AGENDA
REGULAR MEETING OF THE

HOUSING COMMISSION
SANTA MONICA, CALIFORNIA

Ken Edwards Center
1527 4th Street
Santa Monica, CA 90401

Thursday, January 17, 2019
4:30 PM

Notice is hereby given that a regular meeting of the Housing Commission will be
held at 4:30pm on Thursday, January 17, 2019, at the Ken Edwards Center for the
purpose of conducting the following business:
The Housing Commission of the City of Santa Monica, in accordance with City
Council, does resolve as follows:
In order to safeguard participatory democracy in Santa Monica, all
persons attending public meetings in Santa Monica should strive to:
1.
2.
3.
4.
5.
6.

Treat everyone courteously;
Listen to others respectfully;
Exercise self-control;
Give open-minded consideration to all viewpoints;
Focus on the issues and avoid personalizing debate;
Embrace respectful disagreement and dissent as democratic rights,
inherent components of an inclusive public process, and tools for forging
sound decisions. [RESOLUTION]

1. CALL TO ORDER
A. ROLL CALL
2. PUBLIC INPUT

(Public comment is permitted only on items not on the agenda that are within
the subject matter jurisdiction of the Housing Commission.)
3. APPROVAL OF MINUTES
A. December 20, 2018 Housing Commission meeting. [DRAFT MINUTES]
4. DISCUSSION ITEMS

None
The meeting place is wheelchair-accessible. If you require any special disability related accommodations (i.e. sign language
interpreting, access to an amplified sound system, etc.), please contact the Housing Division at (310) 458-8702 or TTY (310)
458-8696 at least three days prior to the scheduled meeting. This agenda is available in alternate format upon request by calling
the Housing Division office. Underground parking is available. Limited validations available at the Commission Meeting. Call Big
Blue Bus at (310) 451-5444 for additional transportation information.

5. ACTION ITEMS
A. PRESERVING OUR DIVERSITY (POD) PROGRAM EXPANSION –
Presentation, discussion, and possible action regarding the expansion of
the current POD program from a pilot to a large-scale, long-term program,
with associated policy and administrative approaches. [STAFF REPORT]
[HANDOUT]
B. PROPOSED HOUSING TRUST FUND LOAN FOR 1834-1848 14TH
STREET – Discussion and possible action regarding a proposed housing
trust fund loan for the acquisition and predevelopment of a future affordable
housing development of approximately 55 apartments at 1834-1848 14th
Street. [STAFF REPORT] [HANDOUT]
C. POTENTIAL AMENDMENT OF SMMC SECTION 9.64.030 – Discussion of
policy question and initial options set forth under Item 13 of the Staff Report
for Item 10A of the December 5, 2018 Planning Commission meeting
regarding a possible expansion of the exemption from AHPP requirements
beyond the current exemption for “a multi-family rental housing project that
will be developed by a nonprofit housing provider receiving financial
assistance through one of the City’s housing trust fund programs”, and
possible recommendation to City Council. [HANDOUT] [HANDOUT]
D. WORK PLAN – Discussion of annual work plan and potential priorities, and
possible action setting long-range agenda and work plan.
6. HOUSING MANAGER’S REPORT

Update on any City Council agenda items and administrative issues related to
affordable housing.
7. CHAIR/COMMISSIONER’S REPORT

Information on housing issues, recent or future City Council actions, other City
Commissions, and issues affecting housing in the City of Santa Monica.
8. ADJOURNMENT OF THE HOUSING COMMISSION
No other business will be conducted at the Meeting.
Any documents produced by the City and distributed to a majority of the Housing Commission regarding any item on this agenda will be
made available for viewing at the Santa Monica Housing Division office located at 1901 Main Street, Suite B, Santa Monica, California
during normal business hours. Documents are also available at www.smgov.net/housing.
Please note that this agenda is subject to change up to 24 hours prior to the scheduled meeting. We encourage you to check the agenda 24
hours prior to the meeting.

The meeting place is wheelchair-accessible. If you require any special disability related accommodations (i.e. sign language
interpreting, access to an amplified sound system, etc.), please contact the Housing Division at (310) 458-8702 or TTY (310)
458-8696 at least three days prior to the scheduled meeting. This agenda is available in alternate format upon request by calling
the Housing Division office. Underground parking is available. Limited validations available at the Commission Meeting. Call Big
Blue Bus at (310) 451-5444 for additional transportation information.

