Chapter 1: Introduction

A. SANTA MONICA'S HOUSING STRATEGY

Santa Monica’s 2021-2029 Housing
Elemment represents the City's
longstanding commitment  to
affordable housing, tenant
protection, housing and services
for special needs groups, homeless
services, sustainable development,
and fair housing. sl
throughWith a renewed emphasis
on equity and the mandate to
Affirmatively Further Fair Housing,

the housing plan augments the

adopted Land Use and Circulation Element (LUCE) by ineentivizing—enhancing
housing mobility and expanding housing preduction-choice in high opportunity
areas that have historically excluded diverse populations, which may be areas that
are notimmediately adjacent to major transportation systems.

The Housing Element also reflects the City's
emergence from the COVID-19 pandemic
and the socioeconomic inequities that were
have manifested in the lack of housing
stability that disproportionately affected
Black, Indigenous, and people of color
(BIPOC) and lower-income households. This
is an opportunity for the City to reflect and
assess the City's approach to housing and to
take aleadership role in creating solutions to
address affordable housing production and
housing stability in line with Santa Monica's
values to secure livable and affordable
housing opportunities for all.

This Housing Plan continues to reinforce
Santa Monica's core values of supporting
housing production, particularly affordable

This housing plan is built around four key
principles:

e Increase housing production for all,
with an emphasis on affordable
housing.

e Promote greater housing stability for
existing residents at risk of
displacement.

e locate housing close to daily services
and amenities like transportation, jobs,
parks, and schools.

e Facilitate equitable housing access to
all neighborhoods by expanding access
to housing opportunities and
overcoming patterns of segregation by
planning for housing in areas that have
historically not accommodated diverse
housing opportunities.




housing, but includes departures from the 2013-2021 Housing Element particularly
with respect to where housingisincentivized in the City. While the LUCE established
a strategy to encourage housing production around major transportation systems,
it does not account for the state's new Affirmatively Furthering Fair Housing
mandate. Key LUCE policies to develop complete neighborhoods in mixed-use
areas within easy access to transit opportunities and daily services remain but the
updated Housing Planis drivenlargely through an equity and inclusion lens. Ensuring
equitable housing access__and housing choice to all of Santa Monica's
neighborhoods and ensuring that affordable housing production is provided the
highest levels of development and process incentives are the bedrock of this
updated Housing Element.

The programmatic approaches in this housing plan reflect both the City's desire to
continue to reinforce LUCE policies to develop complete neighborhoods in transit-
adjacent mixed-use areas and significant changes in State of California Housing
laws and events that have affected funding streams for affordable housing,
including:

e Changesin State housing laws (AB686) that mandate Affirmative
Furthering Fair Housing, which requires that the cities..."take meaningful
actions in addition to combating discrimination that overcome patterns of
segregation and foster inclusive communities free from barriers that restrict
access to opportunity based on protective characteristics.”

e Changes to the California Department of Housing and Community
Development’'s (HCD) Regional Housing Needs Allocation (RHNA)
methodology that resulted in a significantly higher new housing unit
allocation for Santa Monica due to accounting for existing unmet need.

e The devastating economic impact from the COVID-19 pandemic which
affected Santa Monica’s budget and funding that would otherwise have
been allocated for affordable housing. Further, as the City continues on the
road to economic recovery, the funding sources for affordable housing
depend heavily on the sales tax revenue that will not recover quickly and
likely will affect affordable housing production in the first half of this Housing
Element cycle.

LUCE Goals for Housing

The 2010 LUCE set forth numerous goals and policies in support of conserving and
developing appropriate housing in the Ceity and providingservices 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. As the
housing strategy has been updated to account for changes in State law, LUCE
policies will be updated to support this strategy.

B. COMMUNITY CONTEXT

Santa Monica  had  simple
beginnings in 1875 as an aspiring
commercial port. Growth was
slow until the City re-imagined
itself as a seaside coastal resort
and incorporated in 1886. A
regional population surge
spurred on by the arrival of the
Santa Fe Railroad in 1887, resulted
in the City's population increasing
to approximately 2,000 people by
1892 when the Santa Fe
completed its line to Santa
Monica. The arrival of the first electric street car in 1896 and the completion of major
regional roadways in the early 1910s led to the further growth of primarily single
family homes.! During the 1920s, the City witnessed a substantial population and
building boom, transforming the City from a recreational destination to a sought-
after residential community, that also included significant brick and aircraft
industries. During World War ll, demand for housing was further spurred on by the
rapid growth of Douglas Aircraft resulting in both single and multi-unit development.
By the mid-1960s, mostlandin Santa Monica was developed. Since that time, growth
has resulted principally from recycling lower-intensity land uses to higher-density
uses. In recent years, the City experienced its most significant residential
developmentinits commercial, mixed-use areas. This trend has beenreinforced by
the LUCE and Downtown Community Plan policies that incentivize increasing
housing around the Metro E (Exposition) Light Rail transit stations.

Today, the City's existing housing stock of 52,269 units consists of a wide range of
housing types, from single-unit dwellings on large lots, to small scale bungalows,
courtyard apartments, condominiums and larger mixed-use apartments. This
housing stock is located within distinct residential neighborhoods and commercial
mixed-use districts.

Santa Monica Historic Context Statement, Architectural Resources Group and Historic Resources Group, March 2018.



With its seaside location and mild, pleasant temperatures year-round, the City has
become one of the most highly desirable places to live in the country. However, the
opportunity to live in the City comes at a hefty cost. While it is generally recognized
that Californians pay more for housing than the average American, Santa Monica's
housing costs are among the highest in the nation (see Appendix B). The lack of
housing, particularly affordable housing, is consistently a top concern for many
Santa Monicaresidents and workers.

There are a variety of negative effects caused
by a lack of housing. With a greater share of
household incomes spent on housing,
households are left with less money available
to spend on discretionary purchases, or even
basic necessities. Having less money available
for non-housing costs often means that low-
income households will have less savings in the
bank, putting those households at risk for
poverty, or preventing them from rising out of

it. Low-income residents also face extra
pressure of displacement due to rising housing costs. With a lack of affordable
housing, more and more people are crowding into existing housing units. In addition
to public safety issues, there are quality of life impacts associated with
overcrowding.

High housing costs also impact wider economic growth and are becoming a major
consideration for employers. With approximately 80,000 non-resident workers
commuting into Santa Monica, employee retention for Santa Monica companies is
anissue especially if workers can’'t afford to live near their job and have to commute
long distances to work.

C. CREATING AN EQUITABLE AND INCLUSIVE COMMUNITY

Santa Monica has arecord of supporting social equity, housing affordability, and an
inclusive community. For the past forty years, the City has enacted numerous
policies to prevent resident displacement, including rent control, just-cause eviction,
anti-tenant harassment, source of income protections, and anti-discrimination
laws that afford protections beyond the federal Fair Housing Act and the Cadlifornia
Fair Employment and Housing Act. The City has consistently prioritized the diversity
of housing opportunities available to all household types and income levels. Santa
Monicd’'s commitment to affirmatively furthering fair housing is evidenced by




specific actions that the City has taken (see Chapter 2 for further discussion).




In addition, for several decades, the City has implemented policies and programs to
increase the supply of deed-restricted residences that are affordable to low- and
moderate-income households. The strategy primarily involves three components:

1. Public financing to support the acquisition, rehabilitation, and deed restriction of
existing housing;

2. Public financing to support the construction of new deed-restricted housing:

3. Deed-restricted housing developed by private, for-profit organizations pursuant
to the AHPP or development agreements.

These actions have resulted in a drastically expanded housing stock in the City. The
City has preserved and produced a larger and more diverse supply of low- and
moderate-income housing than otherwise would be possible if the City pursued a
single strategy.

Santa Monica has also facilitated affordable housing through the adoption of land
use plans and administrative funding guidelines to support affordable housing
preservation and production. In 2010, the Land Use and Circulation Element (LUCE)
of the General Plan was adopted, and identifies affordable housing as a primary
community benefit associated with new development. Additionally, the City has a
Housing Trust Fund. These actions have resulted in a drastically expanded housing
stockin the City.

The City continues to promote and enforce programs to address its fair housing
issues, including a Fair Housing Program that is implemented by the City Attorney's
Office Public Rights Division (see Chapter 2 for further discussion).

To foster an inclusive and diverse community, it will be essential to continue to put
greater emphasis on providing housing that meets the needs of everyone, including
low-income households, seniors, BIPOC, multi-generational families, and
households with children.

The effects of the COVID-19 pandemic have highlighted the complex housing
challenges that the City faces, including addressing barriers to housing
opportunities, housing insecurity for existing residents, and homelessness. The
pandemic has particularly highlighted equity issues in terms of how lack of housing
affordability disproportionately affects BIPOC and the need to reexamine land use



and zoning decisions to ensure that they do not perpetuate these inequities.

This Housing Element presents an opportunity to reflect on, refine, and broaden the
City's approach to housing production - particularly affordable housing - to meet
the needs of our most vulnerable community members. Itis also an opportunity for
the City to take aleadership role in creating solutions to increase affordable housing
production and stability in line with Santa Monica'’s values to provide secure, livable,
and affordable housing opportunities for all.

D. PURPOSE AND STATUTORY AUTHORITY

The Housing Element is mandated by Sections 65580 to 65589 of the California
Government Code. State Housing Element law requires that each City and County
identify and analyze existing and projected housing needs within its jurisdiction
every eight years. Tothat end, State law requires that the Housing Element:

e Provide an analysis of existing and projected housing needs, including any
special housing needs

e Assess affordable units at risk of conversion to market rate

e Analyze actual and potential constraints to housing

e Assess and describe fair housing issues, including actions to affirmatively
further fair housing

e |dentify adequately zoned sites suitable for housing

¢ Analyze zoning for a variety of housing types

¢ Identify goals and policies to meet housing needs

¢ Identify aschedule of programs and actions to be undertaken to achieve
the goals and policies

e |dentify a quantified objective that estimates the number of units likely to be
constructed, rehabilitated, or conserved/preserved

e Analyze performance of prior goals, policies, and programs from the last
Housing Element cycle

o |dentify Oppertunities-opportunities for energy conservation

The 2021-2029 Housing Element updates Santa Monica's 2013-2021 Element,
adopted by the City Council on December 10, 2013 and certified by the State
Department of Housing and Community Development (HCD) on January 29, 2014.

In compliance with State law, the City of Santa Monica has prepared this Housing
Element to be certified by HCD after adoption by the City Council by October 15,
2021.



E. RELATIONSHIP TO OTHER GENERAL PLAN ELEMENTS

State law mandates the adoption of a general plan (Government Code Section
65300), which serves as the blueprint for how a particular city or county (e.g., the
City of Santa Monica) will develop. A general plan expresses the community's
development goals and embodies public policy relative to the distribution of future
land uses, both public and private. Zoning ordinances, specific plans, development
projects, capital improvements, and development agreements are required to
conform to the general plan. Preparing, adopting, implementing, and maintaining
the general plan serves to identify the community’'s land use, circulation,
environmental, economic, and social goals and policies as they relate to future
growth and development. A general plan consists of individual sections —or
elements--that address a specific area of concern, but collectively, they make up
an integrated planning approach for the jurisdiction. State Law requires that
general plansinclude seven elements: land use, transportation, conservation, noise,
open space, safety, and housing. A city or county may choose to have additional
elements as part of their general plan.

Santa Monica’'s General Plan consists of the 7 state-mandated elements: (1 & 2)
Land Use and Circulation, (3) Conservation, (4) Housing, (5) Open Space, (6) Noise,
(7) Safety, as well as a (8) Historic Preservation element.

The City's Land Use and Circulation Element (LUCE) was adopted in July 2010, and
last amended in 2020. The LUCE provides guidance for the City's overall
development strategy, including where and how new land uses will be located in
relation to the circulation system in the City through 2030. The LUCE established
overarching policies and standards for new development based on land use
designations for every property in the City. These policies and standards were
further refined in the City's Zoning Ordinance Update in 2015 and by the adoption of
various area and specific plans, including the 2013 Bergamot Area Plan and the 2017
Downtown Community Plan.

To meet the City's RHNA allocation of 8,895 new units over the next 8 years and to
affirmatively further fair housing, the Housing Element includes actions and
programs to amend adopted development standards and policies. As required by
State law, elements of the General Plan should form an integrated, internally
consistent plan, and inconsistencies cannot be remedied by a statement giving one
element precedence over the others (Gov. Code § 65300.5; Sierra Club v. Board of
Supervisors of Kern County (1981) 126 Cal.App.3d 698). Therefore, adoption of the
Housing Element will require amendments to the LUCE and the City's Zoning



Ordinance, Bergamot Area Plan, and Downtown Community Plan to ensure internal
consistency.

Adoption of this Housing Element will also trigger revision of the City's Safety
Element. The Safety Element was last updated and adopted in February 1995. Over
25 years have passed and since that time, and the State has established new
requirements pertaining to Safety Element updates. Specifically, Senate Bill 1030
which was passed in 2018 establishes the following:

Requires the safety element to be revised to identify new information on fire
hazards, flood hazards, and climate adaptation and resiliency strategies
applicable to the city or county that was not available during the previous
revision of the safety element

Requires this revision to occur upon each revision of the housing element or
Local Hazard Mitigation Plan (LHMP), but not less than every eight years.

HOUSING ELEMENT ORGANIZATION

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

1.

Introduction: This chapter discusses the City of Santa Monica's housing
strategy, statutory requirements of the Housing Element and relationship to
other General Plan elements, changes to the Land Use and Circulation
Element, and a summary of the outreach efforts.

Affirmatively Furthering Fair Housing: This chapter provides an assessment
of fair housing including a description of segregation patterns, racially or
ethnically concentrated areas of poverty, disparities in access to
opportunity, disproportionate housing needs, and a summary of actions to
affirmatively further fair housing in the City.

Goals and Policies: This chapter provides the background for the City's
housing needs, and then establishes the goals and policies to address the
housing issues identified. This section forms the framework of the programs
in the Housing Element.

Land Available for Housing: This chapter summarizes the City's State
mandated RHNA and provides an analysis of suitable land available for
residential development to meet the RHNA.

Programs and Schedule of Implementation: This chapter lays out the
programs that the City willimplement to achieve the goals and objectives.
Each program includes specific actions to be undertaken by the City, a



timeframe for implementation, the City departments/divisions responsible
for implementation, and desired outcomes (where appropriate).

G. COMMUNITY ENGAGEMENT

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. Throughout the preparation of the Housing
Element, the City conducted numerous outreach efforts to engage all sesgments of
the community.

Public Process Adapts to the COVID-19 Pandemic

Due to the COVID-19 Pandemic and the resulting safer at home orders, the public
outreach process was adapted to accommodate virtual participation. Staff held
online roundtable discussions, workshops, questionnaires, and study sessions. The
global pandemic not only shifted the way that public participation was performed,
but also the way that Staff noticed outreach events.

A project website was created and launched in August 2020 to document project
progress inregard-towith information on public outreach events, draft documents,
the RHNA, and relevant links. (www.santamonica.gov/housing-element-update).
In order to communicate upcoming engagement opportunities during a safer at
home order, additional engagement strategies were needed, aside from the typical
social media posts, newspaper notices, and email blasts. Two large-scale surveys
were conducted at the launch of the project and when the draft concepts were
released in order to gather input (see Appendix A). Non-digital commmunication
strategies were employed, like the Rent Control Board newsletter and Seascape, a
quarterly City publication mailed to every household in Santa Monica. Materials and
notices were also distributed through stakeholders and community partners such
as housing providers. While most materials were posted to the project website,
printed versions and alternate language versions were available upon request.

Community Input

The two phases of public outreach conducted to get community input for the Plan
included public outreach meetings and inter-department collaboration with other
City divisions and departments.

Outreach Meetings
Table 1-1 lists the meetings at which opportunities for public, City Council, and City
commission input on the Housing Element were provided. As indicated, the City held




public webinars, met with stakeholders virtually, and held numerous public hearings
with the Planning Commission, City Council, Housing Commission, and Rent Control
Board. City staff attended over 35 meetings and hearings throughout the course of
the Housing Element preparation.




Table 1-1 City Boards and Commission

. . 11/12/20 (Morning) Public webinars on the project launch
Hous]ng Element Update Public 11/12/20 (Evening)
Webinar 11/14/20
. o 11/18/20 "Gathering Input for the Plan”
Planning Commission 12/9/20 presentations to City boards,
1/20/21 commissions, and the City Council took
2/17/21 place between November 2020 and April
3/16/21 2021. Aninitial study session with the City
3/17/21 Council took place in December 2020.
5/12/21
6/2/21 Presentations of the May 2021 Draft, which
6/3/21 took place between May and June 2021,
8/18/21 highlighted the proposed updates to the
9/8/21 Housing Element for Commissions, Boards
9/M14/21 and neighborhood groups as requested.
. . 12/10/19 The meetings yielded direction on
City Council 12/15/20 concepts to include in the draft Housing
3/9/21 Element.
3/30/21
6/15/21
1/7/21
Housing Commission 4/1/21
4/15/21
12/10/20
Rent Control Board 4/8/21
. . . 12/3/20 Two technical working groups on Housing
Housing Production Technical 12/17/20 Production and Housing Stability were
Working Group 1/22/21 formed in Novernber 2020. The groups
2/19/21 were comprised of practitioners and
. . . 12/11/20 interested community members. The two
Houspg Stability Technical 1/8/21 groups met four times each between
Working Group 1/28/21 Decermber 2020 and February 2021.
2/18/21
. 2/25/21 The affordable housing stakeholders'
Affordable Housing Developer roundtable brought together affordable
Roundtable housing producers and advocates with
particular knowledge and experience in
housing issues. Participants included: Linc
Housing, Community Corporation of Santa
Monica (CCSM), Abode Communities, EAH
Housing, Southern California Association
of Nonprofit Housing - SCANPH, Step Up,
and Amcal Multi-Housing
. . Staff met with representatives of a variety
Interfaith Council 4/28/21

of religious congregations through the
Santa Monica Area Interfaith Council. The
intent was to provide information




The first public draft of the Housing Element was released in May 2021 and posted
on the department and project website. The Planning Commission held a public
hearing on June 2 and 3, 2021, followed by City Council on June 15, 2021. All City
meetings are open to the public. The City provides the public with advance notice of
the public hearing, on-line links and digital copies of all related materials with print
and translated materials available upon request. Comments and direction provided

at these meetings were incorporated into the May 2021 draft, which was posted on

The City also made use of its internal and external partners to maximize the noticing
of hearings, events and the release of draft materials and concepts. This included
working with affordable housing providers in the City, the rent control board, and
the City's communications team to reach affordable housing and rent control
residents, and the City at large through the SaMo News email blast and City socidal
media accounts.

Community outreach for the Housing Element update started with three identical
virtual workshops outlining the update process, objectives, and future engagement
opportunities. Following the staff presentation, participants were given time to ask
staff questions. A summary of each workshop, including the question and answer
portion, was then posted to the project website. These workshops were held across
several days and times, including the weekend, to allow for broad participation. In
addition, an online survey was sent out to all neighborhood groups, stakeholders,
and the City's list of interested parties/groups.

Additionally, two Technical Working Groups were established, one focused on
housing production and the other on housing stability. The goal of these two groups
was to bring together community members, practitioners, and experts to garner
more specific feedback on the barriers to housing development and issues
surrounding displacement. Attendees came from a broad range of stakeholder
groups, including Abundant Housing LA, Community Corp of Santa Monica, NRDC,
EAH Housing, various boards and commissions, several private architecture firms,
and other various community groups. For a full list of member
organization/affiliation, see the Table 1-2 below. The working groups met four times
each and discussed the past and future goals, policies, and programs of the Housing
Element. The commentsreceived were then used to develop draft concepts around




housing production, location, stability, and equity. These concepts were posted to
the website, in both English and Spanish, along with surveys to petition additiondl
feedback form the community at large.

Table 1-2 Technical Working Group Member Organization/Affiliation

Stability TWG

Production TWG

NOMA

Santa Monica Housing Commission
Pico Neighborhood Association
Black Agenda

Committee for Racial Justice
League of Women Voters

NRDC

Community Corp of Santa Monica
Harding Larmore Kutcher & Kozal
Disability Community Resource Center
MAPS Realty

PCG

Cypress Equity Investments

Morley Builders
Santa Monica Architects for a Responsible

Tomorrow

Housing Commission

Planning Commission

Interested Community Members

KoningEizenberg Architecture

RLB Architecture

KEA

SREG

Abundant Housing LA

L.A. Realty Partners

Armbruster Goldsmith & Delvac LLP
Community Corp of Santa Monica
Abundant Housing LA

Moore Ruble Yudell Architects and Planners
Housing Commission

Santa Monicans for Renters' Rights
DFH Architects

Architectural Review Board

Michael W. Folonis, Architects
Yuguchi Architecture
NRDC

Harding Larmore Kutcher & Kozal

Santa Monica Housing Council

Planning Commission

Zinner Consultants

EAH Inc.

MAPS Realty

Sustainable Homes of the Future, LLC
Cypress Equity Investments

Goldman Firth Rossi Architects

Morley Builders

Architect, member Building and Fire Life-Safety
Commission

Santa Monica Architects for a Responsible
Tomorrow

Housing Commission

Interested Community Members




In an effort to gather more specific feedback around the barriers to affordable
housing development, staff held a roundtable with affordable housing developers
from across the Los Angeles area. Involved organizations included Linc Housing,
Community Corporation of Santa Monica (CCSM), Abode Communities, EAH
Housing, Southern Cadlifornia Association of Nonprofit Housing - SCANPH, Step Up,
and Amcal Multi-Housing.

Once draft concepts for the Housing Element were developed, they were posted
online, in both English and Spanish, for a period of review by the community. The
public were provided the opportunity to commment on the draft concepts via an on-
line interactive survey. The comments received were then presented back to the
Housing Commission, Rent Control Board, Planning Commission, and City Council.

Following each meeting held during the initial phase of the community outreach
effort, comments were summarized and posted on the project webpage. These
materials were made available in English and Spanish, upon request.

Table 1-23 summarizes these-comments by topics that were received from the
community and indicates where issues have been addressed in this document.
Individual meeting summaries can be found in Appendix D.

Table 1-23 Comments Received During Phase | Community Outreach, by Topic



also allowing additional housing units to be built. Some concepts proposed to protect existing

General Comment Where
Addressed
Affordable Housing: There were many discussions that concurred that the cost of housing in
Santa Monica is too high. To alleviate the demand for lower-cost housing, the Housing Element
should encourage both 100% affordable developments and inclusionary units in market rate
housing projects. Some concepts proposed to encourage additional affordable housing are: (Seioatiosbr
e Increasing the inclusionary requirements of the AHPP; ograms
e Building in additional flexibility for the off-site affordable housing requirement; g, 1b, 1e, 1f,Ij,
o Changes to certain development standards to encourage housing production; 2b, 2¢c, 2d, 4b
e Further streamline the process for housing project approval;
e Incorporate the SB1763 changes to the state density bonus law;
* __Increase the maximum allowable density irareas-thathaveprevioushy-notseen-affordable
housing-developrentlikein-theRlzonesand height to ensure housing feasibility and to
support increased affordable housing production;
le——Right of first offer for non-profit housing developers:
Protect Existing Tenants: Concern was expressed that meeting the higher RHNA allocation  [Objectives
would lead to the displacement of existing tenants. Community members advocated for Programs 1h;
additional protections for existing tenants to make sure that they can remain in place while  2gf, 3a,3b

3d,

residents are: 3e, 3h, 5q,
e Expanding upon and adding to the existing programs that provide rental assistance, [5e; 6a, 6b,
tenant protections, resident support services, and maintenance/rehabilitation of 6.c,6.d, 6.9,
housing units; 6.n
e Protect existing rental units and require that protected units are replaced:;
e Maintain housing repair and rehabilitation programs;
e Expandupon outreach and information for property owners and tenants regarding
tenant rights and rehabilitation programs;
e Protectlow-income units at-risk of converting to market-rate units, as well as the
naturally occurring affordable housing units.
Additional Incentives for Accessory Dwelling Unit (ADU) Production: [deas were proposed to
explore ways to increase the development of ADUs. Since ADUs are typically additions to existing
structures, the new units would help to contribute to the RHNA while maintaining neighborhood  [Objectives
character and protecting existing residents. Some ideas proposed are: Programs 1h;
e Allow additional ADUs on single-dwelling unit parcels if they are deed restricted for e
affordable housing;
e Develop an ADU accelerator program to simplify the ADU process and create pre-
approved plan sets for ADUs.
Inter-Agency Review
City Departments: An Interdepartmental Taskforce representing all City

departments related to housing

including the Community Development

Department (encompassing City Planning, Housing, and Economic Development),
Community 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 Housing
Element was shared with the City's Water Resources Division (WRD), which has
responsibility for water and sewer maintenance and development. Appendix F
provides a summary of potential water and sewer infrastructure constraints for housing
projects. As indicated, while increases in infrastructure capacity will be necessary to
accommodate the sewer and water demands of future housing development, the
City will be increasing the Capital Facilities Fee to implement improvements as
necessary to serve future housing development.




H. Summary of Housing Programs for the 2021-2029 Housing Element

This summary table is provided for convenient reference. More details regarding the programs, including proagram

background can be found in Chapter 5.

Program
No

Program

Objective

Timing

GOAL1PROGRAMS
Production of new housing that is sustainable, innovative, safe and resilient, appropriate with the surrounding neighborhood, offers
opportunities for active and healthy living, including walking and biking, and increases equitable housing opportunities.

1.A

Streamlined By-Right Approvals For Housing Projects

The City shall make permanent amendments to the Zoning Ordinance that are
currently interim and make amendments to the Land Use and Circulation Element
(LUCE), Downtown Community Plan (DCP), Bergamot Area Plan (BAP) and
Zoning Ordinance, as necessary, to allow, at a minimum: 1) 1002 affordable
housing projects-and: 2) non-Downtown housing projects that are code-
compliant or are granted specified modifications/waivers to be established in the
Zoning Ordinance; 3) Downtown housing projects that do not exceed Tier 2

maximums and are subjectto-the-Housing-Accountability- Actcode-compliant or

are granted specified modifications and waivers to be established in the Zoning

Provide certainty for
housing providers by
allowing a ministerial

approval process
based on objective
standards  for 100%
affordable housing
projects, housing

projects that are code
compliant or granted

Ordinance; and 4) housing projects that include at least 20% of units on-site as

specified modifications,

affordable to lower-income households [Government Code Section 65583.2(¢c)],

code-compliant

to be reviewed through eneelmm%e#veo bz-ngh process Lhimeoooia ol
inty Such by-right

Downtown housing
projects that do not

projects shall still be subject to design review, Drov:ded that design review shall
not constitute a "project” for heusing-previders-purposes of Division 13
(commencing with Section 21000) of the Public Resources Code.

The City shall extend interim zoning amendments for process thresholds pending
the full implementation of this program.

The City shall also develop written procedures to implement the streamlined
review process for eligible projects under SB35.

exceed Tier 2
maximums___or _ dre
granted specified
modifications, -and-are
. .
feseuptasilibofet and
housing projects eligible
for by-right processing
in __accordance  with
State law.

December
3%
2021March
31,2022




Program Program Objective Timing
No

1B Streamline The Architectural Review Process and Ensure Design Review Streamlined housing December
Objectivity For Housing Projects approvals. 3%
The City shall adopt new streamlining procedures to expedite-the-allow staff level 2021Septem
design review for smaller housing projects and expedited design review of larger ber 30,2022

housing projects—This—weuld-ineludebut-not-be-limited-te; by shifting the design
review to-be-concurrentprocess to before or concurrently with entitlement review
so-as-toissuance. This will reduce processing timelines—_and increase certainty for
housing providers. These procedural changes would involve amending the
Municipal Code to assure that design review cannot unreasonably delay a housing
project approval by, for example, placing limits on number of hearings and
maximum time limits for design review. The amendments shall also be clear that
design review cannot be used to reduce density or deny a housing project.
Additionally, the City shall develop objective design standards anticipating
compliance with SB35 for applicable housing projects.

1.C Incentivize Housing Development On Surface Parking Lots in Residential Zones Incentivize housing | Becember

That-Are-Associated With-Existing- Commercialses production on | 3%

In order to AffirmetivelyFurtherFeairHousingprovide new housing choices and | underutilized sites that | 2621August 1
affordability in _high opportunity areas, the City shall adopt standards that | would not displace | 2022

incentivize housing production on surface parking lots in multi-unit residential | existing tenants.
zones (teR2-R3-R4) associated with existing commercial uses, including, but not
limited to, removing the—density caps—remeovinrg and commercial parking
replacement restrictions, lot consolidation, street access to the project, and
restoring underlying maximum allowable density.

The City shall also adopt standards that incentivize housing production on surface
parking lots associated with existing residential uses as long as the existing
residential use is not removed.




Program Program Objective Timing

No

1D Explore Reducing-orEliminatingReduce Minimum Parking Requirements for Lower the cost of December
Certain Housing Projects housing production 31
The City shall explorereducing—or—eliminatingreduce minimum parking 2021August 1,
requirements for all housing projects by applying Parking Overlay 1 ratesirFransit 2022
PelesincArces,

1E Revise The Design And-BevelepmentStandards In The Bergamot Area Plan (BAP) | Provide clarity in the June 30,
For Easier Understanding And To Support Housing Production regulatory 2023

The City shall modify the design guidelines in the BAP to establish objective

standards end-feasible-development-standards-to support housing production: by
increasing certainty for housing providers. The revisions to developmentdesign
standards will address at minimum: density—(floor—area—ratio)—ealoulations—for
heousing—height—limitations; building modulation, ground floor uses, street

frontages/pedestrian orientation, open space, reduction in parking minimums,
live/work artist and commercial living situations, etc. The standards shall be user-
friendly with improved clarity end-include—greater—development-ineentives—to
buildto support housing_production. The BAP should also consider the special
housing needs of artists, such as live-work units, to promote artist residents in the
Bergamot area.

environment for
housing and incentivize
housing productionin
the Bergamot area.




Program Program Objective Timing
No
1F Revise the Downtown Community Plan Development Standards To Support Continue to encourage | Becember
Housing Projects housing productionin 31-2021March
The City shall modify the development standards in the DCP to ensure they are set | Downtown area. 31, 2022

at levels that can support the minimum AHPP requirements_and to support feasible

housing projects. The City shall also recensider—the—feasibilityof-amend the

development standards and AHPP requirements to ensure Tier 2 and Tier 3 -project

Feqwemen%s—fe#Downtown hous:ng prolects are feos:ble—melue#ng—theume%esem

The City’s assumptions of feasibility and the City’s SSI are based on the results of a
feasibility analysis prepared by HR&A dated June @, 2021. Based on the results of
the feasibility analysis, the feasible FARs for housing projects range from a minimum
2.75 to 4.0 with heights ranging from 55 feet to 84 feet. The City reserves the right
to adjust these heights and FARs up or down. Any changes will ensure feasibility and
that overall unit capacity assumed in the site inventory is met, including income
category, and will be no lower than existing allowable height and FAR as of
October 13, 2021. The off-site affordability requirement will be greater than the on-
site requirement.

