program which represents the cost to the City of
performing investigations and audits to ensure compliance with this program when affordable housing
units are initially rented or sold, when units are periodically reoccupied or sold, and when required annual
reports are submitted. The City continues to annually update the affordable housing fees and affordable
housing unit development cost provisions.

In June 2013, the Council amended the AHPP to adjust income and rent levels in order to be consistent with
State and Federal guidelines, and added an Extremely Low Income category to the ordinance.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element. While
the loss of redevelopment funding will have a profound impact on the productivity of the program, the
monitoring and evaluation of affordable housing processes and revising the production program based on
new opportunities are high City priorities.

Housing Division; Housing
& Economic Development
Department; City Atforney’s
Office

Objective2.b: Maintain a Density Bonus Program

Maintain the City’s density bonus program
and revise as necessary to remain consistent
with State Law and the City’s affordable
housing needs.

Progress: The City’s Density Bonus program complies with State Law and was revised most recently on
February 22, 2011 at which time it was codified in the City’s Zoning Ordinance. The Density Bonus
program will be included in the upcoming Zoning Ordinance revision.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

City Planning Division
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Table 6-3 Review of 2008-2014 Housing Element Accomplishments

2008-2014 Housing Element Program

Progress Since 2008

Agency

Objective 2.c: Provide Technical and Financial Assistance for Housing Production

Continue to provide financial and technical
assistance to nonprofit housing providers
to support the development of affordable
housing, including special needs housing.
The City will also continue to seek out local,
state, and federate funds to support the
construction of affordable housing.

Progress: The City continues to provide financial and technical assistance to nonprofit housing providers

for the development of affordable housing. Between FY06 and FY12, 399 affordable housing units were
completed with $118 million of city RDA funds leveraged. With the elimination of redevelopment agencies,
the City will continue to seek alternative sources of funding for affordable housing development. In addition,
the City has provided TA funds for nonprofits to attend national conferences to learn about best practices in
housing and service delivery.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

City Housing Division (lead);
Human Services Division

Objective 2.d: Assess Alternative Affordable

Housing Finance Programs

Continue to seek out all available affordable
housing financing programs from the state
and federal government, and develop
alternative financing strategies, such

as leveraging redevelopment set-aside
revenue.

Progress: The concept for creative financing programs envisioned in the previous housing element

was directly related to leveraging the city’s strong redevelopment resources. With the elimination of
redevelopment agencies, the City will continue to seek alternative sources of funding for affordable housing
development and creative financing strategies.

Appropriateness: This program will be modified and maintained in the 2013-2021 Housing Element.

Housing Division

Objective 2.e: Assess Use of City-Owned/Pu

blicly-Owned Land for Affordable Housing

Continue fo implement the City’s land
banking program, purchase publicly

and privately owned land for the use of
affordable housing, and use creative means
for facilitating the production of housing
such as the use of ‘air-rights’ on City
buildings.

Progress: During the planning period, additional properties were purchased by the City, particularly in
the Downtown area. The City is analyzing its stock of publicly-owned parcels to maximize usefulness and
community benefits including housing production.

IOSS.

Appropriateness: This program will be revised in the 2013-2021 Housing Element to reflect the RDA funding

Housing & Economic
Development Department;
City Planning Division
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Table 6-3 Review of 2008-2014 Housing Element Accomplishments (continued)

2008-2014 Housing Element Program

Progress Since 2008

Agency

Objective 2.f: Foster Housing Development through Development Agreements

Continue fo enter into Development
Agreements that provide community benefits
by including on-site affordable housing

or payment of affordable housing fees
beyond existing City requirements to the
extent appropriate. Continue fo monitor
compliance with existing Development
Agreements.

Progress: The City has received applications for more than 25 development agreements (DAs) during
the planning period, many of them in the Downtown and Bergamot Plan areas, reflecting high inferest in
developing Transit Oriented Development. The City negotiates for DAs that include housing to provide
on-site affordable units in excess of the minimum number required by Code and/or to contribute to the
Affordable Housing Trust Fund (AHTF). Commercial projects have also contributed funds to the AHTF as
development agreement terms.

The City bolstered its DA compliance monitoring process in 2010, and annually reviews ongoing conditions.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

City Planning Division; City
Attorney’s Office; Housing
Division

Objective 2.g: Facilitate the Development and Maintenance of Special Needs Housing

Continue to utilize existing and new
financial resources and strengthen
partnerships with service providers to create
and retrofit existing housing for special
needs households.

Progress: A partnership of Step Up on Second and A Community of Friends completed construction of 46
studio units of permanent supportive housing in 2009. “Step Up on Fifth” is geared towards the formerly
homeless and mentally disabled population. The City is assisting 2 other permanent supportive housing
projects by Step Up on Second: Step Up on Colorado and Step Up on Second. The projects are expected to
be completed in 2015 and 2014 respectively.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

Housing Division; City
Human Services Division

Study the future needs for congregate case
based on the City’s aging demographics
and develop a policylies) to address these
needs.

Progress: The Commission for Seniors in the Community has been evaluating the needs of seniors to be
able to age in place and City policies are evolving around that concept, as well as the need for provision of
congregate care opportunities.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

Housing Division; City
Human Services Division

Study data to identify housing and
supportive service gaps for various special
needs groups and propose policy and
priorities based on the analysis

Progress: The Housing Division recently analyzed potential impediments to housing and the report identifies
solutions to overcome these potential impediments. Additionally, the Housing Division has applied for
renewals of all the Shelter Plus Care vouchers and SIP to sustain supportive housing for homeless and
special needs families. In addition, in 2009, Human Services Implemented a new Homeless Management
Information System (HMIS) which is collecting data on service usage, housing placement and retention from
all City-funded homeless service agencies. This data is used to identify effective programs, trends in service
needs and usage, and is used to evaluate annual grant renewals.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element. In
addition, more specific programs to address housing issues that affect persons with disabilities need to be

identified.

Housing Division; City
Human Services Division
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Table 6-3 Review of 2008-2014 Housing Element Accomplishments (continued)

2008-2014 Housing Element Program

Progress Since 2008

Agency

Consider requiring or incentivizing
units with 2 or more bedrooms for new
residential multi-family development.

Progress: In conjunction with local nonprofit housing developers, the City has been prioritizing the
development of larger residential units with 2 or more bedrooms. The largest provider, Community
Corporation of Santa Monica (CCSM), which has received significant assistance from the City’s Affordable
Housing Trust Fund, has constructed 292 units since 2006, of which all but four have at least two bedrooms,
and 113 have three or four bedrooms. As of October 2012, 35% of tenants in CCSM properties, which
include both new construction and rehabilitated units, were households of three or more people. CCSM
units now provide housing for a higher percentage of children than the overall rate in the 2010 census —
18.4% compared to 10% are in the 5-17 year old category.

Projects with multiple bedrooms have been designated as “preferred projects” with increased density
allowed; this may continue to be a consideration in the new Tier system in the Zoning Code update.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

Housing Division; City
Human Services Division

Explore the feasibility and desirability of
new housing types, such as co-housing.

Progress: The City’s zoning allows for alternative types of housing in multi-family, commercial, and industrial
zoning areas but the development of these alternatives was intended to be explored based on inferest
expressed by private parties, which has not been forthcoming.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element, but may
be slightly revised to reflect the intention to be responsive to new ideas proposed by community members.

Housing Division; City
Human Services Division

Objective 2.h: Pursuant to Policy Adopted in

the LUCE Update, Consider Ways to Facilitate the Development of Housing within Targeted Locations

Based on the land use strategy developed in
the City’s Land Use and Circulation Element
identifying areas of future residential
development near existing and proposed
transit connections, consider ways to
successfully develop housing that is served
by nearby retail uses and services.

Progress: The LUCE was adopted in July 2010, including designated activity centers near the planned Expo
Line stations and along several commercial corridors served by transit. Two specific planning efforts, in
Downtown and in the Bergamot Transit Village/Mixed Use Districts, are underway including attention to
provision of services and amenities in proximity fo proposed housing. The City received a HUD Sustainable
Communities grant for the Bergamot Plan. A State Sustainable Communities Grant is being utilized to begin
work in the Memorial Park area as well. All of these planning efforts contain analysis regarding housing
development at both market rate and affordable levels. When adopted, they will guide the successful
development of housing integrated with services and transit choices.

Appropriateness: This objective should be revised to reflect the adoption of the LUCE, but is still appropriate
to retain in a more evolved form in the 2013-2021 Housing Element.

City Planning Division
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Table 6-3 Review of 2008-2014 Housing Element Accomplishments (continued)

2008-2014 Housing Element Program

Progress Since 2008

Agency

Objective 2.i: Assess the Development of Workforce Housing

Explore the development of housing
that is affordable to the city’s workforce,
including rental, ownership, and forms
of employer-provided transitional
housing through development of

a Workforce Housing Program/
Initiative. This program will be focused
on households with income above
120% of the area median income and
could possibly be capped at 180%

of the area median income. Possible
parameters of the program are as
follows:

e Provide regulatory development
incentives, particularly in
conjunction with proximity to
transit, and other possible tools
that may be included in the City’s
zoning ordinance.

e The workforce housing program
should not detract from current
affordable housing programs for
households below 120% of the

median-income level

Progress: As this issue has been explored over the last five years, economic conditions have varied greatly.

Currently, rental housing at levels affordable to the workforce as defined by this objective is provided in
the open market. However, ownership housing is not currently offered to these income targets due to the
high land value in Santa Monica. The City has not identified any available funding to subsidize ownership
housing of this type but continues to explore opportunities.

Families in this income range have a particularly difficult time affording housing in Santa Monica, and the
challenge to create the conditions to incentivize this type of development remains.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

City Planning Division;
Housing Division
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Table 6-3 Review of 2008-2014 Housing Element Accomplishments (continued)

2008-2014 Housing Element Program

Progress Since 2008

Agency

Objective 2.j: Facilitate the reduction of the number of homeless individuals living on the streets of Santa Monica through the provision of a range of housing options, with an
emphasis on affordable, permanent, supportive housing

Continue to seek and leverage funds
that contribute to the development

of a range of permanent, supportive
housing options, within and outside of
Santa Monica.

Progress: The City continues to seek additional funding opportunities for leveraging. The City is participating
with LASHA, HACOLA, HACLA, City of Burbank to issue a joint Notice of Funding Opportunity for HUD
McKinney Vento Act funding for local nonprofit organizations to secure funding for permanent supportive
housing.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

City Human Services
Division; Housing Division

Focus case management and housing
resources on the 110 most chronic and
vulnerable homeless individuals that
have been identified as the top priority
for accessing permanent, supportive
housing.

Progress: Since 2008, the Homeless Service Registry has grown to 240 chronic and vulnerable individuals.
As of June 2012, 139 of those are in permanent supportive housing. In addition, over 180 families received
supportive services and either accessed supportive housing or maintained supportive housing each year.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

City Human Services
Division; Housing Division

Continue fo serve other priority
homeless populations through City-
funded programs.

Progress: In 2010, the City refined the definition of “Santa Monica Priority Population” for homelessness,
establishing a consistent policy that is used across Human Services grant programs, including those for
seniors, people with disabilities, and low-income programs that do not target, but do serve, homeless
individuals and families

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

City Human Services
Division; Housing Division

Develop strategies to link those not first-
homeless in Santa Monica with services
near their communities of origin.

Progress: Since 2006, the City’s Project Homecoming program has reunited over 1,200 homeless individuals
with family and friends in their home community.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

City Human Services
Division; Housing Division

Review City policy and practices that
may contribute to homelessness.

Progress: In 2008, the City Council adopted the Action Plan to Address Homelessness in Santa Monica,
which provides a framework for coordination of all activities to address homelessness including
interdepartmental collaboration and public/private partnerships. The Action Plan has been updated in 2009
and 2010.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

City Human Services
Division; Housing Division
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Table 6-3 Review of 2008-2014 Housing Element Accomplishments (continued)

2008-2014 Housing Element Program

Progress Since 2008

Agency

Objective 2.k: Maintain Proposition | Monitoring

Monitor utilization of Proposition |
authority through annual reporting of
new “low rent-housing projects.”

