
Housing Element Webinar 
November 12, 2020 – 12:00 PM 

Q&A Responses 
 

Elizabeth Lerer 
• Question: How many people at this webinar are current residents of Santa 

Monica? 
• Answer: No data is available regarding the current residency of webinar 

participants. However, the public outreach program for the Housing Element 
Update seeks to be inclusive of residents, stakeholders, and the community, 
regardless of current residency.  

 
Elizabeth Van Denburgh 

• Question: Do we have to build the SCAG order for 8800 or do we just have to 
have the zoning for it? 

• Answer: The Housing Element Update must demonstrate that the City has the 
plans, programs, and zoning in place to accommodate for (not necessarily 
build) the Regional Housing Needs Allocation (RHNA).  

 
Elizabeth Van Denburgh 

• Question: How was the 8800 units determined? What happens if we don't build 
them? How many will have to be affordable? Who is going to pay for those 
affordable units?  

• Answer: The City of Santa Monica’s RHNA is based on SCAG’s adopted RHNA 
methodology, which utilizes a number of factors including jobs, transit access, 
household growth, and a social equity adjustment. The details of SCAG’s 
adopted RHNA Methodology can be found on SCAG’s website  
https://scag.ca.gov/sites/main/files/file-attachments/scag-final-rhna-methodology-
030520.pdf?1602189316. Of the 8,873 units, 69% must be at low income levels. 
Achieving this level of affordable housing will require a combination of public and 
private investments. City staff will be analyzing potential incentives to support 
and encourage the development of affordable housing to achieve the affordability 
levels established by SCAG. 

 
Elizabeth Van Denburgh 

• Question: I understand that 50 cities have appealed their RHNA numbers? What 
happens if their units get reduced? Do we have to take more units? 

• Answer: All successful appeals must be reallocated back to the region. In 
accordance with Government Code Section 65584.05(g), if the successful 
appeals amount to 7% or less of the regional housing need, or 93,928 units, 
those appealed units will be reallocated proportionally to all jurisdictions. For any 
amount above 7% region-wide, SCAG will redistribute the units using the 
adopted Final RHNA Methodology.  
 
 

https://scag.ca.gov/sites/main/files/file-attachments/scag-final-rhna-methodology-030520.pdf?1602189316
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Elizabeth Van Denburgh 
• Question: Can you please send me this presentation and recording? 

emvandenburgh@gmail.com. Thank-you. 
• Answer: The PowerPoint presentation and recording for this webinar is available 

on the City’s Housing Element Update website 
 
Elizabeth Van Denburgh 

• Question: How many units did we actually add in the last Housing element 
period? 

• Answer: Please see the PowerPoint presentation provided in the webinar. As 
indicated, the City had added 1769 market rate units, 26 moderate income units, 
150 low income units, 263 very low income units, and 114 extremely low income 
units.  

 
Elizabeth Van Denburgh 

• Question: Who pays for the infrastructure (police, fire, water, electricity, waste 
water, trash, traffic, etc.) for the additional 8800 units?  

• Answer:  An Environmental Impact Report (EIR) for the Housing Element 
Update will be prepared. The EIR for the Housing Element Update will analyze 
the potential need for increases in public services and upgrades in infrastructure. 
Any potential increases in public services and infrastructure upgrades would 
likely be funded through the City’s Capital Improvements Projects program, 
General Revenue, impact fees from development, or private investments. . 
 

David Yuguchi 
• Question: Will your slide presentation be available for reference? 
• Answer: The PowerPoint presentation for this Housing Element Update Webinar 

has been posted on the City’s Housing Element Update website. 
 
Elizabeth Van Denburgh 

• Question: Why do we think the SCAG numbers are credible? 
• Answer: Several methodologies were considered by SCAG in determining the 

RHNA for the cities.  The details of SCAG’s final adopted RHNA Methodology 
can be found on SCAG’s website  https://scag.ca.gov/sites/main/files/file-
attachments/scag-final-rhna-methodology-030520.pdf?1602189316  
SCAG’s methodology is required to be in compliance with Government Code 
Section 65584 and was reviewed by the State Housing and Community 
Development Department for compliance. HCD determined that the methodology 
complies with the law.  As described, SCAG adopted methodology  utilizes a 
number of factors including jobs, transit access, household growth, and an 
adjustment for social equity to ensure equitable distribution of housing units at all 
income levels. The City is required by State Law to prepare a Housing Element 
that can accommodate the RHNA. 
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Elizabeth Van Denburgh 
• Question: Does SCAG numbers consider the return of AirBnB to the housing 

mix? 
• Answer: The details of SCAG’s final adopted RHNA Methodology can be found 

on SCAG’s website  https://scag.ca.gov/sites/main/files/file-attachments/scag-
final-rhna-methodology-030520.pdf?1602189316 As described, SCAG adopted 
methodology  utilizes a number of factors including jobs, transit access, 
household growth, and a social equity adjustment. Short term vacation rentals 
such as AirBnB’s were not considered in the methodology. It should also be 
noted that the City prohibits short-term vacation rentals  (less than 30 days). 

 
Nancy Coleman 

• Question: Given COVID 19, has Santa Monica considered the use of 
commercial and industrial properties being repurposed for housing? There are 
plenty of empty businesses and rental units empty. 

• Answer: City staff will be conducting a feasibility market analysis of housing 
production, which will include studying the potential of converting commercial 
properties into residential use. 
 