The City shall consider opportunities, including rezoning or the creation of new
zoning districts, as necessary, to facilitate advancement of housing goals and/or
historic preservation.

In_addition to FAR and height, the City shall review all standards and requlations
that may be considered a constraint to housing production including but not limited
to development impact fees and design standards: such as restrictions on ground
floor residential use, minimum/maximum ground floor height, and daylight plane
adjacent to existing residential neighborhoods.




Program Program Objective Timing

No

1.G Premote The Uselncentivize and Facilitate the Development Of Accessory Streamline approvals Juby L
Dwelling Units Through An ADU Accelerator Program and facilitate 2022Decem
The City shall develop an Accessory Dwelling Unit (ADU) Accelerator Program that | development of for ber 31,2022
will simplify the ADU process by providing prospective ADU developers with a | ADUs-.
handbook detailing all ADU standards and review procedures, and pre-approved
ADU plans that can be selected to reduce time and costs associated with ADU
development. The program will else-censider-further streamiining-streamline efthe
City’s ADU permitting review process. Additionally, the City will review and update
its locally adopted ADU Ordinance for consistency with State law.

1H Adaptive Reuse Of Existing Comnmercial Buildings For Permanent ResidentialUse | Increase flexibility for Lemmee]
As an alternative to constructing new housing, the City shall encourage and | reuse of vacant ongeingDec
incentivize the adaptive reuse of existing commercial tenant space for permanent | commercial space to ember 31
residential use and also allow an adaptive reuse of existing ground floor | residential use. 2023
commercial space for artists and live-work use. The City shall also explere-adopt
policy and zoning changes to incentivize the conversion of existing commercial
tenant space to residential use, such as relaxing parking, unit mix, open space, and
other typical zoning or building code requirements.

11 Ensure That Local Regulations Support Innovations In Construction Remove impediments | Arnual
Technology To The Extent Technically Feasible toinnovationin housing | enrgeirgDec
The City shall support innovative lower-cost, end efficient and environmentally | construction. ember 31
sustainable construction techniques for housing. Program shall eensider 2023

implement a streamlined building permit review process for housing projects
utilizing innovative construction methods and technology, and project-based
outcome-oriented permitting benchmarks.




Program Program Objective Timing
No
1.J Rezoning by Rrevising Ddevelopment Sstandards to Eensure that Hhousing Support the production | March 31,
Pprojects are Ffeasible and lincentivized Oever Ceommercial Ddevelopment of affordable housing 2022

The City shall amend the Zoning Ordinance, LUCE, and the Bergamot Area Plan

and encourage the

(BAP) to increase FAR and height standards to levels that can support feasible

equitable production of

housing projects.

The City’s assumptions of feasibility and the City’s SSI are based on the results of a
feasibility analysis prepared by HR&A dated June 9, 2021. Based on the results of
the feasibility analysis, the feasible FARs for housing projects range from a
minimum 2.75 to 3.25 with heights ranging from 55 feet to 65 feet. The City
reserves the right to adjust these heights and FARs up or down. Any changes will
ensure feasibility and that overall unit capacity assumed in the site inventory is met
including income category, and will be no lower than existing allowable height
and FAR as of October 13, 2021. The off-site affordability requirement will be
greater than the on-site requirement

The City shall consider opportunities, including rezoning or the creation of nhew
zoning districts, as necessary, to facilitate advancement of housing goals and/or
historic preservation.

eanepymay be considered a constraint to housing production, including, but not

limited to, development impact fees, unit mix requirements, -and design standards
- such as restrictions on ground floor residential use, minimum/maximum ground
floor height, and daylight plane adjacent to existing residential neighborhoods.

housing across the City.




Program Program Objective Timing
No
1K Adequate Sites Program Create opportunity to August ],
To accommodate the City’s lower-income RHNA, the City shallmake amendments | accommodate the 2022

to the Land Use and Circulation Element (LUCE), Downtown Community Plan | City's lower-income
(DCP), Bergamot Area Plan (BAP) and Zoning Ordinance, as necessary, to | RHNA targets
establish that City-owned sites are allowed 100 percent residential use and require
residential use to occupy at least 50 percent of the floor area. Additionally, while
not required to meet the shortfall of lower-income units, the Zoning Ordinance
shall be amended to specify additional mixed-used zoning districts that shall be
allowed 100 percent residential uses.

GOAL 2 PROGRAMS

Housing production for allincome categories including for the community’'s workforce and most vulnerable communities.

2.A Establish A Moderate-Income Affordable Housing Overlay Provide significant

incentives for 100%
The City shall amend the Zoning Ordinance to establish a 100% affordable housing | affordable housing.
overlay for moderate-income (up to 1202 AMI) housing projects in targeted areas
of the City such as Downtown area, Bergamot area, and the immediate area
around the 17th St station. The moderate-income affordable housing overlay
would allow a height increase of up to three additional stories or 33 feet, 50%
density bonus, up to four incentives and concessions, no minimum parking
requirements, and flexibility in unit size/unit mix in exchange for additional
common area amenities.

August 1,
2022




Program Program Objective Timing
No
2B Right Of First Offer Ordinance For Nonprofit Affordable Housing Providers Support 100% | 2021/2022De
The City shall explere-adopt a Right of First Offer Ordinance that would provide | affordable housing by | cember 31,
nonprofit affordable housing providers the right of first offer for a specified time | assisting nonprofit | 2023
period to acquire private properties as they become available for purchase. As | affordable housing
part of this effort, the City shall eensiderprioritize the scope of properties that | providers to be

would most effectively achieve the goal of making nonprofit housing providers
more competitive in the land buying market for the purpose of producing
affordable housing.

competitive in the land
acquisition market.




2.C

Update The City's Affordable Housing Production Program-And Develeprent
Standardsto EnsureIncrease the Number of Affordable Housing Units at all
Income Levels thatHousing-Projects-AreFeasible
In order to increase the number of affordable housing units at allincome levels, the
AHPP ineluding-Hn-on-site and off-site option for housing projects located outside
of the Downtown; shall be revised to_maximize the contributions of the AHPP to
achieving the RHNA affordable housing allocation and advancing the City’s
affordable housing goals. Areas to be considered may eliminateinclude, but not be
limited to:

e Increase the threshold (to at least 6 units) at which projects are required

to provide on-site or off-site affordable units::

e FEliminate the current 'menu” option of affordability requirements and
/nsteod establlsh a eles#ee‘new bose offordablllty percentoge—ef—lé,é—feﬁé-

e Re-evaluate the in-lieu fee option to-previde-fundsfor applicants to pay a
fee instead of eenstruetionconstructing affordable units to ensure that the
fee supports the funding and construction of new affordable housing
throughout the City:; and

e Evaluate the possibility of a mixed-compliance option that would provide
applicants more flexibility in meeting AHPP requirements.

e Increase the eoff-site—affordable-housing—optionminimum percentage of

required off-site affordable units to be higher than the on-site option:&

e Allow projects to locate off-site affordable housing te—be—{ocated
anywhere in the City that is not a disadvantaged area—determined
through_as defined by SB535, which includes socioeconomic and
environmental metrics; —such—as—overconcentration—ofJower—income
hovechalds

A

Ensure that the AHPP
provides housing
developers viable
options for
compliance.

Zomenne

arch31June
30,2022




Program Program Objective Timing
No
o TheAHPP-off-site-option-shall-also-be-updated-to-allowAllow market-rate
projects to comply with the-AHPP off-site option through the-acquisition
and rehabilitation of existing-vaecant rental units and converting those to
deed-restricted units.
2D Update Density Bonus Ordinance to Ensure Consistency With State Law And Ensure consistency December
Integration Into The City's Land Use System with State Law. 31
2021Augustt,
The City shall update the density bonus ordinance, Santa Monica Municipal Code March 31
Chapter 9.22, to ensure consistency with State Density Bonus Law and integration 2022

with the City's land use system, including the Affordable—Heousing—Production
Program:-AHPP. The ordinance will clarify how to apply State density bonus law te
the City's-developmentstandards-in the City’s commercial and mixed-use districts;
whieh—are_that do not based-en—typical-measures—of-have maximum density
Cunits/acre)-but-instead-based-on-Floor- Area-Ratio-(FAR)-and-controls, including

application of State density bonuses to floor area dedicated to residential uses.
The amendments to the Municipal Code shall also set forth a voluntary ministeril
processfor-considerationby-right menu of incentives & concessions aend-weaivers
of development—standardsithat do not require following the process under
Government Code Section 65915(d) for approval. Requests for "off-menu”
incentives and concessions may be requested pursuant to Government Code
Section 65915(d).




Program Program Objective Timing
No
2E Commit To The Production Of Affordable Housing On City-Owned/Publicly- Prioritize affordable Semmmed
Owned Land housing productionon | engeingDec
city-owned land. ember 31
The City shall commit City-owned sites for the production of 1002 affordable 2023 and
housing, with consideration of other community-serving purposes, including, but Annual
not limited, to green space, place making, and/or community-serving commercial Ongoing

and _revenue qenerottnq uses. Ihe—QPHhG#—e*pleFe—meeﬂﬂs—ef—me*mzﬁg

The City shall plan for a minimum of 1,884 affordable housing units across available
City-owned sites, which may include, but shall not be limited to, rezoning actions
in the LUCE, Specific Plans, and/or Zoning Ordinance amendments. Amendments
to maximize affordable housing development potential on City-owned sites, and
any subsequent development of those sites will be guided through a public process,
including engagement of community stakeholders. An RFP for at least one city-
owned site shall be issued by June 30, 2023. Future RFPs shall be staggered based
on availability of resources.

To facilitate affordable housing development, the City will continue to assess
appropriate City-owned properties for the development of affordable housing, or
in some cases may consider the most appropriate disposition of City properties to
nonprofit developers for the development of affordable housing.




Program Program Objective Timing
No
2.F New Affordable Housing Finance Programs To Enable Continued Provision Seek innovative Annual
Of Technical And Financial Assistance For Housing Production affordable housing ongoing

The City shall leverage its commitment to use of City-owned land for affordable
housing with advocacy for new sources of state, federal, and philanthropic funding
that may be used for housing. Once appropriate funding sources are identified, the
City will take the necessary steps to move forward.

ategies-to-providefinancial-and-technical-assistance-shallbe-exploredThe

City has adopted policy on prioritizing our local funding through a Housing Trust
Fund plan that includes spending commitments for affordable housing production
and preservation for special needs and ELI households including exploring new
funding for conversion to deed-restricted, multi-unit developments in areas of
affluence. The plan outlines funding strateqy for ELI households including seniors
and persons living with disabilities. The City will continue to implement the policy
and execute funding commitments to produce housing targeted to persons
experiencing homelessness or at-risk of homelessness. Local funding through the
Housing Trust Fund will also help support affordable housing production on City-
owned/publicly owned land in accordance with Program 2E. On an ongoing basis,
the City will continue to communicate with local affordable housing providers on
potential housing projects based on funding availability.

Financial and technical assistance shall be provided when resources are available
and committed to nonprofit housing providers to the greatest extent possible to
support the development of affordable housing, including special needs housing
and arts housing. The City will investigate research creative financing tools like a
regional housing trust fund and infrastructure financing plans to learn how they are
used elsewhere and how the City might best leverage these tools to support the
construction of affordable housing.

financing tools to
increase production.




Program Program Objective Timing
No
2.G Faaeilitete Expand Housing Choice by Facilitating The Development And Housing for individuals | Annual
Maintenance Of Special Needs Housing with special needs. ongoing

The City shall continue to utilize available financial resources and partnerships with
service providers to create and retrofit existing housing for spec:a/ needs
househo/ds

fee#mes—Thls lncludes the provision of 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. The City
shall encourage barrier-free construction and adaptation.

Through the 5-year Consolidated Plan process, the City shall continue to identify
housing and supportive service gaps for various special needs groups and propose

pollcy and prlorltles based on the analySIs—Fhe—Gmy—she#—essess—WHeHVes—end




Program Program Objective Timing
No
2H Maintain Proposition | Monitoring. Ensure the City Annual
The City shall monitor utilization of Proposition | authority through annual continues to report on ongoing
reporting of new "low rent- housing projects.” compliance with
Proposition I.
21 Zoning For A Variety Of Housing Types Including Special Needs Housing And Ensure the City is December
Housing Access For Persons With Disabilities. compliant with all State | 31,2022 and
The City shall review and update the Zoning Ordinance and BAP, as applicable, to | laws for special needs Annudl
ensure consistency with State law as needed regarding special needs housing housing types and Ongoing
types and residential land use classifications as needed. residential land uses.
2.J Program 2.J Prioritize Water And Sewer Service To Housing Projects With On-Site | Prioritize infrastructure | December 31
Affordable Units. service to 2022
The City shall establish written procedures to grant priority to developments with developments with
on-site units affordable to lower-income households if availability of service is lower income units to
limited. support the production
of affordable housing
throughout the City
GOAL 3 PROGRAMS

Preservation of the existing supply of housing and prevent displacement of existing tenants.




Program
No

Program

Objective

Timing

3A

Restrict The Removal Of Existing Rental Units For Site Redevelopment And

Require That Protected Units Are Replaced

The City shall eensider—amending—amend the Municipal Code to adopt local
requirements that make permanent and potentially expand upon the anti-
displacement requirements of SB 330 to ensure that protected units proposed to
be demolished in order to construct a new housing development project are
replaced.

As required by Government Code Section 65583.2(Q)(3). the City shall amend
the Zoning Ordinance to require that sites that currently have residential use, or
within the past five years have had residential uses that have been vacated or
demolished, that (1) are or were subject to a recorded covenant, ordinance, or
law that restricts rents to levels affordable to persons and families of low or very
low income, or (2) subject to any other form of rent or price control through a
public entity's valid exercise of its police power, or (3) within the past five years
were occupied by low or very low income households, shall be required to
replace all of those units as affordable to the same or lower income level as a
condition of any development on the site. Replacement requirements shall be
consistent with those set forth Government Code Section 65915(c)(3).

Protect existing
residents by preserving
existing rental housing
stock; no net loss of
units.

December
34

August 1,
2022

3B

Develop Tenant and Landlord Programs To Address State And Federal
Legislative Mandates Regarding Anti-Discrimination

The City shall continue to implement programs, including tenant and landlord
education/outreach, 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). The City will continue to fund the acquisition and
rehabilitation of existing rental units and continue to 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.

Develop programs to
address State and
Federal housing
mandates.

Annual
ongoing




Program
No

Program

Objective

Timing

3C

Facilitate The Conservation Of Restricted And Non-Restricted At-Risk Housing.

There are approximately 770 affordable, deed-restricted units that are at-risk
of conversion to market rate in the next 10 years. The City will continue to
monitor the status of at-risk projects within the City, edviseensure that required
notice is given to tenants, and advise property owners and tenants in advance of
potential conversion dates, and assist in answering questions from residents of
at-risk housing. -As a part of the ongoing monitoring, the City will continue to
provide information on maintaining long-term affordability and assist federally-
funded housing properties with seeking funding assistance in applying for
allocations of housing vouchers from the federal government to maintain
housing affordability. On an ongoing basis, the City will continue to communicate
with local affordable housing providers on conserving housing projects-.

The City will eensider—exersisingexercise its right of first refusal to purchase

properties if necessary and financially feasible to ensure the continued

availability —of affordable housing units. Additionally, the City shall

exploreresearch and implement strategies on conserving non-covenant

residential units such as rent-controlled units and naturally occurring affordable

Units. mmo——fresneresoneislo s o nien e tomonlil it cooooshe cons o o
T et . 3

The City proactively
monitors units at risk of
conversion due to
expiring covenants and
takes actions to ensure
their long-term
affordability.

Annual
ongoing

3D

Maintain An Acquisition And Rehabilitation Program

As resources are available, the City shall continue to provide loan assistance to
nonprofit affordable housing providers and work with providers to identify new
funding sources. As outlined in Program 2.B, the City shall explere-adopt a Right of
First Offer Ordinance that would provide nonprofit affordable housing providers
the right of first offer to acquire existing multi-unit-residentiadprivate properties as
they become available for purchase.

Protect existing
residents by acquiring
and rehabilitating
existing housing.

Annual
ongoing

3E

Maintain A Low Income Residential Repair Program
The City shall support and fund the rehabilitation of 38 multi-family units and
provide 20 minor home repairs.

Rehabilitate 38 multi-
unit dwellings and
provide 20 minor home
repairs.

2024




Program Program Objective Timing
No
3.F Enhance Code Enforcement Response To Housing-Related Violations Require property | Annual
The City shall continue to respond to residential building code violation complaints. | owners to respond to | ongoing
Code Enforcement and Building and Safety Divisions will coordinate with the | Building Code violations
Housing and Human Services Division to provide information on available | and complete routine
rehabilitation assistance to correct code deficiencies. maintenance on their
residential buildings.
3G Maintain A Mandatory Seismic Retrofit Program Protect existing Annual
The City shall continue to implement the Seismic Retrofit Program pursuant to the | residents by ongoing
City's Seismic Retrofit Ordinance. ensuring the safety and
structural integrity of
existing residential
buildings.
3.H Information And Outreach For Property Owners Regarding Rehabilitation And Inform property Annual
Maintenance Of Housing Units owners regarding ongoing
The City shall provide additional education and outreach to multi-unit property | proper maintenance of
owners on available City programs and enceourage—support continued | residential units.
rehabilitation, maintenance, repairs, and upgrades of their housing units.
3l Right To Counsel Program Prevent the Ongoing
The City shall continue to_implement a Right to Counsel pilot program and evaluate | displacement of
its overall effectiveness, program capacity, and long-term feasibility. tenants by providing
access to legal
assistance and support
for tenants facing
eviction.
3.J Restrict Conversion Of Existing Rental Housing To Condominiums Restrict loss of rental Ongoing
The City shall continue to regulate condominium conversions pursuant to SMMC housing units to
Section 9.24.040. condominium
conversions
GOAL 4 PROGRAMS

A community that provides equitable housing access to all neighborhoods.




Program Program Objective Timing
No
4.A Zoning Ordinance Amendment To Permit Multiple-Unit Housing In Non- Support the production | Becember
Residential Zones Where Not Currently Permitted of affordable housing 31
and encourage the August 1,
The City shall amend the Zoning Ordinance, LUCE, and associated specific and | equitable production of | 2022

area plans to add multi-unit housing as a permitted use in non-residential zones
where housing is currently prohibited. To promote the fair and equitable
distribution of new housing opportunities across the City, land use regulations shall
be amended to add multi-unit housing as a permitted use in areas where it is
currently prohibited. Land use regulations, FAR, and Height (as indicated in
Program 1.1) will be revised to allow housing in areas that currently do not allow
housing such as the Office Campus, Industrial Conservation, and Creative
Conservation Sector zones.

To promote fair and equitable housing opportunities throughout the City, the City
shall amend the Zoning Ordinance, LUCE, and the Bergamot Area Plan (BAP)
including in areas that have historically not permitted or accommodated housing,
to allow for higher maximum allowable FAR and height in the NC, IC, and OC
zoning districts.

For the purposes of addressing environmental health considerations, the City shall
amend the Zoning Ordinance to specify locations in the Ceity where housing
projects are required to conduct an air quality assessment and implement

recommendations from the assessment.Attention-shall-be-given-to-environmental

housing across the City.




Program Program Objective Timing
No
4B
4CB Facilitate The Development Of Housing On Surface Parking Lots Owned By Increase equitable Dosomnlbor
Religious CongregationsCommunity Assembly Uses access to all residential | 31;
In order to Affirmatively Further Fair Housing, the City shall adopt standards that | neighborhoods and not | 2821August,
support the production of affordable housing on surface parking lots owned by | incentivize affordable 2022

community assembly uses, including religious congregations including allowing
seme-but-not more than 5026 market-rate units to support the affordable housing,
unlimited density, no minimum parking requirements,-and an additional 33 feet of
building height: —and allowance for the primary community assembly use and
related ancillary use, for the support or expansion thereof, on or above the ground
floor.

housing in areas that
have historically
excluded diverse
housing opportunities.




Program Program Objective Timing
No
4CPB Provide New Housing Choices and Affordability in High Opportunity Areas Increase equitable Femmmed
Through Incentives for Additional ADUs in R1-Zone Neighborhoods access to all OngeingAug
The City shall establish programs to address historically exclusionary single-unit neighborhoods through | ust1, 2022
dwelling zones by encouraging and incentivizing the production of ADUs in nominal density
single-unit residential districts. This would include allowing an additional ADU to be | increases that may
constructed if the ADU is deed restricted as a rental unit. As ADUs are naturally lower the barrier to
more affordable by design given their size, the program would help affirmatively | housing accessin areas
further fair housing by helping to provide new housing choices and affordability in | that have historically
high opportunity areas of the City that are largely unaffordable to many people. excluded diverse
he City shall explore-options-to-address-historically-exclusiona ince—uni housing opportunities.

4.D Right to Return Program Address the historical Annudl
The City shall continue to implement a Right to Return Pilot Program and evaluate | displacement of Santa | Ongoing
outreach strategies, applicant demand, the availability of historical documentation, | Monica households
verification processes, compliance with government legislation, and the | resulting from the
administrative resources required to implement a broader long-term program. development of the

Civic Auditorium and |-
10 freeway through the
Pico neighborhood
during the 1950s and
1960s that
disproportionately
impacted low-income
communities and
communities of color.
GOAL 5 PROGRAMS

Housing for persons experiencing homelessness




Program Program Objective Timing
No
5.A Reduce The Number Of Homeless Individuals Living On The Streets Of Santa Continue to investin Annual
Monica Through The Provision Of A Range Of Housing Options, With An Emphasis | andimplement housing | ongoing
On Affordable, Permanent, Supportive Housing. and supportive services
The City shall continue to seek and leverage funds that contribute to the | topreventand address
development of a range of permanent, supportive housing options, within and | the impacts of
outside of Santa Monica. Focus case management and housing resources on the | homelessness.
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.
5B Low Barrier Navigation Centers As By-Right Use Ensure the City's December
The City shall amend the Zoning Ordinance to allow Low Barrier Navigation regulations and 31,20212022
Centers as a by-right permitted use in all non-residential zones permitting multi- procedures arein
unit uses. conformance
with State Law.
GOAL 6 PROGRAMS

Provision of housing assistance and supportive programs and services to extremely low-, very low-, low-, and moderate-income
households and households with special needs, families, seniors, and the homeless.




Program Program Objective Timing
No

6.A Maintain-Enhance Housing Mobility By Maintaining Rental Housing Voucher Maintain voucher Annual
Programs And Expand To Assist All Persons With Disabilities programs to ensure ongoing
The City shall continue to operate strong rental housing voucher programs and | availability and choice
advocate for funding guidelines for Section 8 that are competitive for Santa | of housing for
Monica; and shall pursue additional funding to maintain and expand voucher | households at all
programs, if possible. Review and update the Housing Authority Administrative Plan | income levels.
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-When
available funding opportunities_are available, te—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.

6.B Seek Funding Sources To Support Rental Assistance For Vulnerable Individuals Maintain housing Annual
And Households At-Risk Of Displacement stability for vulnerable | ongoing
The City shall continue to explore-pursue and identify new funding sources that individuals and
support rental assistance programs, including emergency rental assistance to households.
the extent feasible.

6.C Maintain And Expand The Preserving Our Diversity (POD) Program Assist seniersPOD Annual
The City prepeses—to-shall continue to operate the POD program and pursue | beneficiariesin ongoing

additional funding to maintain assistance to seniors and evaluate expanding
program assistance to other rent burdened residents vulnercble to dlsplocement
if possible. Preg

fem#fesjeepseﬂwwthdisebmne&endﬁpeetek%ed%me progrom shall ensure thot

POD subsidies do not result in an increase in rents.

achieving a basic
needs budget.




Program Program Objective Timing
No

6D Information And Outreach Coordination For Tenants And Landlords On Raise awareness of Annual
Housing Programs And Resources housing assistance ongoing
The City shall prioritize additional education and outreach to tenants and landlords | programs and tenant subject to
to increase awareness of federal and local housing programs and their rights and | and landlord rights and | available
legal obligations, including Section 8 housing voucher program and anti- | responsibilities. staffing
discrimination regarding income source. The City shall previde—strengthen resources
outreach and connect vulnerable residents with housing assistance and resources,
including, but not limited to, credit counseling and support services addressing
resident needs in securing adequate housing.

6.E Maintain A Community Development Grant Program Maintain funding for Annual
The City shall continue to fund supportive services that serve the priority homeless | programs that service | ongoing
populations, striking a balance between existing programs that have demonstrated | priority homeless
effectiveness and national best practices that are consistent with the City’s | populations, lower-
adopted Action Plan to Address Homelessness in Santa Monica. income households,

and special needs
populations.

6.F Provide Tenant Relocation Assistance Provide displaced | Annual
The City shall continue to implement the Tenant Relocation Assistance program; | tenants  with  cash- | ongoing
periodically review existing City policies and ordinances and recommend | based relocation
modifications if deemed necessary, including but not limited to, additional support | assistance.
in locating new housing for displaced residents upon relocation.

6.G Maintain A Temporary Relocation Program. Provide temporary | Annual
The City shall continue the Temporary Relocation Program, including program | housing for tenants | ongoing
oversight and enforcement, and coordination in providing accommodations to | displaced from their

minimize impacts to residents including emergency hotel vouchers for tenants
who have been ordered to vacate their units by the City for code violations, safety
improvements, or maintenance.

units due to required
maintenance.




Program Program Objective Timing
No
6.H Maintain Reasonable Accommodations To Ensure Equal Opportunity For Housing | Provide regulatory Annual
The City shall maintain and continue to support reasonable accommodations to | relief to enable housing | ongoing
ensure equal housing opportunities, consistent with fair housing laws. access for disabled
persons.
GOAL 7 PROGRAMS

Eliminate housing discrimination on the basis of race, color, religion, sex, gender, gender identity, gender expression, sexual orientation,
age, marital status, national origin, ancestry, familial status, income level, source of income, disability, veteran or military status, genetic

information, or other such characteristics.

7.A Maintain Fair Housing Enforcement and Outreach Programs. Education of tenants Annual
The City shall continue to implement fair housing programs. Educeate-The City shall | and landlords of their ongoing
educate landlords about discrimination and educate the real estate community on | rights and
the necessity of ensuring that their practices meet the objectives of the fair housing | responsibilities under
laws._The City shall also conduct targeted outreach and tenant application | fair housing laws.
assistance and support to special needs populations including seniors, persons with
disabilities, and individuals transitioning from institutional settings and individuals
who are at risk of institutionalization.

7.B Provide Tenant/Landlord Mediation And Legal Services. Provide Annual
The City shall continue to support tenant/landlord mediation and legal services | tenant/landlord ongoing
assistance. dispute

resolution services.
7c i Semmee]
ongoing
76C Maintain A-The Anti-Discrimination Tenant Eviction Protection Program. Protect existing tenants | Annual
The City shall continue to prevent discrimination, tenant harassment, and unlawful | from harassment and ongoing

evictions through monitoring and enforcing of "just cause” eviction protections, and
continue to provide fair housing services through the Public Rights Division of the
Santa Monica City Attorney's Office. The City shall review current laws and
recommend any needed modifications to ensure protection of tenants to the
maximum extent possible.

unlawful eviction.







Chapter 2: Assessment of Fair Housing in the City

Housing is a human right - unfortunately though, many segments of our population do not
have access to safe and affordable housing. Even when such housing is available, these
units may not be located in areas that are in proximity to good jobs, easily accessible public
transit, and other fundamental community features such as schools and open space. In
recognition of the housing inequalities that endure to this day, the State legislature passed
AB 636 (2018) to require cities and counties to advance social equity through meaningful
actions that affirmatively further fair housing (AFFH). This chapter of the Housing Element
provides an assessment of fair housing in the City as well as programs and policies to
combat ‘discrimination, overcome patterns of segregation, and foster inclusive
communities free from barriers that restrict
access to opportunity based on protective Redlmmg
characteristics.” The information provided in
this chapter references and supplements
the analysis in the City of Santa Monica's
Assessment of Fair Housing (AFH) that was every metropolitan areain the country to

prepared in  accordance  with US. indicate where it was safe to insure
Department  of Housing and Urban | yortgage. These maps were based on
Development requirements and adopted in | racial composition, quality of housing stock,
April 2020._The Assessment of Fair Housing | accessto amenities, etc. and were color
(AFH) which is attached as Appendix | is a | coded toidentify best (green "A" grade), still
thorough examination of structural barriers | desirable (blue "B" grade), definitely declining

to fair _housing choice and access to | (yellow'C’grade) andhazardous (red D"
grade) neighborhoods. Areas of the City

that were predominantly
commercial/industrial were not color coded.

The term "redlining” refers to the
discriminatory policy instituted by the federal
government to create color-coded maps of

opportunity for members of historically
marginalized groups protected  from
discrimination by the federal Fair Housing

Act (FHA).

A. HISTORICAL PRACTICES AND
POLICIES LEADING TO
SEGREGATION

The established neighborhoods of the City

today are largely the result of decades of

structural racism deeply rooted in Federal,

State, and local housing policies. In the early

days of Santa Monica, the City had asizeable

population of Blacks/African Americans,




who had moved into the City from the 1890s to the early 20th century, as part of larger
westward migration patterns based in part on the prospect of new economic opportunities
and community available in California. Additionally, beginning in 1904, the job opportunities
at the City's clay pit operations in the eastern portion of the City drew new Mexican
immigrants. However, Blacks/African Americans, Mexicans, and other racial and ethnic
groups, were met with racism from White residents in the City. In 1922, homeowners
formed the Santa Monica Bay Protective League with an agenda of “eliminating all
objectionable features or anything that now is or will prove a menace to the bay district ...
or prove detrimental to our property values.” One of the ways that this was achieved was
through racial covenants on deeds.

Local government also contributed to the patterns of segregation through the adoption of
exclusionary zoning. When Blacks/African Americans tried to build a Jazz Club in the
Belmar area in the 1920s, City officials used zoning laws to block the project. Single-unit
zoning was also seen as a way tool to economically separate the wealthier Whites from
Blacks/African Americans and other racial and ethnic groups, including Italians, Japanese,
Mexicans, Portuguese and, later Jews. Since many people of color could not afford or were
unable to receive mortgages for owning homes, they were excluded from single-family
zoned neighborhoods. Today approximately, 35% of all the land in the City is zoned for
single-family homes, and very few people of color live in these zones (see Appendix B).