Progress: The Housing Division provides annual reports on Proposition |. These are made available on
the City’s website at: http://www.smgov.net/Departments/HED/Housing_and_Redevelopment/Housing/
Reports/

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

Housing Division

Goal 3.0: Protect the existing supply of affordable housing.

Objective 3.a:

Develop Programs to Address State and Federal Legislative Mandates

Continue to implement programs

to protect tenants against landlord
cancellation of existing Section 8
contracts (including City and/or

private foundation-funded subsidy) to
enable tenants to remain and pay the
maximum allowable rent (MAR) such as
the TARP program.

Progress: The City of Santa Monica passed Measure RR which protects all tenants with just cause protection,
thereby precluding landlords from terminating their tenants due to issues related to Section 8 subsidy. The
Rent Control Charter includes protection for all Section 8 participants to assure annual rent increases are
governed by the approved increase.

The Rent Control Board provides market rate rental data to the Housing Authority to assist the Santa Monica
Housing Authority’s request for increased Section 8 payment standards in Santa Monica. The Board also
provides fee waivers for the registration of units offered through Section 8.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

Housing Division (lead);
Rent Control; City
Planning Division

Continue fo take all necessary steps to
increase HUD's Fair Market Rent (FMR)
for Santa Monica so that Section 8
can offer competitive market rate rent;
continue fo fund the acquisition and
rehabilitation of existing rental units.

Progress: The Housing Authority currently operates with an exception payment standard approved by HUD.
Staff will evaluate if the standard can be increased if the criteria are met during this HE period.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

Housing Division (lead);
Rent Control; City

Planning Division

Investigate new, innovative ways to
increase the affordability of housing in
light of the loss of formerly affordable
units due to vacancy decontrol and Ellis
withdrawals.

Progress: The Rent Control Board monitors the removal of rent-controlled units due to vacancy de-control
and Ellis withdrawals. Annual reports detail the impact of these losses on affordable housing. Based on
Rent Control records, there was a net loss of 108 rent-controlled units for the period of January 2008 to
December 2012, due fo Ellis withdrawals. During that period, 2,510 rent-controlled units were given their
first Costa-Hawkins market rate increase.

These units are hard to replace, but the City continues to explore ways to maintain affordability and develop
new and rehabilitated affordable units.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

Housing Division (lead);
Rent Control; City

Planning Division
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Table 6-3 Review of 2008-2014 Housing Element Accomplishments (continued)

2008-2014 Housing Element Program Progress Since 2008 Agency

Objective 3.b: Protection of Mobile Home Park Tenants

Continue to assist tenants at the Progress: The Housing Division replaced 20 rental units with new manufactured homes and offered a Housing Division; City
Mountain View Mobile Home Park deferred loan program fo the resident owners to replace their travel trailers and older mobile homes. The Planning Division; Rent
and protect the existing tenants at the City has preserved all vacant spaces to accept residents who may be displaced from the Village Trailer Park. | Control

Village Trailer Park. In the event that The City Council approved a Development Agreement including a Tenant Relocation Plan and refention

closure of the Village Trailer Park is of 10 mobile homes on the eastern portion of the property for 10-15 years. This allows the closure of the

opproved, provide assistance options Village Trailer Park, with relocation assistance options that implement this objective. The Rent Control Board

for residents such as relocation to has assisted tenants throughout the process to ensure respect for their rights.

the proposed on-site rent controlled
apartment buildings or condominiums,
coach purchase and replacement
programs or relocation to the City’s
Mountain View mobile home park.

Appropriateness: Continue policy to assist MV Mobile Home Park tenants; remove the rest of policy
language as it has been implemented.

Objective 3.c: Maintain a Tenant Eviction Protection Program

Continue to prevent unlawful evictions | Progress: The Rent Control Board engages the community about the protections of Rent Control Law through | City Attorney’s Office;

through monitoring and enforcing a number of events and seminars, as well as ongoing one-on-one consultations with tenants and property Rent Control; Housing
of “just cause” eviction protections, owners about their rights and responsibilities under the law. For the period of 2008 to the present, the Division

and continue to provide fair housing Board responded to an average of 13,241 inquiries per year. The Board also receives notices of eviction

services through the Consumer when served on tenants for any other reason than non-payment of rent, which permits the Board to inform

Protection Unit of the Santa Monica property owners of improper application of the Rent Control Law.

City Attorney’s Office.

The Board monitors owner-occupancy evictions to ensure that this ground for eviction is not abused and an
inter-departmental task-force was formed to address issues related to Ellis withdrawals and the current use
of those properties.

Due to the great number of eviction notices based on alleged nuisance or breaches of lease terms during this
period, the Rent Control Board recommended that the City Council place a measure on the ballot in 2010

to amend the City Charter and require additional protections for tenants, specifically requiring warning and
a reasonable opportunity to correct a problem before a tenant may be served with a notice terminating
tenancy on that ground. The measure passed and is now law. Measure RR also expanded eviction
protections for seniors, disabled and low-income tenants with respect to evictions for owner-occupancy.

The measure also expanded eviction protections (including the required pre-eviction warning) fo non-rent-
controlled units. On December 13, 2011, the City Council adopted an ordinance which extended the
protections of the Tenant Harassment Ordinance to all tenants with just cause eviction protections.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.
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Table 6-3 Review of 2008-2014 Housing Element Accomplishments (continued)

2008-2014 Housing Element Program

Progress Since 2008

Agency

Evaluate and propose legislation or
other measures as appropriatfe to
protfect tenants of affordable units

by requiring just cause eviction and
prohibit discrimination based on source
of income. Continue to review current
laws and recommend any needed
modifications to ensure protection of
tenants.

Progress: The Rent Control Board reviews current and proposed legislation and offers perspective to
legislators about the impact such laws may have on tenants and rental housing. The Board supports
legislation that supports fundamental tenant rights that are compatible with the Rent Control Law and
opposes legislation that would undermine those rights. For example, during the last period, the Board
publicly supported AB 265 (Feuer) to extend the time in which a tenant must pay back rent to avoid eviction
and SB 184 (Leno) to provide express authorization for local jurisdictions to enact enforceable inclusionary
housing ordinances. The Board was also instrumental in ensuring that a new City ordinance prohibiting
smoking in common areas of apartment buildings contained safeguards so tenants would not be evicted for
violating the ordinance.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

City Attorney’s Office;
Rent Control; Housing
Division

Objective 3.d: Facilitate the Preservation of At-Risk Housing

The City will continue to monitor the
status of at-risk projects within the

City, advise tenants in advance of
potential conversion dates, and assist
in answering questions from residents
of at-risk housing. The City will exercise
its right of first refusal to purchase
properties if necessary fo ensure the
continued availability of affordable
housing units.

Progress: The Housing Element identified two housing projects with affordability covenants that were
potentially at-risk during the housing element period, but also noted that this risk was mitigated by City
policies and agreements that extend the project’s affordability status past the expiration date of the original
covenant. These two projects continue fo be rented as affordable housing. The City continues to monitor at-
risk development with covenants that could expire. The funding sources used in these developments require
that tenants are given a year’s notice of the owner’s intent to opt out of maintaining the affordability targets.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element. A
quantified objective for conservation will be added based on the 10-year planning period.

Housing Division

Goal 4.0: Promote the rehabilitation and continued maintenance of existing housing.

Objective 4.a: Maintain a Low Income Residential Repair Program

Support and fund the rehabilitation of
350 multi-family units and provide 250
minor home repairs.

Progress: 188 affordable homes were rehabilitated to be preserved for affordable housing and 97 homes
received funding from the City to make minor modifications during the Housing Element period (2006-
2012). A Notice of Funding Availability was issued in 2011 to solicit broader participation in rehabilitation
activities and several letters of interest were received from property owners. However, the City was unable to
continue the funding when the RDA was eliminated.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element but will
have a lower quantified objective.

Housing Division;
Santa Monica Housing
Authority
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Table 6-3 Review of 2008-2014 Housing Element Accomplishments (continued)

2008-2014 Housing Element Program

Progress Since 2008

Agency

Objective 4.b: Maintain a Housing Code Enforcement Program

Continue to implement the City’s
housing code enforcement program.
The Building and Safety Division will
coordinate with the Housing Division

to provide information on available
rehabilitation assistance to correct code
deficiencies.

Progress: This program continues for violations of residential housing. Tenants may call in for concerns of
building or zoning violations and subsequent investigation by Code Compliance staff. Resource assistance
through advisement is available from both Building and Safety and Code Compliance Divisions.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

Building and Safety
Division; Housing
Division; Housing

Authority

Objective 4.c: Maintain an Earthquake Retrof

fitting Program

Continue fo require earthquake
retrofitting in compliance with seismic
upgrade regulations.

Progress: Specified thresholds for proposed construction of existing buildings require seismic retrofitting
to current Building Code standards, and the City implements these requirements through the plan check
process. These projects require engineered plans and specific procedures to meet retrofit standards.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

Building and Safety
Division

Objective 4.d: Maintain a Lead-Based Paint and Asbestos Hazards Reduction Program

Continue fo implement an educational
program and potentially other
assistance fo address the abatement
and removal of lead-based paint;
educate construction industry and train
enforcement personnel fo ensure safe
construction sifes.

Progress: As a condition of housing subsidy for very low and low income households an inspection is
required prior to occupation. Al units are inspected for paint wear and defects. All painted surfaces must
be free of wear. Annually the Housing Authority reports on the status of lead exposure. All tenants who are
participants in subsidized housing are informed of the risks of lead exposure through written materials. All
City-funded projects require safe handling procedures regarding asbestos removal.

Appropriateness: This program will be modified to reflect that the Housing Division only works with
affordable projects and only addresses lead based paint in subsidized units. The City does not offer any
educational program.

Housing Division (lead);
Building and Safety
Division; Environmental

and Public Works
Management
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Table 6-3 Review of 2008-2014 Housing Element Accomplishments (continued)

2008-2014 Housing Element Program

Progress Since 2008

Agency

Goal 5.0: Provide housing assistance and supportive services to very low, low, and moderate income households and households with special needs.

Objective 5.a: Maintain a Section 8 Rental Assistance and Housing Voucher Program

Continue to operate the Section 8
programs and advocate for funding
guidelines that are competitive in Santa
Monica; pursue additional funding

to maintain the financial feasibility of
the program and if possible, expand
it. Review and update the Housing
Authority Administrative Plan to
ensure compliance with the latest HUD
regulations and to provide flexibility
to respond to fenants’ needs consistent
with legal requirements.

Progress: The Housing Authority continues to maintain the Section 8 program and will pursue additional
vouchers if available. The Housing Commission and Housing Authority Board approve annually the
Administrative Plan which is updated to revise policies and integrates new regulations. The Housing
Authority currently administers approximately 1,400 vouchers total in all programs.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

Santa Monica Housing
Authority; Housing and

Economic Development

Objective 5.b: Maintain a Community Development Grant Program

Continue to fund supportive services
that serve the priority homeless
populations, striking a balance
between existing programs that have
demonstrated effectiveness and national
best practices that are consistent

with the City’s adopted Action Plan

to Address Homelessness in Santa
Monica.

Progress: In FY2011, the Community Development Grant Program was renamed the Human Services Grant
Program (HSGP). Changes were made in the FY2011-2015 grants program cycle to further align funding
with the goals of the Action Plan to Address Homelessness. These changes re-directed funding towards
programs that demonstrated success in serving the City’s priority population, as well as programs that are
recognized best practices.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

Human Services Division

Objective 5.c: Maintain a Home Buyers Assistance Program

Continue to operate the TORCA Shared
Appreciation Program and look at
developing future homeownership
housing on a case-by-case basis.

Progress: The City made deferred loans in the 1990s to assist low income buyers to purchase homes. Most
of the loans come due in the next few years. Housing Division staff is analyzing various options to amend
the loan terms to avoid a financial burden on these homeowners. In addition, with the increase in property
values and the decrease in City resources, staff is considering alternatives to this program.

