
Housing Element Webinar 
November 14, 2020 – 10:30 AM 

Q&A Responses 
 
Jonathan Louis Mann 

 Question: What is the blue jeans account? 
 Answer: Bluejeans is currently the platform the City uses to conduct its public 

meetings virtually (including hearings, webinars, and technical sessions)  
 
Faustino Garza 

 Question: Will we have an opportunity to provide input into the RHNA mandate? 
 Answer: No, the RHNA appeals period ran from September 11 to October 26.  

All appeals are posted on SCAG’S website (https://scag.ca.gov/rhna) with 
December 10, 2020 as the deadline for comments.  The City did not submit an 
appeal for its draft RHNA 

 
Jonathan Louis Mann 

 Question: What developments have been approved by the Council since July 
and are in the queue? 

 Answer: 
 
Jonathan Louis Mann 

 Question: What low-income housing projects have been completed recently and 
how do I apply? 

 Answer: 
 
Peter Lahr 

 Question: what is the cost of noncompliance - % of budget/yr - given ~8800 
housing units - that equates to ~ 20% population increase in population based on 
2 occupants per 8800 units? 

 Answer: 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. 
 
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. 

  
 
Faustino Garza 

 Question: Is it too late for Santa Monica still appeal its RHNA allocation? 
 Answer: The RHNA appeals period ran from September 11 to October 26.  All 

appeals are posted on SCAG’S website (https://scag.ca.gov/rhna) with 
December 10, 2020 as the deadline for comments.  The City did not submit an 
appeal for its draft RHNA. 

 
Leslie Lambert 

 Question: How are conflicts between the Housing Element projected densities 
and the LUCE/ZO resolved? 

 Answer: Any changes in density standards proposed as part of the Housing 
Element Update will require amendments to the LUCE and Zoning Ordinance.  

 
Peter Lahr 

 Question: What is our current vacancies rates - How many units are current 
unsold and or vacant? 

 Answer: Based on the State’s Department of Finance 2020 housing estimates,  
City currently has a 8.6% vacancy rate. Vacant units include vacation homes, 
secondary homes, units undergoing remodeling/rehabilitation, and vacant units 
available for sale/rent. No data is available to distinguish unsold units from other 
vacant units. 

 
Leslie Lambert 

 Question: What will be discussed at the December 10 EIR scoping session? 



 Answer: The EIR scoping session will provide an overview of the EIR process, 
potential environment impact areas to be studies, and give the public an 
opportunity to comment on the scope of issues to be studied in the EIR. 

 
Leslie Lambert 

 Question: Is only new construction counted toward meeting RHNA goals? Do 
adaptive reuse of commercial buildings or acquisition/rehab units count? 

 Answer: Acquisition/rehabilitation of residential units could be credited towards 
the RHNA. However, this is rarely used since HCD’s requirements for counting 
acquisition/rehab units are fairly stringent, requiring that there is evidence that 
show the units are at imminent and high risk of being lost to the housing market. 
Additionally, the City must show that the units will be rehabilitated and put back 
on the market at lower income levels.  

 
Peter Lahr 

 Question: What % of affordable housing to total housing was built over the last 8 
years. My understanding is the City had a problem with getting affordable 
housing built - due to lack of interest from builders  

 Answer: 
 
Jonathan Louis Mann 

 Question: What is being done to remove people from CCSM housing who no 
longer qualify based on income? 

 Answer: 
 
Faustino Garza 

 Question: our city already is overcrowded with too much traffic congestion and 
stress on our infrastructure. how can we avoid further building? 

 Answer: State law requires that the City prepare a Housing Element Update 
every 8 years. The Housing Element Update must demonstrate that the City has 
the plans, programs, and zoning in place to accommodate for (not necessarily 
build) housing to meet the Regional Housing Needs Allocation (RHNA).  
 

 
Mike Feinstein 

 Question: Can you provide the multiplier used to the base RHNA numbers, that 
apply to the jobs/housing balance and/or the total jobs number? I would like to 
calculate how much difference the Water Garden development meant to our 
current RHNA numbers. 

 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 social equity adjustment. 
 



 
Natalya Zernitskaya 

 Question: How many housing units do surrounding cities need to plan for 
according to RHNA? 

 Answer: RHNA numbers of other cities are provided in Slide 33 of the City’s 
PowerPoint presentation for November 9, 2020.  
 

 
Natalya Zernitskaya 

 Question: How can we take into consideration the history of redlining in Santa 
Monica neighborhoods to encourage equitable creation of new housing in areas 
that have historically been off-limits to many Santa Monicans? 

 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. 

 
Zina Josephs 

 Question: Why should Santa Monica accept regional SCAG allotment numbers 
that are based on a 2016 statewide study that is no longer relevant? 