This type of discrimination at the locallevel was bolstered by the federal policy of “redlining”
that arose during the New Deal era (1930s). The color-coded maps were first used by the
Home Owners' Loan Corporation (HOLC) and then the Federal Housing Administration
(FHA) and then adopted by the Veterans Administration (VA). This discriminatory practice
of determining who could qualify for home mortgages based on race, ethnicity, religion, or
immigrant status led to widespread segregated communities across the country, and
prohibited people of color from buying homes. In Santa Monica, areas that were redlined
included the Pico Neighborhood, portions of the Mid City neighborhood south of Santa
Monica Boulevard, and Ocean Park. Areas that were color-coded green or blue generally
consisted of the single- family zoned neighborhoods such as the North of Montana and
Northeast neighborhoods (Map 2-1).



Map 2-1Formerly "Redlined” Areas and Single - Family Zoning in the City of Santa Monica

In the post-World War |l erq, the local and Federal government further intensified
segregation through the systematic construction of government buildings and
highways/freeways that began in the 1950s. Freeways were purposely routed through
communities of color or to create physical barriers to separate White and Black
neighborhoods. The Interstate 10 freeway in Santa Monica was purposely constructed
through the middle of the Pico Neighborhood where most people of color lived instead of
using mostly undeveloped land or land with abandoned uses less than two blocks away .
The construction of the I-10 freeway in the early 1960s demolished hundreds of homesin the
Pico neighborhood, resulting in a loss of family wealth through home ownership. With other
Santa Monica neighborhoods still not open to the displaced, many more single-unit homes
in the Pico Neighborhood were replaced by apartment buildings.

Santa Monica government officials in the 1950s to 1960s also targeted multiethnic
neighborhoods in their plans to modernize the City. The City's Civic Center today sits atop
the historic Belmar Triangle, (which encompassed the areabound by the former trolley line
on the north and west [southern part of Main Street today], Fourth Street on the east, and



Pico Boulevard on the south). Historically, the Belmar Triangle was home to many African
American families and other families of color who migrated to Santa Monica.! Through
eminent domain proceedings, the Belmar Triangle was razed to build the Santa Monica
Civic Auditorium and part of the Los Angeles County Courthouse grounds. The City's annual
reports claimed that the Belmar area was "blighted” and that only substandard and
dilapidated structures and dwellings were burned down and removed for health and safety
reasons. ?

Over the years, the development of lower-cost affordable housing has largely followed
historic patterns of segregation. Map 2-2 shows the redlining boundaries overlaid with
affordable housing that has been constructed or acquired/rehabilitated over the years. Of
the affordable units that have been constructed over the years, 49% are in the City's former
redlined areas (which make up 24% of the City).

Map 2-2 Affordable Housing and Formerly "Redlined” Areas in the City of Santa Monica

! Alison Rose Jefferson, PH.D., The Erased African American Experience in Santa Monica’s History;
https://alisonrosejefferson.com/wp-content/uploads/2021/02/Jefferson.ReconstructionAndReclamation.FINAL_.12.22.2020.pdf
2 Ibid



DEFINING INTEGRATION AND SEGREGATION

Integration generally means a condition in which there is not a high
concentration of persons of a particular race, color, religion, sex, familial status,
national origin, or having a disability or a particular type of disability when
compared to a broader geographic area.

Segregation generdlly means a condition in which there is a high concentration
of persons of a particular race, color, religion, sex, familial status, national origin,
or having a disability or a type of disability in a particular geographic area when
compared to a broader geographic area.

B. INTEGRATION AND SEGREGATION PATTERNS AND TRENDS
1. Race and Ethnicity

The greater Los Angeles metropolitan areais a melting pot of different cultures, races, and
backgrounds. Unlike the our larger, neighboring City of Los Angeles, Whites stillmake up the
majority of the City of Santa Monica's population. ESRI (an international supplier of
geographic information system (GIS) software) tracks the shifting demographics of race
and ethnicity of communities throughits Diversity Index. The index shows the likelihood that
two people, chosen at random from the same areq, belong to different race or ethnic
groups. The index ranges from 0 (no diversity) to 100 (complete diversity). For example, a
diversity index of 59 means there is a 59 percent probability that two people randomly
chosen would belong to different race or ethnic groups. As shown in Map 2-3, the City's
census tracts have lower diversity indices than most of the surrounding Los Angeles region.

While the City is generally less diverse than the region as a whole, census data shows that
the City's racial makeup is becoming more diverse. As shown in the table below,
Hispanics/Latinos make up the second largest racial group in the City, followed by Asians.

In terms of the racial/ethnic makeup by census tract, there are more predominant
populations of Hispanic/Latino residents in the Pico Neighborhood while the remaining
areas of the City are predominantly White, Map 2-4.

Category 2000 % 2010 % 2018 % 2019 %
White 60,482 71.9% | 62,917 701% | 59197  64.3% | 59,200 64.3%
Hispanic or Latino 11,304 13.4% 1,716 13.1% 14,613 15.9% | 14,097 15.3%
Black or African

American 3,081 3.7% 3,364 3.7% 3,950 4.3% 3,995 4.3%
Asian 6,043 7.2% 7.960 8.9% 9.004 9.8% 9,018 9.8%
Two or more races 2584 3.1% 3174 3.5% 4782 52% 4,571 5.0%
Other 590 0.7% 605 0.7% 532 0.6% 696 0.8%
TOTAL 84,084 89,736 92,078 91,577




Map 2-3 Diversity Index



Map 2-4 Racial and Ethnic Majority by Census Tract




Map 2-5 Population Distribution of Non-Whites

2. Racially or Ethnically Concentrated Areas of Poverty (RZECAPs) and Affluence
(RCAA)

R/ECAPs

R/ECAPs are geographic areas with significant concentrations of poverty and minority
populations. HUD has developed a census-tract based definition of R/ECAPs. In terms of
racial or ethnic concentration, R/ECAPs are areas with a non-White population of 50
percent or more. With regards to poverty, RZECAPs are census tracts in which 40 percent
or more of individuals are living at or below the poverty limit or thathave apoverty rate three
times the average poverty rate for the metropolitan area, whichever threshold is lower.
Households within RZECAP tracts frequently represent the most disadvantaged households
within a community and often face a multitude of housing challenges. RZECAPs are meant




to identify where residents may have historically faced discrimination and continue to be
challenges by limited economic opportunity.

Map 2-4-6 Racially or Ethnically Concentrated Areas of Poverty and Areas of High
Segregation & Poverty

While there are no R/ECAPs within the City of Santa Monica (Map 2-6), the legacy of past
racist planning and housing policies have shaped land use patterns in the City that we see
today. There are census tracts in the City that have higher concentrations of non-Whites as
well as higher concentrations of low income and moderate income population. In general,
the patterns of non-White and lower income households continue to mirror the redline
maps with more affluent Whites on the northern and southern ends of the City (Map 2-4)
and non-Whites and lower income populations concentrated in the central city near the
main transportation corridors (Map 2-7).






Map 2-6-7 Low to Moderate Income Population by Census Tract

This pattern of segregation is also true for renter versus ownership households. The 2020
AFH found that the location of renters and owners in Santa Monica very highly correlates
with patterns of residential racial and ethnic segregation. The areas with the highest
concentrations of homeownership, such as north of Montana, Ocean Park, and Sunset Park
are also the areas that are predominantly White. The areas with the highest concentrations
of renters, such as the Pico neighborhood and Downtown, are areas that contain high
concentrations of minorities and/or those with Limited English Proficiency.

The AFH also found that a major contributor to continued racial and ethnic segregation is
the economics of high housing and land costs created by zoning, which particularly limits
the feasibility of developing of affordable housing in certain areas of the City.



Map 2-78 Renter Households by Census Tract

RCAA

Racially or Ethnically Concentrated Areas of Affluence (RCAAs) are neighborhoods in
which there are both high concentrations of non-Hispanic White households and high
household income rates.> Census tracts that have median income over $132,844 and have
80% of its households as non-Hispanic white are considered RCAAs. As discussed
previously, non-Hispanic Whites are the predominant racial/ethnic group in the City, with

3 In response to the R/ECAPs utilized by HUD in its 2015 AFFH rule, scholars at the University of Minnesota
Humphrey School of Public Affairs have created the Racially Concentrated Areas of Affluence (RCAAs) metric to
more fully tell the story of segregation in the United States.64 Based on their research, RCAAs are defined as
census tracts where 1) 80 percent or more of the population is white, and 2) the median household income is
$125,000 or greater (slightly more than double the national the median household income in 2016). While this is a
useful measure nationwide, HCD has adjusted the RCAA methodology to better reflect California’s relative

diversity.




more predominance in the northern and southern ends of the City. Additionally, the median
householdincome in most census tracts throughout the City is lower than the RCAA income
threshold. However, several census tracts have a median household income above
$132,844 (Map 2-9). The three census tracts with median household income above
$132,844 and have at least 80% of its households characterized by non-Hispanic Whites are
located in Northeast area of the City, as shown in Map 2-10.

Map 2-9 Median Household Income Over $130,844




Map 2-10 Racially or Ethnically Concentrated Areas of Affluence

3. Disability Status

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. As further detailed in Appendix B, there are 8,841 Santa Monica residents with at
least one disability in 2019. Map 2-11- shows the population of persons with a disability by
census tract in the City. The map reveals a slightly higher concentration of residents with
disabilities in Downtown and the census tracts to the north and east. This may indicate that
persons with a disability have a slight preference for areas nearer to the beach - likely due
to a combination of elderly housing sites, concentration of amenities including public
transportation, and population density near the coast.

As described in the 2020 AFH report, the primary option for affordable housing for people
with disabilities is Housing Choice Vouchers, of which people with disabilities make up more
than 50% of residents.In 2020, five hundred twenty-two (522) people with disabilities reside




in units assisted with Housing Choice Vouchers in Santa Monica, but this does not represent
a proxy for actual affordable, accessible units. Rather, Housing Choice Vouchers are a
mechanism for bringing otherwise unaffordable housing, which may or may not be
accessible, within reach of low-income people with disabilities.

Map 2-11 Persons with a Disability

4. Familial Status

The Fair Housing Act (FHA) bans discrimination based on certain protected classes,
including "familial status" which refers to households with at least one child under 18 years
old. Appendix B indicates that in 2019, there were 7,750 family households with children
under 18 years of age representing 17% of the City's total households. Of this number, 5,716
are married couple family households, 1,381 are Female-Headed Households (no spouse),
and 653 are Male-headed households (no spouse). Married couple families predominantly
reside in the R-1 neighborhoods of the City as compared to single female headed families
who are located in R-2 and R-3 neighborhoods.




Map 2-12 Married Couple Family Households with Children Under 18




Map 2-13 Female Headed Households with Children Under 18







B.C. DISPARITIESIN ACCESS TO OPPORTUNITY

Where a person lives greatly influences their life outcomes. Housing and neighborhood
choice are cornerstones of measuring fair housing and resident stability. A person’s
educational attainment, economic mobility, health and well-being, to name a few, are
directly impacted by exposure to poverty, neighborhood condition, and access to key
opportunities such as high quality schools, jobs, transportation, economic development,
and a healthy physical environment. Several agencies, including HUD and HCD in
coordination with the California Tax Credit Allocation Committee (TCAC), have developed
methodologies to assess and measure geographic disparities in access to opportunity
(including education, poverty, transportation, and employment, and environmentally
healthy neighborhoods) for areas throughout California.



HUD's opportunity indices compare data indicators by race and ethnicity, for households
below the poverty line, between jurisdictions and for the region overall. Figure 2-2 provides
the City's opportunity indices by census tracts or census block groups and Figure 2-3

provides indices by race. provides-the indicesbyrace-groups:

Opportunity Indices

. School Proficiency Index - The School Proficiency Index uses school-level
data for 4th-grade student performance on state exams to illustrate which
neighborhoods contain high-performing elementary schools and which
have lower-performing elementary schools. The higher the index score, the
higher the quality of a school system is within a neighborhood.

. Labor Market Engagement Index - The Labor Market Engagement Index uses
level of employment, labor force participation, and educational attainment
within a census tract to provide a summary description of the relative
intensity of labor market engagement and human capital in a neighborhood.
The higher the index score, the higher the labor force participation and
human capital in a neighborhood.

. Jobs Proximity Index - The Jobs Proximity Index measures the accessibility of
aresidential neighborhood in relation to all job locations within the region or
the core-based statistical area (CSBA). Greater weight is given to larger
employment centers. The higher the index score, the better access to
employment opportunities for the neighborhood.

. Low Transportation Cost Index - The Low Transportation Cost Index is based
on estimates of transportation costs for a hypothetical 3-person single-
parent family with income at 50 percent of the median income for renters for
the region (i.e., CBSA). The higher the index score, the lower the cost of
transportation in that neighborhood.

. Low Poverty Index - The Low Poverty Index captures poverty in a given
neighborhood. The higher the score, the less exposure to poverty an
individual has in a neighborhood

. Environmental Health Index - The Environmental Health Index summarizes
potential exposure to harmful toxins at a neighborhood level. The higher the
index value, the less exposure to toxins harmful to human health. Therefore,
the higher the score, the better the environmental quality of a neighborhood
(as defined by a census block-group).




Figure 2-2: Santa Monica Access to Opportunity Indices

Census Block School Jobs Labor Market Low . Environmental | Low Poverty
. . . . Transportation
Tract Group Proficiency | Proficiency Index Cost Health Index

1 98 87
2 96 91

701201 3 96 91 81 86 19 86
4 98 87
5 98 N
1 96 92

701202 > 98 03 97 74 7 74
1 97 94

701302 > o7 03 98 69 6 69
1 99 88
2 98 91

701304 3 99 o2 97 70 0 70
4 97 93
1 98 94
2 98 93

701402 3 98 93 90 61 0 61
4 97 94
1 96 94

701501 2 98 95 96 77 4 77
3 97 94
1 85 94

701502 2 85 95 87 57 3 57
3 97 94
1 66 93
2 96 93

701601 3 % 03 95 93 8 93
4 96 93
1 85 94

701602 2 85 93 98 54 3 54
3 85 94
1 85 94

701701 2 85 94 73 64 3 64
3 85 94
1 85 94

701702 2 85 95 9 31 3 31
3 97 94
1 84 95
2 87 94

701801 3 87 94 50 46 4 46
4 87 94
5 85 94
1 84 94
2 84 94

701802 3 =1 o1 44 40 5 40
4 73 95
1 95 93

701902 2 95 93 61 39 0 39
3 89 93
1 48 93

702002 > N o 87 55 0 55




Low

Census Block School Jobs Labor Market . Environmental | Low Poverty
. . . . Transportation
Tract Group Proficiency Proficiency Index Cost Health Index
3 76 93
4 76 93
1 48 88
2 76 85
3 76 87
702102 4 48 88 89 59 0 59
5 76 89
6 76 89
7 76 87
1 90 92
2 85 AN
702201 3 85 93 92 7 8 7
4 7 93
5 7 N
1 85 87
2 90 89
702202 | 3 90 86 94 70 7 70
4 90 87
5 85 89
1 93 93
2 70 89
702300 | 3 93 92 84 65 4 65
4 93 93
5 93 93




Figure 2-3: Summary of the Opportunity Indicators by Race

School Low
Proficiency Labor Market Jobs Transit Transportation Low Poverty Environmental
(Santa Monica, CA CDBG) Jurisdiction Index Index Proximity Index Index Cost Index Index Health Index
Total Population
White, Non-Hispanic 86.33 87.43 9218 87.66 9317 64.91 13.74
Black, Non-Hispanic 84.72 75.22 93.1 87.29 94.69 54.14 1.93
Hispanic 84.48 76.93 92.79 87.25 9417 58.25 1.62
Asian or Pacific Islander, Non-Hispanic 86.66 83.66 92.59 87.15 93.36 63.72 12.73
Native American, Non-Hispanic 83.10 81.09 92.34 87.47 94.50 57.87 1.69
Population below federal poverty line
White, Non-Hispanic 85.69 84.64 92.66 87.88 94.52 59.57 13.05
Black, Non-Hispanic 84.21 64.98 93.53 86.65 95.30 47.35 n.7
Hispanic 82.94 65.98 93.39 86.56 94.37 52.04 10.14
Asian or Pacific Islander, Non-Hispanic 84.85 83.21 92.67 86.81 93.67 57.06 10.83
Native American, Non-Hispanic 80.85 81.52 92.92 88.49 95.84 47.65 12.84
(Los Angeles-Long Beach-Anaheim, CA) Region
Total Population
White, Non-Hispanic 67.87 67.43 54.59 76.59 79.87 65.19 21.35
Black, Non-Hispanic 31.89 35.34 40.72 81.34 83.42 36.07 1.92
Hispanic 37.09 35.73 43.70 80.65 83.98 35.53 12.36
Asian or Pacific Islander, Non-Hispanic 62.18 57.64 5111 78.82 82.35 55.03 13.13
Native American, Non-Hispanic 49.49 48.58 45.88 78.04 81.53 48.40 17.68
Population below federal poverty line
White, Non-Hispanic 59.42 59.62 56.98 80.43 84.23 53.66 18.46
Black, Non-Hispanic 24.68 26.41 36.90 83.34 85.48 2412 1.74
Hispanic 30.68 29.50 44.63 83.28 86.96 25.05 10.63
Asian or Pacific Islander, Non-Hispanic 57.18 51.41 52.88 82.27 86.69 45.45 11.05
Native American, Non-Hispanic 37.54 36.05 47.65 80.82 84.18 33.63 16.22

calculated.
Released June 2020

Note 1: Data Sources: Decennial Census; ACS; Great Schools; Common Core of Data; SABINS: LAl: LEHD; NATA

Note 2: To generate this table, index values were calculated for each census tract. These tract values were averaged and then weighted based on the distribution of people of
different races and ethnicities within the CDBG jurisdiction, HOME jurisdiction, or CBSA to generate composite index values for each race and ethnicity. A similar process was applied
to weight the data based on the distribution of people of different races and ethnicities who are living below the federal poverty line within the CDBG or HOME jurisdiction and CBSA.
The population estimates are based on the 2010 Decennial Census at the census tract or block-group level, depending on the geographic level at which the index was originally




TCAC has also prepared opportunity maps to identify areas with the highest and lowest
resources. The high resource areas are those areas, according to research, that offer low-
income children and adults the best chance at economic advancement, high educational
attainment, and good physical and mental health. As shown in the map below, the City is
generally considered a high resource, with census tract 701802 and 701801 having slightly
less resource than the remaining areas of the City.

Map 2-814: High Resource Areas

The City's designation as a high resource areais largely attributed to the availability of high
performing schools, numerous employment opportunities, easy access to low cost
transportation, and environmentally healthy neighborhoods. The analysis of Access to
Opportunity summarized below is based on the AFH:

a. Access to Schools

Since there are only three middle/high schools in Santa Monica, disparities in school
proficiency are most relevant to elementary school education. This is especially true
because elementary school education builds the foundation for success in secondary and
post-secondary education, and those without a strong foundation often struggle to catch
up to their peers as they mature. As illustrated by Map 2-215, the northern half of the City



has significantly higher school proficiency index numbers than the southern half, with a
notable dip in proficiency in the Pico, Mid-City, and Ocean Park neighborhoods. This closely
correlates with wealthier households, single-unit zoning, and concentrations of White
households. Despite these internal disparities, children in the City regardless of race
generally have very high access to proficient schools, with most school proficiency index
numbers above the 70s. With such proficient schools, Santa Monica generally far
outperforms the region as a whole.

Map 2-215: School Proficiency Index Map

b. Access to Employment

In the City of Santa Monica, disparities in job proximity are generally modest with Black
residents experiencing greater slightly greater job proximity followed by Hispanic and Asian
American and Pacific Islander residents, with White residents having the lowest job



proximity. This indicates that people of color in the City are more likely to live closer to their
jobs, within the commercial areas.

With respect to labor market engagement, disparities are somewhat larger. The order in
which groups live in neighborhoods with high labor market engagement is, for the most
part, reversed (meaning that Whites tend to live in areas with higher labor market
engagement while population of color tend to live in areas with lower labor market
engagement). One qualification to that overall trend is that Asian Americans and Pacific
Islanders live in areas with significantly higher labor market engagement than do Hispanics.

In the City of Santa Monicq, disparities in labor market engagement, but notin job proximity,
are driven by residential patterns. Black and Hispanic residents, including residents of
Mexican national origin, are disproportionately likely to live in the Pico neighborhood while
areas such as North of Montana, North of Wilshire, and Sunset Park are more heavily White.
As shownin Map 2-184, two Census Tracts that include parts of the Pico neighborhood have
Labor Market Indices of 44 and 50, respectively. Of the nine Block Groups in those two
Census Tracts, seven are majority non-White. At the same time, the vast majority of Block
Groups in Census Tracts with Labor Market Indices of 90 or above have White population
concentrations of 70% or more. White residents live in areas that, by far, have the highest
labor market engagement. Asian American and Pacific Islander residents live in areas with
significantly lower labor market engagement, but the difference is most dramatic for Black
and Hispanic residents.

In the region, there are virtually no differences in job proximity by race and ethnicity.
Hispanic residents have slightly lower job proximity than other groups, but the disparity is
minute. With respect to labor market engagement, however, there are significant
disparities. In the region, areas with high labor market engagement are areas with
disproportionately high White populations including the City of Santa Monica, westside
neighborhoods within Los Angeles such as West Los Angeles, and adjacent cities like West
Hollywood and Beverly Hills; neighborhoods of Los Angeles within communities in the
southern or western portion of the San Fernando Valley including like Sherman Oaks,
Encino, Tarzana, and Woodland Hills; the cities of Pasadena; Manhattan Beach, Hermosa
Beach, Redondo Beach, and Palos Verdes in southern Los Angeles County; and most of
Orange County outside of the diverse communities of Anaheim, Garden Grove, Santa Anag,
and Westminster.



Map 2-1616: Labor Market Engagement Index Map

c. Access to Transportation

The City of Santa Monica has very high levels of utilization of transit. Overall, as shown in
Map 2-H17, there is very good access to low-cost public transportation, with high
transportation indices (i.e., high access to transportation) for the census tracts located
along the City's major boulevards (Wilshire Boulevard, Santa Monica Boulevard, Colorado
Avenue). The areas with the lowest access to low-cost transportation (lowest
transportation costindex), such as the northeast tract, also have the lowest levels of public
transit utilization. Santa Monica is serviced by the Metro "E" (Expo) Light Rail Line, which
directly connects Santa Monica to Downtown Los Angeles by rail, and provides for
additional rail access to as well as Pasadena, the San Fernando Valley, the South Bay, Long
Beach, and points in between. The City is also serviced by Big Blue Bus, which departs the
LAX City Bus Center with two lines that run through Santa Monica. These connections to and
the extensive LA Metro bus system and light rail network help to make the Region's
transportation system fairly integrated. Santa Monica is fairly small and compact, and well-
serviced by public transport. There do not seem to be any great disparities based on



residential living patterns. In the Region, however, disparities in access to transportation are
far more evident, and heavily dependent on residential living patterns.

Map 2-117 Low Transportation Cost Index Map

d. Access to Low Poverty Neighborhoods

In the City of Santa Monica, access to low poverty neighborhoods is closely linked to
residential patterns of racial and ethnic concentration. Map 2-128 shows the low poverty
indices for the City. The areas with the lowest Low Poverty Indices and thus the highest
concentrations of poverty are in the Pico neighborhood and the immediate vicinity of
Downtown Santa Monica. These areas have higher concentrations of Black and Hispanic
households than the city as a whole. By contrast, the North of Wilshire and North of Montana
neighborhoods, with higher White populations, both have higher Low Poverty Indices and
thus lower concentrations of poverty In the City of Santa Monica, Black and Hispanic
households have lower access to low poverty neighborhoods than do White and Asian
American or Pacific Islander households. The disparities are significant but not extreme.



Map 2-1218: Low Poverty Index

e. Access to Environmentally Healthy Neighborhoods

Map 2-13-19 which shows the Environmental Health Hazard indices across the City and
substantiates the view that there are significant differences in environmental health
between neighborhoods and that those disparities are correlated with neighborhood
demographics. The eastern area of NOMA and Northeast neighborhood of the City are the
most environmentally healthy than other areas in the City, and have the highest
environmental health indices. The Pico neighborhood, current and former industrial areas
of the Industrial Conservation zones, and Downtown Santa Monica are more heavily
affected by their proximity to the I-10 freeway than are more heavily White neighborhoods
like North of Wilshire and North of Montana. The Pico neighborhood and Downtown Santa
Monica have the lowest Environmental Health Hazard indices, indicating adverse
environmental conditions, while the North of Montana neighborhood has the highest
indices.



Map 2-1319: Environmental Health Index

E.D. DISPROPORTIONATE HOUSING NEEDS

Disproportionate Housing Needs generdlly refers to a condition in which there are
significant disparities in the proportion of members of a protected class experiencing a
category of housing need when compared to the proportion of members of any other
relevant groups, or the total population experiencing that category of housing need in the
applicable geographic area. According to the Cadlifornia Department of Housing and
Community Development, categories of housing need are based on such factors as cost
burden and severe cost burden, overcrowding, homelessness, and substandard housing
conditions.

1. Cost Burden and Overpayment

The general rule is that no more than 30% of gross monthly income should be spent on
housing. Households that spend more than this percentage are considered to be "housing
cost burdened’. Severely cost burdened households are those households spending
greater than 50% of income on housing. As further detailed in Appendix B and shown below,
renter households are significantly more cost-burdened compared to homeowners, with




31.6 percent of renter households burdened by housing costs compared to 9.5 percent of
owner households, as shown by Figure 2-4. The areas with the most cost burdened renter
households are located in Downtown, and the areas along the |-10 freeway (Map 2-20),
while the areas with the most cost burdened owner households are located in the
Downtown, north of Downtown, and a couple census tracts south of the I-10 freeway (Map

2-21).

Figure 2-4: Cost Burden and Overpayment for Renters and Homeowners

Total Renters and Owners

Renters Owners
Households Cost ol Cost ol Cost .% of
Burdened - Burdened S Burdened Citywide
Extremely
Low Income 5,055 6145 825 975 7120 15.4%
(0-30% AMD)
Very Low
Income (31- 2.815 3,320 555 770 26,490 8.8%
50% AMI
Low Income
(51-80% 2,880 4,220 725 1180 5,400 1.6%
AMI
Moderate
Income (80- 1,690 2.685 320 570 7120 7.0%
100% AMI
2;‘?"#100/’ 2.220 17135 2020 9.355 26.490 571%
Total 14,660 33,505 4,445 12.855 46,360 15.4%
% of Total o o
Households AN6% 9.5%




Map 2-20 Cost Burdened Renter Households




Map 2-21 Cost Burdened Owner Households

Even after the 1968 passage of the Fair Housing Act, people of color have continued to
experience housing inequalities across the nation and within the City. As described in
Appendix B Housing Needs Assessment, Black/African American and Hispanic/Latino
households in the City have the lowest homeownership rates at 8% and 18%, respectively,
far less than the 30% home ownership rate for White households.



Median Household Income by Race of Householder - Santa Monica

Hispanic or Latino I $71,483

White Alone, Not
Hispanic

Black I $42,703

T $100,691

Asion I $109,528
Two or More Races I $105,395
Some Other Race I $64,444

Source: American Communities Survey, 2019 5-Year Estimates

Additionally, these households of color pay a greater share of theirincome towards housing
costs given that they have the lowest median household incomes. In the City, Black/African
American and Hispanic/Latino households have median incomes of $42,703 and $71,483
respectively, far below the citywide median of $96,570. With the high cost of housing
coupled with low wages, approximately 11.7% of Black and 8.6% of Hispanic/Latino family
households in the City were cost-burdened even before the COVID19 pandemic. These
cost-burdened households are at greater risk of poverty and homelessness.

2. Overcrowding

Appendix B provides data on household size and overcrowding. The average household
size in the City is 1.99. 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. In 2019, 185 owner occupied
households and 1,360 renter occupied households were determined to be overcrowded for
a total of 1,545 households (3.2% of total City households).

Map 2-22 shows the trends of overcrowded households in the City by census tract. The
tract with the most overcrowded households located in Downtown. The percentages of
overcrowded households for dll census tracts in the City are less than the statewide
average of 8.2 percent.




Map 2-22 Overcrowded Households

Additionally, Black and Hispanic/Latino Households are more likely to be subject to
overcrowding or substandard housing conditions (see Appendix B).

3. Homelessness

The surge of homelessness is becoming an urgent reality for many in the City. As detailed
further in Appendix B, based on the most recent point in time count, there are
approximately 907 homeless individuals in Santa Monica on any given night. In the greater
LA region, that number is closer to 66,000. Rising rents, stagnant wages, and a decreased
supply of affordable housing means that almost 7,000 people in LA County lose their
housing every month. While the last count in 2020 showed positive results including an 8%
decrease in Santa Monica compared to a 13% increase countywide, COVID-19 has
exacerbated Los Angeles County's twin crises of housing and homelessness, and stymied
interventions due to limited shelter capacity and an overburdened court system.




COVID-19 Effects on People of Color

e Almost quarter of Black and Latino renters did Racial inequities in housing
not pay or deferred rentin May 2020, undoubtedly has worsened due to
compared with 14 percent of white renters. the pandemic. While the pandemic

¢ While a quarter of white renters expressed has affected employment
slight or no confidence in their ability to pay rent nationwide, its effects have been
in June 2020, nearly half of Black and Latino disproportionate. The job loss has
renters expressed similar concern. been particularly dire for

Source: US Census Bureau weekly Household Pulse Survey Blacks/African American and Latinos

who experienced exceptionally high
levels of unemployment and slow rates of job recovery, and therefore, are most vulnerable
to losing their homes.

Santa Monica Homeless Count 2015-2020
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4. Substandard Housing Conditions

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. As providedin greater detailin Appendix B, the 2019
ACS data show that almost 85% of housing in Santa Monica is more than 30 years old (i.e.,
built before 1990). This is much higher than the 68% measured in 2000, because Santa
Monica experienced a major multi-unit construction boom in the 1970s.

The age of a structure does not necessarily equate to substandard conditions, however.
Over time, building owners may have performed improvements as necessary to keep the
unitin competitive market. Furthermore, many units may have been rehabilitated following
the 1994 Northridge Earthquake, which resulted in many buildings being damaged. Another
tool to evaluate the condition of housing is through review of Code Enforcement cases
regarding violations of the City’'s as well as building and safety codes. Since 2015, the City
has opened 222 Code violations related to substandard housing conditions.