Appropriateness: This program will be removed in the 2013-2021 Housing Element, pursuant to Council
direction.

Housing Division
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Table 6-3 Review of 2008-2014 Housing Element Accomplishments (continued)

Relocation Assistance program;
periodically review existing City policies
and ordinances and recommend
modifications if deemed necessary.

and expansion of the City’s relocation assistance provisions and tenant harassment protections. The City
Council adopted the recommendations and a new ordinance went into effect in January 2012.  This
ordinance increased the amount of permanent relocation benefits to tenants and changed the eligibility
requirements for seniors, children, and disabled tenants to be entitled to enhanced benefits.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

2008-2014 Housing Element Program Progress Since 2008 Agency
Objective 5.d: Provide Tenant Relocation Assistance
Continue to implement the Tenant Progress: In 2011, the Rent Control Board forwarded recommendations to the City Council for the increase | City Attorney’s Office;

Housing Division; Rent
Control

Objective 5.e: Maintain a Temporary Relocation Program

Continue the Temporary Relocation
Program, including providing
emergency hotel vouchers for tenants
who have been ordered to vacate their
units by the City for code violations or
safety reasons.

Progress: Santa Monica Municipal Code Chapter 4.36 establishes requirements relating to the payment
of both permanent and temporary relocation benefits, including benefits mandated by a code compliance
order. The Building and Safety Division works with the City Attorney’s Office to implement this ordinance
when appropriate. Building & Safety pursues recovery of expenses from landlords who are obligated to

Building and Safety also provides temporary relocation through hotel vouchers for households who have
had to abate their unit. The ordinance was amended in 2007 and has not been further amended during
the review period.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

provide the benefits to tenants temporarily displaced while the health and safety of their property is secured.

City Attorney’s Office;
Building & Safety

Objective 5.f: Address Threats to the HUD Section 8 Rental Subsidy Program

Continue the Tenants Assistance Rental
Program to pay for a percentage of the
MAR for Section 8 tenants whose HUD
contracts were cancelled and apply

to HUD as needed for Santa Monica
renters fo receive enhanced rental
vouchers.

Progress: The program provided assistance fo tenants for a one year period to allow them time fo relocate.
To date, no tenants are currently enrolled in TARP. If a Section 8 landlord seeks to opt out of Section 8 then
the tenant is issued a new voucher. Funding for this program is extremely limited and staff routinely refers
tenants fo Legal Aid to assure that tenants’ rights are protected.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

Housing Division
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Table 6-3 Review of 2008-2014 Housing Element Accomplishments (continued)

2008-2014 Housing Element Program

Progress Since 2008

Agency

Objective 5.g: Maintain Senior Homeless Prevention Program

Continue to implement the Senior
Homeless Prevention and Rental
Assistance Program.

Progress: The City has maintained 82 households every year in the program. The program has been funded
through Redevelopment and with the elimination of Redevelopment Agencies by the State of California, the
program is no longer viable.

Appropriateness: This program will not be included separately in the 2013-2021 Housing Element. It will be
incorporated into the Section 8 program, with General Fund assistance to achieve the program’s goals.

Santa Monica Housing
Authority; Housing

Division

Objective 5.h: Reasonable Accommodation

The City will include a reasonable
accommodation procedure as part of
a comprehensive revision of the City’s
Zoning Ordinance.

Progress: Following the adoption of the LUCE in July 2010, the City began the process of updating the
Zoning Ordinance to reflect new districts and integrated land use goals. Public outreach and review
progressed in 2012 and approval is anticipated by the end of 2013. The reasonable accommodation
procedure is to be included in this update, within the 2008-14 planning period.

Appropriateness: This program does not need to be repeated once the ordinance is adopted. It should be
modified to reference efforts to promote accessibility and visitability.

Community & Strategic
Planning Division

such characteristics.

Goal 6.0: Eliminate discrimination in the rental or sale of housing on the basis of race, religion, national origin, sex, sexual preference, age, disability, family status, aids, or other

Objective 6.a: Maintain Fair Housing Programs

Continue to implement fair housing
programs. Educate landlords about
discrimination and educate the real
estate community on the necessity of
ensuring that their practices meet the
obijectives of the fair housing laws.

Progress: The City Attorney’s Office has taken a practical approach to educating tenants and owners about
Fair Housing laws. On an annual basis, the Consumer Protection Unit conducts a public workshop on fair
housing which is attended by landlords, managers, tenants, and other public agencies. The Consumer
Protection Unit also produces a fair housing poster contest which is actively supported by all of the City’s
local schools. In conjunction with this event and in recognition of Fair Housing Month, this unit places an
ad in the local paper promoting these events. In August 2010, the City Council adopted an ordinance
expanding the definition of residential common areas for purposes of second-hand smoke protections to
include all outdoor areas within 25 feet of any door, window, or vent at a multi-unit residential property.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

City Attorney’s Office
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Table 6-3 Review of 2008-2014 Housing Element Accomplishments (continued)

2008-2014 Housing Element Program

Progress Since 2008

Agency

Objective 6.b: Provide Tenant/Landlord Mediation and Legal Services

Continue to support tenant/landlord
mediation and legal services assistance.

Progress: The Rent Control Board referred 334 cases to mediation in the previous reporting period and held
198 hearings on petitions for claims including excess rent, rent increases, rent decreases, and exemptions.
The Board also redesigned its website to make it more user-friendly and created a new Spanish-language
site that mirrors the English-language site in layout and content. The Board has established a social media
presence through Facebook in an effort to expand awareness of the resources available through the Board.
The Consumer Protection Unit of the City Attorney’s Office continues to administer fair housing services. The
Human Services Division continues to provide grant funds to support legal services and tenant/landlord
mediation.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

City Aftorney; Rent
Control; Human Services
Division

Goal 7.0: Promote quality housing and neighborhoods.

Objective 7.a: Provide a Residential Neighborhood Safety Program

Continue to offer neighborhood safety
programs in cooperation with the Police
Department.

Progress: The Police Department manages 165 Neighborhood Watch groups from all areas of the city.
The periodic and incident-driven meetings are facilitated by Crime Prevention Coordinators and focus on
neighborhood safety and quality of life issues. The groups are on-going and adapt over time to changes in
the neighborhoods.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

Police Department (lead);
Housing Division

Objective 7.b: Maintain Energy and Water C

onservation Programs

Continue fo monitor energy and water
usage in the city and investigate other
appropriate programs to conserve
these scarce natural resources.
Continue fo reduce city-wide water
and energy use in accordance with
the goals and targets set out in the
Sustainable City Plan.

Progress: Water demand has decreased by 14 gallons per person per day thereby keeping the city on track
to meet its 2020 goal to reduce water demand by 25 gallons per person per day.

The City has exceeded its Sustainable City Plan goal of having 1% of citywide energy use come from clean
distributed renewable sources (4% rooftop solar) and 25% of all electricity use come from renewable sources
(remaining 21% from renewables So Cal Edison’s grid).

Overall City energy use has increased and will continue to increase largely due to major new infrastructure
projects (Main Library, Public Safety Facility, the Village, etc.) however new buildings are required to be at
least 15% more efficient than minimum state standards.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

Environmental Programs
Division
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Table 6-3 Review of 2008-2014 Housing Element Accomplishments (continued)

2008-2014 Housing Element Program Progress Since 2008 Agency

Objective 7.c: Facilitate Sustainable Housing Development

Continue to offer incentives to Progress: The California Green Building Standards Code had its inaugural adoption on January 1, 2010. City Planning Division
encourage green building and This Code applies green and sustainable construction standards to new construction. The Code expanded (lead); Building and
investigate new ways that green the requirements to apply to existing commercial (and mixed use) projects on July 1, 2012. During the Safety, Environmental
building might be incentivized. same years, the Office of Sustainability and the Environment worked with Building and Safety on Code Programs

Continue to amend the Municipal Code | amendments to add new local green standards to the Santa Monica Building Code.
as appropriate to support improved
environmental performance of newly
constructed buildings. Continue green
building incentives and requirements in
accordance with the goals and targets
set forth in the Sustainable City Plan.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

Objective 7.d: Maintain an Office Development Mitigation Program

Continue implementation of an Office Progress: The Office Mitigation fee still exists, but certain types of projects were exempted in the past and PCD (lead); Community
Mitigation Program. the development patterns during this planning period have been such that the program has not yielded and Cultural Services
many new housing resources. This fee is being reviewed and analyzed. There is currently a Parks and Department

Open Space Nexus Study underway and it is anticipated that a revised mitigation fee will be proposed in
2013 (CCS, PCD).

Appropriateness: This program will be removed. A program to consider new mitigation fees based on nexus
studies will be incorporated into the 2013-2021 Housing Element.

Objective 7.e: Monitor Rate of Development Activity in Multi-family Residential Districts

Continue to monitor the rate of Progress: Due to the economic recession and the construction rate ordinance that was adopted to address City Planning Division,
development activity in multifamily the community’s concerns regarding neighborhood livability due to a high level of construction activity, Housing Division
residential districts. Report on an the pace of residential development applications in residential zones has slowed down somewhat.

annual basis the number of planning Neighborhood conservation is a city priority expressed in the LUCE, and residential development focus is

applications granted for new housing anticipated to continue to be in commercial and formerly industrial areas that are being further defined

construction. through area plans.

The annual report on housing applications is included in the Housing Division’s annual Prop R report.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.
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Table 6-3 Review of 2008-2014 Housing Element Accomplishments (continued)

2008-2014 Housing Element Program

Progress Since 2008

Agency

Goal 8.0: Promote the participation of citizens, community groups, and governmental agencies in housing and community development activities.

Objective 8.a: Maintain a Citizen Notification Program

Continue to publicize development and
policy proposals to all interested parties
through the use of noticing, the radio,
cable TV, and the City’s webpage.
Continue to conduct neighborhood
meetings on proposed development
projects.

Progress: During this Housing Element cycle, noftifications have continued to be provided in compliance with
City Code and often beyond for both development projects and long-range planning efforts. Two websites
for the Downtown and Bergamot Station projects have been established to engage the community on those
projects. Neighborhood meetings hosted by development project applicants are required and held regularly
prior to official review with City staff's participation.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

City Planning Division

Objective 8.b: Conduct Housing Element Review

Implement identified housing element
programs within the time frames
identified. Annually review grant-
funded programs and redevelopment
set-aside programs.

Progress: The Housing Element is maintained as a living policy document. As a charter city, Santa
Monica does not submit annual reports to the State, but the Council carefully monitors progress in housing
production, fenant protections and housing policy in relation to other land use and transportation planning
through regular staff reports, information items and study sessions.

Appropriateness: This program continues to be appropriate for the 2013-2021 Housing Element.

Housing Division (lead);
City Planning Division
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Appendices

Appendix A Suitable Sites Inventory identifies
properties in districts designated in the General Plan
for mixed-use, in which the underlying traditional uses
have been primarily commercial or industrial. Some
of these properties, as noted, have projects proposed
and under review.

Appendix B Permitted Projects Anticipated to
Complete After 1/1/2014 includes a listing of projects
anticipated to receive certificates of occupancy after
January 1, 2014 by address, unit count, and restricted
affordable units.

Appendix C LUCE Goals for Housing presents a
comprehensive list of all goals in the 2010 LUCE
that pertain to housing, integration of housing,
transportation and amenities, or provision  of
supportive services related to housing.

