CITY OF SANTA MONICA
SPECIAL MEETING AGENDA
OF THE
HOUSING COMMISSION
SANTA MONICA MAIN LIBRARY
MULTIPURPOSE ROOM
601 SANTA MONICA BLVD.
SANTA MONICA, CA 90401
THURSDAY, OCTOBER 3, 2019
4:30 P.M.
Notice is hereby given that a special meeting of the Housing Commission will be held at 4:30
p.m. on Thursday, October 3, 2019, at the Main Library Multipurpose Room 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. Treat everyone courteously;
2. Listen to others respectfully;
3. Exercise self-control;
4. Give open-minded consideration to all viewpoints;
5. Focus on the issues and avoid personalizing debate;
6. Embrace respectful disagreement and dissent as democratic rights, inherent
components of an inclusive public process, and tools for forging sound decisions.
[RESOLUTION]
(This is a special Housing Commission meeting. Public comment is restricted to only items
listed on the agenda.)
1. CALL TO ORDER
A. Roll Call
B. Oath of Office for Commissioner Appointment
2. APPROVAL OF MINUTES
July 18, 2019 Housing Commission meeting. [DRAFT MINUTES]
August 15, 2019 Housing Commission meeting. [DRAFT MINUTES]

3. ACTION ITEMS
A. AFFORDABLE HOUSING OPPORTUNITIES FOR PICO NEIGHBORHOOD
RESIDENTS
Discussion and possible action regarding prioritizing Pico residents for the City’s
affordable housing, and outreach and support with the application process for the
neighborhood. [Staff Report]
B. PRESERVING OUR DIVERSITY (POD) UPDATED GUIDELINES
Discussion and possible action regarding updates made to the “Proposed POD
Policies and Procedures Manual” for the Preserving Our Diversity (POD) Pilot 2
program. [Staff Report] [POD Guidelines]
C. WORK PLAN
Discussion of annual work plan and potential priorities, and possible action setting
long-range agenda and work plan.

4. HOUSING MANAGER’S REPORT
Update on any City Council agenda items and administrative issues related to affordable
housing. [Protecting housing stock/new housing models staff report] [Tenant relocation
expenses] [Regulation of home-sharing] [SMDP article]

5. 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.

6. 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 santamonica.gov/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
July 18, 2019
1. CALL TO ORDER & ROLL CALL: A regular meeting of the Santa Monica Housing
Commission was called to order by Chair Soloff at 4:32 p.m. on Thursday, July 18,
2019, at the Ken Edwards Center, 1527 4th Street.
A. OATH OF OFFICE FOR COMMISSIONER REAPPOINTMENT – Chair Soloff
administered the Oath for Public Office to reappointed Vice Chair Hilton and
Commissioner Buchanan.
B. ROLL CALL
• Present:

Chair Soloff
Vice Chair Hilton
Commissioner Buchanan
Commissioner Katz
Commissioner Keintz

• Absent:

Commissioner Bloch

• Staff Present:

Housing Manager, Barbara Collins
Housing Program Manager, Jim Kemper
Data Analyst, Ben Andrews
Commission Secretary, Melinda Espinoza