EE. DISPLACEMENT RISK

The Urban Displacement Project (UDP) is aresearch initiative of UC Berkeley that conducts
research related to potential gentrification and displacement risks in various cities,
including Santa Monica and Los Angeles. Risks are based on a number of factors, such as
income levels of households, diversity of neighborhoods, and changing housing costs. Map
2-14-23 shows the displacement assessment of census tracts in the City. As shown, Census
Tract 701802 is the most vulnerable to displacement. Based on the City's review of
residential buildings that are older than 1980 (i.e. more than 40 years old) and that are
underdeveloped relative to its underlying maximum allowable density, up to 274 units are
considered at risk of displacement in this census tract.

Map 2-14-23 Displacement Risk in the City






F. FAIR HOUSING ISSUES AND LOCAL CONTRIBUTING FACTORS

During the preparation of the AFH, the City led numerous outreach efforts with various
stakeholders and conducted extensive analysis to identify factors that are barriers to fair
housing. These factors were prioritized as shown in Figure 2-5.

Figure 2-5: Barriers to Fair Housing

High Priority
1. Displacement of residents due to economic pressures
2. Impediments to mobility
3. Lack of access to opportunity due to high housing costs
4. Lack of affordable, accessible housing in a range of unit sizes

5.Land use and zoning laws
6. Private discrimination

Medium Priority
1. Availability of affordable units in a range of sizes

2. Community Opposition

3. Lack of affordable, integrated housing for individuals who need supportive services
4. Lack of assistance for transitioning from institutional settings to integrated housing
5. Lack of local or regional cooperation

6. Lack of meaningful language access for individuals with limited English proficiency
7.Location and type of affordable housing

8. Location of proficient schools and school assignment policies

9. Loss of affordable housing

10. Siting selection policies, practices, and decisions for publicly supported housing, including
discretionary aspects of Qualified Allocation Plans and other programs

11. Source of income discrimination

Low Priority
1. Access for persons with disabilities to proficient schools
2. Access to financial services
3. Access to publicly supported housing for persons with disabilities
4. Access to transportation for persons with disabilities
5. Admissions and occupancy policies and procedures, including preferences in publicly
supported housing
6. Availability, type, frequency, and reliability of public transportation
7.Deteriorated and abandoned properties
8. Displacement of and/or lack of housing support for victims of domestic violence, dating
violence, sexual assault, and stalking
9.Inaccessible public or private infrastructure
10. Inaccessible government facilities or services
1. Lack of affordable in-home or community-based supportive services
12. Lack of assistance for housing accessibility modifications
13. Lack of community revitalization strategies
14. Lack of local private fair housing outreach and enforcement
15. Lack of local public fair housing enforcement
16. Lack of public investment in specific neighborhoods, including services or amenities
17. Lack of private investment in specific neighborhoods
18. Lack of resources for fair housing agencies and organizations
19. Lack of state or local fair housing laws

20. Lending discrimination
21. Location of accessible housing

22.Location of employers
23. Location of environmental health hazards




24. Occupancy codes and restrictions

25. Quadlity of affordable housing information programs

26. Regulatory barriers to providing housing and supportive services for persons with disabilities

The "High Priority” factors identified in the AFH are consistent with public input received

during the public outreach process for the Housing Element (see Appendix A). While the

City hasbeen aleaderin the production of affordable housing for the past few decades and

implements a number of actions and programs to address fair housing, factors such as the

high cost of housing, existing zoning, and economic pressures compounded with patterns

of segregation have made it very difficult for households of color to live in the City. These

factors are summarized briefly below in Figure 2-6:

Figure 2-6: Summary of Fair Housing Issues and Local Conditions

Fair Housing Issue Identified

High Priority Significant Contributing Factors

Integration and Segregation;

Displacement of residents due to economic pressures

Disproportionate Housing
Needs; Publicly Supported

Santa Monica’s rent control law applies to most residential rental

Housing

buildings constructed prior to 1979 and to certain single-family
homes and condos. However, the Costa-Hawkins Rental
Housing Act allows owners to raise the rents of rent-controlled
units when tenants relocate or are evicted for non-payment. In
addition, the Ellis Act gives property owners the right to exit the
rental business, thereby evicting all of their tenants in one fell
swoop (usually in the wake of a major remodel or transitioning to
condo ownership). Rent-control evictions are on the rise in Santa
Monica.

Integration and Segregation;

Impediments to Mobility

Disparities in Access to
Opportunity: Publicly
Supported Housing

There is not a mobility counseling program for Housing Choice
Voucher holders assisted by the largest public housing
authorities in the Region: the Housing Authority of the City of Los
Angeles and the Housing Authority of the County of Los Angeles.
As a result, there are informational gaps that impede some
residents of heavily Black and Hispanic neighborhoods in the
Region from utilizing their assistance to move to high opportunity
areas like Santa Monica, other parts of the West Side, coastal
and southern Orange County, and the southwestern portions of
the San Fernando Valley. Because of the small geographic
footprint of the City of Santa Monica, the lack of mobility
counseling is a less significant reinforcement of segregation in
that local context. Additionally, although the Santa Monica
Housing Authority utilizes exception payment standards to bring
more apdrtments in Santa Monica within reach of Housing




Fair Housing Issue Identified

High Priority Significant Contributing Factors

Choice Voucher holders, housing costs are so high in the city that
even higher payment standards may be appropriate.

Disparities in Access to
Opportunity: Disproportionate

Housing Needs: Publicly
Supported Housing

High housing costs.

Housing prices within the city of Santa Monica are very high as
indicatedin Appendix B. Despite the high costs, Santa Monicahas
taken steps to protect housing stock. The city charter has an
inclusionary zoning provision that requires not less than 30% of
all newly constructed multifamily housing to be reserved for
moderate or low-income families. Santa Monica has also
implemented rent control since 1979. It covers all units
constructed prior to passage, some units constructed after
passage, and in contrast to typical rent control provisions, also
covers some single family homes. In the past few Housing
Element cycles, Santa Monica has exceeded its RHNA for low
income units In addition, there are approximately 1,000 LIHTC
units currently in existence and earmarked for low-income
households. However, these provisions largely protect those
livingin currently Santa Monica. Despite proximity to Los Angeles
and the existence of opportunities within the city, those who
don't currently live in Santa Monica are priced out of living in the
city and accessing resources or opportunity the city has to offer.
Based on income and family sizes, those who are priced out will
tend to be disproportionately Black, Hispanic, and with larger
families.

Integration and Segregation;

Lack of affordable, accessible housing in a range of unit sizes

Disproportionate Housing
Needs

Persons with disabilities in Santa Monica disproportionately
have low incomes and live in poverty, thus increasing their
relative need for affordable housing. In light of the broader
affordable housing shortage in the city and the Region, thereis a
shortage for persons with disabilities. The vast majority of LIHTC
units in the area were put into service from 1991-onward, thus
conforming with modern accessibility standards. Publicly
supported housing is also subject to the modification
requirements of Section 504 of the Rehabilitation Act.
Nevertheless, new affordable, multifamily units — those that are
most likely to be both affordable and accessible - are too few in
number to meet the total need. Supportive housing
developments often consist primarily or exclusively of one-
bedroom apartments. When it comes to supportive housing for
persons with disabilities, although the demand likely consists
primarily of a need for one-bedroom units, there are individuals
at risk of institutionalization who have dependent children and
persons with disabilities who need d live-in aide with their own
bedroom. Including a mix of a small number of two- and even




Fair Housing Issue Identified

High Priority Significant Contributing Factors

three-bedroom units in developments with a supportive housing
component would foster greater community integration.

Segregation, RZECAPs (in the

Land use and zoning laws

Region), Disparities in Access
to Opportunity,
Disproportionate Housing
Needs, Publicly Supported

SantaMonicais very compact, roughly rectangular, abutting the
ocedn, and just 8.3 square miles. The street layout and zoning
and is very efficient, with the downtown area located along the

Housing, and Disability and

beach and down the center of the city. Single-unit zoning is

Access

located on the northern and southern ends of the City, with
denser zoning toward the center of the City and the main
transportation thoroughfares. Specifically, neighborhoods like
North of Montana and Sunset Park that are disproportionately
White are primarily zoned for single-family homes. The problem
is most severe in the North of Montana neighborhood. The high
housing cost of single family homes and the single family home-
restricted zoning on either end of the City functionally restricts
racial diversity in these neighborhoods, as shown by the
disproportionately White and Asian American populations of the
neighborhoods. However, Santa Monica has also had an
inclusionary housing program in place for 30 years within the
Santa Monica Municipal Code (Affordable Housing Production
Program) that requires developers to abide by affordable
housing requirements, such as designating portions of their
buildings for moderate-, low-, very low-, and extremely low-
income rental housing. The City also has a Housing Trust Fund to
finance the development, construction, and duration of
affordable housing.

Segregation

Private discrimination

Given Santa Monicd's very progressive stance and expansive
state and local anti-discrimination provisions, the majority of
housing discrimination in the city occurs privately, rather than at
the hands of the city or state. At Santa Monica Legal Aid, most of
the complaints received detail discrimination based on a
tenant's disability, particularly complaints regarding denied
request for a reasonable accommodation or modification. The
second largest category is Section 8 discrimination, despite
Santa Monica’s explicit prohibition against source of income
discrimination. The third largest category is discrimination based
on familial status. Santa Monica Legal Aid coordinates with the
Santa Monica City Attorney's office to investigate and resolve
these complaints, including initiating lawsuits when necessary.




G. FAIR HOUSING ENFORCEMENT AND OUTREACH CAPACITY

The City of Santa Monica takes fair housing laws seriously and has enacted a number of
locallaws in support of fair housing including:

e Chapter 4.28 of SMMC, addressing fair housing for families with children, disability,
and source of income discrimination

e Chapter 4.40 of SMMC addressing fair housing regardless of sexual orientation or
domestic partnership

e Chapter 4.52 of SMMC addressing fair housing for persons living with HIV/AIDS

e Chapter 92.49 of SMMC, addressing reasonable accommodations for persons with
disabilities

The City continues to promote fair housing and prevent housing discrimination. The Public
Rights Division (PRD) of the City Attorney's Office enforces Fair Housing Laws, and actively
accepts, investigates, and resolves fair housing complaints. The PRD does this through
sending demand letters to offending parties, coordinating with the Legal Aid Foundation of
Los Angeles, and suing offending parties directly. As part of its investigations and
enforcement in fair housing case, the City has continued to enforce local ordinance and
State law outlawing housing discrimination based on source of income, such as rental
housing vouchers. In 2020, the City responded to 43 fair housing complaints, and in fiscal
yvear 2020-2021, the program resulted in ensuring several dozen landlords will accept
Section 8 vouchers, in compliance with State law. The City also funds Legal Aid Foundation
of Los Angeles (LAFLA) to pursue fair housing enforcement. Additiondlly, the City's Code
Compliance staff are available to help relocate people, if necessary. The Santa Monica
Police Department is also committed to investigating and resolving hate crimes that may
occur in the housing context. Unresolved fair housing violations are not a significant
contributing factor to fair housing issues, as the City of Santa Monica actively pursues

enforcement.

The PRD also enforces the City's Tenant Harassment Ordinance, and the City's Rent
ControlBoard monitors evictions and advises Santa Monica tenants of their rights. The Rent
Control Board continues to engage the community about the protections under Rent
Control Law through a number of events and seminars, as well as ongoing one-on-one
consultations with tenants and property owners about their rights and responsibilities
under the law. More than 13,000 inquiries are handled annually. The Board monitors owner-
occupancy evictions to ensure that grounds for eviction is not abused and an inter-
departmental task-force addresses issues related to withdrawals under the Ellis Act and
the current use of those properties that have been withdrawn from the rental market.




Other recent actions the City has enacted to assure that tenants are not discriminated
against or harassed by building owners and address fair housing issues, particularly
displacement protection, include:

e |n 2010, the Just Cause Eviction protections that were available only for tenants in

rent-controlled units, were extended to all tenants when voters approved Measure
RR.

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

e In 2015, the City Councilamended the City's fair housing ordinance to include source
of income as a protected class and included a pioneering definition of "Source of
Income” that included rental housing assistance such as the Section 8 Housing
Voucher Program.

e  On May 22, 2018, the City Council adopted an ordinance which extends specific
tenant protections to households with either educators or students under the age of
18 if the notice of termination falls during the school year.

e |In March of 2020, the City issued the first of a series of emergency orders that
protected tenants from evictions during the pandemic and economic emergency.

In_addition to enforcement, the PRD also annually conducts a campaign to improve
community awareness of fair housing laws and spends over $2,500 to undertake fair
housing activities including public awareness and advertising in efforts to eliminate housing
discrimination in the City. Prior to the COVID1? pandemic, the PRD hosted an annual fair
housing workshop that is attended by hundreds of people. The PRD also regularly publishes
articles about fair housing in the Santa Monica Daily Press and produces outreach videos on
housing. In 2020-2021, the City sponsored or participated in fair housing webinars to
promote community awdreness and education. Approximately 200 staff hours are
dedicated annudlly in fair housing enforcement work and community outreach.

e e e e
H. SUMMARY AND ACTIONS TO AFFIRMATIVELY FURTHER FAIR HOUSING

H.|. Current Actions

The City of Santa Monica has enacted-adopted numerous policies and actions to protect
existing housing stock, prevent discrimination, protect tenants from displacement, and
increase the supply of affordable housing, including rent control that has been in place for
over 40 years:-. Santa Monica's anti-discrimination and strong tenant protections including
include just-cause evictions, anti-tenant harassment laws, and notice of tenant buyouts;
prohibitions on source of income discrimination; the Preserving Our Diversity (POD)




program which provides cash-based assistance to low-income seniors; and anti-
discrimination laws that afford protections beyond the federal Fair Housing Act and the
California Fair Employment and Housing Act. Santa-Meonica-has-alse-had-an-inclusionary
SYSTNISTS STocER{SS e—+o 0—ec efe

current actions to enhance housing mobility, provide housing choice and affordability, and
prevent displacement are highlighted below:

e RentControl Law

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. The Regulations were adopted by the Rent
Control Board to implement and enforce the Rent Control Law. The rent control
provisions cover single-family homes, duplexes, triplexes, and apartment buildings.
The City's rent control provides tenant protections and seeks to preserve existing
housing stock and maintain naturally occurring affordable housing for its residents.
Primary functions of the Rent Control Board include controlling rent amounts,
nmaintaining amenities and services for tenants, provide for only "just cause” evictions,
and limiting the removal of controlled units from the rental market, dall in efforts to
ensure tenant stability and preserving existing housing stock and its affordability.
Under the City's rent control law, tenants may only be evicted if they are at-fault or
the landlord wishes to move themselves or their family into the unit.

e Proposition R (1990) and the Affordable Housing Production Program

Proposition R was passed in 1990 by the voters, and requires that 30% of all new
multifamily housing in the City be daffordable to low- and moderate-income
households. The Affordable Housing Production Program (AHPP) implements
Proposition R, making the creation of affordable housing mandatory as part of the
development of market-rate apartment and condominium buildings. Developers of
new multifamily buildings are required to contribute to affordable housing in Santa
Monicq, including :

e Constructinginclusionary affordable residences onsite in a development.




e Constructing affordable residences offsite in another development.
e Paying an affordable housing fee that is used by the City to subsidize affordable
housing developments and are deposited into the Citywide Housing Trust Fund.

The City continues to comply with the Proposition R affordable housing production
mandate of 30% affordability in the long-term: between fiscal year 1996-97 through
FY 2018-19, 38% of all multifamily housing constructed (5,346 total), pursuant to
Proposition R, is affordable. The City has exceeded the godls of Proposition R, with 40
percent of all new housing built over the past 20 years being deed-restricted for
occupancy by low- and moderate-income households. The City's Affordable Housing
Production Program has produced more than 800 units.

e Housing Trust Fund

Additionally, the City has a Housing Trust Fund. Funds come primarily from
redevelopment loan repayments and the stream of ongoing revenue provided by the
voter-approved sales tax, Measures GS/GSH. The Housing Trust Funds has supported
the production of over 1,200 very low and low-income affordable units over the same
time period in addition to acquisition and rehabilitation of existing units and rental
subsidies to help keep Santa Monicans housed.

e Section 8 Housing Choice Voucher Program

Santa Monica also has made considerable investments into expanding new housing
choice and opportunities for low-income households. The Santa Monica Housing
Authority operates the Section 8 Housing Choice Voucher program, which provides
rental housing vouchers to extremely low- and very low-income households with rent
subsidies to bridge the gap between what the household can afford and market rents.
Further, the City has been active in preserving affordable housing for seniors through
Project-Based vouchers that fund the rehab of affordable units and prevent them from
becoming market rate units.

e Santa Monica’s Approach to Addressing Homelessness




Santa Monica also has a long history of investing in housing and supportive services to
prevent and address the impacts of homelessness. The City's homeless service system
has evolved significantly over 40 years and is nationally recognized as an innovative
model that addresses the complex issues that contribute to long and repeated
episodes of homelessness. On March 26, 2019, the City introduced the Four "Pillars”
upon which the City's homeless strategies are built:

0 Preventing housed Santa Monicans from becoming homeless and

increasing affordable housing opportunities;

0 Addressing the behavioral health needs of vulnerable residents;

0 Maintdining equitable access to safe, fun, and healthy open spaces: and

0__Strengthening regional capacity to address homelessness.
These strategies have been implemented through interdepartmental and community
partnerships that contributed to a sustained reduction in homelessness in the
downtown and beach areas, as well as an overdll 8% reduction in the City's 2020 Point-
In-Time homeless count. In February 2021, in response to the economic and housing
challenges brought on by the COVID1? pandemic, the City reaffirmed its commitment
to addressing homelessness. In addition to continuing the multi-disciplinary street
teams and the Reed Park Ambassador program through June 2023, Council prioritized
the following additional strategies for consideration during the forthcoming biennial
budget process.

0 Extended Emergency Rental Assistance to prevent residents from falling

into homelessness.

0__An alternative non-congregate shelter on City property.

0 A behavioral health triage center.

0 Low acuity crisisresponse unitin the SantaMonica Fire Department.Fhese

StilkEven with these-the City's residential protections, programs, and incentives at
existinglevelsaddressing fair housing issues, are-rotenough-tostem-the losslack of

affordable housing to end-meet the housing needs of low- and moderate income
residents, especially for people of color, continue to remain a challenge.

e Pilot Right to Return Program

Most recently on July 13, 2021, Santa Monica City Council made changes to Santa
Monica’'s Affordable Housing Production Program and Housing Trust Fund to address
past urban renewal policies that displaced many households of color. Specifically, the
City's affordable housing waitlist priority will be modified to include those former
residents who were displaced by the creation of the Civic Auditorium in the Belmar
Triangle neighborhood and [-10 freeway in the Pico neighborhood in the 1950s and
1960s. The pilot program is part of the City’'s commitment to equity and inclusion.




Future Actions

This Housing Element includes policies and programs further outlining the City's
commitment to remedying the legacy of past housing discrimination practices, breaking
down the patterns of segregation, and ensuring fair housing opportunities to all. Chapter 5
of this Housing Element includes programs te—that provide address housing mobility
enhancement, new housing choices and affordability in high opportunity areas, place-
based strategies for community preservation and revitalization, and displacement

protection effirmrativelyfurtherfairhousing—some-These programs ef-which-includeare

described briefly below :




Enhancing Housing Mobility: Housing Mobility Strategies consist of removing barriers to

housing in areas of opportunity and strateqgically enhancing access. This Housing Element

sets forth the following programs that will enhance housing mobility:

Program 1.C - Incentivize Housing Develooment On Surface Parking Lots In Residential

Zones That Are Associated With Existing Commercial Uses

Under Program 1.C, the existing zoning barriers to housing on surface parking lots in the
R1 and multiunit residential zones would be removed. Specifically, current zoning
restricts the development of surface parking lots that are located in the residential
zones. Current zoning limits where vehicular access can be taken on these parcels and
also caps the number of residential units that could be developed (e..q, density cap of 4,
5, or 6 units), Program 1.C would remove these existing land use and zoning constraints
to housing and adopt new standards to encourage housing projects on surface parking
lots. This program would promote access to multifamily housing in the high opportunity
areas of Rl and the multiunit residential (R2, R3, R4, OP2, OP3, and OP4) neighborhoods.

Program 3.B Develop Tenant and Landlord Programs to Address State and Federal
Leqgislation Mandated Reqgarding Anti-Discrimination

Under program 3.B, the City shall continue to implement programs, including
tenant and landlord education/outreach, that strive to protect tenants against
landlord discrimination and cancellation of existing Section 8 contracts.




Currently, the City has several progressive legal protection programs, such as
just-cause eviction protections and a new 2-vear pilot Right to Counsel program
to assist tenants facing evictions.

e Program 3.C Facilitate the Conservation of Restricted and Non-Restricted At-Risk
Housing

Under Program 3.C the City will continue to provide information on maintaining long-
term affordability and assist federally-funded housing properties with seeking funding
assistance by applying for allocations of housing vouchers from the federal government
to maintain housing affordability.

e Program 6.A Maintain Rental Housing Voucher Programs And Expand To Assist All
Persons With Disabilities
Under Program 6.A, the City will continue to:
e Maintain and operate the Section 8, Housing Choice Voucher Program -
e Maintain a City-wide list of affordable rental vacancies in partnership with
Community Corporation of Santa Monica

e Program 6.D Information And Outreach Coordination For Tenants And Landlords On
Housing Programs And Resources
Under Program 6.D, the City will continue to:

e Provide education and outreach to tenants and landlords to increase awareness
about federal and local housing programs, including Section 8 housing voucher
programs

e Provide education and outreach to tenants and landlords to increase awareness
about federal and local housing rights and legal obligations, including anti-
discrimination regarding source of income

e Enforce the Affirmative Marketing Policies that are required as part of HOME-
assisted rental development

In relation to the high priority contributing factors identified in the City's 2020 AFH, these
programs address:

e |Impediments to mobility

e |Lackof access to opportunity due to high housing costs

o | ack of affordable, accessible housing in a range of unit sizes
e lLanduse and zoning laws

e Private Discrimination

Providing New Housing Choices and Affordability in High Opportunity Areas: Housing
choice strategies promote the housing supply, choices and affordability in areas of high
opportunity and outside of areas of concentrated poverty. This Housing Element sets forth




the following programs that will provide new housing choices and affordability in _high
opportunity areas:

e Program 1.C Incentivize Housing Development On Surface Parking Lots In Residential
Zones That Are Associated With Existing Commercial Uses
As discussed previously, current zoning restricts the development of surface parking
lots that are located in the residential zones. Program 1.C would remove these existing
land use and zoning constraints to increase housing in the high opportunity areas of R1
and the multiunit (R2, R3, R4, OP2, OP3, and OP4) neighborhoods.

e Program 1.J Revise Development Standards To Ensure Housing Projects are Feasible

Incentivized Over Commercial Development.

In some areas of the City, such as the Neighborhood Commercial districts of Main Street
and Montana Avenue, housing is a permitted use. However, due to a number of factors
including zoning code limitations on development, housing has not traditionally
occurred in these areas. Furthermore, a financial analysis on residential development
standards prepared for the City indicate that housing projects are unlikely to occur in
the remaining mixed-use areas of the City such as the boulevards, and Bergamot Area
due to land use and zoning restrictions on height and floor area ratios. To incentive
housing, Program 4.B would rezone and modify the development standards in all the
mixed-use and commercial zoning districts to allow housing projects to have greater
density and height than commercial projects. This program would incentivize housing
over commercial and create new housing choice.

e Program 4.C Provide New Housing Choices And Affordability In High Opportunity Areas
Through Incentives For Additional ADUs In R1-Zone Neighborhoods
The construction of new ADUs in recent years has increased housing opportunities in
single -family zones, areas which have traditionally been out of reach for renters. The
vast majority of new ADUs constructed or under development in the past 3 years have
been in R1 neighborhoods, providing a valuable source of rental housing access in
otherwise, high cost neighborhoods. Under State law, properties are permitted to have
one ADU and one JADU. This program will further allow one more ADU on single-unit
dwelling parcels with the requirement that the additional third ADU be restricted to
permanent rental housing. This program will incentivize the production of ADUs thus
providing new housing choice and affordability in the high opportunity areas of the R1
neighborhoods.

e Program 2.A Establish a 100% Moderate Income Housing Overlay
Moderate Income housing projects currently have no dedicated funding source or
incentives under local or State law. Since AB 1763 only applies to projects up to 80% AMI
and the City's Zoning Ordinance similarly defines 100% affordable housing as only
including projects up to 80% AMI, there are no incentives for moderate income housing
projects (serving households up to 120% AMI). In the 5th Cycle Housing Element, Santa




Monica did not meet its RHNA targets for moderate income units. Moderate--income
housing units serve an important segment of Santa Monica workers and residents that
do not qualify for lower-income affordable units yet cannot afford market rents.
Program 2.A would create a new zoning overlay to incentivize moderate income
housing projects in the targeted areas of the City such as Downtown area, Bergamot
areq, and the immediate area around the 17th St station. 100% Moderate Income
housing projects would be incentivized through special standards such as additional
height (at least 33 feet additionally), density bonus, and reduced parking requirements.
This program will incentivize the production of moderate—income housing thus
providing new housing choice and affordability in the high opportunity areas around the
Metro E transit stations.

Program 2.C Update the City's Affordable Housing Production Program (AHPP) to

Incentivize Housing Production at All Income Levels

The City's long established AHPP program has produced over 800 affordable units —
expanding housing choice and affordability for many Santa Monica residents. Despite
the success of the AHPP, there is still a significant gap between the housing needs of
low--income households and the availability of affordable units. To further incentivize
the production of affordable units at variousincome levels, Program 2.C would establish
a new base affordability percentage of 15% for with the inclusionary units provided
equally among very low-, low- and moderate--income levels. Program 2.C would also
establish new more flexible requirements for in-lieu fees and off-site affordable

housing.

Program 4.A Zoning Ordinance Amendment To Permit Multiple-Unit Housing In

Nonresidential Zones Where Not Currently Permitted

Currently, multi-unit residential is not permitted in certain commercial areas of the City:
namely, the Industrial Conservation District, Office Campus, Creative Arts Center, and
Conservation Creative Sector. Residential uses are not permitted in these zones, even
though there may be existing residential uses that were developed in the past.
Furthermore, areas within some of these zoning districts have significant housing
potential with access to residential amenities, such as transit, commercial uses, parks,
schools, andinfrastructure. Program 4.A would add housing as a permitted use in these
zones, creating new housing choices and affordability.

Program 4.B Facilitate The Development Of Housing On Surface Parking Lots Owned

By Community Assembly Uses

Parking lots of religious congregations are largely located in multi-unit residential zones
presenting a unique opportunity to expand housing choice in these areas. During the
Housing Element outreach process, the City met with o variety of religious
congregations through the Westside Interfaith Council. A handful of congregations
have expressed strong interest in developing affordable housing on the parking lots of
their sites. This program would adopt special -standards in the Zoning Ordinance to
support the production of affordable housing on surface parking lots owned by




community assembly uses, which include religious congregations, including allowing
some, but not more than 50%, market-rate units to support the affordable housing. With
this program, properties associated with religious congregations and other community
assembly uses in the multi-unit residential zones would be opened to new housing

opportunities.

e Program 6.H Maintain Reasonable Accommodations To Ensure Equal Opportunity For
Housing
In the 2015 Zoning Ordinance update, Santa Monica adapted reasonable
accommodation procedures (SMMC Chapter 9.49) that specify the applicability of
eligible applicants and requests, application requirements, reviewing authority and
procedures, findings and decisions, appeal process, and the duration limits of the
accommodation. The City will maintain and continue to support reasonable
accommodations to ensure equal housing opportunities, consistent with fair housing
laws.

In relation to the high priority contributing factors identified in the City's 2020 AFH, these
programs address:

e Impediments to mobility

e High housing cost

e lLack of access to opportunity due to high housing costs

e Lackof affordable, accessible housing in a range of unit sizes
e lLanduse and zoning laws

Place-based Strategies to Encourage Community Conservation and Revitalization: These
strategies involve approaches that are focused on conserving and improving assets in
areas of lower opportunity and concentrated poverty such as targeted investment in
neighborhood revitalization, preserving or rehabilitating existing affordable housing,
improving infrastructure, schools, employment, parks, transportation and other community
amenities.

As a compact city of 8.3 square miles with a costly housing market, the City doesn't have
the same level of distinct lower opportunity and concentrated poverty areas as other cities
in the Region-, such as the City of Los Angeles. This is evidenced by the fact that the entire
City is considered to be a high opportunity area. Even so, some census tracts particularly
adjacent to the [-10 freeway may have slightly less resources and opportunity than others.
Therefore, this Housing Element sets forth the following programs that will provide promote
community conservation and revitalization:

e Program 3.C Facilitate The Conservation Of Restricted And Non-Restricted At-
Risk Housing.




The City monitors the status of at-risk projects within the City, advise tenantsin advance
of potential conversion dates, and assist in answering questions from residents of at risk
housing. The City will continue these actions and exercise its right of first refusal to
purchase properties if necessary and financially feasible to ensure the continued
avdilability of affordable housing units.

Program 3.D Maintain An Acquisition And Rehabilitation Program

The City provides Housing Trust Fund loans to nonprofit housing providers to assist with
the purchase and rehabilitation of existing rental properties occupied primarily by low-
income households. As resources are avdilable, the City will continue to provide loan
assistance to nonprofit affordable housing providers and work with providers to identify
new funding sources.

Program 3.E Maintain A Low Income Residential Repair Program

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. Minor home
modificationsimprove physical access for people with disabilities and seniors that assist
with independent living. The City will continue to implement this program.

»—Program 3.F Enhance Code Enforcement Response To Housing-Related Violations

The City's -Code Enforcement and Building and Safety Divisions respond to residential

building code violation complaints. The City will continue this program and will
coordinate with the Housing and Human Services Division to provide information on
available rehabilitation assistance to correct code deficiencies.

Program 3.H Information And Outreach For Property Owners Regarding

Rehabilitation And Maintenance Of Housing Units

The City will continue to provide additional education and outreach to multi-unit
property owners on avdilable City programs and support continued rehabilitation,
maintenance, repairs, and upgrades of their housing units.

Program 6.B Seek Funding Sources To Support Rental Assistance For Vulnerable
Individuals And Households At-Risk Of Displacement

The City will continue to pursue and identify new funding sources that support rental
assistance programs, including emergency rental assistance to the extent feasible.

Program 6.C Maintain And Expand The Preserving Our Diversity (POD) Program

The City will continue to operate the POD program and pursue additional funding to
madaintain assistance to seniors and evaluate expanding program assistance to other
rent burdened residents vulnerable to displacement, if possible.