Appendix D Meeting Summaries includes individual
meeting summaries from the initial phase of the
community outreach effort.
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Appendix A Suitable Sites Inventory

The following suitable sites inventory is based on availability of underutilized land in LUCE-designated transit-oriented, mixed-use neighborhood districts. It includes four
areas in which strong interest to develop housing has already been demonstrated, which combined provides opportunities in excess of Santa Monica’s 2014-2021 RHNA
allocation. Selected properties analyzed in these areas generally have existing structures of at least 40 years old; however, properties with pending project applications
included in the sites inventory may have newer existing buildings. Additional criteria for inclusion as a suitable site include existing development at significantly lower
intensity than now permitted (less than 50%) and location within walking distance of one of the new Expo Line stations and/or a stop along a rapid bus corridor. The fol-
lowing development assumptions, which are either less than or equal to the LUCE maximumes, reflect the character of recently developed and proposed projects and draft
specific/area plan recommendations:

e Downtown: FAR of 2.5; residential/commercial mix of projects:80%/20%

e Bergamot Plan Area: FAR of 2.5 for Transit Village and 2.2 for Mixed Use Creative (below LUCE; based on area plan direction); residential/commercial mix of projects:
60%/40%

e Memorial Park Plan Area: FAR of 2.0; residential/commercial mix of projects: 60%/40%

¢ Mixed-Use Boulevards: FAR of 2.0; residential/commercial mix of projects: 60%/40%

To avoid overestimating the potential of pending development agreement applications, a factor of two-thirds of the proposed number of units has been applied to the
total. Properties listed on the City’s Historic Resources Inventory (HRI), located in the downtown only, are assumed to have a reduced potential, which is based on adaptive
reuse using the Secretary of Interior’s Standards for Rehabilitation.

Current o M HRI e .
Address Current Zoning | Current | Year Existing Use Lot Building | Unit if Properly Res, Project Proposed
Zoning FARg FAR Built 9 Sq.Ft. Sq. Ft. 100% 587 Varies by | Application | # of Units
Res. ° District
Downtown Specific Plan
1318 2nd Street* BSC4 2.50 1948 Store and Office/1 story 7,497 11,672 Y 56
1301 4th Street* BSC3 2.50 0.3 1959 Bank or Savings and Loan 31,877 9,995 Y 400
1216 5th Street C3C 2.50 1.0 1955 | Store and Office Combination 7,497 7,500 19 15
1235 5th Street C3C 2.50 0.7 1923 Vacant Land - Residential 7,497 5,402 19 15
1311 5th Street C3C 2.50 0.6 1939 Restaurant/Lounge/Tavern 7,497 4,600 19 15
1313 5th Street C3C 2.50 1.0 1954 quking Lot-Patron or Emp|oyee 7,497 7,500 19 15
1327 5th Street* C3C 2.50 1930 Store 7,497 6,455 19 15
1415 5th Street C3C 2.50 0.7 1980 | Store and Office Combination 7,497 5,000 Y 100
1423 5th Street C3C 2.50 0.8 1966 | Store and Office Combination 7,497 5,880 Y 100
1427 5th Street C3C 2.50 1.0 1954 Store 14,998 | 15,705 37 30
1445 5th Street C3C 2.50 1.0 1946 Store 7,497 7,500 19 15
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Current | Max g | 40-80% .
Adkdrses Gomng | Zoning | SR | B Exising Use Saft. | "sah | 2004 | PIOBSY | vaexby | Appraton | # ofonis
Res. District

1552 5th Street C3C 2.50 1.0 | 1948 | Parking Lot-Patron or Employee 7,497 7,500 19 15
1218 6th Street* C3 2.00 0.7 1948 Professional Building 7,497 5,120 15 12
1240 6th Street C3 2.00 0.5 1960 Office Building 7,497 4,046 15 12
1437 6th Street* C3 2.00 0.5 1898 Single Family Residence 7,497 3,956 15 12
1213 7th Street C3 2.00 1.0 1951 | Parking Lot-Patron or Employee 7,497 7,500 15 12
1217 7th Street C3 2.00 1.0 | 1949 | Parking Lot-Patron or Employee 7.497 7,500 15 12
1227 7th Street C3 2.00 1.0 1960 | Parking Lot-Patron or Employee 7,497 7,500 15 12
1238 7th Street C3 2.00 0.3 1912 Office Building 7,497 1,976 15 12
1244 7th Street C3 2.00 0.8 Professional Building 7,497 5,897 15 12
1313 7th Street C3 2.00 1.0 1958 | 5 or more Units/4 Story or less 7,497 7,345 15 12
1314 7th Street* C3 2.00 0.0 1937 Utility/State Assessed Property 29,928 Y 100
1317 7th Street C3 2.00 1.0 1988 | Parking Lot-Patron or Employee 7,497 7,500 Y 57
1331 7th Street* C3 2.00 0.4 1953 | Store + Residential Combination 7,497 3,021 15 7
1407 7th Street C3 2.00 0.7 1923 Store 14,998 | 10,500 30 24
1427 7th Street C3 2.00 0.0 1973 Vacant Land 15,018 0 30 24
1448 7th Street C3 2.00 0.6 1952 | Store + Residential Combination 7,497 4,297 15 12
1453 7th Street C3 2.00 04 1949 Two Units/4 Stories or Less 4,996 2,210 10 8
1524 7th Street C3 2.00 0.9 1958 | 5 or more Units/4 Story or less 7,497 6,693 15 12
1547 7th Street C3 2.00 0.3 1956 Light Manufacturing/Printing 7,497 2,440 15 12
1557 7th Street C3 2.00 0.5 1959 Office Building 7,497 3,900 15 12
510 Arizona Ave.* C3C 2.50 1.0 1956 Office Building 7,497 7,724 19 15
519 Arizona Ave. C3 2.00 0.6 1936 Professional Building 3,450 1,935 7 6
624 Arizona Ave. C3 2.00 0.6 1947 Vacant Land-Residential 3,846 2,353 8 6
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Appendix A Suitable Sites Inventory (continued)

Current

Max

HRI

40-80%

Adkdrses Gomng | Zoning | SR | B Exising Use Saft. | "sah | 2004 | PIOBSY | vaexby | Appraton | # ofonis
Res. ° District
625 Arizona Ave.* C3 2.00 0.6 1938 Office Building 22,499 | 12,835 45 22
702 Arizona Ave. c3 200 | 09 1 322: Office, 5 or more Units, Parking 29,992 | 28,252 Y 49
1988 Lol
408 Broadway C3C 2.50 0.9 1924 | Auto Service (Body and Fender) 8,991 8,100 22 18
500 Broadway C3C 2.50 0.6 1959 Store 60,000 | 35,074 150 120
500 Broadway C3C 2.50 1.0 | 1959 | Parking Lot-Patron or Employee 7,497 7,500 19 15
501 Broadway C3C 2.50 0.6 Office Building 14,998 8,294 37 30
609 Braodway C3 2.00 2.8 2001 | Store + Residential Combination 8,995 | 25,633 18 14
525 Colorado Ave. C3 2.00 0.7 1960 Office Building 7,497 5,050 15 12
631 Colorado Ave. C3 2.00 0.4 1937 Creative Office 14,998 6,050 30 24
1443 Lincoln Blvd. C4 2.00 1.7 1959 Store 7,497 12,500 Y 100
1650 Lincoln Blvd. Cc4 2.00 0.5 1954 Light Manufacturing 16,810 9,180 Y 90
1660 Lincoln Blvd. C4 2.00 0.8 1954 Warehousing 7,353 6,000 Y 82
101 Wilshire Blvd.* 1.3 1938 Hotel 190,793 | 257,362 Y 120
311 Wilshire Blvd.* C3 2.00 1.0 1936 Store 4,996 5,050 10 5
315 Wilshire Blvd.* C3 2.00 0.8 1937 Store 9,993 8,342 20 10
317 Wilshire Blvd.* C3 2.00 0.0 1925 | Store and Office Combination 14,998 23 30 15
419 Wilshire Blvd. C3 2.00 0.7 1940 Store 4,996 3,250 10 8
424 Wilshire Blvd. C3C 2.50 0.9 1946 Restaurant/Lounge/Tavern 4,996 4,494 12 10
427 Wilshire Blvd. C3 2.00 1.0 1956 Restaurant/Lounge/Tavern 4,996 4,888 10 8
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Current | Max g | 40-80% .
e Gomng | Zoning | SR | B Exising Use Saft. | "sah | 2004 | PIOBSY | vaexby | Appraton | # ofonis
Res. District
601 Wilshire Blvd. C3 2.00 0.4 1977 Office Building 9,993 3,995 20 16
611 Wilshire Blvd. C3 2.00 0.9 1922 Office Building 4,996 4,332 10 8
626 Wilshire Blvd. C3C 2.50 0.3 1959 Store 14,998 4,340 37 30
Downtown Total | 779,418 60 687 - 836**
Bergamot Plan Area
1655 26th Street LMSD/BTV | 2.50 0.6 1990 Light Manufacturing 88,423 | 52,072 221 88
1681 26th Street* LMSD/BTV 2.50 0.9 1957 Former Manufacturing-Vacant 291,412 | 256,229 729 498 Y
2848 Colorado Ave. IMSD/MUC | 2.20 0.4 1952 Light Manufacturing 121,853 | 48,170 268 231 Y
1946,
3025 Olympic Blvd.* LMSD/MUC | 2.20 0.6 | 1952, Light Manufacturing 138,604 | 76,680 305 152
1953
2700 Pennsylvania LMSD/BTV 2.50 0.5 87,120 | 40,146 218 87
1703 Stewart LMSD/MUC | 2.20 0.5 1977 106,827 | 57,028 235 118
Bergamot Area Total | 834,239 0 1,174 - 0
Memorial Park Plan Area
1654 14th Street M1 2.00 0.6 1975 Warehousing 14,998 9,000 25 18
1660 14th Street M1 2.00 0.8 1925 Store 21,349 | 17,715 36 26
1415 Colorado Ave.* M1 2.00 0.9 1955 Light Manufacturing 7,497 7,100 13 9
1431 Colorado Ave. M1 2.00 0.4 1923 Warehousing 22,499 8,816 38 27
1501 Colorado Ave. M1 2.00 1.0 1949 Light Manufacturing 7,436 7,500 13 9
1519 Colorado Ave. M1 2.00 1.0 1957 Office Building 22,499 | 21,940 38 27
Memorial Park Total | 96,278 0 116 - 0
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Appendix A Suitable Sites Inventory (continued)

Current L Max HRI 40-80% )
i Gomng | Zonina | SR | B Existing Use Saft. | "sah | 200% | PIOBSY | varesby | Appiton | # ofonis
Res. District
Mixed-Use Boulevards
2050 Broadway LMSD 2.00 0.6 1948 Office Building 95,832 | 58,800 163 115
2043 Colorado LMSD 2.00 0.6 1946 Mini Public Storage 89,734 | 56,450 153 108
2225 Colorado LMSD 2.00 0.6 1972 Store 35715 | 20,111 61 43
2601 Lincoln Blvd. Cc4 2.00 0.8 1955 |  Shopping Center/Community | 203,421 | 161,381 346 244
2723 Lincoln Blvd. c4 2.00 0.4 1955 Stores 20,835 7,536 35 25
2809 Lincoln Blvd. C4 2.00 0.2 1989 Restaurant/Lounge/Tavern 29,538 4,718 50 35
1122 Pico Blvd. R4 2.00 0.4 1948 5 or more Units 18,962 6,712 32 Y 32
1802 Santa Monica Cc4 2.00 0.0 Commercial/Vacant Land 7,497 13 Y 36
1301 Wilshire Blvd. R2/C6 2.00 0.6 1966 Supermarket 60,000 | 33,611 102 72
1317 Wilshire Blvd. Cé 2.00 0.8 1940 Store 22,499 | 17.770 38 27
1401 Wilshire Blvd. R2/Cé 2.00 04 1931 Bank or Savings and Loan 21,249 8,653 36 25
1501 Wilshire Blvd. R2/C6/R2A | 2.00 0.4 1932 Bank or Savings and Loan 17,494 6,816 30 21
3105 Wilshire Blvd. C6/R2A 2.00 0.8 1978 Supermarket 56,994 | 43,196 97 68
Total Boulevards/Centers | 679,770 0 784 - 45**
Total Housing Unit Potential 60 2,761 - 881*
Total Potential in Commercial Areas 3,702

Boulevards: 60%

Source: City of Santa Monica Department of Planning & Community Development, 2013

* Property listed on the HRI. Housing assumption based on adaptive reuse.