DRAFT MINUTES
CITY OF SANTA MONICA
HOUSING COMMISSION MINUTES
December 20, 2018

1.

CALL TO ORDER & ROLL CALL: A regular meeting of the Santa
Monica Housing Commission was called to order by Chair Soloff at
4:39 p.m. on Thursday, December 20, 2018, at the Ken Edwards
Center, 1527 4th Street.
A. ROLL CALL
• Present:

Chair Soloff
Vice Chair Hilton
Commissioner Keintz
Commissioner Bloch

• Absent:

Commissioner Katz
Commissioner Buchanan
Commissioner Gerwitz

• Staff Present:

Director of Housing & Economic
Development Andy Agle
Housing Program Manager Jim Kemper
Senior Development Analyst Lisa Varon
Commission Secretary Melinda Espinoza

5. ACTION ITEMS
A. CREATION OF AD HOC COMMITTEE – Presentation by City
consultant (David Canavan of Canavan Associates), discussion,
and possible action regarding the creation of an ad hoc committee
to provide input to develop an outcomes measurement system for
community-based social services in Santa Monica.
No action was taken.

1

4. DISCUSSION ITEMS
A. POTENTIAL AMENDMENT OF SMMC SECTION 9.64.030 –
Discussion of policy question and initial options set forth under
Item 13 of the Staff Report for Item 10A of the December 5, 2018
Planning Commission meeting regarding a possible expansion of
the exemption from AHPP requirements beyond the current
exemption for “a multi-family rental housing project that will be
developed by a nonprofit housing provider receiving financial
assistance through one of the City’s housing trust fund programs.”
Presentation by Tara Barauskas of Community Corporation
of Santa Monica.
Public Input:
• Steven Weinraub – Asked clarifying questions related to
the information discussed.
• Catherine Eldridge – Spoke regarding the definition of
affordable housing in the Housing Element and area median
incomes.
• Anastasia Foster – Spoke regarding cost to developers of
meeting square footage requirements and rent differentials
to cover the additional square footage.
2. PUBLIC INPUT
• Denise Barton – Spoke regarding her experiences with the City
Attorney’s Office, the City’s ADA coordinator, and the Housing
Authority.
3. APPROVAL OF MINUTES
A. Approval of minutes for November 15, 2018 Housing Commission
meeting.
Motion by Chair Soloff, seconded by Commissioner Keintz, to
approve the November 15, 2018 minutes.
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The motion was approved by the following vote:
AYES:
Chair Soloff, Vice Chair Hilton, Commissioner Keintz,
Commissioner Bloch
NOES:
NONE
ABSTAIN: NONE
ABSENT: Commissioner Katz, Commissioner Buchanan,
Commissioner Gerwitz
5. ACTION ITEMS
B. PRESERVING OUR DIVERSITY (POD) PROGRAM EXPANSION
– Presentation, discussion, and possible action regarding the
expansion of the current POD program from a pilot to a largescale, long-term program, with associated policy and
administrative approaches.
Presentation by Housing Senior Development Analyst Lisa
Varon.
Public Input:
• Anastasia Foster – Spoke regarding cross-referencing
data from Rent Control and Meals on Wheels to market the
opportunity regarding an expanded POD program. Also
spoke regarding staffing needs to administer the program.
• Cris McLeod – Spoke in support of year one of the POD
expansion being a second pilot program.
C. WORK PLAN – Discussion of annual work plan and potential
priorities, and possible action setting long-range agenda and work
plan.
Public Input:
• Michael Millman – Distributed a handout recommending
specific priorities for the Housing Commission for 2019.
No action was taken.
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6. HOUSING MANAGER’S REPORT – Andy Agle and Jim Kemper
reported on behalf of Barbara Collins on the following:
• City Council directed staff to prepare an interim ordinance
related to pausing the 5% extremely low-income option under
the Affordable Housing Production Program (AHPP) for
housing developments. Also, Council wants the Planning
Commission to consider the item before it returns to Council.
• The 2019 Housing Commission meeting dates are live on the
website, and Commissioners should view them to make sure
there are no scheduling conflicts.
7. CHAIR/COMMISSIONER’S REPORT
• Vice Chair Hilton reported on the following: 1) The developer
EAH said at their community meeting that they will investigate
paratransit loading options for their proposed senior
development project on 10th St. 2) At its meeting on Dec. 10,
the Landmarks Commission was unanimously in support of the
11th St. Bungalow Historic District proposal that the Housing
Commission supported.
8. ADJOURNMENT OF THE HOUSING COMMISSION
On order of the Chair, the Housing Commission meeting was
adjourned at 8:53 p.m.