In relation to the high priority contributing factors identified in the City's 2020 AFH, these

programs address:




e Displacement of Residents due to Economic Pressures
e High housing cost
e Lack of affordable, accessible housing in a range of unit sizes

Displacement Protection

As discussed previously, while the City already implements a number of programs and
actions dimed at keeping residents housed, the inevitable economic pressures of the
housing market have resulted in the displacement of residents. A fundamental guiding
principle of the Housing Element is the preservation of existing housing stock. The primary
reason why the existing multi-unit zones (R2, R3, R4, OP2, OP3, and OP4) are not being
proposed for rezoning is due to the fact that most of the City's rent control housing stock
are locatedin these areas.

Map 2-24 Zoning and Rent Control Units

These rent control units play an important role in keeping housing affordable to existing
residents and helping to ensure their long-term tenancy. Any proposed increase to density




in the multi-unit residential zones would make these units vulnerable to redevelopment,
potentially forcing Santa Monicarenters out of their homes. Therefore, this Housing Element
does not propose any zone changes in the multi-unit residential zones. In addition to this
community preservation approach, this Housing Element also sets forth the following
programs to further provide displacement protection for existing residents:

e Program 2.B Right of First Offer Ordinance for Nonprofit Affordable Housing Providers
The City will adopt a Right of First Offer Ordinance that would require that gqualified
nonprofit organizations would be offered the right of first offer/refusal to purchase
private properties offered for sale in the City. This program would provide existing
residents the opportunity to maintain their housing at an affordable level and minimize
overall tenant displacement.

e Program 3.A Restrict The Removal Of Existing Rental Units For Site Redevelopment And
Require That Protected Units Are Replaced
The City will amend the Municipal Code to adopt local requirements that require
housing projects replace existing and former residential units in the past 5 years
consistent with the requirements set forth in Government Code Section 65915(c)(3).

e Program 3.B. Develop Programs To Address State And Federal L egislative Mandates
The City will continue to implement programs, including tenant and landlord
education/outreach, 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). The City will continue to fund the acquisition and rehabilitation of existing rental
units and continue to investigate new, innovative ways to increase the affordability of

housing.

e Program 3.G Maintain A Mandatory Seismic Retrofit Program
In March 2017, the City Council adopted a Seismic Retrofit Ordinance and the City
implemented the Seismic Retrofit Program that proactively seeks to strengthen
existing earthguake-vulnerable buildings and enhance the safety and security of their
occupants. The City will continue to implement this seismic retrofit program to
minimize potential displacement of residents due to seismic risks.

Program 3.1 Right To Counsel Program

The City in April 2021 began a two--year pilot Right to Counsel program to provide legal
assistance and support for tenants facing eviction, particularly amid the COVID-19
pandemic. This program s available to Santa Monica tenant households whose income
is at or below 80% of the County’'s Area Medium Income ("AMI"), and facing eviction
attempts by their landlord. Program 7.C will continue this program to support tenants
facing eviction.




e Program 4.E Right to Return Program
The City will implement a Right to Return Pilot Program for households that were
historically displaced.

In relation to the high priority contributing factors identified in the City's 2020 AFH, these
programs address:

o Displacement of Residents due to Economic Pressures

e High housing cost

e lack of affordable, accessible housing in a range of unit sizes
e Private Discrimination




Chapter 3. Goals and Policies

The Housing Element includes seven goals that create the framework for how the
City of Santa Monica will address the community’s housing needs over the next
eight years. These goals were reviewed as part of the commmunity process for this
Housing Element update. The policy goals of this Housing Element focus on:

» Affordable Housing Production: Prioritize affordable housing on City-owned
sites and remove barriers to affordable housing production in all areas of the
City.

e Market-Rate Housing Production: Continue to support the production of new
market-rate housing around major transit stops and along major corridors.

« Affirmatively Furthering Fair Housing: Decisions regarding distribution of new
development are viewed through the lens of providing equitable housing
access to all neighborhoods.

e Housing Assistance: Continue to prevent displacement of existing households
by providing financial and technical assistance for the provision of housing for
allincome groups and household types including families with children, seniors,
persons with disabilities, and others with special needs.

« Address Homelessness: Prevent housed Santa Monicans from becoming
homeless and continue to address the special need to provide housing and
supportive 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
related to economic sustainability and environmental objectives with the
production, conservation, and protection of housing. These include
encouraging a balance between housing and economic development,
sustainable development, providing supportive services, and increasing
walkability and non-motorized forms of transportation.

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



GOAL1.0: Production of new housing that is sustainable, innovative, safe
and resilient, appropriate with the surrounding neighborhood,
offers opportunities for active and healthy living, including
walking and biking, and increases equitable housing
opportunities.

In Santa Monica, the demand for housing greatly exceeds the supply. This has
resulted in Santa Monica being one of the most expensive places to live in the
country. The City is required by the State to address this housing shortage by
planning for its Regional Housing Needs Allocation (RHNA). In the past eight years,
the City produced 3,643 units, well exceeding its established 51" Cycle RHNA of 1,674
units. The City's target for this 6" cycle Housing Element is 8,895 units, an average of
about 1,100 housing units annually. This number is more than 5 times larger than the
allocation required in the prior Housing Element cycle. Meeting this housing target
will be challenging and will require the enactment of new policies and programs to
bolster housing production.

In addition, the City has long been aleader in sustainability. In 1994, the City Council
first adopted its Santa Monica Sustainable City Plan which established the City's
sustainability goals and groundbreaking policies that have laid the foundation for
over 25 vears of progress including successes such as:

e Powering all municipal operations with clean power and 92 percent of all
customers running on 100 percent clean power

e Community reduced water consumption by 20 percent

o 154 LEED-certified buildings community-wide

e Reduced carbon emissions by 29 percent while growing the economy by 51
percent

e Clean Beaches project built with 1.6 million gallon cistern capturing runoff
from Downtown Santa Monica

e Since 2010, urban forest has increased by 3,098 net new trees

e Santa Monica Urban Runoff Recycling Facility (SMURRF) was the first urban
runoff treatment facility in the world and is still fully operational

e 6.3 megawatts of solar energy systems installed community-wide

e Sustainable Water Master Plan approved in 2018 as a roadmap to ensure
Santa Monica is water self-sufficient

e Requirement for net zero buildings

Since then, the City adopted the Land Use and Circulation Element in 2010, updated
the Sustainable City Plan in 2014, updated the Urban Forest Master Plan in 2017, and




adopted a Climate Action and Adaptation Plan in 2019. All of these plans provide the
foundation for the creation of sustainable and healthy communities. New housing
plays animportantrole in achieving the City's goals to reduce vehicle miles traveled,
reduce greenhouse gas emissions, expand the tree canopy, and promote
environmental justice.

POLICIES

Policy11 Adequate Land for Housing. Provide adequately zoned sites for all
types of housing, particularly multi-unit housing in locations near major
transportation hubs and services that promote active living in addition
to areas that have historically excluded diverse housing opportunities.

Policy1.2 Housing Production Incentives. Encourage and provide adequate
development standards and incentives for the production

development of housing, particularly affordable housing.

Policy 1.3 Adaptive Reuse. Encourage and provide incentives for adaptive reuse
of existing commercial buildings for housing.

Policy 1.4 Design of Housing. Ensure that the design of new housing development
is responsive to the surrounding context.

Policy 1.5 Innovotlve and Sustolnoble Housmg DeslgnConstructlon Ppemeteuse

memp}%%ﬁm%@mm%Ensure thot Iocol

requlations support: sustainable construction technigues and
materials to the extent technically feasible, environmental justice that
protects public health, open space, and expansion of the tree canopy.

Policy 1.6 Housing for Special Needs. Maintain development standards that
promote the development of special needs housing, such as affordable
senior, accessible, and family housing.

Policy1.7 Review of Housing Constraints. Periodically review City taxes, fees,
and regulations to ensure that they do not constrain housing
development.

Policy1.8 Streamlined Housing Process. Continue to evaluate and provide an
expedited and coordinated permitting process and design review,



particularly for housing projects, including those using innovative and
sustainable construction techniques and materials.

Policy 1.9 Partner with School District and Community College District for Housing.
The City shall seek opportunities to work with the School District and
Community College District to facilitate housing development.

Policy 110 Funding for Affordable Housing on City-Owned Sites. Pursue grant

funding opportunities to facilitate affordable housing on City-owned
sites




GOAL 2.0: Housing production for allincome categories including for the
community’s workforce and most vulnerable communities.

While it is generally recognized that Californians
pay more for housing than the average
American, Santa Monica’s housing costs are | *  Ahouseholdneeds anannual
among the highest in the nation. There are a income of $126,000 (almost
ong gn ' twice than the 2019 Los
variety of negative effects caused by a lack of Angeles County household
affordable housing. With a greater share of median of $68,044) torent a
household incomes spent on housing costs, two-bedroom apartment in

. . Santa Monica.
households are left with less money available to |, 7g% of Extremely Low-

Facts:

spend on basic necessities. Having less money Income Households are
available for non-housing costs often means considered severely housing
that | . h hold T | cost burdened (more than
at low income households will have less 50% of their household
savings in the bank, putting them at risk for income on rent).
poverty or preventing them from rising out of it. e More than 42% of the City's
rental households are
The City's economy is supported by a diverse considered housing cost
variety of industry sectors but remains heavily burdened. = _
. e  SantaMonica's economy is
dependent on the food/accommodation and supported by 80,000 non-

retail trade sectors. This sector employs resident workers.
approximately 25% of the workforce but has
generally lower wages than other sectors. With
lower income jobs also in other major employment sectors such as education and
healthcare, 91% of workers cannot afford to live in Santa Monica. Additionally, the
artist community of Santa Monica is a unique sector that should be preserved and
uplifted through housing opportunities. Artist special housing needs, like live-work
units, should also be considered.

Affordable housing in Santa Monica has been produced from two sources: market-
rate housing and public assistance such as the City's Housing Trust Fund. Market-
rate housing is required to provide affordable housing or pay an in-lieu fee through
the Affordable Housing Production Program (AHPP).

In the last eight years, the City has constructed 982 affordable housing units, which
represents 27% of the total units produced. As part of this Housing Element update,
the City of Santa Monica must adequately plan for and accommodate a total of
6,168 new affordable housing units, which represents 69% of the City's overall RHNA.

While the City generally provides several process and development incentives in



support of 100% affordable housing projects, the major barriers to the production
of affordable housing include:

e Lack of funding

e Landcosts

¢ Insufficient height and density standards necessary to produce units

e Commercial prevailing wage requirements for buildings 5 stories and
above.

¢ Neighborhood opposition

POLICIES

Policy 2.1 Affordable Housing Financing: 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
moderateincome families.

Policy 2.2 Local Assistance for Affordable Housing: Focus available resources
(including City-owned land and Housing Trust Funds) to assist for- profit
and nonprofit housing providers to develop housing for extremely low-,
very low-, and low-income households.

Policy 2.3 Advocacy for Legislative Changes: Support the enactment of federal,
state, and local legislation to provide funding and incentives for the
preservation and development of housing that is affordable to very low,
low-, and moderate-income households, and to accommodate special
needs.

Policy 2.4 Local Incentives and Streamlining for Affordable Housing: Continue to
encourage and provide development opportunities and incentives,
expedited permit review, and reduced planning fees ferto increase the

productiondeveloprrent of affordable housing including extremely
low-, low-, very- low, and moderate-income households.

Policy 2.5 Homeownership Opportunities: Explore ways to encourage the
development of ownership housing for affordable to moderate-
income households and the City's workforce, including opportunities
for employer- provided permanent housing.

Policy 2.6 New Funding Sources: Work with local nonprofit community



organizations to tap into new funding sources and support local
capacity to develop affordable housing on an ongoing basis. Explore
private arts funding for artist housing.

Policy 2.7 Support for Senior Housing. Encourage and support development of
senior housing and facilities to meet the needs of seniors, particularly
for the oldest senior cohort, including consideration of a preference for
"aging in place” along with the need for more congregate housing and
residential care facilities.

Policy 2.8 Support for Special Needs Housing. 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.

Policy 2.9 New Housing Models. Encourage proposals for new housing types,
such as co-housing, and assess their feasibility and benefits on a case-
by-case basis.

Policy 2.10 Maintenance, Improvement and Development of Housing for Persons
with Disabilities. Explore alignment with the Voluntary Compliance
Agreement (VCA) between the City of Los Angeles and HUD for, Santa
Monica to potentially require at least 15% of total units in all newly
constructed multi-family developments receiving public funds where
City funds are leveraged with Low-Income Housing Tax Credits to be
accessible to persons with mobility disabilities and at least 4% of total
units to be accessible for persons with hearing and/or vision disabilities.




GOAL 3.0: Preservation of the existing supply of housing and prevent
displacement of existing tenants.

In 2020, Santa Monica's total housing stock consisted of approximately 52,629 total
units, 11,572 of which are single-unit residences unit-and 40,853 of which are within
multi-unit residential structures. Although there are over 11,000 single-unit dwellings,
there are only around 6,500 parcels zoned R1, meaning many are located within
multi-unit zones. The total housing stock includes affordable housing units and rent-
controlled units, which are valuable assets to the City as they provide housing
opportunities to low and moderate-income households.

Facts: There are currently 3,902 publicly-assisted
affordable units located within the City of Santa
Monica.! An estimated 770 units are at-risk of
converting to market rate by 2031. In addition, as
of December 31, 2020, there were 27,429 rent-

o An estimated 770 affordable
units are at risk of conversion

e TheCityhas27,429 rent
controlled units, but only 24%

remains occupied by long- controlled units in the City.? Rent controlled units

term renters help ensure that rental costs do not outpace
e Approximately 75% of the existing wages, and therefore, play a crucial role

City's housing stock was built in keeping existing residents housed.

before 1980

Deed-restricted affordable housing and rent-
controlled units contribute significantly to the City’'s housing affordability. Preserving
and rehabilitating existing housing stock is a key anti-displacement tool that
prevents existing households from becoming unhoused. The vast majority of the
City's housing stock was built before 1980. As these units age, they will be at risk of
being demolished due to deteriorating conditions if not properly maintained. Some
of the City's existing housing stock will be protected as a result of SB330, which
prohibits a project that will demolish existing residential units and would not replace,
at a minimum, the same number of new residential units. This will address existing
multi-unit housing properties of five units or less that are particularly vulnerable to
redevelopment and replacement. Additionally, the new allowance for ADUs on
existing multi-unit properties not only creates more housing opportunities but may
also encourage property owners to retain their rental properties. However, there
remains existing multi-unit housing properties in the City that have fewer units than
maximum allowable density and as such, could be at risk for demolition and
redevelopment by a housing project that proposes a higher number of new units.

" 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.

2 City of Santa Monica, Rent Control 2020 Annual Report
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Support the City's Rent Control Law. Ameliorate the effects of the
Costa- Hawkins vacancy de-control regulation on the affordable
housing stock.

Preservation of Naturally Occurring and Deed- Restricted Affordable
Rental Housing. Explore strategies to Ppreserve naturally occurring,
rent-controlled, and restricted affordable rental housing.

Protection of Rental Units. The City shall continue to protect rental
housing by restricting the conversion of rental units to ownership units
or for uses other than permanent rental housing.

Replacement of Demolished Multi-Unit Housing. The City shall ensure
the reasonable replacement of multi-unit housing that is demolished.

Availability of Affordable Housing. The City shall ensure the continued
availability and affordability of housing for very low-, low-, and
moderate-income households.

Rehabilitation Assistance. Provide rehabilitation assistance to maintain,
improve, and extend the use and livability of the City's aging residential
buildings. Explore expansion of existing and new rehabilitation
programs that may also result in short-term and long-term deed-
restricted affordable units.




Policy 3.7

Policy 3.8

Public and Private Funding for Rehabilitation and Preservation.
Encourage and promote the use of public and private funding to
provide rehabilitation, home improvement, and maintenance loans and
grants with priority given to affordable units at risk of conversion, and
multi-unit rental housing.

Continued Maintenance of Existing Housing. Ensure continued
maintenance of existing housing and that property owners are made
aware of City programs to promote capital improvements to rental
housing. Consider property owner incentives to Eencourage continued
maintenance, repairs, and upgrades to housing that addresses the
health and safety needs of the residents while respecting the character
of the structure.

Policy 3.9

Leqgal Support for Residents. Continue to provide and strengthen anti-

discrimination legal assistance and support for tenants facing
harassment or eviction in efforts to prevent displacement of existing
tenants.




GOAL 4.0: A community that provides equitable housing access to all

neighborhoods.
The City of Santa Monica is generally
2019 Population by Race more homogenous than the County
as a whole. The majority of the City's
Other 1% residential population is White,
Two or followed by Hispanics and Asians,
m”:(,;“es respectively. Blacks represent 4% of
ok or ﬁ;i;n Lhe .populqjclc.)n. .One of. the likely
African ¢ arriers to living in the City for non-
Americd White Whites is the high cost of housing.
M’Hispcnicor 65% Hispanics and Black households
Lk have the lowest median income in

15%
the City and County as a whole, and

as a result, are often priced out of
housing opportunities in the City.

For those households of color that

can afford to live in Santa Monicq,

many of them are concentrated in
neighborhood pockets of the City along the |-10 Freeway, and within the Pico,
Downtown and Mid-City neighborhoods.

These patterns of segregation are largely the result of decades of structural racism
deeply rooted in Federal, State, and local housing policies. This includes the
adoption of exclusionary zoning, which was used primarily as a way to economically
separate the wealthier Whites from Blacks/African Americans and other people of
color. Since many Blacks/African Americans could not afford or were unable to
receive mortgages to purchase homes, they were effectively driven out of single-
family zoned neighborhoods. The federal policy of “redlining” that arose during the
New Deal era (1930s) also have contributed to the patterns of segregated



neighborhoods. This discriminatory practice of
determining who could qualify for home mortgages
based on skin color led to widespread segregated
communities across the country and prevented
Blacks/African Americans from buying homes. In
Santa Monica, areas that were redlined included the
Pico Neighborhood, portions of the Mid- City
neighborhood south of Santa Monica Boulevard, and
Ocean Park. The pattern of redlined areas directly
correlate with the areas where the non-White
population, lower income households, and renter
households are concentrated.

Policy 4.1: Access to Opportunities. Promote access
to environmentally healthy neighborhoods
that offer transportation services, jobs, high
performing schools, parks, and residential
amenities - particularly in areas that have
historically excluded certain segments of
the population.

Policy 4.2 Equitable Distribution of Housing for All
Income Levels: Encourage fair distribution
throughout the City of all housing types for
extremely low-, very low-, low-, and
moderate-income persons including the
most vulnerable communities and the
housing insecure.

The term “redlining” refers to the
discriminatory policy instituted by the
federal government to create color-
coded maps of every metropolitan
area in the country to indicate where it
was safe to insure mortgage. These
maps were based on racial
composition, quality of housing stock,
access to amenities, etc. and were
color coded to identify best (green "A"
grade), still desirable (blue "B” grade),
definitely declining (yellow "C" grade),
and hazardous (red "D" grade)
neighborhoods.

Policy 4.3: Targeted Investments. Strategically target housing creation and
preservation strategies (e.g., public funding, incentives, infrastructure
investments, etc.) and diverse housing types in locations that will help
overcome historic patterns of segregation as well as programs and
measures such as a "Right to Return” program that will help support
historically displaced families and individuals in Santa Monica with

housing.




GOALS.0: Housing for Facts:
persons experiencing

. The Cdlifornia Legislative Analyst's Office
homelessness

found that in 2019, more people experienced
homelessness in California than any other

Even prior to the COVID- 19 state.

pandemic, homelessness was and o The City's housing capacity for persons

continues to remain a regional and experiencing homelessness include 95 beds in

local Chq“enge_ Homelessness is emergencyshelters, 321 bedsin transitional

driven by a multitude of factors, housing, and 458 permanent supportive units.
o Although Blacks/African Americans make up

including: inadequate  housing
supply at all affordability levels,
rising rents that have outpaced

8% of Los Angeles County population, they
constitute 34% of the County’'s homeless
population

stagnant wages, and
discriminatory housing and employment policies that have kept low-income
populations and people of color in poverty. These challenges are compounded by
insufficient and inconsistent access to medical and behavioral healthcare, as well
as other essential supportive services.

Up until 2020, City staff and volunteers had conducted annual point-in-time counts
to approximate the number of homeless individuals within the City borders, along
with a count of shelter use that same night. The last recent count took place on the
night of January 22, 2020 with a total of 907 individuals counted outside on the
streets, in cars and encampments, and in shelters and institutions within the City.
While this number represented a decrease from 2017, the situation is expected to
worsen due to the economic recession caused by the COVID-19 Pandemic,
especially once the

City of Santa Service Los Angeles City's eviction
Monica Planning Area5 County protection

- Westside nmoratoriums expire.

2015 738 4276 41174 The City's unhoused
2016 | 728 4659 43854 population includes
2017 | 921 5411 52442 veterans, = women,
2018 | 957 4401 49955 persons with
2019 985 5262 56257 disabilities, older
2020 907 6009 66436 adults, and  other
Source: Los Angeles Homeless Services Authority, Vulnerable groups. A
https://www.lahsa.org/homeless-count/ disproportionate
number of

Blacks/African Americans experience homelessness in Los Angeles County while
the proportion of other racial and ethnic groups are either under or equal to their



prevalence in the general population, making it clear that homelessness is also a
social justice issue.

Policy 5.1 Regional Fair Share Approach. Encourage aregional fair share approach
to providing housing opportunities and assistance to homeless,
extremely low-, very low-, and low-income households, and households
with special needs.

Policy 5.2 Housing and Supportive Services for the Homeless. 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; and vulnerable members of
Santa Monica's workforce.

Policy 5.3 Removal of Barriers to Supportive Housing. Remove barriers to the
provision of low barrier navigation centers, emergency shelters, and
supportive/transitional housing.



GOAL 6.0: Provision of housing assistance and supportive programs and services
to extremely low-, very low-, low-, and moderate-income households
and households with special needs, families, seniors, and the homeless.

Certain segments of the population may have greater difficulty in finding decent,
affordable housing due to special circumstances. Populations requiring housing
assistance and supportive programs include low-income households, the elderly,
persons with disabilities, families, persons in need of emergency shelter, and
persons with developmental disabilities.

In2017,15.34% of the City's total households were Extremely Low Income (0% to 30%
AMI), 8.8% were Very Low Income (31% to 50% AMI), 11.6% were Low Income (51% to
80% AMI), and 7.0% were Moderate Income (80% to 100% AMI). Income disparity by
racial group is apparent at the City level. Households of colors are more likely to
have lower income levels than White households.

Extremely | Very Low Low Moderate

Households Total Low (less | Incomes Income | (80-120%
Households | than 30% | (30-50% | (51-80% AM)

AMI) AMI) AMI)
White 33,400 14.6% 7.6% 10.7% 7.2%
Hispanic 5,705 20.7% 13.4% 18.0% 7.5%
Asian 4,245 15.1% 4.8% 9.1% 4.8%
Black/African 1,508 12.7% 28.4% 15.7% 6.4%
American
Other 1,495 14.9% 9.9% 12.6% 8.6%
All 46,353 15.4% 8.8% 1.6% 7.0%
Households
Source: CHAS HUD Data, 2017.

Many lower-income families are considered housing cost-burdened - spending
more than 30 percent of their monthly income for housing costs, leaving very little
left for other basic needs like healthcare, food, and transportation. Others are
forcedinto overcrowded or substandard housing conditions or join the increasingly
large population of people experiencing homelessness.

The elderly population, large families, families with children, and individuals with
disabilities also require support, as they may have specific housing requirements
that are necessary for access and enjoyment of their residence.

Policy 6.1  Financial Assistance for Residents; Rental Assistance Programs. The
City shall provide support in rental assistance programs for extremely



Policy 6.2

Policy 6.3

Policy 6.4

low-, very low-, and low-income households and household types
including seniors, families with children, persons with disabilities, and
others with special needs. Explore funding strategies and identify
additional funding sources to provide continued support with rental
assistance programs.

Technical Housing Assistance. The City shall provide information and
assistance to extremely low-, very low-, and low-income households
and households with special needs and landlords to educate and
increase awareness of, and provide oversight on federal and local
housing and supportive programs and to assist residents in locating
appropriate housing. Address housing barriers and resident
challenges in securing and maintaining housing.

Funding for Supportive Services. 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. Ensure funding that supports emergency housing for the
homeless.

Consider Expanding the Preserving Our Diversity (POD) Program.

Policy 6.5

Evaluate expansion of the POD program to other rent burdened
households including but not limited to additional seniors, families, and
persons with disabilities and special needs.

Reasonable Accommodations. Provide requlatory relief to enable

Policy 6.6

housing access designed to meet the needs for persons with
disabilities to ensure equal housing opportunities, consistent with fair
housing laws.

Resident Protections During Rehabilitation. The City shall provide

Policy 6.7

resident protections including a temporary relocation program with
oversight to minimize resident disruption and ensure that rehabilitation
of existing units does not negatively impact or result in permanent
displacement of existing residents.

Explore Programs with the County of Los Angeles. The City shall

explore the possibility of entering into contracts with the County for
project-based vouchers including, but not limited to, programs
administered by the County of Los Angeles.







GOAL 7.0: Eliminate housing discrimination on the basis of race, color, religion,
sex, gender, gender identity, gender expression, sexual orientation, age, marital
status, national origin, ancestry, familial status, income level, source of income,
disability, veteran or military status, genetic information, or other such
characteristics.

Pursuant to the California Fair Employment and

Housing Act [Government Code Section 12921 | Facts:

(a)], the opportunity to seek, obtain, and hold | , In 2020, the City responded
housing cannot be determined by an individual's to 43 fair housing

‘race, color, religion, sex, gender, gender identity, complaints

gender expression, sexual orientation, marital | ¢ The City hosts a Fair
status, national origin, ancestry, familial status, Housing Workshop to the
source of income, disability, veteran or military general public twice a year
status, genetic information, or any other basis that covers fair housing
prohibited by Section 51 of the Civil Code.” issues

Fair housing issues that may arise in Santa
Monica (or any jurisdiction) include but are not limited to:

Failure to make reasonable accommodations or modifications to make a
dwelling unit accessible to an individual with a disability;

Discrimination in the sale or rental of a dwelling unit against an individual based
onrace, national origin, familial status, disability, religion, sex, or other
characteristic; and

Tenant harassment because of race, color, religion, sex, disability, familial
status, or national origin

The City of Santa Monica takes fair housing laws seriously and has enacted a
number of local laws in support of fair housing including:

Chapter 4.28 of SMMC, addressing fair housing for families with children,
disability, and source of income discrimination

Chapter 4.40 of SMMC addressing fair housing regardless of sexual orientation
or domestic partnership

Chapter 4.52 of SMMC addressing fair housing for persons living with HIV/AIDS



e Chapter 9.49 of SMMC, addressing reasonable accommodations for persons
with disabilities

The Public Rights Division (PRD) of the City Attorney’'s Office enforces Fair Housing
Laws, including investigation of fair housing complaints and litigation if necessary.
The PRD also hosts an annual fair housing workshop and regularly publishes articles
about fair housing in the Santa Monica Daily Press. The COVID-19 pandemic has
highlighted the importance of housing rights, as many Santa Monicans (especially
families and people of color) are facing evictions. The rise in hate crimes against all
protected classes has also made the issue of fair housing paramount.

Policy 7.1 Enforce Fair Housing Laws. Continue to enforce fair housing laws
including but not limited to, prohibiting arbitrary discrimination in the
building, financing, selling, or renting of housing, on the basis of race,
color, religion, sex, gender, gender identity, gender expression, sexual
orientation, age, marital status, national origin, ancestry, familial status,
income level, source of income, disability, veteran or military status, or
genetic information, and to promote racial diversity and equality in
housing distribution.

Policy 7.2 Legal Support for Residents. Continue to provide and strengthen anti-
discrimination legal assistance and support for tenants facing
harassment or eviction.

Policy 7.3 Fair Housing Community Outreach : Continue to work with local
organizations and partners to engage in community outreach strategies
that provide information on fair housing laws, including community
workshops and public awareness campaigns.




Chapter 4: Summary of Land Available for Housing

A. REGIONAL HOUSING NEEDS ALLOCATION

The Regional Housing Needs Allocation (RHNA) is a
state-mandated process that determines the amount
of future housing growth each city and county must
plan for in its Housing Element. This “fair share”
adllocation 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 allincome categories.

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. The Southern California Association of
Governments (SCAG) then determines the share to be
allocated to each city and county within its region
based onits approved Final RHNA methodology.

On March 4, 2021, SCAG adopted the final RHNA
allocation for all jurisdictions within its region. Figure 4-1
shows Santa Monica's allocation in the Final Regional
Housing Needs Allocation Plan—the planning period of

On March 4, 2020, SCAG approved
the Final RHNA methodology for
determining each jurisdiction’s RHNA
within the SCAG region. The
methodology utilized a three-step
process:

1. Determine the jurisdiction’s
projected housing need using
regional projected household
growth and calculate a future
vacancy need by applying a
healthy vacancy rate to owner
and renter households. Assign a
replacement need based on local
survey results.

2. Determine the jurisdiction’s
existing housing need based on a
jurisdiction's proximity to transit
and jobs.

3. Addthe projected and existing
housing need together to geta
total and apply social equity
adjustment factors to determine
the four RHNA income categories.

October 2021 through October 2029. Approximately 69% of the units are allocated for
households earning less than 120% of the Area Median Income (AMI).

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.



Figure 4-1: Santa Monica's 2021-2029 Regional Housing Needs Assessment

Income Level % of AMI* Units % of RHNA
Allocation
Very Low 31-50% 2,794 31%
Low 51-80% 1,672 19%
Moderate 81-120% 1,702 19%
Above Moderate 120%+ 2,727 31%
Total 8895 100%

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

* AMI - Area Median Income.

Note: SCAG's RHNA does not include the income level of Extremely Low Income (ELI) (0-30% AMI) units, which
are required by the City's AHPP. ELI units produced in the City are counted towards SCAG's Very Low Income
category.

Extremely Low Income Housing Needs

The RHNA does notinclude the income level of extremely low-income units (ELI). However,
state law (AB 2634) requires Housing Elements to include the projected number of
extremely low income housing needs, and the City's AHPP requires the production of ELI
units. HCD indicates that local agencies may calculate the projected housing need for ELI
households by applying one of the following two methodologies to the RHNA for very low-
income (VLI) households:

e Use avdailable Census data to calculate the percentages of ELI and VLI households
and apply these percentages: or
e assume 50 percent of the VLI units would qualify as ELI.