C. ELECTION OF OFFICERS – Election of the office of Chairperson and Vice
Chairperson for the term ending July 1, 2020.
For the office of Chair:
Chair Soloff was nominated by Vice Chair Hilton.
Chair Soloff was re-elected to the office of Chairperson for the term ending July 1,
2020 by a 4-0 vote with one abstention.
For the office of Vice Chair:
Vice Chair Hilton was nominated by Chair Soloff.
Vice Chair Hilton was re-elected to the office of Vice Chairperson for the term
ending July 1, 2020 by a 4-0 vote with one abstention.
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2. PUBLIC INPUT
• Denise Barton
3. APPROVAL OF MINUTES
A. Approval of minutes for the June 20, 2019 Housing Commission meeting.
Motion by Chair Soloff, seconded by Commissioner Buchanan to approve the June
20, 2019 minutes.
The motion was approved by the following vote:
AYES:
Chair Soloff, Vice Chair Hilton, Commissioner Buchanan,
Commissioner Keintz
NOES:
NONE
ABSTAIN:
Commissioner Katz
ABSENT:
Commissioner Bloch
4. DISCUSSION ITEMS
A. VOUCHER WAITLISTS ADMINISTRATION PROCESS AND CHALLENGES
Presentation regarding the current workflow for application review and approval
for the Housing Choice Voucher and other voucher programs, including statistics
related to number of applicants and percentage who reach lease-up.
Presentation by Housing Manager Barbara Collins.
5. ACTION ITEMS
A. HOUSING AUTHORITY ADMINISTRATIVE PLAN
Discussion and possible action providing input regarding proposed discretionary
revisions to the Housing Authority’s Administrative Plan.
Motion by Vice Chair Hilton, seconded by Commissioner Katz regarding “Family
Absence,” (sections/pages 5-8, 12-8, 12-20) that for purposes of Housing
Authority operations and staff consistency, the Rule be referenced that if any
household member is absent for 30 days or more, written notice is required and
must be provided to the PHA.
The motion was approved by the following vote:
AYES:
Chair Soloff, Vice Chair Hilton, Commissioner Katz, Commissioner
Keintz
NOES:
NONE
ABSTAIN:
Commissioner Buchanan
ABSENT:
Commissioner Bloch
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Public Input:
• Catherine Eldridge
• Nancy
B. 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
Housing Manager, Barbara Collins, reported:
• Two management fellows in the City will be working with the Housing Division for
six months, assisting with various projects, such as researching rent burden in
deed-restricted affordable housing.
• The Housing Authority staff completed inspections of the Westminster and Santa
Monica Christian Towers and will be executing a 20-year Project-Based Vouchers
contract for the properties.
7. CHAIR/COMMISSIONER’S REPORT
• Chair Soloff reported on his speaking engagement at the Committee on Racial
Justice and questions he received regarding 1) whether something could be done
about violations of the Ellis Act and 2) whether it’s possible to raise the age-out
age on the Little Berkeley Project.
• Chair Soloff reported on Commissioner Keintz’s impending departure from the
Housing Commission.
• Vice Chair Hilton said that presidential candidate/former HUD Secretary Julian
Castro has proposed expanding the federal Section 8 housing subsidy program
from the current 5.3 million low-income households (about 25% of those eligible)
to the remaining 75% of eligible households. Castro’s campaign said the $410
billion cost over 10 years could be paid in full by repealing the current tax cuts.
8. ADJOURNMENT OF THE HOUSING COMMISSION
On the order of the Chair, the Housing Commission meeting was adjourned at 7:27
p.m.
The next regular Housing Commission meeting date is scheduled on Thursday, August 15,
2019 at 4:30 p.m.
ATTEST:

Michael Soloff
Chair, Housing Commission

Melinda Espinoza
Housing Commission Secretary

3

DRAFT MINUTES
CITY OF SANTA MONICA
HOUSING COMMISSION MINUTES
August 15, 2019
1. CALL TO ORDER & ROLL CALL: A regular meeting of the Santa Monica Housing
Commission was called to order by Chair Soloff at 4:40 p.m. on Thursday,
August 15, 2019, at the Ken Edwards Center, 1527 4th Street.
A. ROLL CALL
• Present:

Chair Soloff
Vice Chair Hilton
Commissioner Buchanan
Commissioner Bloch

• Absent:

Commissioner Katz

• Staff Present:

Housing Manager, Barbara Collins
Commission Secretary, Melinda Espinoza

2. PUBLIC INPUT
• Josh Hamilton
3. APPROVAL OF MINUTES
A. Approval of minutes for the July 18, 2019 Housing Commission meeting was
tabled until the next meeting.
4. DISCUSSION ITEMS
None
5. ACTION ITEMS
A. HOUSING AUTHORITY ADMINISTRATIVE PLAN
Discussion and possible action providing input regarding proposed
discretionary revisions to the Housing Authority’s Administrative Plan.
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Motion by Vice Chair Hilton, seconded by Chair Soloff that in order to better
prioritize the extremely and very low-income workforce for our Section 8
Waiting List, recognizing that Santa Monica has a prominent
hospitality/service industry, whereby 36 hours or more of weekly
employment is not the standard, the Housing Commission supports
amending the local work requirement from the current minimum 36 hours
to 25 hours per week.
The motion was approved by the following vote:
AYES:
Chair Soloff, Vice Chair Hilton, Commissioner Buchanan,
Commissioner Bloch
NOES:
NONE
ABSTAIN:
NONE
ABSENT:
Commissioner Katz
C. PROPOSED REGIONAL HOUSING NEEDS ASSESSMENT ALLOCATION
METHODOLOGIES
Discussion of the Southern California Association of Government’s (SCAG)
proposed methodologies for allocating the Regional Housing Needs
Assessment to individual cities, including Santa Monica, and possible action
regarding recommendations to SCAG and City Council.
Motion by Chair Soloff, seconded by Commissioner Bloch, to recommend to
City Council and SCAG that they adopt the Regional Housing Needs
Assessment (RHNA) methodology option one, and that it be selected 1)
because it takes into account which cities have and have not carried more
than their fair share in the last two RHNA cycles and 2) because, as stated
on page 9 of the report, “…the conditions of cost-burden have
disproportionate impacts on lower income households. For example, a
lower income household paying 40 percent of their income on housing has
less remaining income available for other costs than that of a higher income
household that spends the same percentage on housing. The lower the
income of the household the more impact overpaying on household costs
becomes. In addition, past RHNA progress reports indicated that the RHNA
target for above moderate income housing has been met while not for the
other three income categories: very low, low and moderate. For this reason,
2