Nancy Coleman 
• Question: Rachel's assertion that only Wilshire Montana and North of Montana 

are the only R 1 districts. That is incorrect. Sunset Park and the Northeast part of 
the city are also single residential neighborhoods. 

• Answer: Comment is noted.  
 
Arlene Hopkins 

• Question: On Well-Being: How will this advance / foster well-being of existing 
residents & neighborhoods & community? There is a need for ample outdoor 
space, parks, sunlight, peaceful quietude and a high quality of life for each 
household, each resident 

• Answer: The Housing Element is intended to require that cities plan for the 
housing needs of their communities.  Approximately 70% of Santa Monica’s 
allocation is for affordable housing.  From the 2016 Wellbeing Project survey 
results, it was found that 1 out of 4 respondents worry about paying rent or 
mortgage suggesting that there is a portion of the community that feels housing 
insecure.  The COVID-19 pandemic likely exacerbated the concerns of existing 
residents being able to afford their rent or mortgage and has highlighted the 
importance for each community to plan for sufficient affordable housing.  This 
planning effort is intended to address the housing security of the Santa Monica 
community – a core component for the advancement of wellbeing. In addition, as 
required by the City, new housing will be required to contribute Parks and 
Recreation Development Impact fees that will fund the construction of open 
space and recreational facilities. Additionally, the EIR for the Housing Element 
Update will analyze potential physical effects of new housing on parks and 
recreational facilities. 

 

https://scag.ca.gov/sites/main/files/file-attachments/scag-final-rhna-methodology-030520.pdf?1602189316
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Ann Hoover 
• Question: Does City have a perspective on what has caused skyrocketing rents 

in SM? Ditto for single family home prices? Particularly as City population has 
remained relatively stable. Thanks. 

• Answer: A number of studies conducted by outside research institutions and 
organizations describe the causes of increased housing cost in the State and 
region. For a brief overview, please see SCAG’s Guide to the Housing Crisis in 
Southern California for a brief overview: https://scag.ca.gov/sites/main/files/file-
attachments/housingplanningguide2016.pdf 
 

Ann Hoover 
• Question: What is current vacancy rate in rental housing (apts + condos)? 
• Answer: Based on the State’s Department of Finance 2019 housing estimates,  

City currently has an 8.6% vacancy rate. However, this data includes vacant 
units include vacation/seasonal homes, secondary homes, units undergoing 
remodeling/rehabilitation, units sold but not occupied, and vacant units available 
for sale/rent. Vacancy data from the Census’ bureau American Communities 
Survey indicate that 2019 vacancy rates for rental units is 2.5% and for 
homeowner units is 2.2%. As indicated in the table below, the majority of these 
vacant units are for seasonal, recreational use. 
 

Vacant Units by Type 2019 
Total: 5815 
For rent 823 
Rented, not occupied 344 
For sale 302 
Sold, not occupied 159 
Seasonal 1174 
For migrant workers 0 

ACS 5-Year 2019 estimates 
 

Arlene Hopkins 
• Question: Please increase the size of the question space. I have several 

questions and they have all been truncated because this question box is too 
small. Thank you.  

• Answer: Sorry, but the size of the question space in the Bluejeans platform is set 
by the software developer and not the City.  Questions exceeding the size 
limitation of the question space can also be emailed to 
housingupdate@smgov.net 
 

Elizabeth Van Denburgh 
• Question: Why did Santa Monica not appeal the SCAG number seemed highly 

subjective and arbitrary; units increased by 88% / 4,229 units in one month 
between November and December 2019. What caused this mysterious 
population explosion ? 

• Answer: All of the background information for SCAG’s RHNA methodology is 
available on the SCAG website:  https://scag.ca.gov/rhna. The basis of the 

https://scag.ca.gov/sites/main/files/file-attachments/housingplanningguide2016.pdf
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RHNA methodology is on several factors including existing unmet need.  The 
adjustment in Santa Monica’s estimated allocation throughout the RHNA 
methodology development was the result of the RHNA subcommittee’s 
deliberations. The methodology’s primary emphasis on proximity to jobs, transit, 
and high-resource communities meant that cities in Western LA County and 
Orange County saw larger allocations with a shift away from the eastern portion 
of the SCAG region.  City Council did not provide direction to City staff to appeal 
the RHNA allocation as the appeal was  unlikely to be successful given the 
parameters by which appeals can be filed and granted and that the appropriate 
forum would be to pursue legislative advocacy since Housing Element law 
determines the methodology. 
 

Elizabeth Van Denburgh 
• Question: How do we prove ability to build the 69% affordable housing number 

when we don't have budget for that? 
• Answer: The Housing Element Update is not required to identify funding sources 

for affordable housing but only needs to demonstrate that the units can be 
accommodated. Achieving the RHNA allocation of 8,873 units, of which 69% 
must be at affordable levels, will require a combination of public and private 
investments. City staff will be analyzing potential incentives and exploring 
possible financing tools and programs to support and encourage the 
development of affordable housing to achieve the affordability targets established 
by SCAG. 

 
Nancy Coleman 

• Question: Has any thought been given to creating COVID incubators by building 
higher and denser buildings especially along Lincoln? 