Applying the first methodology, approximately 7,124 extremely low-income and 4,089 very
low-income households were identified in Santa Monica as detailed further in Appendix B.
This equates to 64 percent and 36 percent respectively, of the total ELI and VLI households.
These percentages suggest that of Santa Monica’'s RHNA share of 2,794 RHNA very low
income units, a minimum of 1,788 units should be available for extremely low-income
households and 1,008 units for very low-income households.




Existing # of % RHNA Projected

Households Need
Extremely Low 71,24 64% 2,794 1,788
Very Low 4089 36% 1,006

B. SUITABLE SITES INVENTORY

Government Code Section 65583(a)(3) requires local governments to prepare an
inventory of land suitable for residential development, including vacant sites and sites
having the potential for redevelopment, and an analysis of the relationship of zoning and
public facilities and services to these sites. This inventory of land suitable for residential
development, otherwise known as the Suitable Sites Inventory (SSI), is used to demonstrate
that there is sufficient land at appropriate densities and development standards to
accommodate the RHNA at the income levels specified within the planning period. For the
6t Cycle 2021-2029 Housing Element, the City's RHNA is 8,895 units, of which 69% must be
provided at affordable levels.

The SSI for the City of Santa Monica's 6" Cycle Housing Element was prepared in
accordance with State Housing Element law and HCD's Housing Element Sites Inventory
Guidebook. Appendix F provides a report of the methodology used to prepare the SSI.

To prepare the SSI, the City's land use inventory was comprehensively reviewed to identify
sites that are available for housing development within the Housing Element planning
period, 2021-2029. The City focused the inventory to underutilized commmercial sites since
these sites are most likely to be redeveloped based on evidence of past development
trends. Approximately 315-332 sites have been identified that have the highest potential to
accommodate housing. These are shown on Map 4-1. Sites may be viewed interactively on
the City's Housing Element Update webpage at: https://www.santamonica.gov/housing-
element-update. The sites in the SSl are categorized according to Figure 4-2.




Map 4:1: Suitable Sites



Figure 4-2: Suitable Sites Prioritization Categories

#*

Category

Description

Approved and Pending
Housing Projects

Santa Monica has a number of pipeline housing projects that
have been approved or are pursuing entitlements. These units
are expected to be constructed in the next eight years and
would count toward the City's 6th Cycle RHNA.

Prior SSI Sites

83 parcels were listed in the 5th Cycle 2013-2021 Housing
Element. Some of these parcels have undergone entitlements
but the remaining have not.

DCP Buildout

As part of the Downtown Community Plan that was adopted in
2017, sites in the Downtown were identified for potential
redevelopment.

City-Owned Sites

Animportant strategy for the City to meet its RHNA targetsis
the utilization of existing City-owned sites for housing,
particularly affordable housing. All City-owned sites that are
not currently developed with open space/parks, community
centers, civic uses, utilities, etc. are categorized as Category 4
sites.

Vaeant/Parking
Lots/Parking-Structures

A handful of sites in the City are eithervacantparking lots, or
parking structures. Vacantsites-andpParking lots are very

underutilized and represent the greatest opportunity for new
housing without displacement of existing uses.

Auto Storage Lots

These are parcels currently being utilized almost entirely as
auto inventory surface lots for auto dealerships. Auto
dealerships have indicated interest in turning over these large
surface lots into redevelopment opportunities as they are
rethinking their sales operations.

Parcels with
recent/active sales

Based on areview of the Assessor’s Parcel Data and a review of
commercial real estate websites (such as Loopnet), a number
of properties have recently sold between 2019-2021 or have
active sales listing.

Underutilized Sites
(20,000 excess sf
development potential)

Category 8 sites are sites that do not meet the criteria of
Categories 1-7 but have been identified to have a net new
development potential of 20,000 sf or greater (based on their
existing built sf compared against their currently allowable
maximum floor area).

Large Parcels (15,000
sf+)

Most parcels in the City are 7,500 sf. Large parcels that are
15,000 sf have greater potential for redevelopment.

Remaining Sites with less
than 0.5 AVR

All remaining City sites with an assessor’s value ratio (AVR) of
0.5 or less have the highest likelihood of redevelopment.

Religious Institutions

AB 1851 was passed in 2020 to remove animportant barrier to
housing construction on lands owned by areligious institution.
The law states that ajurisdiction cannot deny a housing project
proposed by a religious institution on the sole basis that it will
remove parking. A number of religious institutions with large
surface parking lots are located throughout the City.

A-Lots and Residentially
Zone Parking Lots

"A-Lots" are residentially zoned (R1/R2/R3/R4) parcels with an
"A" Off-Street Parking Overlay. Within the City, there are 42 A-
lots. In addition, there are numerous residentially zoned parking
lots that serve the parking needs of boulevard-fronting
commercial uses.




1. Approved and Pending Housing Projects

The City has a significant number of housing projects in the pipeline that if constructed will
count toward the City's 6th Cycle RHNA. As of February 2021, there were approximately
1,670 approved units (of which 401 are affordable) and 756 pending units on 108 parcels. The
list of approved and pending projects is provided in Appendix F. A review of the past 5
Cycle Housing Element shows that 10% of approved and pending projects were withdrawn
and/or have had permit approvals expire.Itis not possible for City staff to predicthow many
and which specific approved and pending projects could be withdrawn or ultimately not
developed. Doing so would be arbitrary and speculative. Therefore, a 10% discount factor
was applied to the current number of approved and pending prejects-units to allow for the
possibility that some projects may never proceed to construction. This results in 1,503
approved units and 680 pending units that are eeunted-projected to count towards the 6t
Cycle Housing Element.

2. Prior SSI Sites

The SSI identifies 25-24 sites that were in the last (5th) Cycle Housing Element with the
capacity for approximately 1,500 units. According to Government Code Section 65583.2, if
the SSI contains sites that were used in a prior housing element planning period, the City
must allow by-right a development that includes at least 20% of the units as affordable.
Sites where zoning already permits residential "use by right” as set forth in Government
Code section 65583.2 (i), at the beginning of the planning period would be considered to
meet this requirement. The City currently allows by-right housing projects through an
interim zoning ordinance.

In order for the reused sites identified in the preliminary-SSI to qualify for inclusion, this
Housing Element includes Program 1.A to amend the Zoning Ordinance to establish a
permanent eelnmn%fepeiewe—by—nght opprovol process for qucllfvlnq housing projects,
including B e with-thehousing
projects providing 20% of units as Iower income offordoble unlts—HeHang—AeeeumebJrhty
Act.

3. City-Owned Sites

Achieving the number of affordable housing units for the 6" Cycle RHNA will be challenging,
especially given limited public funding and high land costs in the City. The City recognizes
that City-owned land can play an important role in producing significant housing,
particularly affordable housing, and therefore, has made a commitment to prioritizing such
land for 100% affordable housing within this Housing Element. Program 2.E. establishesthat
developrment-ofcommits City-owned sites for_the development of affordable housing
wouldbeguidedbythrough apublic process that would maximize the amount of affordable
housing that could be feasibly developed. The largest-City-owned sites that-have-the

greatest-housing-peotential-arein the SS| are: Parking Structure 3, 4th & Arizona, Bergamot




Arts Center, and Main Street parking lots. With consideration to existing constraints (such
as lease terms, financial resources, etc.), City-owned sites have the potential for
accommodating 1,884 units. Program 2.E commits the City to plan for a minimum of 1,884
affordable housing units across available City-owned sites, which may include but shall not
be limited to rezoning actions.

4. Religious Congregations

A number of religious congregations with large
surface parking lots are located throughout the City.
State law has made it easier to develop housing on
religious institutional properties by removing parking
as a barrier to development. During the outreach
process of the Housing Element, many of these
religious congregation leaders have expressed
interestin developing housing on their properties and
indicated that the provision of affordable housing on
these sites would be aligned with their core mission.

With the Heousing-Element's Program 4.CB to. amend

the Zoning Ordinance to facilitate the development

of housing on surface parking lots owned by religiouscongregationscommunity assembly
uses, these sites could accommmodate 257 units.

5. All Remaining Sites

The remaining sites in the inventory include parking lots, underutilized sites with low-scale
buildings, recently sold/active sales sites, and large sites.

Mixed-Use Zones. Many of the SSl sites are located in the City's commmercial and
mixed-use zones (MUBL, MUB, GC, NC). Changes in the Downtown Community
Plan and Zoning Ordinance as specified in Programs 1.F and 1.J will be required to
support multi-unit housing and the production of inclusionary, affordable housing
units in compliance with the City’s Affordable Housing Production Program.

Additiona onrovide for dive ano a¥aWaVaVaVa N a a hea an
ccHoRaHtoeP HE oGty SA~ g-oprPotd S

the-mandate-of affirmativelyfurtheringfairhousingln particular, the ne

in density and height would be-recessary-teincrease the likelihood of housing units

Office Campus/Industrial Conservation/Creative Conservation Sector: Sites in the
OC, IC, and CCS zones are typically developed for office, business park,
warehousing, light industrial, and other commercial uses. A number of sites in these
zones have been determined to be compatible for residential uses. The Housing



Element includes Program 4.A to amend the Zoning Ordinance to allow multi-unit
residential in non-residential zones where housing is currently prohibited.

Capacity to Accommodate the RHNA
by Income Levels

Per Government Code Section
65583.2(c), the SSImustinclude a
calculation of the realistic residential
development capacity of the sites. To
ensure that sufficient capacity exists in
the housing element to accommodate
the RHNA throughout the planning
period, HCD recommends that a
jurisdiction create a bufferin the
housing elementinventory of at least
15 to 30 percent more capacity than
required, especially for capacity to
accommodate the lower income
RHNA.

With the programs identified in this
Housing Element, the sites identified for
the SSI combined with anticipated ADU
production has the capacity to
accommodate at least #1.062511,070
units providing a 24 percent buffer
above the City's RHNA of 8,895 units.
This number is based on the
application  of  propesed——new
development standards for Herlbase
housing projects as established in
Programs 1.F and 1J. The buffer

Accommodating for Very Low and Low Income Housing

The State uses the density allowed on a site as a "proxy” for
determining whether a site can accommodate housing at
lower-income levels.

K2
e

o,
o

Very Low and Low Income. State law establishes a
"default density standard” of 30 units per acre for low-
income units in the City of Santa Monica. This means
that if a site's zoning allows for a density that is
greater than 30 units per acre, the zoning is
considered appropriate to accommodate the RHNA
for lower income households. The City's Zoning
Ordinance uses FAR rather than the density factor of
units/acre. Therefore, to determine how many units
per acre are possible on each site in the SSI, the
number of units possible was calculated based on the
allowable FARs established in Programs 1.F and 1.J.
The number of units was then translated into
units/acre based on the parcel size of each site. A
caledlation-of the proposed-development
standardsThese calculations indicate that with the
rezoning in Programs 1.F and 1.J, all the non-vacant,
commercially zoned sites in the SSI can
accommodate housing at greater densities than the
“default density” of 30 units/acre. Therefore, per HCD,
all sites can be identified as having the capacity and
density to accommodate lower-income units.
Moderate-income. Since all the identified SSl sites
can accommodate lower-income units, the City has
also determined that each site can accommodate
moderate-income housing since units affordable to
lower-income households would also be affordable
to moderate-income households.

accounts for the likelihood that not all identified SSI sites may be necessarily developed by
a property owner for housing. Approximately 150 additional units could be added to the
total capacity if housing projects on these sites provided on-site affordable housing, rather
than off-site. The land inventory includes capacity for 2.2532,444 extremely low, 2+/52,398
very low income, 2,4212,542 low income, and 212%1,784 moderate income units. Figure 4-3
breaks down the summary of the SSI capacity based on category and income levels.




Figure 4-3: Suitable Sites Capacity Summary Table - Base Tier 1Housing

Total
Capacity Capacity for Affordable Units
# Affordable

# Units Units ELI VLI LI Moderate
Category 1 Approved 1,503 416 104 104 104 104
Category 1Pending 680 165 42 42 42 42
Category 4 City Sites 1,884 1884 471628 471628 471628 471-
Category 11 Religious Sites 257 129 32 32 32 32
Category 12 Parking Lots 24105 4753 1213 1213 1213 1213
AllRemaining Categories 6,0076,289 6:0076,289 16021572 | +6021.572 | 1,5021.572 | +6021.572
ADUs 4600352 396232 2053 27 258151 3621
Total 1:02511,070 2.0449.168 22632444 | 217562.398 | 24212642 | 21991784
RHNA Targets 8,895 6,168 1397 1397 1672 1702
Buffer +21302175 +28763,000 +8561047 | +/781001 | +749870 +49782

24%

C. Accessory Dwelling Units

Accessory Dwelling Units (ADUs) and Junior
Accessory Dwelling Units (JADUs) play an important
role in the production of housing, particularly within
single-unit residential zoning districts
historically only one unitis permitted. Inrecognition of
this, over the past four years, the State has enacted
several laws to help spur the production of housing
through the development of ADUs and JADUs. On

where

September 8, 2020, City Council approved an ordinance incorporating State law ADU
requirements into a new ADU/JADU Section of the Zoning Ordinance, SMMC Section
9.31.025 Accessory Dwelling Units and Junior Accessory Dwelling Units. The ordinance
further expands upon the new requirements by exempting all ADUs and JADUs from parcel
coverage or floor area calculations, providing more permissive development of ADUs.
Figure 4-4 and Map 4-2 summarize ADU development and locations within the City since
2018, the start of when State law began to focus on incentivizing ADUs. However, it is
important to note that the vast majority of these numbers are from ADU construction on R1
(Single-Unit Residential) zoned parcels. The City is just now starting to see property owners
take advantage of the new ability to establish sometimes multiple ADUs with existing
multiple-unit residential and mixed-use developments.




Figure 4-4: Santa Monica ADU Production

Building Permit In-Progress Permit Issued Completed Total
Year
2018 2 1354 ym =
2019 32 3051 pT -
2020 88 2507 > .
2021 25 > - g
TOTAL 147 70134 “a o
égﬁigggz (56+83+H5H554+51+27)/3 = 8484:644 units per year

Source: Building permit data as of June 1, 2021
Each ADU building permit is only accounted for once across all permitstatuses-and-years.

Map 4-2: ADU Locations

Per State law, a projection of the number of ADUs expected to be built within the 8-year
planning period can be counted towards the RHNA. However, this projection must be based

on the following factors:

e Thenumber of ADUs or JADUs developed in the prior planning period;
e Community need and demand for these types of housing units;

e The resources and/or incentives available that will encourage the development of

ADUs;

e The availability of ADUs and JADUs for occupancy;




e The unit must meet the Census definition of a housing unit and be reported to the
Department of Finance as part of the annual City and County Housing Unit Change
Survey; and

¢ The anticipated affordability of these units.

In order to project the increased potential of ADU development, HCD recommends the
following options:

e Use the trends in ADU Determining ADU Income Levels
construction since January 2018

SCAG conducted aregional analysis of current
to estimate new production.

market rents that can be used to obtain credit
towards each income category in the RHNA.
SCAG's analysis was pre-certified by HCD and
allows cities to assume that the total

e Assume an average increase of
five times the previous planning
period construction trends prior

to 2018. anticipated ADU production would be assigned
to the following income categories:
e Use trends from regional
production of ADUs. . Extremely Low -15%
. Very Low - 2%
e Include ~ programs that Low - 43%
gggrgsswely promote and Moderate - 6%
incentivize ADU and JADU = Above Moderate - 34%

construction.

As shown in the above table, based on

ADU building permit data between 2018 and 2020, Santa Monica averages 84-644 ADUs per
year. Using this average production number, it can be expected that over the next eight-
year Housing Element cycle, approximately 686-352 ADUs will be built and can be used
towards our RHNA. This estimate is conservative, as it accounts for a potential progressive
decline in available land for ADU within single-unit zones. This forecast also does not
account for possible future interest in ADUs to be incorporated into existing multiple-unit
residential and mixed-use developments, which the City has only just started seeing very
recently as the new law permitting this only took effect January 1, 2020.

In order to determine assumptions of ADU affordability in the Southern California region,
SCAG conducted a regional analysis of existing ADU rents. Figure 4-5 shows assumptions
for ADU affordability based on the SCAG assumptions.

Figure 4-5: Estimated Affordability of Projected ADUs 2021-2029

Income Level Percent of ADUs® Projected # of ADUs
Low Income 15% 2053

Very Low 2% 127

Low 43% 258151

Moderate 6% 3621

Above Moderate 34% 204120

?Based on SCAG Survey of ADU Affordability




D. ADEQUATESITES ALTERNATIVE - REHABILITATION AND
CONVERSION OF EXISTING UNITS

Government Code Section 65583.1(c) allows for use of existing units to address up to 25
percent of the lower income RHNA by counting existing units made available or preserved
through the provision of "committed assistance” to low- and very low-income households
at affordable housing costs or affordable rents. This option is referred to as "Alternative
Adequate Sites”. However, there are limited parameters under which substantial
rehabilitation, conversion, or preservation of units can be counted and the Housing Element
would be required to identify exactly how the city will guarantee compliance in order to
grant the credit. The units must be:

e Substantially rehabilitated and atimminent risk of loss to the housing stock

¢ |In a multi-unit rental or ownership housing complex of three or more units that

are converted from non-affordable to affordable rental

e Preservedatlevels affordable to low- or very low-income households where the
local government has provided those units with continued assistance

The City has a history of dedicating revenues to support the rehabilitation of substandard
housing units. From 2005 onward, the City provided Housing Trust Fund loans to nonprofit
developers for acquisition, rehabilitation, and deed restriction. The City also provides
housing assistance to existing residents through a number of programs and has a
demonstrated history of working with willing property owners and tenants to grant project-
based housing vouchers that might allow some units to qualify towards the RHNA. Further,
the Housing Element prepeses-includes Program 2.C allowing market-rate projects to
comply with the AHPP through the acquisition and rehabilitation of existing rental units and
converting those to deed-restricted units. Based on past performance, it is expected that
the City will continue to preserve the existing at risk housing stock through the acquisition
and rehabilitation of existing low-income units. However, it would be difficult to predict how
many rehabilitated units could be counted towards the RHNA.



Chapter 5 - Implementation Programs

The City is committed to implementing the goals and policies in Chapter 3 through
the programs in this chapter. -These programs have been developed through
extensive community engagement and with consideration for actions necessary to
achieve a compliant Housing Element. The programs reflect what realistically could
be completed in the eight-year planning period. —Each program includes
background, adescription of the program action, timeframe by which the action will
be completed, and the City agencies responsible for oversight of the program. The
City will be reporting on each of these programs as part of its Annual Progress
Report to the California Department of Housing and Community Development.

GOAL 1PROGRAMS

Production of new housing that is sustainable, innovative, safe
and resilient, appropriate with the surrounding neighborhood,
offers opportunities for active and healthy living, including
walking and biking, and increases equitable housing
opportunities.

PROGRAM1.A: STREAMLINEDBY-RIGHT APPROVALS FOR HOUSING PROJECTS
The City shall make permanent amendments to the Zoning Ordinance that are
currently interim and make amendments to the Land Use and Circulation Element
(LUCE), Downtown Community Plan (DCP), Bergamot Area Plan (BAP) and Zoning
Ordinance, as necessary, to allow, at a minimum: 1) 100% affordable housing
projects-and; 2) non-Downtown housing projects that are code-compliant or are
granted -specified modifications/waivers to be established in the Zoning Ordinance;
3) Downtown housing projects that do not exceed Tier 2 maximums and are subject
to—theHousing—Acecountability—Aetcode-compliant or are granted specified
modifications and waivers to be established in

the Zoning Ordinance; and 4) housing projects LUCE TIER SYSTEM
that include at least 20% of units on-site as | The LUCE created a tiered land use
affordable to lower-income households | system based on increments of height
[Government Code Section 65583.2(c)] to be | and floor area ratio (FAR). Tier 1
reviewed through en-administrativea by-right establishes a base height and FAR while

process. This-programwould create-a-more Tier 2 establishes additional height and

! ! [ [ ! ! FAR that can be requested if community
. . . ' . benefit ided.
eertainty Such by-right projects shall still be ENENEs are provice




subject to design review, provided that design review shall not constitute a "project”
for housing-providers—purposes of Division 13 (commencing with Section 21000) of
the Public Resources Code.

The City shall extend interim zoning amendments for process thresholds pending
the full implementation of this program.

The City shall also develop written procedures to implement the streamlined review
process for eligible projects under SB35.

Program Background: Based on consultation with both affordable and market-rate
housing providers, the uncertainty presented by a discretionary approval process
is a factor in whether to move forward with housing projects in light of other risks
that are out of the City's control including land costs, construction costs, and lender
requirements. On March 10, 2020, in efforts to streamline the process for housing
production, the City Council adopted changes to the LUCE, DCP and BAP as well as
an emergency interim ordinance to allow 100% affordable housing projects and
housing projects up to Tier 2 maximums that are subject to the protections of the
HAA to be reviewed through a by-right administrative process. The emergency
interim ordinance expires December 31, 2021;, unless extended by the City Council.

Additionally, according to Government Code Section 65583.2, if the Suitable Sites
Inventory (SSI) contains sites that were used in a prior housing element planning
period, the City must allow by-right a development on those sites if the project
includes at least 20% of the units as affordable. Therefore, in order for the 5t Cycle
Housing Element sites identified in the SSI to qualify for inclusion, the by-right
process must be included in the LUCE, Zoning Ordinance, DCP and BAP, as

applicable.

e Timeframe: by Becember31-2021March 31,2022

¢ Responsibility: City Planning Division; City Attorney's Office

e Objective: AllewProvide certainty for housing providers by allowing a ministerial
approval process based on objective standards for 100% affordable housing
projects,—and housing projects_that are code compliant or granted specified
modifications, code-compliant Downtown housing projects that do not exceed Tier
2 maximumes_or are granted specified modifications-and-are-subjectto-the Housing
Accountability—Aet, and housing projects eligible for by-right processing in
accordance with State law.




PROGRAM1.B: STREAMLINE THE ARCHITECTURAL REVIEW PROCESS AND

ENSURE DESIGN REVIEW OBJECTIVITY FOR HOUSING PROJECTS

The City shall adopt new streamlining procedures to expedite-the-allow staff level
design review for smaller housing projects and expedited design review of larger
housing projects—This—would-inelude—but-not-belimited-to, by shifting the design
review to-be-coneurrentprocess to before or concurrently with entitlement review
so-as-toissuance. This will reduce processing timelines—_and increase certainty for
housing providers. These procedural changes would involve amending the
Municipal Code to assure that design review cannot unreasonably delay a housing
project approval by, for example, placing limits on number of hearings and
maximum time limits for design review. The amendments shall also be clear that
design review cannot be used to reduce density or deny a housing project.
Additionally, the City shall develop objective design standards anticipating
compliance with SB35 for applicable housing projects.

Program Background: Santa Monica Municipal Code Chapter 9.55 establishes the
Architectural Review Board (ARB), and, along with certain provisions of the City's
Zoning Ordinance, sets forth the City's design review processes. For all new
construction, additions or remodel of an existing building, in all zones except Ri;
(single-unit), the ARB must make findings in its design review of development
including compatibility with surroundings and design that 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._ While the findings, which have been in
place since the 1970s, are not objective, the design review process occurs after
project entitlements and focuses only on project design; as aresult, the ARB's review
cannot be used to deny or reduce the density of a housing project.

Additionally, while the City is currently not subject to SB 35 under the 5% Cycle
Housing Element reporting period (2013-2021) because the City has regularly met
its RHNA targets, it is anticipated that the City with be subject to SB 35 in the coming
6" Cycle Housing Element reporting period (2021-2029), and will therefore be
limited to use of objective design standards when reviewing housing projects
eligible for SB 35’s expedited review process.

e Timeframe: by Becember31-2021September 30, 2022

e Responsibility: City Planning Division; City Attorney's Office

e Objective: Streamlined housing approvals.



PROGRAM1.C: INCENTIVIZE HOUSING DEVELOPMENT ON SURFACE PARKING
LOTS IN RESIDENTIAL ZONES FHAT-ARE-ASSOCIATED-WIHHEXISTHNG
COMMERCIALUSES

In order to Affirmatively—Further—FairHousingprovide new housing choices and
affordability in high opportunity areas, the City shall adopt standards that incentivize
housing production on surface parking lots in multi-unitresidential zones (e R2-R3;
R4>-associated with existing commercial uses, including, but not limited to, removing
the-density caps—remeving and commercial parking replacement restrictions, lot
consolidation, street access to the project, and restoring underlying maximum
allowable density.

The City shall also adopt standards that incentivize housing production on surface
parking lots associated with existing residential uses as long as the existing
residential use is not removed.

Program Background

There are approximately 108 residentially-zoned surface parking lots associated
with an adjacent commercial use. Of those parking lots, 32 are identified as high or
medium-high potential for housing in the SSI. The parking lots serve the adjacent
boulevard-facing commercial uses. The existing multi-unit residential zones have
density caps of 4-6 units regardless of the size of the property, which limits their
capacity for housing potential.

e Timeframe: by Becember312021August 1, 2022

e Responsibility: City Planning; City Attorney’s Office

¢ Objective: Incentivize housing production on underutilized sites that would not
displace existing residential tenants.

PROGRAM1.D: EXPLOREREBDUCING-OR ELIMINATINGREDUCE MINIMUM
PARKING REQUIREMENTS FOR CERTAIN-HOUSING PROJECTS

The City shall explere—reducing—er—eliminatingreduce minimum parking

requirements for all housing projects inTransit-Priority-Areasby applying Parking
Overlay 1 rates.

Program Background: Analysis of total development costs for housing projects
have shown that stringent parking requirements add significantly to the cost of
housing construction. In 2017, the City eliminated parking minimums in the




Downtown as part of the adoption of the Downtown Community Plan. Eliminating
and/or reducing minimum parking requirements would allow a housing
developer to choose the ‘right-size” supply of parking to meet demand as
necessary, and would significantly reduce the cost of housing construction.

o Timeframe: by Becember31-2021August 1, 2022

¢ Responsibility: City Planning Division; Mobility Division; City Attorney’s Office

e Objective: Lower the cost of housing production.

PROGRAM1.E: REVISE THE DESIGN AND-BDEVELOPMENTSTANDARDS IN THE
BERGAMOT AREA PLAN (BAP) FOREASIER UNDERSTANDING AND TO SUPPORT
HOUSING PRODUCTION

The City shall modify the design guidelines in the BAP to establish objective
standards end-feasible-development-standards-to support housing production: by
increasing certainty for housing providers. The revisions to develepmentdesign
standards will address at minimum: density—(floor—area—ratio)—calculations—for
housing—height—imitations; building modulation, ground floor uses, street

frontages/pedestrian orientation, open space, reduction in parking minimumes,
live/work artist and commercial living situations, etc. The standards shall be user-
friendly with improved clarity end-include—greaterdevelopmentincentivesto
buildto support housing_production. The BAP should also consider the special
housing needs of artists, such as live-work units, to promote artist residents in the
Bergamot area.

Program Background: The BAP was initiated to transition 142.5 acres of former
industrial land into a walkable, sustainable, and innovative complete
neighborhood. The BAP encourages affordable/market-rate housing to enable
employees tolive in the area and offer new lifestyle choices connected to transit.
However, the developmentdesign standards/design-guidelines_in the Plan are
complex, unclear, onerous, and do not incentivize housing. As a result, since its
adoption in 2013, only three housing projects have been proposed in the
Bergamot area.

e Timeframe: June 30, 2023
e Responsibility: City Planning Division; City Attorney's Office

e Objective: Provide clarity in the regulatory environment for housing and
incentivize housing production in the Bergamot area.



PROGRAM1.F: REVISE THE DOWNTOWN COMMUNITY PLAN DEVELOPMENT

(DCP) STANDARDS TO SUPPORT HOUSING PROJECTS

The City shall modify the development standards in the DCP to ensure they are set
at levels that can support the minimum AHPP requirements_ and to support feasible
housing projects. —-The City shall also recensideramend the feasibility—of Tier2
projectdevelopment standards and AHPP requirements ferto ensure Tier 2 and Tier

3 Downtown housing projects—ineluding—the—inerease—in—affordable—housing
reguirermentsrelative-to-bullding-height- are feasible.

The City’s assumptions of feasibility and the City's SSI are based on the results of a
feasibility analysis prepared by HR&A dated June 9, 2021. Based on the results of the
feasibility analysis, the feasible FARs for housing projects range from a minimum 2.75
to 4.0 with heights ranging from 55 feet to 84 feet. The City reserves the right to
adjust these heights and FARs up or down. Any changes will ensure feasibility and
that overall unit capacity assumed in the site inventory is met, including income
category, and will be no lower than existing allowable height and FAR as of October
13, 2021. The off-site affordability requirement will be greater than the on-site

requirement.

The City shall consider opportunities, including rezoning or the creation of new
zoning districts, as necessary, to facilitate advancement of housing goals and/or

historic preservation.

In addition to FAR and height, the City shall review all standards and regulations that
may be considered a constraint to housing production including but not limited to
development impact fees and design standards such as restrictions on ground floor
residential use, minimum/maximum ground floor height, and daylight plane
adjacent to existing residential neighborhoods.

Program Background: The DCP was adopted in 2017 with a primary focus on
producing thousands of new housing units at a range of sizes and affordability
levels. The DCP provided both development and process incentives for housing
projects through greater FARs relative to commercial development, no minimum
parking requirements, and a ministerial approval process for typical mixed-use
housing projects. In exchange for these strong incentives, Downtown housing
projects are required to provide additional affordable housing and augmented fees
for the portion of the floor area above Tier 1 maximums. Since DCP adoption,
approximately 1,133 units have been approved in the Downtown with a lesser
amount thathave moved ahead into building permits. Of those 1,133 approved units,



the vast majority were projects that pre-dated the DCP's inclusionary housing
requirements.

¢ Timeframe: bybyDecember31-2021by March 31, 2022
¢ Responsibility: City Planning Division; City Attorney's Office

¢ Objective: Continue to encourage housing production in Downtown area.

PROGRAM1.G: PROMOTEINCENTIVIZE AND FACILITATE THE

USEDEVELOPMENT OF ACCESSORY DWELLING UNITS (ADUs) THROUGH AN

ADU ACCELERATOR PROGRAM

The City shall develop an Accessory Dwelling Unit Accelerator Program that will
simplify the ADU process by providing property owners interested in constructing
ADUs with a handbook detailing all ADU standards and review procedures, and
pre-approved ADU plans that can be selected to reduce time and costs
associated with ADU development. The program will elso—ecensider—further
streamiining-ofstreamline the City’s ADU permitting review process.

Additionally, the City will review and update its locally adopted ADU Ordinance

for consistency with State law.

Program Background: An effective strategy to increasing the housing supply is
facilitating the construction of accessery-dwellingunitsAccessory Dwelling Units
(ADUs), particularly in single-unit residential districts. Due to their smaller size and
relatively lower cost of construction, ADUs can provide lower-cost housing
opportunities within single-unit neighborhoods that are less accessible due to
high housing costs.