 Answer: The City acknowledges that there is an on-going debate about the 
accuracy of the State’s estimated housing need of 3.1 million units. 
Notwithstanding this debate, City staff is required under State law to prepare a 
Housing Element Update that demonstrates the City has the plan, policies, and 
land available to accommodate for its RHNA number as determined by SCAG. 
 

Zina Josephs 
 Question: how Why didn't the City of Santa Monica join the 50 cities that 

appealed their allocations, knowing that if their appeals are successful, their 
allotments will be added to ours? 

 Answer: 
 
Zina Josephs 

 Question: How many existing affordable units will have to be demolished to build 
8,800 new housing units? 

 Answer: The City does not propose the demolition of affordable units to 
accommodate the RHNA.  

 
Peter Lahr 



 Question: How do we as a city -meet the increase in demand on our Water 
supply. Infrastructure demand will increase on all City provided services - Has a 
cost analysis been done to determine the increase in cost to the city with the 
subsequent increase in population? 

 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. 
Costs for any potential increases in public services and upgrades are not yet 
known. 

 
Mike Feinstein 

 Question: How will members of the Technical Working Groups be chosen? 
 Answer: Anyone interested in participating in the Technical Work Group will not 

be excluded. However, participants should ideally have expertise, experience, 
and in-depth knowledge of housing production and housing stability. 

 
Natalya Zernitskaya 

 Question: How can the City ensure that all of the housing units planned for in 
this update are able to get built? 

 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 would 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. 

 
Natalya Zernitskaya 

 Question: What barriers to new housing have been eliminated or reduced, and 
what other barriers do we still need to address?  

 Answer: In recent years, Council has taken a number of actions to remove barriers to 
the production of new housing units in the City: 

o March 26, 2019: Council authorized an expenditure to fund a feasibility study to 
analyze potential changes to the City’s Affordable Housing Production Program. 
Additionally, Council authorized modification to the Zoning Ordinance to remove 
the ELI option from the Tier 2 community benefits menu. On October 13, 2020, 
Council extended the sunset date of the provision to eliminate the ELI  option to 
February 28, 2022. 

o March 10, 2020: Council passed an emergency ordinance to allow for 
Administrative Approval of 100% Affordable Housing Projects and Tier 2 Housing 
Projects compliant with the Housing Accountability Act (HAA). On August 25, 
2020, the emergency ordinance was extended. The extension will sunset on 
December 31, 2021. 

o August 25, 2020 Council passed amendments to the City’s Zoning Ordinance for 
consistency with State law with respect to removing barriers to large family 
daycares, updates to accessory dwelling unit regulations, and updates to density 
bonus provisions as they relate to 100% affordable housing.  



o August 25, 2020 Council adopted amendments to the Downtown Community 
Plan (DCP) to authorize Tier 3 Housing Projects greater than 90,000 sf  within 
the DCP area to be approved by Development Review Permit. 

While the City has made important progress towards removing barriers to housing 
production, the City will be exploring what other barriers to housing production remain 
and what policy or zoning changes may be necessary. 

 
Mercedes Finkelstein 

 Question: What does being part of the Technical team involve? 
 Answer: The Housing Element Update process will be seeking technical input 

from two Technical Working Groups: housing production and housing stability. 
The focus of the housing production technical working group will be on facilitating 
housing production. Discussions will focus on identifying barriers to housing 
production, zoning requirements, development constraints/limitations, the 
effectiveness of prior goals and policies, feedback on feasibility analysis 
assumptions, sustainability, and potential policies on housing innovation.  The 
focus of the housing stability technical working group will be on preserving the 
City’s existing housing units, tenant protections, and housing assistance 
programs. Discussions will review the effectiveness of prior goals and policies as 
well as potential changes to existing policies or the consideration of new 
programs. Participants should have knowledge and experience in housing 
development, policies, and programs.  

 
Natalya Zernitskaya 

 Question: What percentage of land do renter-occupied versus owner-occupied 
units take up in the city? 

 Answer: This data is not available as renter and owner occupied units are 
located throughout City and are not confined to certain land areas.  

 
Natalya Zernitskaya 

 Question: Cities like Minneapolis have eliminated single family zoning (which 
does not eliminate single family homes). How can we do this here? 

 Answer: The elimination of single family zoning is a policy decision to be 
reviewed and undertaken at the discretion of the Planning Commission and City 
Council.  

 
Natalya Zernitskaya 

 Question: How is the city ensuring the growth strategy and land use decisions 
are centering equity? 