• Answer: As part of the Housing Element Update process, a Suitable Sites 
Inventory (SSI) will be prepared to determine where housing development could 
be accommodated to meet the RHNA. Sites across the City, including along 
Lincoln Boulevard, will be reviewed. Additionally, an economic feasibility analysis 
will be conducted to determine the likelihood of housing being developed in 
various areas of the City. Information from the SSI and the feasibility analysis will 
inform whether changes to density standards are needed to zoning districts. 
Further, recent studies have been conducted to examine the relationship 
between density and COVID-19 and have found that residential density in a 
zoning sense is not a determinant in COVID infection rates.  Rather, other factors 
such as cost burden that lead to overcrowded living situations (i.e. more people 
in a unit than intended) are leading determinants of COVID infection rates.  As 
such, the studies distinguish between density and overcrowding and their 
relationship to COVID infection rates. 

 
Ellen Hannan 

• Question: Why did the State make unreachable goal for Santa Monica? 
• Answer: The City of Santa Monica’s RHNA was determined by SCAG using the 

adopted RHNA methodology, which utilizes a number of factors including jobs, 



transit access, household growth, and  a social equity adjustment. The details of 
SCAG’s adopted RHNA Methodology can be found on SCAG’s website  
https://scag.ca.gov/sites/main/files/file-attachments/scag-final-rhna-methodology-
030520.pdf?1602189316 

 
Alexandra Sokol 

• Question: Given covid-19, do you think if more businesses opt to stay virtual that 
there's potential for office buildings to be turned into housing? 

• Answer: City staff will be conducting a feasibility market analysis of housing 
production, which will include studying the potential of converting commercial 
properties into residential use. 

 
Marc L. Verville 

• Question: Why has this state unconstitutional unfunded affordable mandate not 
been appealed as the City cannot afford to build 2/3s of the required affordable 
units? 

• Answer: All of the background information for SCAG’s RHNA methodology is 
available on the SCAG website:  https://scag.ca.gov/rhna.  The basis of the 
RHNA methodology is on several factors including existing unmet need.  The 
adjustment in Santa Monica’s estimated allocation throughout the RHNA 
methodology development was the result of the RHNA subcommittee’s 
deliberations. The methodology’s primary emphasis on proximity to jobs, transit, 
and high-resource communities meant that cities in Western LA County and 
Orange County saw larger allocations with a shift away from the eastern portion 
of the SCAG region.  City Council did not provide direction to City staff to appeal 
the RHNA allocation as the appeal was  unlikely to be successful given the 
parameters by which appeals can be filed and granted and that the appropriate 
forum would be to pursue legislative advocacy since Housing Element law 
determines the methodology. 
 

Marc L. Verville 
• Question: Will this state mandate speed up the gentrification machine that is 

driving out current low income residents?  
• Answer: Housing stability is a key tenet of the City’s housing approach. The 

Housing Element will include policies and programs addressing housing 
preservation and protections for existing tenants. Additionally, the City’s RHNA 
mandate of 8,873 units requires that 69% of the units be provided to lower 
income residents. 

 
David Yuguchi 

• Question: Does the planning department think we need to conduct an EIR for 
the prospect of adding 8873 units in 8 years? 

• Answer: An Environmental Impact Report (EIR) for the Housing Element Update 
will be prepared. The EIR for the Housing Element Update will analyze the 
potential environmental effects of the addition of 8,873 units. 

 



Matthew Stevens 
• Question: How does building housing only along the boulevards affirmatively 

further fair housing? The boulevards have the most traffic, the most particulate 
matter pollution, the most noise pollution, and the most light pollution. Shouldn't 
we allow affordable housing in more quiet neighborhoods also? 

• Answer: As part of the Housing Element Update process, a Suitable Sites 
Inventory will be prepared to identify potential sites where housing development 
could be accommodated. While commercial zones are the primary area to start, 
this is an iterative process and sites across the City will be reviewed (not just 
those on the boulevards). Selection of sites will necessarily include the filter of 
State law mandate to affirmatively further fair housing. Additionally, a feasibility 
market analysis will be conducted to determine the likelihood of affordable 
housing being developed in various areas of the City. 

 
Alyssa Erdley 

• Question: How do you create affordable housing? How do you arrange the 
financing for it? 

• Answer: Affordable housing in Santa Monica is produced primarily through two 
tracks: an inclusionary housing program that requires affordable units in 
privately-financed market-rate housing projects and through publicly-assisted 
100% affordable housing projects.  As a data point, based on the City’s 
Proposition R reports, approximately 62% of affordable housing units were 
produced through the inclusionary housing program with the remainder produced 
through public assistance.  As a result, achieving RHNA’s allocation of 8,873 
units, of which 69% must be at affordable (low income) levels, will require a 
combination of public and private investments. City staff will be analyzing 
potential incentives to support and encourage the development of affordable 
housing to achieve the affordability targets established by SCAG. 
 

Ellen Hannan 
• Question: This plan puts all of the low income housing in the lowest income area 

of the City. Why isn't it spread out into other areas? Smaller unit north of Wilshire 
could be redeveloped. 

• Answer:  As part of the Housing Element Update process, a Suitable Sites 
Inventory will be prepared to identify potential sites where housing development 
could be accommodated. While commercial zones are the primary area to start, 
this is an iterative process and sites across the City will be reviewed (not just 
those on the boulevards). Selection of sites will necessarily include the filter of 
State law mandate to affirmatively further fair housing. Additionally, a feasibility 
market analysis will be conducted to determine the likelihood of affordable 
housing being developed in various areas of the City. 

 
Marc L. Verville 

• Question: What are the actual cost or other penalties for noncompliance with the 
RHNA / SCAG allocations? 