The next scheduled Housing Commission meeting date is a regular
meeting on Thursday, January 17, 2019.
ATTEST:
_________________________
Michael Soloff
Chair, Housing Commission

_____________________________
Melinda Espinoza
Housing Commission Secretary
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Housing Commission Report
Housing Commission Meeting: January 17, 2019
Agenda Item: 5-A

To:

Housing Commission

From:

Barbara Collins, Housing Manager

Subject:

Preserving Our Diversity (POD) Pilot Phase 2

Recommended Action
Staff requests that the Housing Commission consider program design and
implementation options for the Preserving Our Diversity (POD) Pilot Phase 2 (Pilot 2).

Executive Summary
POD provides cash-based financial assistance to long-term Santa Monica senior
residents whose inability to pay for their basic needs may result in residential
displacement. The original POD pilot began in November 2017 and concludes January
2019, with participants continuing to receive cash-based assistance thereafter. In July
2018, City Council allocated $2 million annually in Housing Trust Funds to substantially
expand POD. The Housing Commission discussed the expansion program design at the
December 20, 2018 meeting, provided staff with recommendations, and extended the
discussion to the January meeting. This report describes POD Pilot 2 design options for
establishing a program goal regarding households served, determining the application
priority system and establishing the Pilot 2 implementation timeframe.

Background
On July 25, 2017, City Council approved the 14-month POD pilot program and allocated
funds for expansion on July 24, 2018. The pilot model includes three program
components: 1) Cash-based financial assistance; 2) Benefits assessment and
enrollment; and 3) Care management that assesses the physical, emotional and financial
needs of the participant and then connects the participant to needed services.

The POD program determines cash-based assistance by comparing the households
existing after-rent income to the UCLA Elder Index Basic Needs Budget after-rent
income standard, as follows:
•

After-rent income = Total household income (income + 10% of assets value
annually) minus total rent.

•

If the pre-enrollment after-rent income is less than the Basic Needs Budget afterrent income standard ($879 for a 1-person household and $1,460 for a 2-person
household), then the household is eligible.

•

Cash-Based Assistance Amount = Basic Needs Budget after-rent income
standard minus pre-enrollment after-rent income.

Pilot 1 assistance began in November 2017, and a total of 22 households were enrolled
by February 2018. Throughout the 14-month pilot, 21 out of 22 participants retained
housed and one participant passed away.

On December 20, 2018, Housing Commission discussed Pilot 2 program design. The
following items were agreed upon by present Commissioners:
•

Minimum age for participation could be 62 years, with a priority for applicants
aged 65 and above.

•

Income requirement for participation could be household income levels at or
below Very Low Income/50% Area Median Income, with a priority for households
with incomes at or below Extremely Low Income/30% Area Median Income.
Commissioners requested extending this topic to the January meeting.

•

The POD expansion could be rolled out as ‘Pilot 2’ with the following
components:
o Enroll participants incrementally (timeframe to be determined);
o Recertify income every three to five years;
o Determine assistance amount with the UCLA Elder Index Basic Need
Budget (Basic Needs Budget) approach;
o Refer participants to other City-funded programs that provide benefits
assessment and enrollment support, and/or care management (and do not
use Housing Trust Funds for services); and
o Evaluate robustly by identifying an organization or university that would do
it for free since POD is so innovative.
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Discussion
As described above, Housing Commission discussed Pilot 2 program design
recommendations at the December meeting.

Responding to the December Housing Commission input, staff recommends streamlining
the threshold requirements versus adding second-tier priority groups. It is staff’s
experience that clear simplified threshold requirements strengthen outreach efforts and
draw more qualified applicants. Staff recommends that the Pilot 2 minimum age be set at
65 years old and that the maximum income be set at or below Very Low Income. Given
the potential size of the Pilot 2 cohort and the estimated need for the program in the
community, staff does not anticipate serving second-tier priority applicants for a long time.

Pilot 2 design issues that Housing Commission forwarded to the January meeting for
discussion are:
1. Will the Pilot 2 program goal be to serve highest need households, the largest
number of households, or something in between?
2. How will Pilot 2 prioritize applications?
3. Within what timeframe will Pilot 2 enroll applicants?