 Answer: Assembly Bill 686 mandates that the Suitable Sites Inventory of 
Housing Elements will affirmatively further fair housing. Sites across the City will 
be reviewed. Selection of sites will take into consideration the criteria mandated 
by HCD as well as State law mandate to affirmatively further fair housing. 

 
Natalya Zernitskaya 



 Question: Has the city considered establishing minimum density requirements to 
promote full utilization of multifamily-zoned sites? 

 Answer: As part of the Housing Element Update, minimum density requirements 
will be explored. 

 
Miguel 

 Question: Is targeted upzoning being considered to provide higher density in 
some parts of the City? 

 Answer: The Housing Element Update process will entail preparation of the 
Suitable Sites Inventory and a housing feasibility analysis to determine whether 
changes to zoning are needed to accommodate the RHNA.  
 

 
Natalya Zernitskaya 

 Question: Is the city exploring strategically increasing housing opportunity in 
lower-density areas? 

 Answer: As part of the Housing Element Update process, a Suitable Sites 
Inventory will be prepared to determine where housing development could be 
accommodated. Sites across the City will be reviewed. Selection of sites will take 
into consideration the criteria mandated by HCD as well as State law mandate to 
affirmatively further fair housing.  

 
Dolores Sloan 

 Question: A viewing of the development on Lincoln shows little if no relief from 
box-like walls of buildings overhanging swarming Lincoln Blvd. What can we do 
to in meeting this high goal of production and giving evaluation over to 
administrative approval, with no ARB input, to prevent this? 

 Answer: New housing buildings, even those that are administratively approved, 
are subject to Architectural Review Board for design review. The City is exploring 
the potential of developing objective design standards for new buildings. 

 
Natalya Zernitskaya 

 Question: Is the city exploring the use of public land for affordable housing? 
 Answer: Yes, 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 (in particular City-
owned land) will be reviewed to determine their capacity to accommodate 
housing, including affordable housing.   
 

 
Natalya Zernitskaya 

 Question: How is the city connecting the housing element to the creation of 
community amenities such as day care, open space, and grocery stores? 

 Answer:  
 



Natalya Zernitskaya 
 Question: How is the city considering sustainability in construction materials and 

housing construction How will the city promote and expand new housing models 
that can provide options for a range of household sizes and configurations?  

 Answer: With respect to sustainability, the City recently updated its Energy Code 
to provide local amendments to Title 24 Part 6 of the California Energy Code and 
Title 24, Part 11 of the California Green Building Standards Code. The local 
amendments are part of the City’s efforts to achieve carbon neutrality. The 
revised Energy Code, which was effective on January 1, 2020, requires new 
buildings in Santa Monica to achieve one of two design pathways for complying 
with the City’s Energy Code: all-electric design or mixed-fuel design. As an 
incentive to design all-electric buildings, a higher level of energy efficiency would 
be required for mixed-fuel buildings. All-electric buildings would not be subject to 
higher levels of energy efficiency and may be built to the State’s standard design 
requirements. All-electric buildings powered by a combination of on-site solar and 
100 percent Green Power from CPA are effectively Zero-Emission Buildings.  
 
With regard to new housing models and a range of housing sizes/configurations, 
the Housing Element Update work effort will entail policy research and 
recommendations (if any) on these issues. 
 

Natalya Zernitskaya 
 Question: How will the city plan for increased capacity to realistically meet our 

housing needs? 
 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 will be reviewed to 
determine their capacity for accommodating housing. 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.  

 
Peter Lahr 

 Question: What loss of local control? - What like height constrains in the local 
zones laws? 

 Answer: Failure to have a compliant certified Housing Element would potentially 
result in loss of local control over land use decisions. This could include the City 
losing the authority to make zoning decisions and issue building permits. 

 
Natalya Zernitskaya 

 Question: How is the city locating new sources of affordable housing financing & 
funding? 

 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. 

 
Natalya Zernitskaya 

 Question: Is the city considering how to facilitate missing middle housing 
options? What are concrete actions we can take as a community to address 
these? 

 Answer: Yes, the City is considering and researching policy and program 
options to facilitate the production of housing for various income levels, including 
the “missing middle housing”. As part of the Housing Element Update, the City is 
seeking input from the broader community on all housing issues. 

 
Natalya Zernitskaya 

 Question: Will the city utilize the website to advertise new affordable unit 
availability? 

 Answer: The City’s Housing Division website provides opportunity for residents 
to apply for below market housing:  https://www.santamonica.gov/housing-BMH. 
Qualified applicants to the BMH program are waitlisted and will be notified when 
a unit becomes available  

 
Jonathan Louis Mann 

 Question: How will I know if my questions are answered?  
 Answer: Answers to the webinars have been posted. Thank you for your 

patience.	