• Answer: In the 2019 legislative session, AB 101 was enacted, which further 
expands the State’s toolkit to hold cities accountable for housing element 
compliance. The legislation requires the Attorney General to bring any suit for 
violation related to housing element compliance and request that the court issue 
an order or judgment directing a violating jurisdiction to bring its housing element 
into substantial compliance and requiring the court to retain jurisdiction to ensure 
that an order or judgment to bring a housing element into compliance is carried 
out and impose fines. Other repercussions for noncompliance include limited 
access to state funding where eligibility for funding is contingent on the 
jurisdiction having a substantially compliant housing element. To incentivize and 
reward local governments that have adopted compliant and effective Housing 
Elements, several housing, community development and infrastructure funding 
programs include Housing Element compliance as a rating and ranking or 
threshold requirement. Some of the programs that consider Housing Element 
certification in their criteria are listed below:  

o Infill Incentive Grant (IIG) Program 
o Multifamily Housing Program 
o Affordable Housing and Sustainable Communities Program 
o SB1 Sustainable Communities grants 
o SB2 Planning grants 
o Cal Recycle 
o Water Resources Control Board 

Funding programs that are currently used by the City are the Affordable Housing 
and Sustainable Communities Program, SB1 grants, SB2 grants, LEAP grant, 
Cal Recycle, and Water Resources Control Board. 
 
An additional consequence of failure to comply is erosion of local land use 
control, as established in SB35.  On April 1 of each year, every jurisdiction in 
California must submit an Annual Progress Report (APR) to HCD that reports on 
housing metrics form the prior calendar year including total units permitted, 
number of affordable units, and units approved.  This information is used to 
determine whether certain thresholds in SB35 are triggered.  If a jurisdiction has 
not met its lower and above-moderate income housing targets, developments 
including at least 10% or 50% affordability, respectively, are entitled to a 
streamlined approval process provided they meet certain conditions.  Santa 
Monica is one of 28 cities in California that is not currently subject to SB35’s 
streamlining provisions.  If Santa Monica cannot meet its RHNA targets in any of 
the upcoming annual reporting periods, then SB35’s streamlining provisions will 
be triggered. 
 

Alyssa Erdley 
• Question: Can you expand on and further explain how one addresses the 

"affirmatively furthering fair housing"?  
• Answer: Assembly Bill 686 mandates that the Suitable Sites Inventory of 

Housing Elements will affirmatively further fair housing. “Affirmatively furthering 
fair housing” means taking 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 
protected characteristics. For example, concentrating affordable housing in one 
area of the City would conflict with the mandate of affirmatively furthering fair 
housing. 

 
Ann Hoover 

• Question: Why did City not appeal the 8873 RHNA for 2021-2029 cycle, 
particularly given the prospect of penalties if City does not make "meaningful 
progress" towards that goal? 8873 is a number incompatible with both the 
General Plan and the LUCE. 

• Answer: All of the background information for SCAG’s RHNA methodology is 
available on the SCAG website:  https://scag.ca.gov/rhna.  The basis of the 
RHNA methodology is on several factors including existing unmet need.  The 
adjustment in Santa Monica’s estimated allocation throughout the RHNA 
methodology development was the result of the RHNA subcommittee’s 
deliberations. The methodology’s primary emphasis on proximity to jobs, transit, 
and high-resource communities meant that cities in Western LA County and 
Orange County saw larger allocations with a shift away from the eastern portion 
of the SCAG region.  City Council did not provide direction to City staff to appeal 
the RHNA allocation as the appeal was  unlikely to be successful given the 
parameters by which appeals can be filed and granted and that the appropriate 
forum would be to pursue legislative advocacy since Housing Element law 
determines the methodology. 

 
Elizabeth Van Denburgh 

• Question: How did the City do in achieving the five goals of the 2013-2021 
Housing Element? What were the targets and the actuals against those targets? 

• Answer: An assessment of the City’s progress in achieving the 2013-2021 
Housing Element Goals will be included in the 6th Cycle Housing Element 
Update. The City also submits Annual Progress Reports(APR) on the Housing 
Element to HCD.  The APR is available on the HCD website here: 
https://www.hcd.ca.gov/community-development/housing-element/index.shtml 
(click on the drop down menu for “Annual Progress Reports”). 

 
Elizabeth Van Denburgh 

• Question: Sorry. How did we do with all the goals of the 2013-2021 Housing 
element for ALL goals outlined.? 

• Answer: An assessment of the City’s progress in achieving the 2013-2021 
Housing Element Goals will be included in the 6th Cycle Housing Element 
Update. The City also submits Annual Progress Reports(APR) on the Housing 
Element to HCD.  The APR is available on the HCD website here: 
https://www.hcd.ca.gov/community-development/housing-element/index.shtml 
(click on the drop down menu for “Annual Progress Reports”). 

 
 

https://www.hcd.ca.gov/community-development/housing-element/index.shtml
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Ellen Hannan 
• Question: Why isn't there a goal for individual ownership of an apartment or 

condo conversions? 
• Answer: The City will consider this suggested goal as part of the Housing 

Element update.  
 