** DA approvals; totalled numbers are decreased by 1/3 to avoid overestimating the potential of pending development agreement applications.

Note: The inventory assumes proportions of residential development by District similar to actual proposed or implemented projects in those areas, and based on emerging plan principles
that will guide future development. The % of residential for projects in each area are as follows: Downtown - 80%; Bergamot Transit Village - 40%; Mixed Use Creative - 50%; Mixed-Use
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Appendix B Permitted Projects Anticipated to Complete After 1/1/2014

Address Zone # of Units Extremely Low Very Low Low Moderate Market Af!/: :j‘ql'gltzlus
Permitted Projects - Multi-Family Districts
954 5th Street R2 3 0 0 0 3 0%
2510 7th Street OP2 8 0 0 0 8 0%
1518 11th Street R3 6 0 0 1 0 5 17%
1621 Franklin Street R2 4 0 0 1 0 3 25%
1959 High Place R2 45 0 0 45 0 0 100%
301 Ocean Avenue R4 20 0 0 5 15 25%
2438 Ocean Park Boulevard R3 2 0 0 0 2 0%
Total Permitted Projects - Multi-Family Districts 88 0 0 47 5 36 59%
Permitted Projects - Commercial
1318 2nd Street BSC4 53 0 5 5 0 43 19%
1437 5th Street C3C 50 0 50 0 100%
1514 7th Street C3 26 0 20 0 6 100%
603 Arizona Avenue C3 39 0 0 0 32 18%
401 Broadway BSC3 56 0 0 0 50 11%
525 Broadway C3 122 0 0 0 122 0%
520 Colorado Avenue - Step Up on Colorado C3 34 33 0 0 1 97%
711 Colorado Avenue C3 26 0 26 0 0 0 100%
2930 Colorado Avenue - Village Trailer Park | LMSD/MUC 377 3 35 0 0 339 10%
1705 Ocean Avenue CC 65 0 0 0 0] 65 0%
1725 Ocean Avenue CC 160 0 105 53 0 2 99%
1755 Ocean Avenue CcC 93 0 0 0 0 93 0%
2901 Santa Monica Boulevard c4 50 0 0 50 0 0 100%
Total Permitted Projects - Commercial 1,151 36 204 158 6 747 35%
Total Units 1,239 36 204 205 11 783 37%

Source: City of Santa Monica building permit analysis (PCD); Proposition R Compliance Reports 2006 through 2012 (Housing Division)




Appendix C LUCE Goals for Housing

A. LAND USE

GOAL LU2 Integrate Land Use and
Transportation for Greenhouse Gas (GHG)
Emission Reduction — Integrate land use
and transportation, carefully focusing new
development on transit-rich boulevards and
in the districts, to create sustainable active
pedestrian-friendly centers that decrease
reliance on the automobile, increase walking,
bicycling and transit use, and improve
community quality of life.

Establish
conservation

Lu2.1 Neighborhood Conservation.
neighborhood

strategies to manage and control the type,

effective

rate and pace of change within existing
neighborhoodstoconservetheircharacter,
design and pattern of development and
the high quality living environment they
provide for a diversity of households, by
establishing Neighborhood Conservation
Overlay Districts, measures for retention
modification

of courtyard housing,

of demolition regulations and of
development standards, and coordinated

parking management programs.

LU2.2 Transit Villages. Capitalize on the Expo
Light Rail stations to create vital new
complete sustainable neighborhoods
with transit as a focal element, green
connections and pathways, a variety of
housing types and jobs, enhanced creative
arts and institutions, and local-serving

retail and services.

Lu2.3 Activity Centers. Create vibrant activity
centers at select transit crossroads along
the boulevards with attractive spaces for
meeting, local shopping and living, that
include opportunities for affordable and
workforce housing for new and existing

residents.

Affordable
Create diverse housing options along

Lu2.4 and Workforce Housing.
the transit corridors and in the activity

centers, replacing some commercial
potential with additional affordable and
workforce housing, and encouraging
affordable workforce housing near the

transit stations.

GOAL LU3 Transition from  Regional-
Serving Commercial Uses to Local-Serving Uses
in Areas Served by Transit — Redirect regional-
serving commercial and office development
potential into new housing opportunities
with access to neighborhood-serving uses in
transit-accessible areas as part of a citywide
trip reduction strategy.

LU3.1 Reduce Regional-Serving Commercial

Uses. Reduce regional office and
commercial uses and encourage smaller
floor plate office uses, housing and local-

serving retail and services.
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LU3.2 Focus on Housing in Transit-Accessible
Corridors and Districts. Focus on
additional housing opportunities on the
transit-rich commercial boulevards.

GOAL LU4 CompleteSustainableNeighbor-

hoods — Create complete neighborhoods that
exemplify sustainable living practices with
open spaces, green connections, diverse
housing, local employment, and local-serving
businesses that meet the daily needs of
residents and reduce vehicle trips and GHG
emissions.

Mixed-Use Associated with Transit.

Encourage

Lu4.3
mixed-use  development
close to transit to provide housing
opportunities for the community, support
local businesses, and reduce reliance on

automobiles.

GOAL LU5 Expo Light Rail line — Cluster
housing, employment, local-serving retail
and services around the Expo Light Rail line
to reduce vehicle trips, create complete
neighborhoods and support transit.

LUS.1 Encourage Desired Uses at Stations.
Encourage a range of housing options,
affordable

housing, around the Expo Light Rail

including and workforce

stations with a balanced mix of local-
serving retail, services and employment.
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Appendix C LUCE Goals for Housing (continued)

GOAL LU7 Hospital Area — Support the
continued vitality of the City’s hospitals to
meet the healthcare needs of the City and
the larger region, and implement strategies to
reduce vehicle trips

LU7.1 Worforce Housing. Encourage workforce
housing near the hospitals, primarily to
serve healthcare employees.

GOAL LU8 Reduction of Vehicle Trips/

Management of Congestion - Establish
a complete transportation network that
supports integrated land use. Ensure that
transportation supports human activity and
access to land uses through a diverse multi-
modal transportation system that incentivizes
walking, biking and transit and reduces the
need for vehicle trips.

LU8.2 Comprehensive Parking Management.
Comprehensively manage parking and
parking policies to address housing
affordability, congestion managementand
air quality goals. Facilitate the creation of
shared parking, particularly within activity
centers, transit districts, and near Expo
Light Rail stations. Use pricing and other
innovative strategies to manage parking

availability.

GOAL LU9 Monitoring and Managing Land
Use Changes — Actively monitor and manage
change to address community needs, promote
citywide sustainability and ensure community
livability.

LU9.1 Performance MeasuresTied to LUCE Goals.
Establish performance measures tied to
LUCE goals that address transportation,
housing, neighborhood conservation, and

a sustainable economy.

GOALLU10 Community Benefits — Require
new development to contribute directly to
the community’s core social, physical and
transportation goals through mechanisms
such as community benefits.

LU10.3 Affordable and Workforce Housing. Focus
on additional affordable and workforce
housing with an emphasis on employment

centers close to transit facilities.

LU10.4 Discretionary  Review. Require a

discretionary  review process  with
community input for projects above the
base height except for 100% affordable
housing projects. Inclusion of community
benefits and specific findings will be
required for conditional approval above

the base height and density.

GOALLU11 Create Additional Housing
Opportunities - Provide additional
opportunities for a diversity of housing
options for all income groups, and advance
the City’s sustainability goals through housing
production.

LU11.1 Neighborhood Housing. Continue to
support healthy, diverse neighborhoods
that provide a range of housing choices to

meet the needs of the residents.

LU11.2 Expand Housing Opportunities. Expand
housing opportunities by identifying and
designating specific infill areas along
transit-rich boulevards and in the districts,
including near Expo Light Rail stations
and at transit hubs. In these areas, new
residential is desired to create complete
neighborhoods and support sustainability

goals.

LU11.3 Housing Incentives. Provide incentives
to build and increase the amount of
affordable and workforce housing and to
conserve character-defining multi-family

housing.

LU11.4 Housing and Employment. Encourage
programs for employer-assisted housing
(housing accessible to Santa Monica
workers) and other efforts to reduce

vehicle miles traveled.



Appendix C LUCE Goals for Housing (continued)

LU11.5

LU11.6

Senior and Lifecycle Housing. Provide
opportunities for housing and care
facilities that meet the needs of people
of different ages and abilities including
singles, families, seniors, disabled persons

and homeless individuals.

Affordable Housing Incentives. Encourage
projects providing exclusively very low,
low-, and moderate-income housing
through incentives such as a streamlined
permit process, flexible development and
parking standards, density bonuses, and

financial assistance.

B. NEIGHBORHOODS

GOAL N1 Protect, preserve and enhance
the residential neighborhoods.

N1.1 Respect and preserve the existing housing
stock for its vitality, character and existing
affordability to the extent feasible.

N1.8 Make a range of housing options available
in multi-family neighborhoods, to suit the
spectrum of individual lifestyles and space
needs.

GOAL N2 Promote and maintain

distinctive existing neighborhoods that are
defined by their character, design and pattern
of development and the high-quality living
environment they provide for a diversity of
households through the establishment of a
Neighborhood Conservation Program.

N2.2 Manage the City’s residential resources
to ensure continued availability of the
range of housing opportunities necessary
to sustain a diverse labor force and to
meet the needs of all segments of the

community, to the extent feasible.
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N2.3 Promote the preservation and
affordable

resource essential to

maintenance of existing
housing as a
protecting community diversity,
maintaining community stability, meeting
the varied needs of the City’s workforce
and its residents, and meeting its goal
of reducing automobile commuting and

controlling GHG emissions.

GOAL N3 Locate services and amenities
within walking distance of neighborhoods.

N3.2 Allow  small-scale retail uses in
neighborhoods with a land use
designation of Low-Density Residential,
Medium-Density Residential or High-

Density Housing.

GOAL N5 Preserve and conserve Santa
Monica’s historic resources and character-
defining structures through development of
incentive and disincentive programs.

N5.1 Establish a program for the Transfer of
Development Rights (TDR) for significant
historic resources as well as character-
defining structures, as defined by the City
(such as courtyard buildings.) Program
components to be explored include:
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Appendix C LUCE Goals for Housing (continued)

Identifying designated preservation
zone(s)—such asthe Downtown District
or a Neighborhood Conservation
Overlay District, i.e., the sending area
Identifying receiving areas on specified
boulevards, transit corridors and
activity center overlays

Identifying historic resources and/
or courtyard housing as a community
benefit

Identifying procedures for determining
valuation of the TDR, approving
the  transfer  and recordation
of the exchange, and ensuring
maintenance of the historic resources
or character-defining property
Establishing criteria for courtyard
building participation in the program
possibly in conjunction with a
Neighborhood Conservation Overlay
District or as individual structures

C. HOUSING

GOALH1 Initiate new programs and
maintain existing programs to provide more
affordable housing and affordable housing
opportunities within the City.

Provide direct subsidies for the production
of affordable housing.

Maintain programs to require and
encourage the production of affordable
housing for very low-, low- and moderate-
income households.

e Requirecompliance with the Affordable
Housing Production Program and seek
additional opportunities to increase
the percentage of affordable housing
as a component of for-sale and
qualifying rental residential and mixed-
use housing projects.

¢ Incentivize affordable housing projects.

Incentivize the creation of new affordable

housing opportunities

e Encourage affordable housing in
transit-accessible areas.

e Create more affordable housing by
transitioning the potential growth for
regional-serving office and commercial
into new housing opportunities.

Provide more affordable housing units
by offering a 3-foot bonus above the
allowable base height permitting an
extra floor of housing at 35 feet in most
districts.

Encourage construction of affordable
housing units on-site within the corridor
or district.

Encourage the production of affordable
housing on the boulevards and in the
districts by requiring a percentage of
affordable housing as a pre-condition for
consideration of height above the base.