Program Goal
At the December meeting, the Housing Commission identified that the primary
outstanding Pilot 2 question is: Will the Pilot 2 program goal be to serve highest need
households, the largest number of households, or something in between?

Staff cannot accurately predict how much cash-based assistance would be needed per
household nor how many households would be served by Pilot 2 because the need for
after-rent income is inconsistent among applicants. If Pilot 2 provides households with
larger amounts of assistance, then less households would be able to participate. If Pilot
2 provides lower amounts of cash-based assistance, then more households would be
able to participate.
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Highest
need
households

What is the target along this continuum?

Largest
number
households
Lower $ per
household

Lower #
households

Staff developed a calculator to determine the total number of Pilot 2 participants that
would be served based on the program goal. The calculator assumes a $2 million cashbased assistance budget and establishes three ‘buckets’ of household assistance
amounts. Users input the maximum cash assistance amount per bucket and the
percentage of enrollments per bucket. The calculator projects the minimum program
enrollment for that scenario. Since the calculator assumes all households provided with
maximum assistance per bucket, and assistance would be offered in a range of amounts
up to that maximum, the calculator essentially projects the minimum enrollment. Staff will
present the tool at the Housing Commission meeting.

To demonstrate the calculator in this written report, staff reviewed the distribution of
household cash assistance for Pilot 1 (see the chart below) and created three buckets
representing the cash assistance breakpoints for this cohort. The breakpoints for
maximum assistance in the first two buckets are at $355 and $654 per month. For the
third bucket, total subsidy is capped at $879 which is the current Basic Needs Budget
non-rent income standard.
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Pilot 1 Monthly Assistance Amounts Per Household
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Pilot Participants = 22 and Average Monthly Assistance = $482

If the Pilot 1 monthly assistance distribution shown above is replicated in Pilot 2, the
calculator below indicates that a minimum of 323 households could participate. This
example only demonstrates the calculator and is not a proposed distribution model for
Pilot 2 enrollment. It is unknown whether the Pilot 2 cohort’s cash assistance needs will
be similar or different to Pilot 1.

Pilot 2 Program Goal Calculator
Using Pilot 1 Data

Bucket

Maximum
Monthly
Assistance

Percentage
of
Households

Households
Served

Assistance
Budget

1

$355

36%

169

$720,000

2

$654

50%

127

$1,000,000

3

$879

14%

27

$280,000

100%

323

$2,000,000

Totals

5

Application Priority System
Application priority is the order in which applications to Pilot 2 will be reviewed. By
establishing a targeted household philosophy, the application priority system would not
need to address how the City may want to prioritize certain subsets of applicants. Two
options for application priority could be: 1) lottery; or 2) date and time of application. Staff
recommends lottery as the application priority system. Lottery priority offers every
applicant equal opportunity within the applicant pool. It also allows for a rolling system
that incorporates newer applicants at each application selection point. Additionally, the
City’s housing software can administer applicant lotteries electronically.

Enrollment Timeframe
Housing Commission recommended that Pilot 2 enrollment be incremental. The
discussion covered whether enrollment should be 12 months or less. Staff recommends
enrolling over a 12-month period.
Prepared By:

Lisa Varon, Senior Development Analyst
Benjamin Andrews, Administrative Analyst
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Housing Commission Report
Housing Commission Meeting: January 17, 2019
Agenda Item: 5-B
To:

Housing Commission

From:

Barbara Collins, Housing Manager

Subject:

Proposed Housing Trust Fund Loan to Community Corporation of Santa
Monica for the Acquisition and Predevelopment of the Property Located at
1834 - 1848 14th Street

Recommendation
Staff recommends that the Housing Commission review and provide input on the overall
loan request and associated proposed development of 55 residences, including a few
specific affordable housing policy issues discussed in the report regarding developer fees,
local priority, and affordable housing dispersal.
Executive Summary
Community Corporation of Santa Monica has requested a housing trust fund loan for
property acquisition and predevelopment of 55 affordable housing residences at 1834,
1840, 1844 and 1848 14th Street. The requested loan amount, loan terms, and proposed
affordable housing are consistent with the HTF Guidelines, with the exception of the
number of proposed residences. City Council approval is required for loans involving
proposed developments that exceed 50 residences.
Discussion
Community Corporation of Santa Monica (CCSM) is a local nonprofit organization
founded in 1982 which develops and manages affordable housing in the City of Santa
Monica. CCSM currently owns and operates 89 affordable housing properties totaling
1,719 residences, all of which are in the City of Santa Monica.
CCSM has entered into a purchase agreement and opened escrow for the 1834 - 1848
14th Street properties (Property). The existing four adjacent properties comprise four
1