Alyssa Erdley 

• Question: Why didn't the city appeal the RHNA number from SCAG? 
• Answer: All of the background information for SCAG’s RHNA methodology is 

available on the SCAG website:  https://scag.ca.gov/rhna.  The basis of the 
RHNA methodology is on several factors including existing unmet need.  The 
adjustment in Santa Monica’s estimated allocation throughout the RHNA 
methodology development was the result of the RHNA subcommittee’s 
deliberations. The methodology’s primary emphasis on proximity to jobs, transit, 
and high-resource communities meant that cities in Western LA County and 
Orange County saw larger allocations with a shift away from the eastern portion 
of the SCAG region.  City Council did not provide direction to City staff to appeal 
the RHNA allocation as the appeal was  unlikely to be successful given the 
parameters by which appeals can be filed and granted and that the appropriate 
forum would be to pursue legislative advocacy since Housing Element law 
determines the methodology. 

 
Marc L. Verville 

• Question: How do those potential noncompliance cost penalties compare to the 
City’s required infrastructure costs increases of parks, police, fire, new schools, 
water system, power supply, traffic gridlock etc.? 

• Answer: In addition to the loss of State funding for a variety of programs cost 
penalties for a non-compliant Housing Element per Government Code Section 
65585 are as follows:  

o An initial penalty of between $10,000 and $100,000 per month, if within 12 
months of the order, the city or county does not comply. 
 

o Triple the initial penalty, if within three months of the imposition of the first 
penalty, the city or county does not comply. 

 
o Six times the initial penalty, if within six months of the imposition of the first 

penalty, the city or county does not comply. The court may also appoint a 
receiver with all powers necessary to bring the city or county into 
substantial compliance. 

 
The EIR for the Housing Element Update will identify the potential need for 
increases in public services and upgrades in infrastructure. Costs for any 
potential increases in public services and upgrades are not yet known. 

 
 
 



Elizabeth Van Denburgh 
• Question: Are ADUs and Junior ADU included in housing unit counting? Please 

describe further whatever the answer is. 
• Answer: The State allows ADUs and JADUs to count as progress towards the 

RHNA pursuant to Government Code Section 65400. Per HCD, a City’s Housing 
Element could count up to five times the number of ADUs and JADUs permitted 
in past years.  
 

David Yuguchi 
• Question: How many housing developments in SM have been built that are 

100% affordable? How many units? 
• Answer: There are 4,562 affordable housing units in the City as of June 2019 

(most recent data available). This does not include all long-term rent-controlled 
units that have been occupied since before 1999, which are still affordable or 
units occupied by households with rental housing vouchers [although some may 
already be accounted for in the number above]. 

 
Alyssa Erdley 

• Question: Do you know how many of the city's current housing units are 
occupied and how many vacant? 

• Answer: Based on the State’s Department of Finance 2019 housing estimates,  
City currently has an 8.6% vacancy rate. However, this data includes vacant 
units include vacation/seasonal homes, secondary homes, units undergoing 
remodeling/rehabilitation, units sold but not occupied, and vacant units available 
for sale/rent. Vacancy data from the Census’ bureau American Communities 
Survey indicate that 2019 vacancy rates for rental units is 2.5% and for 
homeowner units is 2.2%. As indicated in the table below, the majority of these 
vacant units are for seasonal, recreational use. 
 

Vacant Units by Type 2019 
Total: 5815 
For rent 823 
Rented, not occupied 344 
For sale 302 
Sold, not occupied 159 
Seasonal 1174 
For migrant workers 0 

ACS 5-Year 2019 estimates 
 

Tricia Crane 
• Question: According to the Embarcadero Institute think tank, Senate Bill 828 

passed in 2018 and double-counted how much housing is needed in the state 
and yet it is now law. Many cities have appealed the housing allocations (not 
Santa Monica). Can the new Council decide to sue instead of plan 8800 new 
units? 

• Answer:   The City acknowledges that there is an on-going discussion at the 
regional level about the allocation given to the Southern California region. 



Notwithstanding this discussion, the City is required under State law to adopt a 
Housing Element Update by October 15, 2021 that demonstrates the City has the 
plan, policies, and land available to accommodate for its RHNA allocation . 

 
Elizabeth Van Denburgh 

• Question: What is the status of the Suitable Sites Inventory be completed? 
When can I get a copy of that? 

• Answer: The Suitable Sites Inventory has not been completed and is in process. 
City staff conducted a study session with the Planning Commission and City 
Council on December 9 and 15, 2020, respectively, regarding the preliminary 
factors and methodology for the SSI.  

 
Ellen Hannan 

• Question: Why isn't there a specific goal for stability of housing for long term 
families and seniors? 

• Answer: The City will consider this suggested goal as part of the Housing 
Element update. 

 
Marc L. Verville 

• Question: Why was SM not directly represented in the SCAG process? Is not 
the SCAG allocation in effect a massive form of taxation without representation?  

• Answer: All jurisdictions within the SCAG region  were invited to participate in 
the RHNA process and City staff attended all RHNA subcommittee meetings to 
follow the process. The SCAG Regional Council is an 86-member governing 
board representing six counties and 191 cities.  Santa Monica is represented on 
the Regional Council through the Westside Cities Council of Governments.  

 
Marc L. Verville 

• Question: Why is the questionnaire not controlled for residents only? And How is 
this questionnaire going to provide statistically valid information? 

• Answer: The public outreach program for the Housing Element Update seeks to 
be inclusive of the housing needs of all people, including residents and non-
residents. The Housing Element Update will address the housing demands of not 
just those who are living in the City, but also those who desire to live in the City 
such as workers in the City.   

 
Mike Soloff 

• Question: Thank you for doing this. Is your PowerPoint available on the 
website? 