Incentivize additional affordable housing
as a community benefit along the
boulevards and in the districts.

Consider separating or reducing parking
requirements for new housing.

e De-couple the provision of parking so
that renters or owners could choose
to rent or buy parking spaces as a
separate transaction from the housing
rental or purchase. This would facilitate
more affordable options to address the
needs of middle-income workers.

e Continue to establish reduced parking
requirements and explore pursuing
additional parking reductions
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GOAL H2 Identify additional opportu-
nities to increase the amount of workforce
housing in the City.

Provide workforce housing to complement
and augment Affordable Housing Program
initiatives and subsidies.

Incentivize workforce housing as a
community benefit along the boulevards
and in the districts.

¢ Incentivize affordable housing projects.
Encourage workforce housing as a
component of activity centers at locations
accessible to transit.

Consider separating or reducing parking
requirements for workforce housing.

e De-couple the provision of parking so
that renters or owners could choose
to rent or buy parking spaces as a
separate transaction from the housing
rental or purchase. This would facilitate
more affordable options to address the
needs of middle-income workers.

Facilitate the efforts of major employers,

such as hospitals, to create new workforce

housing in the City.

Explore ways to ensure that workforce
housing, once created, remains an asset
to the City. Covenants or deed restrictions
should be used to ensure that the housing
remains affordable for an extended period
of time.

GOAL H3

Encourage the creation of

complete neighborhoods.

Locate new housing opportunities near
transit and within walking distance of
local retail and services.

Encourage complementary uses and
local services adjacent to existing
neighborhoods.

GOAL H4

Provideincreased opportunities

to stimulate a variety of housing choices.

Encourage the production of both rental
and ownership housing.

Continue to
the
populations, such as the homeless.

support programs for

housing needs of underserved

Seek opportunities for increased senior
housing throughout the City, particularly
in areas that have the characteristics
of complete neighborhoods with basic
services within a short walking distance.

Encourage a range of housing options in
the Downtown, including the addition of
ownership housing to enhance the district
as a stable residential neighborhood and
to capitalize on the Expo Light Rail line.

Prioritize new housing for households
with families.

All services for homeless individuals will
be directly linked to facilities and programs
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that are directed to ending homelessness,
and those facilities will develop Good
Neighbor Agreements with surrounding
residents and businesses.

A range of permanent housing options for
homeless persons should be developed,
with a focus on permanent supportive
housing linked to services, consistent with
Santa Monica’s fair share.

GOAL H5

Maintain and preserve the

character and scale of the City’s existing
residential neighborhoods, including single
family and multi-family areas.

Ensure that new housing on commercial
boulevards is designed to transition

to adjacent existing residential
neighborhoods in a way that reflects
the scale of existing adjacent residential

structures.

Ensure that new housing in residential
neighborhoods is compatible in scale
and character with the surrounding
neighborhood.
Limit  infill

neighborhoods by instituting measures

pressure on  existing
to preserve existing open space and low-
scale and character-defining buildings,
through a program of Neighborhood
Conservation Overlay Districts, courtyard

housing protections, modification of
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Appendix C LUCE Goals for Housing (continued)

demolition regulations, the establishment
of a Transfer of Development Rights
process, and modification of development
standards. Explore the implementation
of a preservation and/or conservation

ordinance.

H5.4 Recognize and promote the value of
existing housing stock.

GOAL H6 Incentivize new housing to be

located in areas and produced in ways that
reduce GHG emissions.

H6.1 Encourage housing to be located along
transit corridors and close to transit

stations.

H6.2 Encourage complementary uses and local
services in conjunction with or adjacent to
new housing, and locate housing in close

proximity to existing services.

H6.3 Encourage or facilitate the inclusion of
complementary land uses not already
present within a neighborhood district
such as grocery markets, daily services,

and parks.

H6.4 Consider separating out or reducing
parking requirements for new housing

near transit.

Establish  minimum pedestrian and

bicycle facility and connectivity standards

H6.5

in conjunction with new housing

development.

GOAL H7 Promote the creation of new
housing that is tailored to the needs of
residents and emphasizes amenities that
increase the livability of the residential
environment, such as ground floor open space
and access to natural light and air.

H7.1 Require the inclusion of usable private
and common ground floor open space
that promotes passive and active social

interaction.

H7.2 Encourage the incorporation of “quality
of life” features in common areas such
landscaping, and

as seating areas,

recreational facilities.

H7.3 Encourage pedestrian and bicycle
connections that support active and
healthy living, and increase accessibility

to daily needs and services.

H7.4 Encourage context-sensitive design

that opens to the neighborhood with
pedestrian-friendly features such as

entrances, large windows, balconies,

stoops and porches facing the street.

H7.5 Ensure that site and building design

responds to Santa Monica’s natural
environment through access to natural

light and air.

D. ECONOMY

GOALE10 Support the responsible
expansion of the City’s existing hospitals
and their ancillary support facilities that are
requisite to their missions of serving the
community.

E10.3 Encourage development of a continuum of
healthcare uses such as congregate care,
senior housing with services, outpatient
clinics and other uses consistent with

modern medical facilities.

E10.4 Encourage uses that support the
continued operation and vitality of the
hospitals, such as private medical offices,
extended-stay hotels, cafes, restaurants,
and workforce housing at locations that

are proximate to the two hospitals.

E. CHILD, YOUTH, SENIOR AND FAMILY
EDUCATION

GOAL CE6 Foster the health and well-
being of all residents.

CE6.4 Update the HASP (Hospital Area Specific
Plan) to encourage creation of a complete
neighborhood, providing an example of
active living through pedestrian linkages,
green streets and pocket parks that allow
users to walk comfortably and pleasantly
between services, incorporating uses that
meet the daily needs of healthcare staff

and workforce housing.
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GOAL CE7 Create convenient and safe
opportunities for physical activity for residents
of all ages and income levels.

CE7.1 Promote land use patterns and
transportation decisions that enable all
residents to walk and bicycle to meet their

daily needs.

e Encourage affordable and workforce
housing in close proximity to new
activity center overlays and close
proximity to services, transit access
and employment.

GOALCE11 Support long-term quality
of life and provide for the diverse needs of
seniors.

CE11.7 Encourage the creation and design of
affordable housing to accommodate the
needs of seniors, including facilities that

provide a continuum of care.

F. TRANSPORTATION

GOALT19 Create an integrated
transportation and land use program that
seeks to limit total peak period vehicle trips
with a Santa Monica origin or destination to
2009 levels.

T19.5 Encourage local-serving retail uses within
walking distance of housing, particularly
in new mixed-use neighborhoods, such
as Bergamot Transit Village and Memorial

Park Activity Center.

GOAL T22 Provide adequate parking
availability for residents on residential streets
at all times of day.

T22.4 Promote programs that reduce residents’
average vehicle ownership, including car-
sharing and pricing parking separately

from housing.
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GOAL T26 Use parking policies to achieve
housing affordability, congestion management
and air quality goals.

T26.9 In all new multi-family development, seek
to provide the option to purchase parking
separately from residential units to reduce
the overall cost of housing.

T26.10 In 100% affordable housing projects,

consider allowing residential guest parking
to be used to meet parking requirements,
or establishing thresholds under which
parking would not be required, for on-site
local-serving retail and services.
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Appendix D Meeting Summaries

Presentation to: Commission on the Senior Community

Date: July 18, 2012

Following the presentation on the housing element process, challenges and
emerging issues, commissioners provided the following feedback:

Aging in Place
Seniors mostly want to age in place. If they move, the following are important for
a new location:

e Elevators or ground floor level for accessibility and visitability (minimize interior/
exterior stairs)

¢ Supportive services, case management in the building and facilities for
transitions in care level (for specifically senior projects)

¢ Seniors need space! Don’t want a little 800 sf apartment

e Washer and dryer in the unit is important

e Shorter walking distance to transportation than normally thought of as walkable.

¢ Seniors often need a caretaker, or may at some time, whether it be a family
member or hired. A unit for a senior living independently should have at a
minimum 2 bedrooms and 1.5 bathrooms.

Defining and Understanding the seniors in our population

¢ When speaking of older Americans/seniors, it should be noted that there are
cohorts of seniors — multiple generations within the senior community. Think of
solutions in different ways for 60-70, 70-80, or older than 80 because they do not
all want and need the same types of housing and services.

Universal design and visitability

¢ Housing should be designed so that the important structural components are

in place to easily accommodate adjustments for persons with disabilities. (It was
noted that the City complies with State building code regulations on the subject,
but these do not require all the features the Commissioners would like to see. The
City’s Building Official and his staff are working on ways that they might be able to
encourage or require such features.)

¢ Housing should be designed so that units are accessible for neighbors to visit
each other.

Traffic/Parking

e Concern about the effect on traffic that may result from the addition of so many
housing units in the mixed-use districts. How will all this housing exacerbate
existing traffic problems?

e It is important to think about having transportation alternatives that work for
people who do not live within short walking distance of a bus line. There should
be shuttles, local-serving transit that takes into account that for seniors the
reasonable walking distance is often shorter.

Infrastructure
e With all the housing being proposed, the City should assess the infrastructure
and update it. It was expressed that this has not been done for a very long time.

Other
Commissioners expressed interest in reviewing the draft document, particularly to
see details on the data regarding seniors in need.

Presentation to: Planning Commission
Date: July 25, 2012

Following the presentation on the housing element process, challenges and
emerging issues, commissioners provided the following feedback:

Process

Commissioners noted the challenges involved with preparing the Housing Element
at the same time as the Zoning Ordinance and asked staff to consider how best

to synchronize the efforts. There was also reference to previous PC and Council
discussions about affordable housing need.

As one goal of housing development is to balance jobs and to reduce traffic, the
housing needs of Santa Monica’s workforce should be studied.

Commissioners questioned the most relevant approach to looking at the
demographic and housing data, as there is a “chicken and egg” relationship:
Should new housing be allowed to be built without consideration for the City’s
goal to attract a diverse population (a developer-driven future)? Another
approach is to consider “What is the vision?” and to build housing to meet the
needs of those we want to attract.

Unit Sizes
Concern was expressed about unit sizes — too many SROs and small units that
don’t address diverse needs.

Consider whether it is a good idea to set a minimum square footage size for
new units, or consider that smaller units can also be seen as potentially positive
because they may be more affordable.

It was stated that small units do not meet the needs of the community. Council
should have a discussion and consider whether to be allowing these types of
units. Developers say that there is a market for these units and they are quite
profitable; therefore they are proposing them. But there was a concurrence that
developers’ bottom line should not be the leading factor in setting policy. How
can the city develop a market for larger units and could we require some mix with
at least some larger units in each project?
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The HE should consider ways to incentivize larger units and those that would
meet seniors’ needs and lower-income units to meet demand, including a certain
amount of family-sized units (three or more bedrooms) to accommodate larger
families.

Affordable Housing: Funding and Incentives

The City will need to find new funding sources for affordable housing; what will
happen to the share of tax funding that comes in as the State reallocates RDA
money to cities, counties and school districts? Can that be dedicated back to
housing?

Consider whether 100% affordable very low/low income projects should be able
to have more than 50 units on an administrative permit so that they can reduce
their per-unit cost through increased density. Reducing the parking requirement
would also help and could be considered, but we need to ensure that it does not
result in neighborhood impacts (residents in new construction projects should not
get on-street preferential parking permits).

Need to meet the needs of families and workforce.

The definition of affordability needs to be adjusted and made consistent. City
should look at increasing the ministerial threshold for 100% low income units.

Moderate Income Housing

Consider revising policies that might remove incentives (i.e., AA approvals) for
moderate income housing. Reconsider some of the affordable housing fee
“discounts” that apply to projects with certain characteristics.

Outreach

It was suggested to reach out to Santa Monicans for Renters’ Rights for input and
to hear what businesses perceive as the greatest need, and generally to cast a
wide net. It was also suggested to meet with the Chamber Land Use Committee
on Land Use.