In 2020, the City approved an ADU Ordinance (SMMC Section 9.31.025) to
incorporate State law requirements for ADUs and Junior Accessory Dwelling Units
(JADUs). The ordinance further enceurageencourages the production of
ADUs/JADUs by exempting them from parcel coverage or floor area calculations
and provides for a ministerial approval process for all ADUs and JADUs. Since
implementation of these new State laws, the City has seen an increase in ADU
production and interest each year.



e Timeframe: By JulyiDecember 31, 2022
e Responsibility: City Planning Division

e Objective: Streamline approvals ferand facilitate development of ADUs:

PROGRAM1.H: ADAPTIVE REUSE OF EXISTING COMMERCIAL BUILDINGS FOR
PERMANENT RESIDENTIAL USE

As an alternative to constructing new housing, the City shall encourage and
incentivize the adaptive reuse of existing commercial tenant space for permanent
residential use and also allow an adaptive reuse of existing ground floor commercial
space for artists and live-work use. The City shall also explereadopt policy and
zoning changes to incentivize the conversion of existing commercial tenant space
to residential use, such as relaxing parking, unit mix, open space, and other typical
zoning or building code requirements.

Program Background: The COVID-19 pandemic has had a dramatic impact on the
City's commercial real estate market. Even prior to the pandemic, the retailindustry
had been struggling to compete with online retailers and the office market had
started to trend downward. Empty storefronts and partially-occupied office
buildings are not an uncommon sight in the City. With the downturn of retail and
office real estate accelerated by the pandemic, the concept of converting
commercial into residential has gained significant interest as another avenue to
increase the supply of housing in the City.

e Timeframe: Arnualengeingby December 31,2023
¢ Responsibility: City Planning Division; City Attorney's Office

¢ Objective: Increase flexibility for reuse of vacant commercial space to residential
use.

PROGRAM1.I: ENSURE THAT LOCAL REGULATIONS SUPPORT INNOVATIONS IN
CONSTRUCTION TECHNOLOGY TO THE EXTENT TECHNICALLY FEASIBLE

The City shall support innovative lower-cost, —and-efficient,_and environmentally
sustainable; construction techniques for housing. Program shall eensiderimplement
a streamlined building permit review process for housing projects utilizing
innovative construction methods and technology, and project-based outcome-
oriented permitting benchmarks.

Program Background: New innovations in building and construction technology
could help decrease both the time and cost of housing construction. This includes



the use of modular/pre-fabricated (prefab) construction or the use of cross
laminated timber. Prefab construction involves producing standardized
components of astructure in an offsite factory, then assembling them onsite. When
prefab construction is done at economies of scale, it can result in significant
reduction in housing cost. Cross laminated timber (CLT) has recently started
gaining traction in North America as a viable type of construction. In addition to
being more sustainable, CLT can significantly reduce the time and labor costs for
construction.

e Timeframe: ArnrualOngoingby December 31, 2023
e Responsibility: City Planning Division; Building and Safety Division

¢ Objective: Remove impediments to innovation in housing construction.



PROGRAM1.J: REZONING BY REVISING DEVELOPMENT STANDARDS TO ENSURE
THAT HOUSING PROJECTS ARE FEASIBLE AND INCENTIVIZED OVER
COMMERCIAL DEVELOPMENT

The City shall ensureamend the Zoning Ordinance, LUCE, and the Bergamot Area
Plan (BAP) to increase FAR and height standards to levels that feeal-can support
feasible housing projects.

The City’s assumptions of feasibility and the City’s SSI are based on the results of a
feasibility analysis prepared by HR&A dated June 9, 2021. Based on the results of the
feasibility analysis, the feasible FARs for housing projects range from a minimum
2.75 to 3.25 with heights ranging from 55 feet to 65 feet. The City reserves the right
to adjust these heights and FARs up or down. Any changes will ensure feasibility and
that overall unit capacity assumed in the site inventory is met, including income
category, and will be no lower than existing allowable height and FAR as of October
13, 2021. The off-site affordability requirement will be greater than the on-site

requirement

The City shall consider opportunities, including rezoning or the creation of new
zoning districts, as necessary, to facilitate advancement of housing goals and/or
historic preservation.

In addition to FAR and height, the City shall review all standards and regulations

considered a constraint to housing productlon including, but not limited to,

development impact fees, unit mix requirements, and design standards such as
restrictions on ground floor residential use, minimum/maximum ground floor height,
and daylight plane adjacent to existing residential neighborhoods.

Program Background: When the LUCE was adopted in 2010, its core strategy was
to capitalize on the City's extensive transportation system including the Metro Expo
Light Rail and to protect the City's residential neighborhoods with an emphasis on

olicies that discourage tenant displacement. This growth strategy has resulted in
significant new housing production in the Downtown, but it has also perpetuated
he historic Qotterns of housing segregation thot remains to this do;g PFegFelm




- Although
all of Santa Monica is considered a high or highest resource areq, there remain a

handful of areas where housing would not be likely to develop due to FARs that are
not high enough to support the City's requlatory requirements.

e Timeframe: OngeingBy Augustt.March 31, 2022

e Responsibility: Building and Safety Division, Office of Sustainability and the
Envirenment-City Planning Division; City Attorney's Office

¢ Objective: Encourage—and—incentivizesustainableSupport the production of

affordable housing eenstructionand encourage the equitable production of housing
across the City.




PROGRAM1.K: ADEQUATE SITES PROGRAM

To accommodate the City's lower-income RHNA, the City shall make
amendments to the Land Use and Circulation Element (LUCE), Downtown
Community Plan (DCP), Bergamot Area Plan (BAP) and Zoning Ordinance, as
necessary, to establish that City-owned sites are allowed 100 percent residential
use and require residential use to occupy at least 50 percent of the floor area.
Additionally, while not required to meet the shortfall of lower-income units, the
Zoning Ordinance shall be amended to specify additional mixed-used zoning
districts that shall be allowed 100 percent residential uses.

Program Background: Government Code section 65583(f) and Government
Code section 65583.2(h) states that where the inventory of sites does not
identify adequate sites to accommodate the RHNA for lower income
households, a program must be included to identify sites that can be developed
for housing within the planning period. As the City will be accommodating more
than 50 percent of the low- and very low-income regional housing shortfall on
City-owned sites, the City must allow these sites in the inventory to
accommodate 100 percent residential use and require residential use to occupy
at least 50 percent of the floor area in a mixed-use project.

e Timeframe: Augusti1, 2022

o Responsibility: City Planning Division

e  Obijective: Create opportunity to accommodate the City's lower-income RHNA
targets




GOAL 2 PROGRAMS
Housing production for allincome categories including for the
community’s workforce and most vulnerable commmunities.

PROGRAM 2.A: ESTABLISH A MODERATE-INCOME AFFORDABLE HOUSING
ZONING OVERLAY

The City shall amend the Zoning Ordinance to establish a 100% affordable
housing overlay for moderate-income (up to 120% AMI) housing projects in
targeted areas of the City such as Downtown area, Bergamot area, and the
immediate area around the 17t Street/Santa Monica College Expo station. The
moderate-income affordable housing overlay would allow a height increase of
up to three additional stories or 33 feet, 502 density bonus, up to four incentives
and concessions, no minimum parking requirements, and flexibility in unit
size/unit mix in exchange for additional common area amenities.

Program Background: AB 1763 amended State density bonus law (Government
Code Section 65915) to allow 100% affordable housing projects unlimited density
and up to 3 stories or 33 feet above maximum height limits within 1/2 mile of
transit. The changes also provide relief from minimum parking requirements and
allow requests for up to four incentives/concessions from local development
standards.

State Density Bonus law incentives for 100% affordable housing projects only
applies to projects up to 80% AMI. The City’'s Zoning Ordinance similarly defines
100% affordable housing as only including projects up to 80% AMI. As a result,
there are no incentives for moderate income housing projects (serving
households up to120% AMI) even though the City hasreceived a RHNA allocation
for moderate income units. In the 5th Cycle Housing Element, the City did not
meet its RHNA targets for moderate--income units. In addition, funding sources
for 100% affordable projects generally focus on 88%AMlhouseholds earning up
to 80% AMI and do not provide funding for moderate—-income projects.
Moderate-income housing units serve an important segment of Santa Monica
workers and residents that do not qualify for lower-income affordable units yet
cannot afford market rents.

e Timeframe: By Becember312021August 1, 2022

¢ Responsibility: City Planning Division; City Attorney’s Office



e Objective: Provide significant incentives for 100% affordable housing including
moderate income households.

PROGRAM 2.B: RIGHT OF FIRST OFFER ORDINANCE FOR NONPROFIT
AFFORDABLE HOUSING PROVIDERS

The City shall explereadopt a Right of First Offer Ordinance that would provide
nonprofit affordable housing providers the right of first offer for a specified time
period to acquire private properties as they become available for purchase. As
part of this effort, the City shall eensiderprioritize the scope of properties that
would most effectively achieve the goal of making non-profit housing providers
more competitive in the land buying market for the purpose of producing
affordable housing.

Program Background: Acquisition and rehabilitation of existing housing and
conversion to affordable units can preserve naturally occurring affordable
housing while also providing existing residents the opportunity to maintain their
housing at an affordable level and minimize overall tenant displacement.

e Timeframe: By December 31, 20212023

e Responsibility: City Planning Division; Housing and Human Services Division; City
Attorney’s Office

o Objective: Support100% affordable housing by assisting nonprofit affordable
housing providers to be competitive in the land acquisition market.

PROGRAM 2.C: UPDATE THE CITY'S AFFORDABLE HOUSING PRODUCTION
PROGRAM AND-DEVLEOPMENT STANDARDS-TO ENSURE-THATINCREASE THE
NUMBER OF AFFORDABLE HOUSING PROJECTS-ARE-FEASIBLEUNITS AT ALL
INCOME LEVELS
In order to increase the number of affordable housing units at all income levels, the
AHPP ineludingin-on-site and off-site option for housing projects located outside of
the Downtown; shall be revised to efiminateinclude, but not be limited to:

e Increase the threshold (to at least 6 units) at which projects are required to

provide on-site or off-site affordable units.




e Eliminate the current 'menu” option of affordability requirements and instead
estobllsh a eles#ednew base offordoblllty percentage ef—lé%—f-eeé—%th—the

e Re-evaluate the in-lieu fee option te-previde-fundsfor applicants to pay a fee
instead of eenstructionconstructing affordable units to ensure that the fee
supports the funding and construction of new affordable housing throughout
the City:; and

e FEvaluate the possibility of a mixed-compliance option that would provide
applicants more flexibility in meeting AHPP requirements

e Increase the eff-site—affordable—housing—optionminimum percentage of

required off-site c:ffordable units e-to be hiqher than the on—site option;—&

o Allow prolects to Iocote off—s:te offordoble housmg t—e—be—.leee#eel—cnywhere
in the City that is not a disadvantaged area-determined-through as defined
by SB535, which includes socioeconomic and environmental metrics-such-as

o The AHPP off-site-option-shall-also-be-updated-to-allowAllow market-rate
projects to comply with the-AHPP off-site option through the-acquisition and

rehabilitation of existing-vaeant rental units and converting those to deed-
restricted units.

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 meetits affordable housing need. The current AHPP requires market-
rate housing developers to select from a "menu” of options for the production of
affordable housing (see table below). However, sineein 2013, the menu option of the
AHPP was amended in2013-to add the extremely low-income option, and since that
time, the menu had the effect of producing many affordable units at the extremely
low-income level at the cost of production of other income levels, with particular
shortages happening at the 80% to 120% AMI income levels. In response, Option 1




(the extremely-low income option) was temporarily removed by adoption of
Ordinance 26059(CCS) by the City Council on April 9, 2019 until November 26, 2019,
which has since been extended by the City Council until February 28, 2022. This
temporary elimination of the extremely low-income "menu” option had the effect
of increasing the minimum inclusionary requirement to 10% of total units for Tier 1
projects, and 15% of Tier 2 and 3 projects affordable to 50% AMI households.

AHPP Menu Option Tier1 Tier 2/3

1 5% of the total units at 30% | 7.5% of the total units at 30%
AMI AMI

2 10% of the total units at 50% | 15% of the total units at 50%
AMI AMI

3 20% of the total units at 30% of the total units at 80%
80% AMI AMI

4 100% of the total units at Not applicable
120% AMI

The AHPP also currently allows developers to fulfill their affordable obligation by
providing units off-site or, in limited circumstances, paying anin-lieu fee. However,
if a developer elects to provide affordable units off site, the units are required to be
located within % mile of the market-rate project, except that within the Downtown
Community Plan areq, developers of Tier 2 or Tier 3 housing project have the
flexibility to locate the off-site housing anywhere within the Downtown.

e Timeframe: 2021/ March31June 30,2022

e Responsibility: Housing and Human Services Division; Economic Development
Division; City Attorney's Office

e Objective: Ensure that the AHPP provides housing developers viable options for
compliance.

PROGRAM 2.D: UPDATE DENSITY BONUS ORDINANCE TOENSURE CONSISTENCY
WITHSTATELAW ANDINTEGRATIONINTO THE CITY'S LAND USE SYSTEM

The City shall update the density bonus ordinance, Santa Monica Municipal Code
Chapter 9.22, to ensure consistency with State Density Bonus Law and integration
with the City’s land use system, including the Afferdable—Housing—Production
Program-AHPP. The ordinance will clarify how to apply State density bonus law te
the-Gity's developmentstandards-in the City’s commercial and mixed-use districts;
which—are_that do not based-entypical-measures—of-have maximum density
Cunits/acrey-but-instead-based-on-Floor-Area-Ratio-(FAR)—and-controls. including

application of State density bonuses to floor area dedicated to residential uses. The




amendments to the Municipal Code shall also set forth a voluntary rainisterial
processfor-considerationby-right menu of incentives & concessions end-waiversof
development—standardsithat do not require following the process under
Government Code Section 65915(d) for approval. Requests for ‘off-menu’
incentives and concessions may be requested pursuant to Government Code
Section 65915(d).

Program Background: On August 25, 2020, the City Council updated Santa Monica
Municipal Code Chapter 9.22 which implements State density bonus law, to
incorporate updates to the State Density Bonus Law_for 100% affordable housing
projects. At the time of the update in 2020, the City deferred amendments that
would clarify how to apply State Density Bonus Law to the City's commercial and
mixed-use districts, pending further study, which has been ongoing since
December 2019.

After the August 2020 update, Assembly Bill 2345 took effect on January 1, 2021,
which expanded and enhanced development incentives for market rate projects
that provide affordable housing. AB 2345 increases the maximum density bonus
from thirty-five percent (35%) to fifty percent (50%). To be eligible for the
maximum bonus of 50%, a project must set aside atleast (i) fifteen percent (15%) of
total units for very low-income households, (ii) twenty-four percent (24%) of total
units for low-income households, or (iii) forty-four percent (44%) of for-sale units
for moderate income households. Levels of bonus density between thirty-five
percent (35%) and fifty percent (50%) are granted on a sliding scale.

e Timeframe: By Becember31-2021March 31, 2022

¢ Responsibility: City Planning Division; City Attorney's Office

e Objective: Ensure consistency with State Law

PROGRAM 2.E: COMMIT TO THE PRODUCTION OF AFFORDABLE HOUSING ON
CITY-OWNED/PUBLICLY- OWNED LAND

The City shall commit City-owned sites for the production of 100% affordable
housing, with consideration of other community-serving purposes, including, but not
limited, to green space, place making, and/or community-serving commercial and

revenue qenerotlnq uses. Ihe@%h%e*pm




The City shall plan for a minimum of 1,884 affordable housing units across available

City-owned sites, which may include, but shall not be limited to, rezoning actions in
the LUCE, Specific Plans, and/or Zoning Ordinance amendments. Amendments to
maximize affordable housing development potential on City-owned sites, and any
subsequent development of those sites will be quided through a public process,
including engagement of community stakeholders. An RFP for at least one city-
owned site shall be issued by June 30, 2023. Future RFPs shall be staggered based
on availability of resources.

To facilitate affordable housing development, the City will continue to assess
appropriate City-owned properties for the development of affordable housing, or
in some cases may consider the most appropriate disposition of City properties to
nonprofit developers for the development of affordable housing.

Program Background: As a built-out 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. City-owned land is subject to the same development
standards as privately-owned land, but may benefit from additional flexibility in
order to maximize the development potential for 100% affordable housing.

An RFP to redevelop Parking Structure 3 located on the Third Street Promenade as
affordable housing was issued in August 15, 2012 and is currently pending review.
The Parking Structure 3 RFP required that proposals including a significant
commitment to permanent supportive housing for people experiencing
homelessness and established parameters for affordable housing including long-
term income eligibility and affordability covenants, tenant selection from the City's
below-market-rate list, and allowance to target other populations such as working
families, seniors, and artist live/work housing.

e Timeframe: by December 31, 2023 and Annual Ongoing

e Responsibility: City Planning Division; Economic Development Division

e Objective: Prioritize affordable housing production on city-owned land.



PROGRAM 2.F: NEW AFFORDABLEHOUSING FINANCE PROGRAMS TO

ENABLE CONTINUED PROVISION OF TECHNICAL AND FINANCIAL ASSISTANCE
FOR HOUSING PRODUCTION

The City shall leverage its commitment to use of City-owned land for affordable
housing with advocacy for new sources of state, federal, and philanthropic funding
that may be used for housing. Once appropriate funding sources are identified, the
City will take the necessary steps to move forward.

ategies-toprovidefinancial-and-technical-assistance-shall be-exploredThe

City has adopted policy on prioritizing our local funding through a Housing Trust
Fund plan that includes spending commitments for affordable housing production
and preservation for special needs and ELI households, including exploring new
funding for conversion to deed-restricted, multi-unit developments in areas of
affluence. The plan outlines a funding strategy for ELI households including seniors
and persons living with disabilities. The City will continue to implement the policy
and execute funding commitments to produce housing targeted to persons
experiencing homelessness or at-risk of homelessness. Local funding through the
Housing Trust Fund will also help support affordable housing production on City-
owned/publicly owned land in accordance with Program 2E. On an ongoing basis,
the City will continue to communicate with local affordable housing providers on
potential housing projects based on funding availability.

Financial and technical assistance shall be provided when resources are available
and committed to nonprofit housing providers to the greatest extent possible to
support the development of affordable housing, including special needs housing
and arts housing. The City will investigate research creative financing tools like a
regional housing trust fund and infrastructure financing plans to learn how they are
used elsewhere and how the City might best leverage these tools to support the
construction of affordable housing.

Program Background: The City has historically provided technical and financial
support to a variety of nonprofit housing providers to support affordable housing
development through the local Housing Trust Fund. Since the dissolution of the
City of Santa Monica’s Redevelopment Agency (RDA), the main funding source
for the Housing Trust Fund comes from a 0.5% sales tax passed by the voters in
2016. Remaining funding sources, such as the affordable housing commercial
linkage fee and the affordable housing in-lieu fee, and contributions from
negotiated development agreements, do not provide sufficient funding to fill the
gap left from the loss of RDA funds. The City continues to work with nonprofit



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.

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 maintain current productivity levels. This Housing Element
commits City-owned land for 100% affordable housing. Because land acquisition is
typically the largest cost driver for affordable housing, it is anticipated that use of
City land will alleviate the impact of land cost on the feasibility of an affordable
housing project and allow limited funding resources to be used more effectively in
producing affordable housing.

e Timeframe: Annual ongoing
e Responsibility: City Planning Division; Housing and Human Services Division

¢ Objective: Seekinnovative affordable housing financing tools to increase
production.

PROGRAM 2.G: FACILIHFATEEXPAND HOUSING CHOICE BY FACILITATING THE
DEVELOPMENT AND MAINTENANCE OF SPECIAL NEEDS HOUSING

The City shall continue to utilize available financial resources and partnerships with
service providers to create and retrofit existing housing for special needs

includes the provision of new programes, services, infrastructure and omen/tles 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. The City
shall encourage barrier-free construction and adaptation.

Through the 5-year Consolidated Plan process, the City shall continue to identify
housing and supportive service gaps for various special needs groups and propose

pollcy and pr/orlt/es based on the anolys:s Ihe—@pty—she#—es@ess—%ﬂemvtes—end




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 individuals and families without
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, ensureensuring that anyone who uses a wheelchair or
other mobility device is able to visit a building, and accessibility to transit and

services. Currentplanningefforts. suchasthearegandspe clansirnolornontne

e Timeframe: Annual ongoing

e Responsibility: Housing and Human Services Division; Building and Safety Division

e Objective: Housing for individuals with special needs.

PROGRAM 2.H: MAINTAIN PROPOSITION | MONITORING
The City shall monitor utilization of Proposition | authority through annual reporting
of new ‘low rent- housing projects.”

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 |, 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 one-half 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.

e Timeframe: Annual ongoing
e Responsibility: Housing and Human Services Division

¢ Objective: Ensure the City continues to report on compliance with Proposition |.

PROGRAM 2.I: ZONING FOR A VARIETY OF HOUSING TYPES INCLUDING SPECIAL
NEEDS HOUSING AND HOUSING ACCESS FOR PERSONS WITH DISABILITIES.

The City shall review and update the Zoning Ordinance and BAP, as applicable, to
ensure consistency with State law as needed regarding special needs housing
types and residential land use classifications as needed.

Program Background: Since the 2015 Zoning Ordinance update, the State has
passed various laws that have removed barriers for special needs housing types,
such as emergency shelters, group residential, and supportive/transitional, as
well as other residential land uses. These laws have been put into place to ensure
that cities zone for a variety of housing types.

e Timeframe: by December 31, 2022 and annual ongoing

e Responsibility: City Planning Division; City Attorney’s Office: Housing and Human
Services Division

e Obijective: Ensure the City is compliant with all State laws for special needs housing
types and residential land uses.

PROGRAM 2.J PRIORITIZE WATER AND SEWER SERVICE TO HOUSING PROJECTS
WITH ON-SITE AFFORDABLE UNITS.

The City shall establish written procedures to grant priority to developments with
on-site units affordable to lower-income households if availability of service is
limited.

Program Background: Government Code Section 65589.7 requires water and
sewer service providers to establish procedures that grant priority water and




sewer service to developments that include units affordable to lower-income
households.

e Timeframe: by December 31,2022

e Responsibility: Public Works Department

e Obijective: Prioritize infrastructure service to developments with lower income units
to support the production of affordable housing throughout the City




GOAL 3PROGRAMS
Preservation of the existing supply of housing and prevent
displacement of existing tenants.

PROGRAM 3.A: RESTRICT THE REMOVAL OF EXISTING RENTAL UNITS FOR SITE
REDEVELOPMENT AND REQUIRE THAT PROTECTED UNITS ARE REPLACED

The City shall eensider—amendingamend the Municipal Code to adopt local
requirements that make permanent and potentially expand upon the anti-
displacement requirements of SB 330 to ensure that protected units proposed to be
demolished in order to construct a new housing development project are replaced.

As required by Government Code Section 65583.2(q)(3), the City shall amend the
Zoning Ordinance to require that sites that currently have residential use, or within
the past five years have had residential uses that have been vacated or demolished,
that (1) are or were subject to a recorded covenant, ordinance, or law that restricts
rents to levels affordable to persons and families of low or very low income, or (2)
subject to any other form of rent or price control through a public entity's valid
exercise of its police power, or (3) within the past five years were occupied by low
or very low income households, shall be required to replace all of those units as

affordable to the same or lower income level as a condition of any development on

the site. Replacement requirements shall be consistent with those set forth
Government Code Section 65915(c)(3).

Program Background: SB 330 (effective 01/01/21 through 01/01/25) enacted a
program that establishes unit replacement requirements and tenant protections
for new housing projects proposing the demolition or removal of "protected units”,
generally defined as units subject to any form of rent restrictions or price control.
These "protected units” include rent-controlled units that must be replaced as part
of a new housing project.

e Timeframe: by December31-2021August 1, 2022

e Responsibility: City Planning Division

e Objective: Protect existing residents by preserving existing rental housing stock; no
net loss of units.



PROGRAM 3.B: DEVELOP TENANT AND LANDLORD PROGRAMS TO ADDRESS
STATE AND FEDERAL LEGISLATIVE MANDATES REGARDING ANTI-
DISCRIMINATION

The City shall continue to implement programs, including tenant and landlord
education/outreach, 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). The City will continue to fund the acquisition and
rehabilitation of existing rental units and continue to 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.

Program Background: Residents 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 enables
apartment building landlords to raise the price of rent-controlled apartments to
market rate when the unit is vacated and is to be rented to a new tenant,
establishing a new base rent for the unit. This has allowed 74% of the rent-control
housing stock to reset to market rents.

Even with Santa Monica's exception to the HUD payment standard granted in 2016,
the vast majority of Santa Monica's existing housing supply is out of reach for lower
income households. With limited federal funding resources being allocated to
cities, the demand for housing assistance outpaces available resources.

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 an anti-discrimination
ordinance and has launched a 2-year pilot Right to Counsel program to assist
tenants facing eviction. The City also provides one-time homeless prevention
grants to households in danger of losing their housing.

e Timeframe: Annual ongoing
¢ Responsibility: Housing and Human Services Division (lead); Rent Control Board

e Objective: Develop programs to address State and Federal housing mandates.



PROGRAM 3.C: FACILITATE THE CONSERVATION OF RESTRICTED AND NON-
RESTRICTED AT-RISKHOUSING.

There are approximately 770 affordable, deed-restricted units that are at-risk of
conversion to market rate in the next 10 years. The City will continue to monitor
the status of at-risk projects within the City, edviseensure that required notice is
given to tenants, advise property owners and tenants in advance of potential
conversion dates, and assist in answering questions from residents of at-risk
housing. As a part of the ongoing monitoring, the City will continue to provide
information on maintaining long-term affordability and assist federally-funded
housing properties with seeking funding assistance in applying for allocations of
housing vouchers from the federal government to maintain housing affordability.
On an ongoing basis, the City will continue to communicate with local affordable
housing providers on conserving housing projects.

The City will eonsider—exereisingexercise its right of first refusal to purchase
properties if necessary and financially feasible to ensure the continued availability
of affordable housing units. Additionally, the City shall explereresearch and
implement strategies on conserving non-covenant residential units such as rent-
controlled units and naturally occurring affordable units. FThe-Gity-meay-econsider

Program Background: The City has a variety of affordable housing projects,
consisting of 3,902 deed-restricted residences that are currently serving the
community. Publicly-assisted housing units with federal rental assistance subsidies
are protected by covenants. Those units with covenants nearing expiration are
considered "at-risk” of potential conversion to market-rate housing. According to the
City's local data, a total of 770 publicly-assisted housing units protected by
covenants that are due to expire in the next 10 years. They are, therefore, at risk of
potential conversion to market rate. These units serve seniors or persons with
special needs, with one property serving families.

In addition to the federal covenants, the affordability of the units in these projects is
further protected through additional requirements or incentives that the City
placed on their loans when they were constructed. Some units are considered to
have a lowered risk of conversion to market rate because they are owned and
operated by nonprofits 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.

e Timeframe: Annually: staff willidentify funds and work with nonprofits as necessary
to secure at-risk units, where appropriate and feasible; Ongoing: Monitoring

e Responsibility: Housing and Human Services Division

¢ Objective: The City proactively monitors units at risk of conversion due to expiring
covenants and takes actions to ensure their long-term affordability.

PROGRAM 3.D: MAINTAIN AN ACQUISITION AND REHABILITATION PROGRAM

As resources are available, the City shall continue to provide loan assistance to
nonprofit affordable housing providers and work with providers to identify new
funding sources. As outlined in Program 2.B, the City shall explereadopt a Right of
First Offer Ordinance that would provide nonprofit affordable housing providers the
right of first offer to acquire existing multi-unitresidentialprivate properties as they
become available for purchase.

Program Background: The City provides Housing Trust Fund loans to nonprofit
housing providers to assist with the purchase and rehabilitation of existing rental
properties occupied primarily by low-income households. The acquisition and
rehabilitation of existing housing and conversion to affordable rental units preserve
naturally occurring affordable housing while also ensuring housing stability for
existing tenants by allowing them to remain in their units at deed-restricted
affordable rents.

e Timeframe: Annual ongoing

e Responsibility: Housing and Human Services Division; Santa Monica Housing
Authority

e Objective: Protect existing residents by acquiring and rehabilitating existing
housing.

PROGRAM 3.E: MAINTAIN A LOW-INCOMERESIDENTIAL REPAIR PROGRAM
The City shall support and fund the rehabilitation of 38 multi-family units and
provide 20 minor home repairs.



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.

Minor home modifications improve physical access for people with disabilities and
seniors that assist with independent living. Modifications are funded through the
City's Human Services Grants Program using Community Development Block
Grant (CDBG) funds.

e Timeframe: By 2024

e Responsibility: Housing and Human Services Division; Santa Monica Housing
Authority

e Objective: Rehabilitate 38 multi-unit dwellings and provide 20 minor home repairs.

PROGRAM 3.F: ENHANCE CODE ENFORCEMENT RESPONSE TO HOUSING-
RELATED VIOLATIONS

The City shall continue to respond to residential building code violation complaints.
Code Enforcement and Building and Safety Divisions will coordinate with the
Housing and Human Services Division to provide information on available
rehabilitation assistance to correct code deficiencies.

Program Background: The Code Enforcement Division responds to complaints of
violations of City building codes and in coordination with the Building and Safety
Division, providesinspections and notices to property owners to bring their units into
compliance.

e Timeframe: Annual ongoing

e Responsibility: Building and Safety Division, Code Enforcement Division, Housing and
Human Services Division

¢ Objective: Require property owners to respond to Building Code violations and
complete routine maintenance on their residential buildings.

PROGRAM 3.G: MAINTAIN AMANDATORY SEISMIC RETROFIT PROGRAM
The City shall continue to implement the Seismic Retrofit Program pursuant to the
City's Seismic Retrofit Ordinance.



Program Background: In March 2017, the City Council adopted a Seismic Retrofit
Ordinance, and the City implemented the Seismic Retrofit Program that proactively
seeks to strengthen existing earthquake-vulnerable buildings and enhance the
safety and security of their occupants. Nearly 2,000 commercial and residential
buildings in the City were identified as potentially seismically vulnerable in need of
possible structural improvement and are required to comply with the Program
within established timeframes based on building types (20-year program overall).
Ongoing seismic retrofit improvements to existing multi-unit residential buildings
will help maintain the safety and structural integrity of the City's aging housing
stock.

e Timeframe: Annual ongoing
e Responsibility: Building and Safety Division

¢ Objective: Protect existing residents by ensuring the safety and structural integrity
of existing residential buildings.