• Answer: PowerPoint presentation for this Housing Element Update Webinar has 
been posted on the City’s Housing Element Update website. 
 

Ann Hoover 
• Question: Santa Monica has over-produced housing in both of the last RHNA 

cycles - why do we need to produce any more housing, except at the very 
affordable level? 



• Answer: SCAG determines the City’s RHNA, which is allocated among all 
income levels, including market-rate housing.  It should be noted that 
approximately 70% of Santa Monica’s allocation is affordable housing.  Market 
rate housing projects are an important source of affordable units (they have 
produced 62% of all affordable units) and are required to provide on-site or off-
site affordable housing in accordance with the Affordable Housing Production 
Program requirements. 
 

Alexandra Sokol 
• Question: Who is doing your environmental impact study? 
• Answer: The Housing Element Update EIR will be prepared by Wood LLC. 

 
Tricia Crane 

• Question: Residents lobbied Council to appeal like other cities did. We never 
heard any public discussion of this option. Why not? 

• Answer: All of the background information for SCAG’s RHNA methodology is 
available on the SCAG website:  https://scag.ca.gov/rhna.  The basis of the 
RHNA methodology is on several factors including existing unmet need.  The 
adjustment in Santa Monica’s estimated allocation throughout the RHNA 
methodology development was the result of the RHNA subcommittee’s 
deliberations. The methodology’s primary emphasis on proximity to jobs, transit, 
and high-resource communities meant that cities in Western LA County and 
Orange County saw larger allocations with a shift away from the eastern portion 
of the SCAG region.  City Council did not provide direction to City staff to appeal 
the RHNA allocation as the appeal was  unlikely to be successful given the 
parameters by which appeals can be filed and granted and that the appropriate 
forum would be to pursue legislative advocacy since Housing Element law 
determines the methodology. 
 

Tricia Crane 
• Question: Given that the state data is being challenged, should Santa Monica - 

now with a new City Council - reconsider this project to pursue an unreasonable 
plan? 

• Answer: The Housing Element Update is required by State law. Failure to 
prepare a Housing Element and have a certified Housing Element by October 15, 
2021 could result in penalties, loss of funding, and loss of local control. 
 

Ann Greenspun 
• Question: Can we obtain the presentation slides? 
• Answer: The PowerPoint presentation for this webinar has been posted on the 

City’s Housing Element Update website. 
 

Ann Greenspun 
• Question: With a new city council, do you anticipate any change in RHNA 

numbers? 



• Answer: RHNA numbers for cities are determined by SCAG, and not at the local 
level by the City. 
 

Nancy Coleman 
• Question: If Santa Monica is to use 70% of the 8800 for affordable housing how 

is the city, who relies on private developers whose goal is not affordable but to 
get as much as possible how will this be achieved? 

• Answer: Achieving RHNA’s allocation of 8,873 units, of which 69% must be at 
low income levels, will require a combination of public and private investments. 
City staff will be analyzing potential incentives to support and encourage the 
development of affordable housing to achieve the affordability targets established 
by SCAG. 
 

Ann Greenspun 
• Question: What are the traffic projections? 
• Answer: An Environmental Impact Report (EIR) for the Housing Element Update 

will be prepared. In accordance with California Environmental Quality Act 
requirements, the EIR will study the vehicle miles traveled associated with the 
production of up to 8,873 units in the City. 
 

Elizabeth Lerer 
• Question: Why didn't city staff ask residents if THEY wanted to challenge the 

RHNA numbers? 
• Answer: All of the background information for SCAG’s RHNA methodology is 

available on the SCAG website:  https://scag.ca.gov/rhna. The basis of the 
RHNA methodology is on several factors including existing unmet need.  The 
adjustment in Santa Monica’s estimated allocation throughout the RHNA 
methodology development was the result of the RHNA subcommittee’s 
deliberations. The methodology’s primary emphasis on proximity to jobs, transit, 
and high-resource communities meant that cities in Western LA County and 
Orange County saw larger allocations with a shift away from the eastern portion 
of the SCAG region.  The draft RHNA was presented to the City Council in a 
study session on December 10, 2019. City Council did not provide direction to 
City staff to appeal the RHNA allocation as the appeal was  unlikely to be 
successful given the parameters by which appeals can be filed and granted and 
that the appropriate forum would be to pursue legislative advocacy since Housing 
Element law determines the methodology. 

 
Mario Fonda-Bonardi 

• Question: The source of the 8874 unit number is an artificial construct. There is 
no solid basis for this number as it came from a 4 year old New York study. Why 
do we need to accept this bogus methodology? For example, our number jumped 
in Nov 2019 it increased magically 88% (4229 units) with no justification 

• Answer: Based on SCAG’s Adopted RHNA methodology, SCAG has determined 
that Santa Monica’s RHNA for the 2021-2029 Housing Element Update will be 



8,873 units. State law requires that the City prepares a Housing Element Update 
that can accommodate the RHNA.  
 

Ann Greenspun 
• Question: Are any of you involved with the organization, Livable California? 

Quality of life issues 
• Answer: This question appears to be posed to other webinar participants. No 

answer is necessary.  
 
Ann Greenspun 

• Question: Projection: How will telecommuting change building in the area, both 
residential and commercial? 