Housing Element Background

Some commissioners have been involved in past Housing Elements since 1998, at
which time there was some real policy shift toward promoting affordable housing.
Most updates since then were more or less status quo in terms of policy. The last
update was good and should be the primary basis for the next. The overarching
vision is to achieve housing diversity because housing defines who lives here.
Housing diversity will lead to more community diversity. To reduce VMT, the
Housing Element should identify measures that connect both living and working in
Santa Monica.
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Public: 1 speaker — Sarah Lett, CCSM

Moderate Income housing should be treated as less of a priority. The rent

levels for moderate are close to market rate, so subsidizing them and providing
incentives is not good use of limited public funds for affordable housing. Unit
sizes should be bigger — we need more 2 and 3 bedroom units for families. It is
not just about reading the demographics — it is about encouraging a vision of the
community.

Per unit cost needs to be brought down in order to stay competitive and attract
state funding, which increasingly is going to those locations that are more cost
effective. Economies of scale and parking are considerations for reducing per unit
cost.

Presentation to: Disabilities Commission
Date: August 6, 2012

Following the presentation on the housing element process, challenges and
emerging issues, commissioners provided the following feedback:

Affordable Housing

It is great to hear the amount of affordable housing being built, but the
commission’s concern is to understand better how much of the affordable housing
being constricted can be considered accessible and for the Disabilities Commission
to advocate to increase this number/percentage.

Additionally, in the new proposed units in the pipeline, are there accessible units
and if so how many?

Many questions were asked about ensuring that accessible units were occupied by
tenants who need that level of accommodation. In particular, if projects received
government funding, how does the City enforce Section 504 of the Rehabilitation
Act? Also, what efforts are being made to direct persons with disabilities to
accessible units as units become available? They would like to see a policy

that promotes more outreach related to housing accessibility and affordability,
including prioritizing units for persons with disabilities to the greatest extent
allowable.

Visitability

Visitability is a term that describes the ability for a residential building and/or unit
to be accessed by visitors with disabilities, whether those are neighbors living in
the building or others. The design of residential buildings to facilitate visitability
is @ major concern for the Disabilities Commission and is not currently required
by State law or City code. The City’s building official (Ron Takiguchi) recently gave
a presentation (to the Disabilities Commission) and they discussed the potential
ways to promote visitability with him.
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The Disabilities Commission strongly supports the principle of providing
visitability, which is also a factor in enabling people to “age in place” and would
like a policy that promotes visitability because it “makes good sense.”

Housing Assistance and Supportive Services

Of the eight primary goals under the 2008-2014 Housing Element, the goal of
providing housing assistance and supportive services to those is need is especially
pertinent. Commissioners encouraged working closely with Westside Center for
Independent Living.

Public: 1 speaker - Alan Toy, Executive Director of Westside Center for
Independent Living

Mr. Toy would very much like to see [1] set-asides of accessible housing and [2]
accessible housing as a community benefit.

There is a problem for projects that accommodate the disabled getting tax credits
because the State code does not include in the category of special needs persons
with physical disabilities. He would like to see SM take the lead by supporting
legislation to change that.

After the discussion, the Commission agreed to write a letter for City staff and
officials expressing their concerns and requests in regard to housing policy and
disability accommodations.

Presentation to: Commission on the Status of Women
Date: August 8, 2012

Following the presentation on the housing element process, challenges and
emerging issues, commissioners provided the following feedback:

Affordable Housing

¢ When the commission conducted outreach, they found that affordable housing
was a big issue among women because of the recent economic downturn.

¢ A supply of affordable housing is needed in the community to accommodate the
workforce; many in the hospitality industry in Santa Monica cannot afford the high
rents of Santa Monica.

¢ Interested in affordable ownership housing, which is very difficult to build in SM
due to high land and development costs as well as administrative and monitoring
challenges.

¢ Concerned about loss of rent-controlled units.

Traffic/Parking

¢ Concern about requiring less parking in residential projects and “unbundling.”
When more apartment-sharing brings more cars into the neighborhood and they
park on the streets, it puts pressure on residents in older neighborhoods in which

the parking is not sufficient, sometimes resulting in the need for tenants to park
further and further away from their buildings. At night, especially on streets that
are not so well-lit, this becomes a safety issue for women.

o It was clarified that residents of mixed-use projects in non-residential zones
may not receive permits to park in the surrounding residential areas, in order to
address this issue.

e Increase in vehicle traffic leads to more “pulling in and out,” causing accidents.
Housing needs to consider transportation.

e Consider charging more for parking permits (like San Francisco)

e When Expo is operational, there should be shuttles and other options to get
from stations out to residential areas.

Unit Size

¢ The pending projects’ emphasis on building smaller studio units is not helpful to
women when considering that women looking for rental housing are single-family
households and women who tend to live longer and move in with their daughter
or other family.

e |t was expressed that women generally need units bigger than those proposed.

Data Collection

e Commissioners would like to see data in the Housing Element collected by
gender to inform the issues most important to women. For instance, female
single-headed households by area would be useful. 90404-90405 has the largest
concentrations of single parents, and understanding how household heads divide
by gender would be useful.

e Would like to see correlation between unit size and gender if it is available.

Safety
Issues of street lighting were brought up, and staff noted that a Pedestrian Action
Plan is being developed and commissioners should get involved in that effort.

Services/Amenities
e Little parks/playgrounds, grocery stores, and bus lines within walking distance
e Washer/dryer in unit

Other
Commissioners expressed interest in reviewing the draft document, particularly to
see details on the data regarding seniors in need.
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Presentation to: Rent Control Board
Date: August 15, 2012

Following the presentation on the housing element process, challenges and
emerging issues, commissioners provided the following feedback:

Unit Sizes in Proposed Projects

Board members expressed that the rental community is very alarmed by the many
DA proposals for studios, which, if all constructed, would create a “hyper-transient
city.” This compounds the effects of vacancy decontrol, which has led to fewer
families staying in Santa Monica for a long time, escalating transiency. Units with
enough rooms to accommodate families are needed.

Concern was expressed that RHNA requirements for so many very-low income
units could result in producing many studio units instead of larger units. It was
noted that in the past, this has not been the case, primarily due to the CCSM
model for building family housing at low and very low income levels.

Building to Meet the Community’s Needs

Concern was expressed about how projects were determined and whether they
were being based on research about the community’s needs. It was explained
that the pipeline projects discussed in the presentation are developer-proposed
through the development agreement process, which requires consistency with the
general plan and, ultimately, approval by the Council. Board members expressed
that they are not “happy with the plans” and that the Housing Element needs to
get ahead to define the community’s needs and guide development. The issue of
constructing ownership vs. rental housing was discussed, and it was stated that it
is currently a landlord’s market, and that people with capital are being encouraged
to build rental units.

Moderate Level Affordable Housing and Market

At this time, it seems that there is not much difference between moderate
and market, and there is interest in a policy that would provide for greater
differentiation between moderate and market.

One Board member expressed that affordable housing should not be counted as a
community benefit.

Parking

Following up on the presentation regarding the concept of unbundling parking,
it was noted that the concept of enabling cost savings through opting out of
parking could create more demand for street parking when tenants want to save
money even if they do have a car and “want to believe” that they don’t need a
garage. The implications must be considered, and staff stated that occupants of
projects in a non-residential zoning district do not have rights to permit parking
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passes for adjacent residential neighborhoods, and most of the projects under
discussion, including all of the larger ones, are in commercial zones. Board
members were relieved to hear this, and noted that it is a very important principle
to ensure that automobiles from new projects do not overwhelm the surrounding
neighborhoods.

The opinion was expressed that there is a bias in planning driven by activists, by
people who live in Santa Monica who do not have to travel far (“either retired
or lucky”). The tendency toward more costly parking means that “executives”
who can afford to have their offices here are fine, but other people who need to
go in and out of the City aren’t fine. It is still too early to tell whether significant
numbers of people will really be taking the Expo.

Public Comments
Affordable housing is too expensive for someone living on social security, and
needs to be subsidized.

In regards to the “Population Trends” slide from the PowerPoint presentation, the
numbers may stay the same, but the people are not the same; the people moving
in have much higher incomes.

Presentation to: Social Services Commission
Date: August 27, 2012

Following the presentation on the housing element process, challenges and
emerging issues, commissioners provided the following feedback:

Monitoring Affordable Housing Units

Concern was expressed about having an auditing process for low-income housing
residents whose income increases and makes them ineligible for the publicly
subsidized housing. The Housing Department has a monitoring process, which has
been improved in recent years.

Unit Size

Discussed the definition of a bedroom in a unit, and whether it is a bedroom when
separated only by a half-wall. A unit should have a fully separated bedroom if it is
called a one-unit.

Pipeline development is skewed towards 1-bedroom and studio units and trending
against lower-income families, resulting in transient community with younger
couples “moving up and moving out.”

Commissioners discussed the reasons behind this trend toward one-bedroom and
studio units. Developers are proposing these units and finding the financing for
them, and believe that there is a market. One possible scenario predicted was that
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housing in small units without parking near the Expo stations, combined with USC
at other end, will result in USC college students living in Santa Monica and taking
the Expo to the USC campus.

Many of these projects proposed by NMS consist are significantly weighted toward
studio units; there are some units with two bedrooms, but not a lot, and these

are generally small in size, as well. The city is trying to gather input from the
community about these and other proposals to aid its evaluation of projects and
staff’s recommendations, which will ultimately be presented to Council as projects
move forward through the development agreement process.

Commissioners stated that they would like to see the City first come out with that
the community wants and then find developers, instead of being reactionary to
what developers are proposing, the City should be more proactive.

Commissioners stated that the City needs to close the loophole that NMS found
that allowed it to build so many small units at moderate income level with waivers
of standards.

Rent Control

Interested in rent control and whether there is any way for market-rate units,
which are not subject to rent control, to be controlled as rent in these buildings
can go up every year, which contributes to more transiency and less stability in the
community. The City needs to look at promoting the longevity of residents and not
encouraging housing for the transient community.

Parking

Commissioners expressed concern about whether residents in income-controlled
units actually paid more for units with unbundled parking because, rather than
reducing rent, unbundling parking just increases rent for those with cars (i.e., who
is getting the savings — the tenant or the landlord?). The City has to be careful
that unbundled parking is not an extra expense and ensure that benefits are given
to the community and not the developer. If in fact, housing and parking costs
together make up a higher proportion of income, what disposable income will
people earning $60,000 have to put into the local economy?

Moderate Income Housing

Commissioners stated that the workforce’s median income was higher than the
county’s so that market rate level was hitting moderate level.

(Staff noted that that the City can consider revising the Code in terms of
incentives for moderate-income housing, with the caveat that state law includes
moderate-income housing as an affordable category that must receive density
bonuses.)

Addressing Homelessness

Too often, the homeless population tends to be lumped into one category,
instead of recognizing homeless with “mental health issues” versus “families with
children.” The City once had programs to help families from becoming homeless
but ran out of funds. It is important to take care of families with minor children.

Amenities to Support Housing
In terms of services to complement housing, amenities like proper street lighting,
parking, and general transportation are important.

In addition, open space and environmental features (i.e., solar panels, space to
put a clothesline, community gardens, electric car share, electric charging stations
and/or infrastructure capability, high level of building energy efficiency) are
important amenities to try to get in projects.

There was support for designing small community spaces throughout a building,
rather than spaces for specific active sports, like tennis or racquetball courts. The
“simple things,” such as places to sit and places for neighbors to gather, should be
encouraged. The project located at 5th/Santa Monica does this well.

There was also support for courtyard spaces and architecturally significant design.
The City should hold developer responsible for providing better design than

has been seen in some recent multi-family projects. The project located at San
Vicente/Ocean exhibits architecturally significant design.

Aging in Place

It was noted that there is a growing need to serve members of the aging
community in their homes. One way to support aging in place is to provide
accessible housing, with amenities, for seniors.

Presentation to: Housing Commission
Date: September 20, 2012

Following the presentation on the housing element process, challenges and
emerging issues, commissioners provided the following feedback:

Zoning Ordinance
Commissioners expressed that the City should encourage affordable housing
through waiver of standards.