buildings used for commercial uses on approximately 30,000 square feet of land. The
Property currently has a storefront pet food store and warehouse, grooming facility, and
small (trailer) leasing office. The Property is zoned Neighborhood Commercial (NC)
District, which provides for a scale and character of development that is pedestrianoriented. This zoning district allows residential uses above the ground floor with active,
local-serving retail and service commercial uses on the ground floor.
CCSM has applied to the City for a housing trust fund loan for the acquisition and
predevelopment of the Property, as a site for affordable housing. Staff has evaluated the
loan request and conceptual affordable housing development, which is discussed in more
detail below.
Proposed Affordable Housing
CCSM proposes to acquire the Property and begin the predevelopment process with the
intention of developing 55 residences for low-income households, consisting of 27 onebedroom residences, 14 two-bedroom residences and 14 three-bedroom residences. The
proposed development would target small and large families earning between 30 percent
to 80 percent of the area median income. The proposed per-residence loan amount is
below the loan limits established in the HTF Guidelines.
The proposed development would maximize the allowable building envelope, including
55 residences and 3,500 square foot of local-serving commercial space (44,615 gross
building square feet). The zoning district requires a development of more than 50
apartments to obtain a Development Review Permit.
Proposed Rent and Unit Mix
The proposed rent levels for this development would comply within the Housing Trust
Fund Guidelines affordability requirements and goals. The Developer is proposing that
51 residences (93%) be restricted for households at 30% to 60% of the area median
income (AMI) and 4 residences, including one manager’s residence, will be restricted at
80% AMI. Below is the proposed rent and unit mix for the development:
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Unit Type
One-Bedroom
Two-Bedroom

% of AMI
50% 60%

30%

40%

3
2

4
5

12
4

8
1

2

Number of
Affordable
Units
27
14

2

2

1

7

2

14

7

11

17

16

4

55

80%

(includes one
manager’s unit at
80% AMI)

ThreeBedroom
Total

Proposed Sources and Uses
Currently, CCSM is requesting an acquisition and predevelopment loan of $14,112,228
to acquire the Property and start the predevelopment process, which includes
community meetings for design input, securing land use entitlements and the
preparation of construction drawings, competing for Low-Income Housing Tax Credits,
and obtaining bank financing. The proposed development is estimated to need a total
City loan of $15,455,221 (inclusive of the initial $14,112,228) and would subsequently
apply for the additional amount prior to the start of construction. CCSM is proposing to
leverage the City’s loan with $23,747,625 of tax credit equity, a permanent (long-term)
bank loan of $1,531,105, and a proposed capitalized lease payment of $1,785,000 for
the proposed replacement of CCSM’s maintenance facility from an adjacent site to the
Property. At $281,004 per residence of City subsidy, the request falls below the
2018/2019 Housing Trust Fund loan limits. The following table illustrates the anticipated
financing for the proposed affordable housing development.
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USES
Acquisition
Costs
Construction
Costs
Soft Costs
Deferred
Costs
Developer Fee
– Permanent
Portion
Total Uses
SOURCES
Bank Loan
City of Santa
Monica
Tax Credit
Equity
CCSM General
Partner
Contribution

Acquisition &
Predevelop.

Permanent

Per Unit

Per
Bedroom

$11,970,877

$11,970,877

$11,970,877

$217,652

$123,411

--

$23,309,093

$23,309,093

$423,802

$240,300

$2,141,351

$7,488,387

$7,488,387

$136,153

$77,200

--

($291,372)

--

--

--

--

($249,406)

--

--

--

$14,112,228
Acquisition &
Predevelop.
--

$42,227,579

$42,768,357

$777,607

Permanent

Per Unit

$24,397,596

$1,531,105

$27,838

$440,911
Per
Bedroom
$15,785

$14,112,228

$15,455,221

$15,455,221

$281,004

$159,332

--

$2,374,763

$23,747,625

$431,775

$244,821

--

--

$1,785,000

n/a

n/a

--

--

$249,406

$4,535

$2,571

$14,112,228

$42,227,580

$42,768,357

$777,607

$440,911

(Upfront
Capitalized Lease
Payment on
Commercial Space
for 17 years)