• Answer: The effects of telecommuting on commercial and residential 
development are currently unknown. However, preliminary studies and data 
indicate that the housing market remains strong even during the COVID19 
pandemic. In addition, there are entire sectors of Santa Monica’s economy, 
particularly in essential service functions such as healthcare, education, retail, 
and other services where teleworking is not a viable long-term option and as a 
result, there will continue to be a demand for housing to serve those workers. 

 
Elizabeth Lerer 

• Question: What are the fines for not meeting numbers?  
• Answer: In addition to the loss of State funding for a variety of programs cost 

penalties for a non-compliant Housing Element per Government Code Section 
65585 are as follows:  

o An initial penalty of between $10,000 and $100,000 per month, if within 12 
months of the order, the city or county does not comply. 
 

o Triple the initial penalty, if within three months of the imposition of the first 
penalty, the city or county does not comply. 

 
o Six times the initial penalty, if within six months of the imposition of the first 

penalty, the city or county does not comply. The court may also appoint a 
receiver with all powers necessary to bring the city or county into 
substantial compliance. 

 
Tricia Crane 

• Question: Can Planning recommend to Council that we consult with the 
Embarcadero Institute think tank before waste valuable staff energies and public 
process? Other cities are challenging this meaningless and impossible housing 
goals with NO funds from the state to build them?  

• Answer:  The City acknowledges that there is an on-going discussion at the 
regional level about the allocation given to the Southern California region. 
Notwithstanding this discussion, the City is required under State law to adopt a 
Housing Element Update by October 15, 2021 that demonstrates the City has the 
plan, policies, and land available to accommodate for its RHNA allocation . 



Ann Greenspun 
• Question: Can you describe the height, apartment size of the proposed 

buildings? Do we have enough open space to accommodate families? 
• Answer: The Housing Element Update does not propose the construction of 

housing buildings (therefore, there are no heights and sizes of proposed 
buildings); rather the Housing Element Update must  include the identification of 
sites, policies, programs, and regulatory framework necessary to accommodate 
for the potential development of housing units in accordance with the RHNA.  
 

Mario Fonda-Bonardi 
• Question: What is the relative cost of the penalties if we don't build 8800 units 

compared to the actual infrastructure costs of schools, parks, police, water 
supply, energy production etc. of those same units? We will have horrible 
increases of public expense for a problem we did not create. 

• Answer: In addition to the loss of State funding for a variety of programs, the 
cost penalties for a non-compliant Housing Element per Government Code 
Section 65585 are as follows:  

o An initial penalty of between $10,000 and $100,000 per month, if within 12 
months of the order, the city or county does not comply. 

o Triple the initial penalty, if within three months of the imposition of the first 
penalty, the city or county does not comply. 

 
o Six times the initial penalty, if within six months of the imposition of the first 

penalty, the city or county does not comply. The court may also appoint a 
receiver with all powers necessary to bring the city or county into 
substantial compliance. 

The EIR for the Housing Element Update will identify the potential need for 
increases in public services and upgrades in infrastructure. Costs for any 
potential increases in public services and upgrades are not yet known. 

 
Ann Hoover 

• Question: What specific advocacy is the City engaged in at the State level, 
either to support the State's goals or to try and keep SM's RHNA #s more 
reasonable in light of our realistic capacity (i.e., City is already built out)? 

• Answer: State law requires that the City prepares a Housing Element Update 
that can accommodate the RHNA. While there is no longer an opportunity to 
appeal Santa Monica’s allocation, housing element law recognizes that the 
RHNA allocation may exceed available resources and the community’s ability to 
satisfy this need within the content of the general plan requirements.”  This is a 
process called the Quantified Objective that allows cities to request a more 
realistic goal that accounts for other constraints.  The Quantified Objective is 
requested at the time of submitting the draft Housing Element to HCD.  However, 
it should be noted that the Quantified Objective is not used as the threshold for 
determining the City’s compliance with its certified Housing Element with respect 
to funding eligibility and erosion of land use control.  The SCAG Regional Council 
is also convening a closed session to review the findings of the ad-hoc RHNA 



litigation study team. The City will be monitoring the outcomes of those 
discussions. 
 

Ken Kutcher 
• Question: If the City looks to past housing production, how will we account for 

regulatory changes that have occurred since those prior housing units were 
produced? 

• Answer: The City is not just looking to past housing production when preparing 
the Housing Element Update. New state housing regulations will be incorporated 
and considered in the Housing Element Update process. This includes analysis 
of potential ADU development, research into housing production policies (such 
as density bonuses), as well as the preparation of the Suitable Sites Inventory. 

 
Ann Greenspun 

• Question: Yes, telecommuting helps reduce carbon emissions...so we do relook 
at all of this? 

• Answer: The City’s TDM Ordinance encourages telecommuting as a measure 
for reducing vehicle trips and associated carbon emissions.  
 

Elizabeth Lerer 
• Question: Why does city staff and specifically the Planning Department 

disregard residents?  
• Answer: City Staff welcomes and considers all public input received on the 

Housing Element Update. Per State Law, the City is required to prepare a 
Housing Element Update that demonstrates that the City has the sites, policies, 
programs, and regulatory framework necessary to accommodate for the RHNA. 
 

Marc L. Verville 
• Question: The RHNA 8,874 allocation is 87% (7,718) units driven by transit only, 

not SM organic growth - how can one rail line and bus service drive that huge 
increase in the level of build/development? 