Regional Housing Needs Assessment (RHNA)
Commissioners asked about whether RHNA would be further adjusted due to
TOD, and discussed the factors that led to an increased RHNA allocation.
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Preservation of existing affordable housing

The City should find ways to retain affordable units that are due to expire. There
are no units imminently expiring, but the Housing Element will analyze the
projects that are reaching their expiration dates anytime up to 2021. A lot of
affordable housing was developed in the 1980s with affordability restrictions
lasting 55 years.

Unit Type for Prioritization

There was some support for focusing the City’s remaining affordable housing
funding on family housing to compensate for the many smaller units that
developers are building. Average household size has not changed significantly
over time. The large majority of recent CCSM units have been designed for
families.

There was a discussion about whether to analyze current demographics to assess
need or to look more broadly at ways to maintain a desired population balance
One commissioner asked: Do we want a transient population or do we want
families who will form the basis of a more stable community?

One Commissioner expressed that young singles (25-35 yrs.) are priced out of
housing in the city because rents are too high. In particular, transportation to
work for those employed in SM restaurants and nightlife locations is challenging
because BBB buses stop running too early. Another noted that in addition to single
young adults, there is a strong need for housing for lower-income families (3-4
bedroom units), seniors, and supportive housing (mentally disabled, special needs,
etc.).

Employee housing

Commissioners asked about the percentage of people who work and live in Santa
Monica, which they believe to be very low. The housing element should include
that information and demonstrate that a lot of people are commuting into Santa
Monica, perhaps because they cannot afford to live in the city.

Some commissioners expressed that the highest need is for housing for very low
and extremely low income people. The income level for units that the city uses
for its matrix needs to be lowered, consistent with the HUD standard ($24,000 for
a single person). It was suggested that it might be necessary to focus all subsidies
into extremely low income housing because DA’s will never build them and they
require a huge level of subsidy to construct and operate.

Protecting affordability

Commissioners suggested that the City find ways to compensate owners for
retaining Section 8 tenants or accepting new Section 8 tenants. Section 8 voucher-
holder discrimination is a problem and the cost of housing in SM makes it more
affordable for voucher holders to choose a unit elsewhere in order to avoid the
need to spend more than 30% of their income on housing. Even in rent-controlled
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units, Section 8 tenants are at risk of losing their apartments because if the rent
creeps up, even in small increments, it can go beyond their means. Particularly if
a voucher holder moves into a unit that is more than 30% of their income, this can
be a problem.

It was noted that the City has lost its stock of mobile homes over time, resulting in
a loss of extremely low income households for whom these units were affordable.
The City is becoming a wealth economy and losing its economic diversity through
housing.

Commissioners concurred that units built with public money should go to the
people who need them, and some expressed concern in regard to the process
that takes place if a tenant moves past the income level for which their unit is
intended.

The high cost of housing production

The cost of producing affordable units in Santa Monica is very high — are there
any ways to reduce that cost? Per Housing staff that the cost per unit to build
affordable housing is close to $600,000 when the land costs are factored in.

There are credit restrictions that make it harder to finance affordable housing.
Can that be adjusted?

There was discussion on reducing the parking requirement to a level that is
actually used, which would help to reduce housing construction costs.

One commissioner noted that second units can be part of the solution, as these
units are a potential lower rent option for singles and students. It was noted that
the City’s new zoning ordinance will be updated to comply with the State law on
this subject.

The Commission plans to get more information together and combine their
thoughts and provide more comprehensive recommendations for the Housing
Element process.

Housing Practitioners Stakeholders Meeting
September 19, 2012

Attendance: 23 representatives of community organizations and commissions; City
staff (PCD, HED, Rent Control, CCS, City Attorney)

Liz Bar-El, senior planner and project manager, and Karen Warner, project
consultant, gave a presentation about the Housing Element process, the Regional
Housing Needs Assessment (RHNA) and the City’s continuing housing policies and
challenges (see presentation).
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Amy Anderson, Santa Monica Planning Commissioner and Senior Program
Manager at the California Housing Partnership Corporation, followed with a
presentation about the post-Redevelopment Agency situation for funding low-
income housing. Although none of the currently emerging ideas would replace
the level of RDA funding that Santa Monica has benefited from over the past few
years to create affordable housing, a few ideas for the next steps for affordable
housing funding were shared:

¢ Look into using some existing programs that were not sought before because
they may be more difficult to qualify for. For example, project-based Section 8
may be available.

¢ The City of Los Angeles may be getting its own geographic apportionment for tax
credits, which would make tax credits in the remaining district more attainable.
Developers should ask for more tax credits than they have in the past in order

to make the project pencil out, as they may be more likely to get more of them
approved.

¢ The City still gets a fraction of the tax revenue that previously stayed with the
redevelopment agency as its local share, and Council could dedicate a portion

of that “new” revenue stream to affordable housing. This would provide a
dependable funding source that could also be used to leverage other program
funds that are still available and require a local match.

e There are bills on the governor’s desk to amend rules for infrastructure finance
districts and to create a Sustainable Communities Investment Authority, which
may create new opportunities for Santa Monica to pursue. The City should
actively follow the progress on new bills.

Participants at the meeting contributed comments and suggestions on a wide
range of housing-related topics, grouped below by subject:

Housing for People with Physical Disabilities

e Commercial districts require accessible parking, which needs to be provided in
sufficient amounts.

¢ There should be set-asides for housing for people with physical disabilities.

¢ There is concern about individuals placed in accessible housing when they don’t
need it, and then it is not available for those with disabilities.

Tax Credits

e Tax credits are available for developmental disabilities, but not for physical
disabilities. Advocates would like to work with the City and go to State to change
those regulations.

Section 8

¢ The City may not always be requesting all available Section 8 credits. The City
should be sure to apply for vouchers to keep people with disabilities from having
to move to institutions.

e There is an issue of landlords refusing to sign W-9s, which are required to accept
vouchers for one-time payment to avoid eviction. Refusing payment should not be
an option.

Funding

e |t is going to be difficult to maintain programs for building housing through mid-
2013 without RDA funds.

o City should consider putting money in trust fund and use it to fill gaps for non-
profit funding (top loss to make financing possible).

o City should take existing projects and try to refinance.

o City should research nexus between healthcare and housing (where decrease in
hospital stays helps to fund beds for homeless).

o State Mental Health Fund (MHF): City should take advantage of MHF and
combine affordable units with mental health subsidized units.

o City should look into public/private partnerships around three stations. It

is important that affordable housing in TOD projects is managed properly and
monitored.

e Developer typically does not look to subsidize with public money and should

be given incentives to enable building the mixed-use community that the City
envisions.

e More and more, the City will need to look to the private development market
to produce affordable housing. How can the City demand more and facilitate
production? Consider zoning (i.e. LUCE Tiers, parking requirements).

e The City should consider how to partner with developers by connecting them to
affordable housing funds and the nonprofit community.

¢ The economic downturn allowed CCSM/Step Up to compete and build
affordable housing—this will not always be the case as construction costs rise.

e Santa Monica has historically been competitive for state resources, but in
current conditions this will not be the case, particularly because of the high cost of
building in Santa Monica. Finding funds to play the role that RDA funds played in
the past will help the City to again become competitive.

e Political will and local money affect affordable housing. Come up with ways to
raise local money.

o Prop R: 30% must be affordable housing

o Study session examining low, very low, and extremely low income levels

o City’s two main tools now: Inclusionary housing and higher community benefits
o Other possible avenues:

o Development of housing Fee (commercial -> jobs -> build housing)

o Tax affordable housing (general fund tax to create affordable housing fund)

City’s Requirements/Zoning

e Last Housing Element did not mention expanding mobile home parks (which
seniors prefer)—City should consider expanding.

¢ Building & Safety requirements prevent putting a lift in an old building. Lifts
help keep seniors and the disabled in their homes and allow them to stay in rent-
controlled units.
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e Zoning code allows 50 units maximum at 80% median income. If this were
increased to 100 units, developers could build more low/very low units because
the cost per unit would decrease. This could also help developers to get the
needed financing.

Building Size/Quality

¢ Housing Size: What are the long-term impacts from building units of a certain
size or number of bedrooms?

o Larger, affordable multi-family units are mostly built by non-profits.

¢ Consider the impact of new housing on needs for educational and recreational
facilities.

¢ Don’t forget that buildings are for people, we are not just building units. Make
sure units are livable. As we move forward, although the units may be small, think
about livability.

Serving Veterans

¢ Circumstances that have changed include increase in veterans (keep eye out
at federal level to serve veterans). Within the homeless population, are veterans
tracked?

Homelessness

¢ Definition of “homelessness” prevents some people from qualifying.

¢ Keep in mind that it is difficult for those who have been homeless to move into
small spaces.

Maintaining affordability of existing housing

o Affordable housing should stay affordable— no high rent increases.

e When thinking about changing the parking standards, value and protect

those living in existing residential neighborhoods and those in rent-controlled
apartments.

¢ For TOD sites: Studies show an increase in the cost of land around transit. The
City must understand the market in order to maintain housing affordability and to
avoid demolitions that might turn 10 affordable housing units into 4 condos. Think
about low because moderate = market.

Housing balance

¢ Housing proposals are currently primarily focused on single units. This
will change the City from a stable, family-oriented community to a transient
community.

Other

¢ Think about low-wage workers in terms of the mobility options that they need.
Low income housing for Santa Monica workers will reduce vehicle trips in the City
e Consider that there are limited resources, and make sure to think about
unintended consequences.
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o It was noted that in-lieu fees are not currently an option in residential districts.
The City updates the in-lieu fee from time to time, but the fee does not equal the
full cost of providing a unit. However, most projects now are going through the
development agreement process and the City negotiates for on-site affordable
housing, so few projects within the past 5 years have paid the fee.

Neighborhood Councils Meeting
November 17, 2012

Attendance: 20 attendees representing all City neighborhood Councils attended.

Liz Bar-El, Senior Planner, gave a presentation about the Housing Element process,
the Regional Housing Needs Assessment (RHNA) and the City’s continuing housing
policies and challenges.

Participants at the meeting asked questions and provided comments on a wide
range of topics, grouped below by subject:

RHNA

e There were questions about the consequences for not meeting RHNA allocation.
State incentives for grants based on Housing Element certification were discussed
and the RHNA as a planning goal that must be included to achieve certification
was explained. The City of Santa Monica implements its programs to encourage
and build affordable housing based on City Council policies and direction to
support diversity and trip reduction, and not because it is a state mandate to build
all RHNA units.

e There were questions and discussion of the SCAG RHNA process, which resulted
in unequal distribution among Westside Cities and in general. The City submitted
a challenge to the draft RHNA, which was denied.

Current Development Pipeline

e Concern was expressed about the type and number of units being proposed
through development agreements. Some commented that there are too many
small units being built and they are only suitable for young singles (not good for
seniors) and people will not stay long in them, so turnover will be high. This does
not support community stability.

* There were suggestions that growth must be slowed down and managed
carefully.

¢ Neighborhood conservation: A comment was made that the focus on

housing in mixed-used transit-rich parts of the city has not yet brought relief to
neighborhoods because the streets are still busy due to high peak hour traffic
volumes. It was noted that there are less development projects in residential
neighborhoods now, which is in part attributable to the LUCE policies to focus on
mixed-use areas and discourage demolition/replacement in residential areas.
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Affordable Housing

¢ There was a question about monitoring residency in affordable housing projects,
which is done. The discussion focused on the need to ensure that the housing
helps those it was intended to help but also that there must be sensitivity to
families to make sure they are not uprooted from the community without a
housing solution should their economic situation improve.

Seniors

¢ There was a comment that senior housing was not emphasized in the
presentation, although the population trend toward a growing senior segment was
presented.

¢ Housing that provides more options for older adults and promotes aging in place
is needed.

e Senior housing is about more than affordable units; the market needs to provide
alternatives to seniors who are above the affordable housing threshold.
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