Deferred
Developer Fee
Total Sources

Construction

Construction

Construction Costs
Presently, at this conceptual stage, total hard costs for the proposed development
including contingency are projected at $423,802 per residence for a total of
$23,309,093. The total estimated hard costs include the required 61 parking spaces in
one level of subterranean parking and 3,500 square foot of commercial space (as
shown below in the table):
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Estimated Hard Costs
Parking Hard Costs
(49 parking spaces and 12
commercial parking spaces)
Commercial Hard Costs (CCSM’s

Total
$4,677,031

Per Residences
$85,037

$816,955

n/a

$17,815,107
$23,309,093

$323,911
$408,948

proposed maintenance facility)

Residential Hard Costs
Total Hard Costs

Although these total estimated residential and parking hard costs are slightly higher
compared to two recently City-funded new construction developments (1820 14th Street
at $364,125 per residence, 1445 & 1453 10th Street at $366,177 per residence), the
total estimated hard costs are lower than the recently City-funded proposed
development at 2120 Lincoln Blvd estimated at $424,297 per residence. Overall, the
estimated residential hard costs are reasonable.
Capitalized Lease Payments for Replacement Maintenance Facility
CCSM proposes to utilize 3,500 square feet for commercial space to replace its
maintenance facility (currently at the adjacent 1820 14th Street site, which will be
demolished as part of a new affordable housing development). To finance the
construction of this component of the development, CCSM is proposing a capitalized
lease payment of $1,785,000 for the first 17 years. After Year 17, CCSM proposes an
annual lease payment based on the market lease rate for commercial space.
Merits of The Application
Under the HTF Guidelines, staff is to evaluate and address the merits of the loan
request and proposed development based on the criteria identified below:
Criteria

Merits of the Loan Request

(1) Significantly increases
affordable housing
opportunities for households
who have difficulty finding
housing including the
homeless, large families, the
disabled, seniors, and persons
traditionally served by SingleRoom Occupancy housing.

The proposed development would increase
affordable housing opportunities for large families
in Santa Monica who typically have difficulty
finding appropriately sized housing in the city. The
unit mix includes 14 two-bedrooms and 14 threebedrooms, or 51% of the development.
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(2) Cost-effective of achieve
the lowest possible subsidy
per unit for City resources.

The proposed City subsidy would be leveraged by
approximately $23,747,625 in tax credit equity (or
56% of the total permanent financing) from the 9%
Low Income Housing Tax Credits from the State of
California, $1,531,105 in permanent bank loan
(4% of the total permanent financing), and
$1,785,000 in an upfront capitalized lease
payment (4% of the total permanent financing).
CCSM will continue to explore other funding
sources during the predevelopment period to
ensure that the proposed development is costeffective and achieves the lowest possible subsidy
per unit for City resources.

51 of the 55 residences would target low-income
households at or below 60% of the area median
income (AMI). 3 of the remaining 4 residences
(3) Benefit a high percentage would target households at or below 80% of the
of very low- and low-income
area median income (AMI). The remaining
households by ensuring
residence would be reserved for an onsite
deeper affordability.
manager. Additionally, the proposed development
would provide deeper affordability with seven
residences at 30% AMI, eleven residences at 40%
AMI, and eighteen units at 50% AMI.

(4) Located in areas
currently underserved by
affordable housing
developments.

The proposed development is located in the Pico
neighborhood which has historically been served
by affordable housing developments. However,
given the proximity to transit (both the Expo Line
and bus routes), schools, supermarkets, parks,
and other services, the proposed development
would provide new affordable housing
opportunities for low-income households as well as
convenient access to valuable community
amenities.

(5) Address an area of need
identified in the Housing
Element of the City of Santa
Monica.

Santa Monica’s Housing Element identifies as a
goal the provision of housing assistance and
supportive services to extremely low-, very low-,
low-, and moderate-income households (Goal 5.0)
and the facilitation of the development of special
need housing which includes large families
(Objective 2.f)
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The Housing Trust Fund Guidelines Initial Plan
was approved by City Council in July 2018
(6) Addresses a particular
identifying affordable housing for four target
need identified in the Councilpopulations: seniors, persons living with
approved Housing Trust Funds disabilities, larger families, and small
Plan.
families/individuals. The proposed development
addresses the identified need of affordable housing
for large families and small families/individuals.
CCSM has achieved moderate success in ensuring
that Santa Monica residents and workers are
(7) Loan Applicant’s past and beneficiaries of their affordable housing, through
projected effectiveness
outreach and local marketing strategies as well as
implementing the Cityby applying a local ‘preference’ methodology
established local preferences
favoring residents/workers. CCSM has been
(i.e. households which live or
working with City staff to achieve a consensus on
work in Santa Monica).
improving implementation methods to increase the
intended outcomes anticipated by the local priority
policy.