PROGRAM 3.H: INFORMATION AND OUTREACH FOR PROPERTY OWNERS
REGARDING REHABILITATION AND MAINTENANCE OF HOUSING UNITS
The City shall provide additional education and outreach to multi-unit property

owners on available City programs end-encourageto support continued
rehabilitation, maintenance, repairs, and upgrades of their housing units.

Program Background: Tenants in rent-controlled units who allege that their rental
units need repairs or maintenance, or that their housing services have been
reduced, may petition to have their monthly rent decreased. In 2019, eighty
decrease petitions were filed. Both the City and Rent Control Board co-sponsor an
annual Maintenance of Residential Rental Property seminar and coordinate
regarding relocation disputes, use of withdrawn properties, and maintenance and
enforcement issues. Annual tenant and landlord forums also educate both groups
on their rights and responsibilities including but not limited to available programs,
resident qualifications, and benefits of program participation.

e Timeframe: Annual ongoing
¢ Responsibility: Housing and Human Services Division, Rent Control Board

e Objective: Inform property owners regarding proper maintenance of residential
units.



PROGRAM 3.I: RIGHT TO COUNSEL PROGRAM

The City shall continue to implement a Right to Counsel pilot program and
evaluate its overall effectiveness, program capacity, and long-term feasibility.

Program Background: In April 2021, the City initiated a two-year pilot Right to
Counsel program, an initiative to provide legal assistance and support for tenants
facing eviction, particularly amid the COVID-19 pandemic. This pilot program is
available to Santa Monica tenant households whose income is at or below 80% of
the County’s Area Medium Income ("AMI"), and facing eviction attempts by their
landlord. The program includes a contract with the Legal Aid Foundation of Los
Angeles (LAFLA), the nonprofit law firm for low-income residents, to provide full-
scope eviction defense services in which LAFLA attorneys will represent tenants in
court. This partnership seeks to provide emergency support to low-income tenants
in need of legal assistance.

o Timeframe: Ongoing
e Responsibility: City Attorney’s Office

e Obijective: Prevent the displacement of tenants by providing access to legal
assistance and support for tenants facing eviction.

PROGRAM 3.J: RESTRICT CONVERSION OF EXISTING RENTAL HOUSING TO
CONDOMINIUMS

The City shall continue to requlate condominium conversions pursuant to SMMC
Section 9.24.040.

Program Background: Displacement of residents due to economic pressure is one
of the main contributing factors to housing segregation. Displacement and
gentrification are widespread in Santa Monica with the Ellis Act and Costa-Hawkins
Rental Housing Act allowing owners to either exit the rental business and evict all
tenants or raise the rents of vacated rent-controlled. Restrictions on condominium
conversions are in place to ensure that required noticing is provided to tenants and
that conversions can only occur if there is a surplus of rental housinginventory in the
immediate period before approval of a conversion. Condominium conversions are
currently regulated by SMMC Section 9.24.040. The Condominium Conversion
ordinance sets out the conditions under which a condo conversion could be
approved including:

1) Rent Control Board approval to remove units from the rental market




2) Tenants have been given required notice of intent to convert and to seek
alternative housing

3) Preparation of a conversion report by City staff

4) Notice of any public hearings

5) Structural, electrical, fire and life safety, and plumbing systems are in good
repair and maintenance

6) Findings as required by the Planning Commission including finding that the
vacancy factor of rental housing units exceeds 5 percent of the total rental
housing inventory for a period of 90 days prior to the date of approval.

¢ Timeframe: Ongoing

e Responsibility: City Planning Division

e Obijective: Restrict loss of rental housing units to condominium conversions




GOAL 4 PROGRAMS
A community that provides equitable housing access to all
neighborhoods.

PROGRAM 4.A: ZONING ORDINANCE AMENDMENT TO PERMIT MULTIPLE-UNIT
HOUSING IN NON-RESIDENTIAL -ZONES WHERE NOT CURRENTLY PERMITTED

The City shallamend the Zoning Ordinance, LUCE, and associated specific and area
plans to add multi-unit housing as a permitted use in non-residential zones where
housing is currently prohibited. To promote the fair and equitable distribution of new
housing opportunities across the City, land use regulations shall be amended to add
multi-unit housing as a permitted use in areas where housing is currently prohibited.
Land use regulations, FAR, and height (as indicated in Program 1.I) will be revised to
allow housing in areas that currently do not allow housing such as the Office
Campus, Industrial Conservation, and Creative Conservation Sector zones.

/\ an a¥a NA aVaWallViaYa aWaYall aValaaVYaValdalWaTlaVYa - No a¥a a¥a AQration

To promote fair and equitable housing opportunities throughout the City, the City
shall amend the Zoning Ordinance, LUCE, and the Bergamot Area Plan (BAP)
including in areas that have historically not permitted or accommodated housing,
to allow for higher maximum allowable FAR and height in the NC, IC, and OC zoning
districts.

For the purposes of addressing environmental health considerations, the City shall
amend the Zoning Ordinance to specify locations in the City where housing projects
are required to conduct an air quality assessment and implement recommendations
from the assessment.

Program Background: When the LUCE was adopted in 2010, its core growth
strategy was to encourage housing in close proximity to major transportation
systems, such as the Metro Expo Light Rail and transit corridors, and to protect the
character-of-the-City's residential neighborhoods by discouraging development
that wouldresultin displacement of tenants. The housingincentives were balanced
with a plan to support the City's economic base by incentivizing retention of existing
commercial and industrial space in select areas of the City to support existing and
growing businesses. This growth strategy has resulted in new housing production
largely in the Downtown and some limited areas on the boulevards, but it has also
perpetuated the historic patterns of housing segregation that remain to this day.
Although all of Santa Monica is considered a “high resource” area based on maps




produced by the California Tax Credit Allocation Committee, there remain a
handful of areas that provide little to no housing opportunities.

o Timeframe: By Becember312021August 1, 2022

e Responsibility: City Planning Division; City Attorney's Office

e Objective: Support the production of affordable housing and encourage the
equitable production of housing across the City.




PROGRAM4CA4.B: FACILITATE THE DEVELOPMENT OF HOUSING ON SURFACE
PARKING LOTS OWNED BY RELIGIOUS CONGREGATHONSCOMMUNITY

ASSEMBLY USES

In order to Affirmatively Further Fair Housing, the City shall adopt standards that
support the production of affordable housing on surface parking lots owned by
community assembly uses, including religious congregations, including allowing
some-but-not more than 502% market-rate units to support the affordable housing.,
unlimited, density, no _minimum parking requirements, an additional 33 feet of
building height, and allowance for the primary community assembly use and related
ancillary use, for the support or expansion thereof, on or above the ground floor.

Program Background: AB1851 was passed in 2020 to remove an important barrier
to housing construction onlands owned by areligious institution. The law states that
a jurisdiction cannot deny a housing project proposed by a religious institution on
the sole basis that it willremove parking. A-rurmbereofApproximately fifteen parcels
with religious institutions-with-congregations, which are classified in Santa Monica
as community assembly uses, have large surface parking lots, have been identified
on the SSI, and are located througheout-the-Citywithin high or highest resource
areas. During the outreach process of the Housing Element, many of these religious
congregations have expressed interest in developing housing on their properties;
however, the Zoning Ordinance development standards for these sites severely
limits the housing potential of these sites.

e Timeframe: By BPecember312021August 1, 2022

e Responsibility: City Planning Division

e Objective: Increase equitable access to all residential neighborhoods and
incentivize affordable housing in areas that have historically excluded diverse
housing opportunities.

PROGRAM 4.D: REZONE-SELECTEDPORHONS-OFC: PROVIDE NEW HOUSING
CHOICES AND AFFORDABILITY IN HIGH OPPORTUNITY AREAS THROUGH
INCENTIVES FOR ADDITIONAL ADUs IN R1-ZONE NEIGHBORHOODS FO-INCREASE

The City shall establish programs to address historically exclusionary single-unit
dwelling zones by encouraging and incentivizing the production of ADUs in single-




unit residential districts. This would include allowing an additional ADU to be
constructed if the ADU is deed restricted as a rental unit. As ADUs are naturally
more affordable by design given their size, the program would help affirmatively
further fair housing by helping to provide new housing choices and affordability in
high opportunity areas of the City that are largely unaffordable to many people.

Program Background:

Historic practices like redlining and restrictive covenants have perpetuated housing
segregation and hindered fair access to housing. Although the City has been aleader
in encouraging diverse neighborhoods through fair housing, rent control and tenant
protections, predominantlyppredominantly homeowner neighborhoods have
accommodated very little diversity in housing types reducing housing access for
even middle-income households and a large percentage of Santa Monica workers.
R1-zoned neighborhoods make up approximately 35% of the land area in the city
but contain 13% of the housing units in the city. In comparison, commercial zoning
comprises only 7% of the City's land area but contains 15% of the housing units in the
City.

The construction of new ADUs in recent years has increased housing opportunities
in single -family zones, areas which have traditionally been out of reach for renters.
The vast majority of new ADUs constructed or under development in the past 3
years have been in the City's R1 (single-unit) neighborhoods, providing a valuable
source of rental housing access in otherwise high cost neighborhoods. Under State
law, properties are permitted to have one ADU and one JADU. This program will
further allow one more ADU on single-unit dwelling parcels with the requirement
that the additional third ADU be restricted to permanent rental housing. This
program will incentivize the production of ADUs thus providing new housing choice
and affordability in the high opportunity areas of the R1 neighborhoods.

¢ Timeframe: Annualengoingby August 1, 2022
e Responsibility: City Planning Division

¢ Objective: Increase equitable access to all neighborhoods by lowering barriers to
housing access in areas that have historically excluded diverse housing
opportunities.

PROGRAM 4.D: RIGHT TO RETURN PROGRAM

The City shall continue to implement a Right to Return Pilot Program and evaluate
outreach strategies, applicant demand, the availability of historical documentation,




verification processes, compliance with government leqislation, and the
administrative resources required to implement a broader long-term program.

Program Background: In July 2021, the City initiated a Right of Return Pilot Program
that prioritizes housing for the historically displaced households in Santa Monica
during the 1950s and 1960s due to urban renewal policies. The pilot program

implements historical displacement policy by providing housing access to former
residents or their descendants who were displaced by the creation of the Civic
Auditorium in the Belmar Triangle neighborhood and the [-10 freeway in the Pico
neighborhood, both of which disproportionately impacted low-income
communities and communities of color. The program will provide priority in City-
funded affordable housing and inclusionary housing for up to 100 households or
descendants of households. Qualifying households will be placed on the City of
Santa Monicad’'s affordable housing waitlist (Below Market Housing waitlist) with
Second Priority and will be referred to affordable housing providers as housing units

become available.

e Timeframe: Annual ongoing

e Responsibility: Housing and Human Services, Community Services Department

e Objective: Address the historical displacement of Santa Monica households which
resulted from the development of the Civic Auditorium and [-10 freeway through the
Pico neighborhood during the 1950s and 1960s that disproportionately impacted
low-income communities and communities of color and displaced thousands of
households living in Santa Monica.




GOAL 5 PROGRAMS
Housing for persons experiencing homelessness.

PROGRAM 5.A: REDUCE 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

The City shall continue to seek and leverage funds that contribute to the
develooment 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 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.

Program Background: Santa Monica has a long history of investing in housing and
supportive services to prevent and address the impacts of homelessness. In March
2019, the City introduced the Four "Pillars” upon which the City’'s homeless strategies
are based; 1) preventing housed Santa Monicans from becoming homeless and
increasing affordable housing opportunities; 2) addressing the behavioral health
needs of vulnerable residents; 3) maintaining equitable access to safe, fun, and
healthy open spaces; and 4) strengthening regional capacity to address
homelessness. These strategies have been implemented through
interdepartmental and community partnerships that contributed to a sustained
reduction in homelessness in the City's downtown and beach areas, and helped
contribute to an 8% local reduction in the City of Santa Monica’s annual Homeless
Countin 2019.

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.

e Timeframe: Annual ongoing
e Responsibility: Housing and Human Services Division

e Objective: Continue to investin and implement housing and supportive services to
prevent and address the impacts of homelessness.



PROGRAM 5.B: LOW BARRIER NAVIGATION CENTERS AS BY-RIGHT USE
The City shall amend the Zoning Ordinance to allow Low Barrier Navigation Centers
as a by-right permitted use in all non-residential zones permitting multi-unit uses.

Program Background: Assembly Bill 101, passed in 2019, requires that a low barrier
navigation center be a use permitted by rightin mixed-use zones and nonresidential
zones permitting multi-unit uses if it meets specified requirements. AB 101 defines
"low barrier navigation center” as a housing first, low-barrier, service-enriched
shelter focused on moving people into permanent housing that provides temporary
living facilities while case managers connectindividuals experiencing homelessness
to income, public benefits, health services, shelter and housing.

e Timeframe: By December 31, 20212022
¢ Responsibility: City Planning Division

e Objective: Ensure the City's regulations and procedures are in conformance with
State Law.



GOAL 6 PROGRAMS

Provision of housing assistance and supportive programs and
services to extremely low-, very low-, low-, and moderate-
income households and households with special needs,
families, seniors, and the homeless.

PROGRAM 6.A: MAINTAINENHANCE HOUSING MOBILITY BY MAINTAINING
RENTAL HOUSING VOUCHER PROGRAMS AND EXPAND TO ASSIST ALL PERSONS
WITH DISABILITIES

The City shall continue to operate strong rental housing voucher programs and
advocate for funding guidelines for Section 8 that are competitive for Santa Monica;
and shall 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. Explere-available When funding
opportunities teare available, 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.

Program Background: In FY2020-21, the Santa Monica Housing Authority (SMHA)
administered approximately 1,600 rental housing vouchers, including Section 8,
Continuum of Care vouchers, HOME vouchers, and Veterans Affairs Supportive
Housing (VASH) vouchers. The HOME program targets rent-burdened households
at-risk of becoming homeless and persons who have been homeless for at least a
year.

e Timeframe: Annual ongoing

e Responsibility: Santa Monica Housing Authority, Housing and Human Services
Division

¢ Objective: Maintain voucher programs to ensure availability and choice of housing
for households at allincome levels.

PROGRAM 6.B: SEEK FUNDING SOURCES TO SUPPORT RENTAL ASSISTANCE
FOR VULNERABLE INDIVIDUALS AND HOUSEHOLDS AT-RISK OF DISPLACEMENT
The City shall continue to explerepursue and identify new funding sources that
support rental assistance programs, including emergency rental assistance to
the extent feasible.



Program Background: The City monitors the availability of Federal, State, and
County funding sources to support rental assistance programs on an ongoing
basis.

e Timeframe: Annual ongoing
e Responsibility: Housing and Human Services Division

e Objective: Maintain housing stability for vulnerable individuals and households.

PROGRAM 6.C: MAINTAIN AND EXPAND THE PRESERVING OUR DIVERSITY (POD)
PROGRAM

The City propeses—toshall continue to operate the POD program and pursue
additional funding to maintain assistance to seniors and evaluate expanding
program assistance to other rent burdened residents vulnerab/e to d/splocement if
possible. Preg

#Gm#fes—peﬁsens—thhﬁisebmne%eﬁd—speefeﬂ#needs—The progrom sholl ensure that

POD subsidies do not result in an increase in rents.

Program Background: The City's POD program provides cash-based assistance
to low-income, long-term Santa Monica residents in rent-controlled apartments
to help achieve a "basic needs budget” for seniors to have a minimum amount of
income remaining after rent is paid each month for food and medical expenses.
Currently, the program is available for qualifying long-term senior residents.

e Timeframe: Annual ongoing
e Responsibility: Housing and Human Services Division

¢ Objective: Assist seniorsPOD beneficiaries in achieving a basic needs budget.

PROGRAM 6.D: INFORMATION AND OUTREACH COORDINATION FOR TENANTS
AND LANDLORDS ON HOUSING PROGRAMS AND RESOURCES

The City shall prioritize additional education and outreach to tenants and
landlords to increase awareness of federal and local housing programs and their
rights and legal obligations, including Section 8 housing voucher program and
anti-discrimination regarding income source. The City shall previdestrengthen
outreach and connect vulnerable residents with housing_assistance and
resources, including, but not limited to, credit counseling and support services
addressing resident needs in securing adequate housing.




Program Background: Rental housing vouchers provide extremely low- and very
low-income households with rent subsidies to bridge the gap between what the
household can afford and market rents, although there is a limit to the subsidy
amount. The Santa Monica Housing Authority has collaborated with owners of
senior housing developments to obtain hundreds of new vouchers allocated to
the senior developments allowing property owners to fund rehabilitation and
maintenance and ensuring long-term affordability for the existing tenants. The
Municipal Code and State law require rental property owners to accept Section 8
or housing vouchers and prohibit discrimination against an applicant based on
source of income, including housing vouchers. Comments from tenants and
landlords during the community engagement for this Housing Element update
indicate that there continues to be lack of awareness of the availability of housing
programs that could benefit both groups.

¢ Timeframe: Ongoing subject to additional staffing resources
¢ Responsibility: Housing and Human Services Division

e Objective: Raise awareness of housing assistance programs and tenant and
landlord rights and responsibilities.

PROGRAM 6.E: MAINTAIN A COMMUNITY DEVELOPMENT GRANTPROGRAM

The City shall 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.

Program Background: Santa Monica currently provides funding to 19 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.

e Timeframe: Annual ongoing
e Responsibility: Housing and Human Services Division

e Objective: Maintain a grant program to fund-programs that service priority
homeless populations, lower-income households, and special needs populations.



PROGRAM 6.F: PROVIDE TENANT RELOCATION ASSISTANCE

The City shall continue to implement the Tenant Relocation Assistance program;
periodically review existing City policies and ordinances and recommend
modifications if deemed necessary, including but not limited to, additional support
in locating new housing for displaced residents upon relocation.

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 unitis comparable to the original unit.

e Timeframe: Annual ongoing

e Responsibility: City Attorney’s Office, Housing and Human Services Division, Rent
Control Board

e Objective: Provide displaced tenants with cash-based relocation assistance.

PROGRAM 6.G: MAINTAIN A TEMPORARY RELOCATION PROGRAM

The City shall continue the Temporary Relocation Program, including program
oversight and enforcement, and coordination in providing accommodations to
minimize impacts to residents including emergency hotel vouchers for tenants who
have been ordered to vacate their units by the City for code violations, safety
improvements, or maintenance.

Program Background: This program is designed to provide housing for persons
temporarily displaced as a result of repairs to their dwelling unit due to health and
safety violations or to comply with mandatory programs such as the Seismic
Retrofit Program.

e Timeframe: Annual ongoing
e Responsibility: Building and Safety Division, Housing and Human Services Division

¢ Objective: Provide housing for tenants temporary displaced from their units due to
required maintenance.



PROGRAM 6.H: MAINTAIN REASONABLE ACCOMMODATIONS TO ENSURE EQUAL
OPPORTUNITY FOR HOUSING

The City shall maintain and continue to support reasonable accommodations to
ensure equal housing opportunities, consistent with fair housing laws.

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, the Zoning Ordinance includes 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.

¢ Timeframe:Ongoing
¢ Responsibility: City Planning Division

¢ Objective: Provide regulatory relief to enable housing access for disabled persons.



GOAL 7 PROGRAMS

Eliminate housing discrimination on the basis of race, color,
religion, sex, gender, gender identity, gender expression,
sexual orientation, age, marital status, national origin,
ancestry, familial status, income level, source of income,
disability, veteran or military status, genetic information, or
other such characteristics.

PROGRAM 7.A: MAINTAIN FAIR HOUSING ENFORCEMENT AND OUTREACH
PROGRAMS

The City shall continue to implement fair housing programs. EdueateThe City shall
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._The City shall also conduct targeted outreach and tenant application
assistance and support to special needs populations including seniors, persons with
disabilities, and individuals transitioning from institutional settings and individuals
who are at risk of institutionalization.

Program Background: The City Attorney's Office, through its Public Rights Division
(PRD), along with other government agencies, enforces federal, state, and local
fair housing laws. The PRD has an in-house attorney with expertise in fair housing
law and a Spanish-speaking community liaison who works with the attorney. The
PRD investigates discrimination complaints and offers education and programs
to residents on their rights and responsibilities under the fair housing laws, and
takes complaints involving housing discrimination based on all protected classes,
but primarily on disability, family status, source of income, and race.

¢ Timeframe: Ongoing
e Responsibility: City Attorney’s Office

e Objective: Education of tenants and landlords of their rights and responsibilities
under fair housing laws.

PROGRAM 7.B: PROVIDE TENANT/LANDLORDMEDIATION AND LEGAL SERVICES
The City shall continue to support tenant/landlord mediation and legal services
assistance.



Program Background: The Santa Monica Rent Control Board also mediates
disputes between tenants and property owners that arise from rent control law.
The City has also partnered with the Status Institute for Dispute Resolution at
Pepperdine University School of Law to provide mediation services to help resolve
landlord tenant for Santa Monicaresidents, free of charge. The Housingand Human
Services Division funds the Los Angeles Legal Aid Foundation to provide legal
services related to housing to low-income Santa Monica residents. Referrals are
also made to local dispute resolutions services.

e Timeframe: Ongoing

e Responsibility: City Attorney’s Office; Rent Control Board; Housing and Human
Services Division

¢ Objective: Provide tenant/landlord dispute resolution services.

PROGRAM-Z.D:-MAINTAIN ATHE ANTI-DISCRIMINATION AND TENANT-EVACHON

PROTECTION PROGRAM



The City shall continue to prevent discrimination, tenant harassment, and unlawful
evictions through monitoring and enforcing of ‘just cause” eviction protections, and
continue to provide fair housing services through the Public Rights Division of the
Santa Monica City Attorney’s Office. The City shall review current laws and
recommend any needed modifications to ensure protection of tenants to the
maximum extent possible.

Program Background: Santa Monica has long maintained anti-discrimination
protections, which among other prohibitions, prevents a tenant from being evicted
if the eviction is based on the tenant’s familial status, including tenant’s status of
being married or having children. The Public Rights Division (PRD) 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.




¢ Timeframe: Ongoing

e Responsibility: City Attorney’s Office; Rent Control Board; Housing and Human
Services Division

¢ Objective: Protect existing tenants from harassment and unlawful eviction.




A. QUANTIFIED OBJECTIVES

Pursuant to Government Code Section 65583(b), the City has developed
quantified objectives for housing production, housing rehabilitation, and housing
assistance as required by State law. The following sets forth these objectives for
the 2021-2029 planning period.

1. New Construction Objectives

The City of Santa Monica was allocated 8,895 units, of which 6,168 units must be
affordable, in the 2021-2029 Regional Housing Needs Assessment (RHNA) adopted
by the Southern California Association of Governments (SCAG)andcertifiedby the
State Department of Housing & Community Development in March 2029.

As one of the required components of a Housing Element, State law [Government
Code Section 65583(b)] requires the following:

1. A statement of the community's goals, quantified objectives, and
policies relative to the maintenance, preservation, improvement, and development
ofhousing.

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
unitsbyincome category, including extremely low income, that can be constructed,
rehabilitated, and conserved over a five-year time period.



The City's success in producing housing units that are deed-restricted to be
affordable for the 5" Cycle Housing Element has been made possible by public
assistance through the City's Housing Trust Fund, inclusionary units required by the
City's Affordable Housing Production Program, inclusionary units negotiated in
development agreements, and pursuit of new funding resources. The lack of a
significant and consistent funding source for affordable housing coupled with high
land and construction costs in Santa Monica makes it unrealistic that the City will be
able to achieve its 6! Cycle RHNA for affordable housing units. Funding to produce
all of the affordable units in Santa Monica’'s RHNA allocation would likely continue to
require a mix of inclusionary units and public assistance (i.e. any combination of
federal, state, county, and tax credits). Even on City-owned land, the funding gap is
estimated at approximately $152,000 that would need to be filled by sources other
than the City. For privately-funded inclusionary units, the estimated cost to a
developer is approximately $480,000.

Table 2-1 presents Santa Monica’'s RHNA along with the City's new construction
objectivesbyincomelevel. The quantified objective represents a level that the City
believesisreasonable given the uncertainty of available funding resources from the
State and other sources. The City Council has prioritized funding and land use
policies to develop affordable housing.

Table 2-1 RHNA vs. Quantified Objective

Household Income RHNA % of Total Quantified % of Total
Category Objective
Very Low 2,794 31% 1,150 22%
Low 1,672 19% 572 1%
Moderate 1,702 19% 351 7%
Above Moderate 2,727 31% 3,180 61%
Total 8895 5,253
Source: City of Santa Monica Community Development Department

The goal ef50f 5,253 units can be achieved based on current approved and
pending projects, zoning standards, use of City-owned land, and incentives for
ADU production. The lower quantified objectives reflect the lack of public financing
available for affordable housing. Even with maximizing affordable housing on City-
owned sites and the City's inclusionary requirements from the AHPP and DCP,
providing 69% of the future units as affordable will be difficult.




The quantified objective aims for almost 50% of units produced to be affordable
to lower income households. This is in excess of the requirement set forth in the
City's Proposition R (passed in November 1990). Proposition R specifies that at
least 30% of all new multifamily-residential housing constructed in the city on an
annual basis be permanently affordable to low and moderate-income
households with at least 50% of the newly constructed units required to be
permanently affordable to low-income households.

2. Housing Rehabilitation and Conservation Objectives

Housing Rehabilitation programs are important for maintaining the integrity of
existing housing stock, preventing displacement of existing residents, 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:

0 The Residential Rehabilitation Program for owners of multifamily rental
properties occupied by low- and moderate-income tenants

0o The Owner-Occupied Rehabilitation Program for low- and moderate-
income owners (typically used for mobile-home owners).

The City of Santa Monica's goal for the Housing Element planning period is to
support and fund the rehabilitation of 38 units of multi-family and provide 20 minor
home repairs, as shown in Table 25-2. 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.

While the City has focused its efforts in recent years on new construction,
acquisition and rehabilitation continues to be an important tool for conserving
existing rental housing. The housingis restricted as affordable housing for a period
ranging from 55-80 years. Such units were not ‘counted’ toward fair share housing
production, but are consistent with the City's policies for preserving affordable
housing units. During the last Housing Element period (2014-2021), the City invested
more than $33 million in the acquisition and rehabilitation of existing rental housing,
creating four projects with 88 units for very-low and low-income households.

Available funding continues to be a significant issue to support this program’s
capacity at present levels. The Housing Plan therefore reflects a reduced
quantitative objective for the acquisition and rehabilitation of 40 housing units



affordable to very-low income households over the next eight years: (Table 5-2).

The City will reedcontinue to pursue-and-develop-rewseek funding sources to
eontintemaintain this impertant program in-erderto-rmeeteven-thisreducedand

exceed the objective-orpotentially exceeditifthoseeffortssucceed.

The City's housing and supportive services supports long-term residency and
housing affordability. As outlined in the next section, the City has an aggressive
program for funding housing and supportive services to special needs populations.
These supportive programs help to conserve housing units in that rental/housing
assistance, in the form of financial support and legal support for tenants against
eviction, assist tenants in maintaining housing, prevent resident displacement, and
preserve housing stock. Accordingly, an estimated number of housing vouchers and
qualifying tenants for supportive services are reflected as "units” in Table 5-2 under
the conservation objective:

e The Preserving Our Diversity (POD) Program provides cash-based
assistance to low-income, long-term Santa Monica residents in rent-
controlled apartments to help achieve a "basic needs budget” for seniors. Itis
estimated to include at least 50 participants within the next housing cycle.

e Rental assistance voucher programs include Section 8, Continuum of Care,
HOME Tenant-Based Rental Assistance (TBRA) vouchers, and Veterans
Affairs Supportive Housing. The City will continue to provide an estimated
1,600 housing vouchers for qudlified residents.

e The City'sRight to Counsel Program is aninitiative to provide legal assistance
and support for tenants facing eviction, particularly amid the COVID-19
pandemic. This pilot program is available to Santa Monica tenant households
whose income is at or below 80% of the County’'s Area Medium Income
("AMI"), and facing eviction attempts by their landlord. Maintdining housing
for low-income residents also contributes to the conservation of existing
units. Assuming the current two-year pilot program willbe renewed regularly
and annual funding remains consistent over the next 8 years, the Fhe-goal of
the City is to provide assistance to an estimateds XX 210 participants within
the next housing cycle.

Table 5-2: 2021-2029 Housing Rehabilitation and Conservation Quantified
Objective




Rehabilitated Units
MirerRepairsConservation Units
Income
Category Multi-Family | Minor Home | Acquisition & | As%ﬁce Right to
Definition ilitati i ilitati
Rehabilitation Repairs Rehabilitation Vouchers Counsel
_E£ (O,
Very Low | 0-20% of County 19 10 40 50 1,600
MFI 0XX%
51 to 80% of
Low County MFI 19 10 9 9 9 210
81 to 120% of
Moderate County MFI 0 0 0 0 0 0
Over 120% of
Upper County MFI 0 0 9 0 0 0
Total
38 20 40 50 1,600 210
Totals
Housing-& Human-Services 58 1,900x%x¢
Divisi =

*Source: City of Santa Monica Housing & Human Services Division

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 2021-2029 Housing Element period,
contingent upon the availability of adequate funds and annual City Council
approval, are:

o Rental Assistance Vouchers: Continue to provide about 1600 vouchers, including
Section 8, Continuum of Care, HOME Tenant-Based Rental Assistance (TBRA)

vouchers, and Veterans Affairs Supportive Housing vouchers.

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

0 Thelong-term chronic and vulnerable of the homeless population living on the
streets of Santa Monica, including homeless veterans

0 Persons whose last permanent address is in Santa Monica

0 Vulnerable members of Santa Monica's workforce




o0 High users of local first responder services

Regional Partner: Continue to be an active partner in finding regional solutions

to the problem of homelessness.

Health Care for Low Income Persons: 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:

0 Provide paratransit services for approximately 2,200 seniors and persons with
disabilities annually. This includes providing approximately 1,400 one-way,
escorted trips for people who need extra assistance, as well as limited after-
hours taxi service.

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

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

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

o Through the non-profit WISE & Healthy Aging (WISE) Diner Meal Program,
provide a well-rounded lunch to older adults at three City sites. Boxed meals
were provided via pickup or delivery while COVID-19 restrictions were in
place.

0 Provide home-delivered meals to approximately 300 home-bound seniors
and persons with disabilities annually. With COVID-19, the need for home-
delivered meals increased significantly, with about 650 individuals having
accessed this service.

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

o Provide expanded healthy living and arts programming, and opportunities for
socialization for older adults with linkages to 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 Disability Community Resource Center, which provides home
modifications to low-income 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, as well as larger projects such as
stair lift installations. Provide assistance to approximately 15 individuals
annually.
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