• Answer: The details of SCAG’s final adopted RHNA Methodology can be found 
on SCAG’s website  https://scag.ca.gov/sites/main/files/file-attachments/scag-
final-rhna-methodology-030520.pdf?1602189316 As described, SCAG adopted 
methodology  utilizes a number of factors including jobs, transit access, 
household growth, and a social equity adjustment. 
 

Alexandra Sokol 
• Question: I am wondering if Rachel can tell us if we'll see this come through to 

our Task Force on the Environment as well? 
• Answer: Due to the COVID19 pandemic, meetings for commissions that are not 

chartered in the Santa Monica Municipal Code have been suspended. However, 
members of the Task Force on the Environment are encouraged to participate 
and provide comments in the various outreach events that City staff are 
conducting.   
 

https://scag.ca.gov/sites/main/files/file-attachments/scag-final-rhna-methodology-030520.pdf?1602189316
https://scag.ca.gov/sites/main/files/file-attachments/scag-final-rhna-methodology-030520.pdf?1602189316


Ann Greenspun 
• Question: Should we incentivize telecommuting? 
• Answer: The City’s TDM Ordinance encourages telecommuting as a measure 

for reducing vehicle trips.  
 

Perry 
• Question: Can Santa Monica exceed our RHNA? As an environmentally-

conscious city, we should do everything we can to get more neighbors in our 
walkable, transit-rich community. 

• Answer: The Housing Element Update will establish the framework for achieving 
the RHNA. Nothing in the Housing Element Update will preclude the City from 
exceeding the RHNA.  
 

Marc L. Verville 
• Question: Why are we not assessing the infrastructure capability to determine 

how many units we can actually accommodate before committing to the number 
of units? 

• Answer: Per State Law, the City is required to prepare a Housing Element 
Update that demonstrates that the City has the sites, policies, programs, and 
regulatory framework necessary to accommodate for the RHNA. Infrastructure 
capacity to accommodate the potential buildout of 8,873 units will be analyzed in 
the Housing Element EIR.  
 

Ann Greenspun 
• Question: Have residents been involved in the process before your presentation 

today? 
• Answer: Public outreach for the Housing Element Update was launched in 

August 2020. The webinar is the first of a series of public outreach efforts for the 
Housing Element Update.  
 

Ann Greenspun 
• Question: Where can I find the answers to my questions? 
• Answer: Answers to the questions asked during this webinar have been posted.  

 
Ann Greenspun 

• Question: I would like you to post FAQ's... 
• Answer: FAQ’s regarding the Housing Element Update can be found on the 

Housing Element website: https://www.santamonica.gov/housing-element-
update-FAQ. Questions and answers from this webinar have also been posted. 
 

Mario Fonda-Bonardi 
• Question: Our numbers are out of scale to our actual needs. Long Beach who 

has the same freeway and light rail relationship as we do they got 5.34% 
obligation while we got 9.57% in relation to our population. Why? SCAG is just 
playing with the numbers again no credibility. 



• Answer: The City of Santa Monica’s RHNA is based on SCAG’s adopted RHNA 
methodology, which utilizes a number of factors including jobs, transit access, 
household growth, and a social equity adjustment. The details of SCAG’s 
adopted RHNA Methodology can be found on SCAG’s website  
https://scag.ca.gov/sites/main/files/file-attachments/scag-final-rhna-methodology-
030520.pdf?1602189316.  

 
Ellen Hannan 

• Question: What type of state funding could we lose? What type of state funding 
do we get now? 

• Answer: In the 2019 legislative session, AB 101 was enacted, which further 
expands the State’s toolkit to hold cities accountable for housing element 
compliance. The legislation requires the Attorney General to bring any suit for 
violation related to housing element compliance and request that the court issue 
an order or judgment directing a violating jurisdiction to bring its housing element 
into substantial compliance and requiring the court to retain jurisdiction to ensure 
that an order or judgment to bring a housing element into compliance is carried 
out and impose fines. Other repercussions for noncompliance include limited 
access to state funding where eligibility for funding is contingent on the 
jurisdiction having a substantially compliant housing element. To incentivize and 
reward local governments that have adopted compliant and effective Housing 
Elements, several housing, community development and infrastructure funding 
programs include Housing Element compliance as a rating and ranking or 
threshold requirement. Some of the programs that consider Housing Element 
certification in their criteria are listed below:  
 Infill Incentive Grant (IIG) Program 
 Multifamily Housing Program 
 Affordable Housing and Sustainable Communities Program 
 SB1 Sustainable Communities grants 
 SB2 Planning grants 
 Cal Recycle 
 Water Resources Control Board 

Funding programs that are currently used by the City are the Affordable Housing 
and Sustainable Communities Program, SB1 grants, SB2 grants, LEAP grant, 
Cal Recycle, and Water Resources Control Board. 

 
Ann Greenspun 

• Question: I would like examples of some of your proposals...much of it is 
technical.... 

• Answer: Unknown as to what “proposals” this question is referring to.  
 

Elizabeth Lerer 
• Question: The entire survey should be available to view without having to 

answer the questions.  
• Answer: Upon request, the survey can be provided in PDF format to view in its 

entirety. Please contact HousingUpdate@smgov.net for a copy. 

https://scag.ca.gov/sites/main/files/file-attachments/scag-final-rhna-methodology-030520.pdf?1602189316
https://scag.ca.gov/sites/main/files/file-attachments/scag-final-rhna-methodology-030520.pdf?1602189316
mailto:HousingUpdate@smgov.net


 
Alexandra Sokol 

• Questions: Thanks All 
• Answer: Thank you. 