ISSUES TO CONSIDER
Staff has determined that the proposed affordable housing development reflects
appropriate target population and income level, as well as leveraging of non-City
funding. However, staff has identified a few issues which could benefit from Housing
Commission feedback (and subsequently, City Council direction), as discussed below.
Proposed Developer Fee
Per the HTF Guidelines, the developer fee for new construction developments over 50
residences is negotiated. However, the HTF Guidelines do not provide specific direction
or criteria to assist in determining an appropriate negotiated developer fee. For context,
the HTF Guidelines establish that new construction developments between 31 and 50
residences would qualify for a developer fee of $18,456 per residence, which would
equate to $1,015,080. CCSM is requesting a developer fee of $34,076 per residence.
The requested developer fee is lower than the maximum fee allowed by LIHTC
standards, which for the proposed developer is estimated at $1,900,328.
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City-funded affordable housing developments are typically subject to the fixed developer
fee established in the HTF Guidelines. The fixed amounts may be lower than amounts
allowed by other entities but also recognize that Santa Monica provides higher loan
amounts than other jurisdictions. Staff agree that the additional developer work and
extended development timeline associated with the land use approvals for the proposed
55-residence development (i.e., a Development Review Permit) may warrant a modest
increase above the $18,456 per-residence developer fee established for slightly smaller
developments. However, the requested developer fee represents a substantial
premium which staff does not support. Staff requests Housing Commission feedback
on this issue.
Local Priority Policy
CCSM proposes to utilize targeted marketing to the residents within the Pico
neighborhood, in coordination with the Pico Neighborhood Association (PNA), regarding
the opportunities to apply for affordable housing via CCSM’s wait list. CCSM has also
committed to offering credit repair workshops in the coming months, advertised through
the PNA, for residents interested in obtaining future housing with CCSM.
Staff has concerns regarding CCSM’s implementation of the City’s local priority policy,
which provides priority in affordable housing occupancy to households who live or work
in Santa Monica. Staff is concerned that CCSM’s implementation of the local priority
policy does not achieve the intended outcome of the policy. CCSM and staff have been
discussing approaches to implementing the local priority policy to increase the
effectiveness and desired outcome.
The HTF Guidelines indicate that the local priority policy is a condition of City funding.
Staff does not recommend funding for affordable housing developments which do not
implement the local priority policy consistent with City methodology. Staff would
appreciate Housing Commission feedback on this issue.
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Affordable Housing Development Dispersal
The HTF Guidelines include a goal of dispersing affordable housing opportunities
throughout the Santa Monica, represented in the direction to favor developments which
“are located in areas currently underserved by affordable housing developments”. The
proposed development is in the Pico Neighborhood, which has historically been the
recipient of affordable housing production and preservation efforts (as has all Santa
Monica neighborhoods, in varying degrees). Some in the community perceive
affordable housing as a benefit while others perceive it as a detriment. Staff has some
concern that the HTF Guidelines do not provide specificity with respect to measuring
what constitutes an ‘abundance’ or ‘concentration’ of affordable housing in a particular
neighborhood. Nonetheless, the Pico Neighborhood is experiencing the pressure of
gentrification and affordable housing can act as a buffer to mitigate such pressures.
Staff would welcome any feedback the Housing Commission has on this issue.

Next Steps
Staff anticipates presenting this matter to Council for consideration before the escrow
period financing contingency deadline on March 22nd and will include in the report to
Council any input provided by the Housing Commission.

Prepared by: Natalie Verlinich, Senior Development Analyst
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HOUSING TRUST FUNDS ALLOCATION
As of January 11, 2019
SUMMARY CHART
Available Funds (2014-June 2019)
Committed/Allocated Funds *
% of Committed/Allocated $$ to Available $$
Requested Funds **
% of Requested $$ to Available $$

BALANCE [incl. Requested $$]
% of Committed/Allocated/Requested $$ to Available $$

Persons Living
with Disabilities
and Persons
Experiencing
Homelessness

Large Families

$29,640,460

$29,640,460

$29,640,460

$29,640,460

($10,558,495)

($7,583,881)

($21,970,940)

($10,889,834)

Seniors

(2-3 bdrms)

Small Families /
Individuals
(0-1 bdrms)

TOTAL

$118,561,838
* "allocated" includes the amount needed for construction in

36%

26%

74%

37%

($51,003,150) addition to the acq/predevelopement loan already committed
43%
** "requested" includes the amount needed for construction in

$0
0%

$19,081,965
36%

($17,654,833)
60%

$4,401,745
85%

$0
0%

$7,669,520
74%

($10,240,442)
35%

$8,510,184
71%

($27,895,275) addition to the acq/predevelopement loan
24%

$39,663,413
67%

LOAN DETAILS CHART
2520 Euclid St.
2621 26th St.

Loan Status

$1,546,875

$3,953,125

$6,754,863

419/1616 Ocean Ave.

$3,426,059

1820 14th St.
1342 Berkeley St.

$10,570,940
$3,803,632

1445-53 10th St.

$11,400,000

# of
Residences

$5,500,000

committed

10

$6,754,863

committed

12

$3,426,059

committed

26

$10,570,940

committed

39

$3,803,632

committed/allocated

8

$11,400,000

committed/allocated

40

2120 Lincoln Blvd.

$6,037,006

$3,510,650

$9,547,656

committed/allocated

37

1834-48 14th St.

$9,757,524

$5,697,697

$15,455,221

requested

55

$295,747

$295,747

requested

44

$7,897,309

$4,246,998

$12,144,307

requested

48

$21,130,276

$78,898,425

Property Improvement Loan
Acquisition/Predevelopment Loan
Total Committed/Allocated/Requested:

$10,558,495

$25,238,714

$21,970,940

319

Handout for Housing Commission Agenda Item #5C
12/5/18 Planning Commission Meeting Item 10A Staff Report Attachment B Item #13
#13 SMMC Section 9.64.030
•

•

•

Policy Topic: Consider that 100% affordable housing projects that are not owned
and operated by nonprofit housing providers may comply with TCAC regulations
and are not subject to AHPP.*
Purpose of the Standard
o This standard currently allows a multi-family rental housing project that
will be developed by a nonprofit housing provider receiving financial
assistance through one of the City’s housing trust fund programs and
secured by a regulatory agreement with the City for a minimum period of
55 years to not be subject to the City’s Affordable Housing Production
Program (AHPP). This standard is intended to incentivize projects that are
considered 100% Affordable Housing Projects.
How the Issue was Identified
o Due to the increased difficulty in raising funds for affordable housing
projects and the loss of Redevelopment Agency funding, nonprofit housing
providers have identified alternative funding sources outside of relying on
the City’s housing trust fund programs.
o However as currently stated in the standard, only projects that will be
developed with “financial assistance through one of the City’s housing
trust fund programs” are eligible to be exempt from the AHPP
requirements.
o This standard limits opportunities for nonprofit housing providers to utilize
State TCAC tax credit funding and take advantage of additional affordable
housing opportunities afforded through TCAC regulations. TCAC
regulations would govern aspects of affordable housing projects with
respect to affordability levels, maximum rents, minimum unit sizes, and
amenities in the absence of the City’s AHPP standards. However, it should
be noted that to be exempt from the AHPP means that tenants are not
required to be selected from the City’s list, income/rent limits are
different, and minimum unit sizes may be less than AHPP standards. In
discussions with Housing and Economic Development staff, if this special
exception is to be granted, priority should be placed on selecting tenants
from the City’s list.

•

Initial Policy Options
o Remove the requirement that only projects developed with financial
assistance through one of the City’s housing trust fund programs are
eligible to be exempt from the AHPP requirements. Only non-profit
providers would be eligible to be exempt from AHPP requirements.
o Require deed restriction that would exempt qualifying 100% affordable
housing projects from the AHPP except that tenants must be selected
from the City’s list. This would allow projects to comply with TCAC
requirements but also ensure that the City is benefitting from production
of new affordable housing.

* Housing staff confirmed with Planning staff that there is a typo in their staff report and
the word “not” should be removed from the Policy Topic sentence. That sentence
should read: “Consider that 100% affordable housing projects that are owned and
operated by nonprofit housing providers may comply with TCAC regulations and are not
subject to AHPP.”