SCAG recommends that existing need focus on three income categories and
exclude above moderate income housing from a jurisdiction’s existing
need,” and that the Commission believes that in light of that, option one is
correct in that the existing housing need should all be allocated to
affordable housing.
The motion was approved by the following vote:
AYES:
Chair Soloff, Vice Chair Hilton, Commissioner Buchanan,
Commissioner Bloch
NOES:
NONE
ABSTAIN:
NONE
ABSENT:
Commissioner Katz
B. PRESERVING OUR DIVERSITY (POD) EXPANSION TO A SECOND PHASE
PILOT 2 PROGRAM
Discussion of current status of Preserving Our Diversity (POD) phase Pilot 2
program, including “Proposed POD Policies and Procedures Manual”
provided to City Council, and possible action regarding recommendations to
Housing Division and City Council.
Presentation by Chris Baca, Executive Director of Meals on Wheels.
D. WORK PLAN
Discussion of annual work plan and potential priorities, and possible action
setting long-range agenda and work plan.
Public input:
• Catherine Eldridge
6. HOUSING MANAGER’S REPORT
Housing Manager, Barbara Collins, reported:
• This week, the Housing Authority underwent an in-person Continuum of
Care (CoC) audit that had no findings or concerns.
• This week, the Housing Authority had to provide all fiscal documentation –
from 2014 to the present – for a HUD monitoring review of financial records
for the Section 8 program. HUD will begin its audit on August 20.
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• This week, the Housing Authority was notified by LAHSA that it had four
days to submit its new application for Continuum of Care (CoC) vouchers.
The Housing Authority has applied for 30 new CoC vouchers.
• The Housing Authority has the following reports and applications due to
HUD by the end of August:
o CoC renewal applications for the Housing Authority’s existing
vouchers
o The Section 8 Management Assessment Program (SEMAP), a
certified assessment of all Section 8 programs
o Annual unaudited financial data system reporting
o The Consolidated Annual Performance and Evaluation Report
(CAPER)
o Application for 20 new VASH vouchers
• Additionally, the Housing Division is short-staffed, and one administrator is
on vacation while another will be going on leave soon. So, staff has very
limited bandwidth for the remainder of the month.
7. CHAIR/COMMISSIONER’S REPORT
• Commissioner Bloch provided an article about the Moving to Opportunity
Program.
• Vice Chair Hilton provided two handouts: One described a HUD/City of Los
Angeles affordable housing requirement to incorporate interior features for
persons with mobility, vision and hearing disabilities. The other is about
alternative ADU housing, for example, structure portability and pre-fab
construction.
8. ADJOURNMENT OF THE HOUSING COMMISSION
On the order of the Chair, the Housing Commission meeting was adjourned at
9:36 p.m.
The next regular Housing Commission meeting date is scheduled on Thursday,
September 19, 2019 at 4:30 p.m.
ATTEST:

Michael Soloff
Chair, Housing Commission

Melinda Espinoza
Housing Commission Secretary
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ITEM 5A

HOUSING COMMISSION
MEMORANDUM
City of Santa Monica

DATE:

September 19, 2019

TO:

Housing Commissioners

FROM:

Barbara Collins, Housing Manager

SUBJECT:

Displacement Strategy Options

Gentrification is a process of changing the character of a neighborhood through the influx of more
affluent residents and businesses. (Wikipedia)
At the June 20, 2019 meeting, the City of Santa Monica Housing Commission established a
subcommittee to explore the impacts of gentrification in Santa Monica and options to mitigate it. At
the subcommittee’s request, staff gathered information regarding how other cities have addressed
gentrification to begin a conversation around possible ways to decrease its negative impacts –
particularly the issue of displacement.
Background – Gentrification in Santa Monica
A UC Berkeley research project called The Urban Displacement Project analyzed the relationship
between transit investment and neighborhood change, identifying factors that place neighborhoods at
risk of displacement and mapping neighborhoods according to levels of risk. The Project identifies key
factors which contribute to displacement. A map of Santa Monica illustrates that two areas in the Pico
Neighborhood have been impacted by gentrification already:

Existing City of Santa Monica programs to Mitigate Displacement
1. Section 8 priority change for Tier 2 applicants (proposed)
• Rent burdened at 50% in rent-controlled apartments
• Families with head of household working in Santa Monica 25 hours per week or more
2. POD
• Seniors in rent-controlled apartments
3. AHPP Waitlist Priorities
• Households displaced due to Ellis Act, owner-occupancy, etc;
• Live or work at 36 hours per week
4. Housing Trust Fund Waitlist Priorities
• Households displaced due to Ellis Act, owner-occupancy, etc
• Live or work at 36 hours per week
5. Just Cause Eviction Charter Amendment
6. Source of Income Ordinance
7. Living Wage Ordinance
8. Use of City-owned Land for Affordable Housing Development

Gentrification in Other Cities
Inglewood
The City of Inglewood lost two major businesses that generated significant tax revenues: Hollywood Park
race track and the Lakers basketball team. Recently, Inglewood awarded a contract to build an NFL
stadium and entertainment district for a new L.A. Clippers arena. While the City is elated to have this new
activity, they did not plan on the impact to the surrounding community.
Members of the African American community have been a major component of the fabric of Inglewood –
and are now being displaced by gentrification as a result of the new activities. Home prices and rents have
escalated or skyrocketed, and residents are being served 60-day eviction notices. After the community
organized, the city temporarily put in place a freeze on rent increases and evictions while it searches for
permanent solutions. While this example is dramatic and severe, it illustrates what is happening in Santa
Monica at a slower pace.
San Francisco
The City and County of San Francisco have implemented several policies not yet considered by Santa
Monica. The housing lottery selection is structured in this order:
•

Certificate of Preference (COP) for former San Francisco residents displaced in the 1960s and
70s, during the SF Redevelopment Agency’s federally-funded urban renewal program. The San
Francisco Redevelopment Agency displaced some households living in the Western Addition Area
Two (A-2) and Hunters Point in the 1960s and 1970s. Only members of those displaced households
are eligible for the Certificate of Preference (COP). Up to 100% of units can be allocated to this
preference.

•

Neighborhood Resident Housing Preference (NRHP) is only available in new properties funded by
the Mayor’s Office of Housing and Community Development (MOHCD). The property must also
have a total of five or more units in a MOHCD program. This is for San Francisco residents who
currently live in the same Supervisor district as, or half-mile from, the property being applied to.
40% of available units can be set aside for applicants with NRHP.

•

Displaced Tenant Housing Preference Program (DTHP) is only available in properties with five or
more units in a MOHCD program. This is for tenants evicted by Ellis Act or owner move-in or
tenants whose apartment was extensively damaged by fire. 20% of available units can be set
aside for applicants with DTHP.

•

Live or Work in San Francisco. This is for tenants who already live in San Francisco and/or work at
least 75% of their working hours in San Francisco. Any available units left are set aside for
applicants with a Live or Work in SF preference.

For Specific Properties the following categories apply:
•

Rent Burdened / Assisted Housing Preference. This preference is only available for some Office of
Community Investment and Infrastructure-sponsored properties in the Bayview. This is for tenants
that are currently paying more than 50% of their income toward housing costs. Tenants are living

•

in public housing or project-based Section 8 housing within San Francisco. 100% of available units
can be set aside.
Former resident of a renovated property. For former residents of a renovated project. All available
units can be set aside for former residents. If a tenant lived at the development before renovation,
they can claim this preference to live at the development again.

Conclusion
Based on the reviews of the two different approaches, the City has implemented most of the policies but
may want to consider:
1. No Net Loss Ordinance: Adopt an ordinance which requires that every unit that is eliminated must
be replaced.
2. Targeted marketing at least one year in advance of a new development. Could be marketed to
areas identified in the Berkeley Study, or by poverty areas in Santa Monica or some other
threshold.
3. Requiring that credit and financial counseling be provided a year in advance for all developments
targeting a one-mile radius, gentrified areas, former redevelopment areas, or something else?
4. Local hiring requirement: Adopt an ordinance for local hiring in new developments.
5. Target new affordable housing to areas affected by gentrification.
6. Incentivize new development in gentrifying areas with varied income targets.
7. Help create new Community Housing Development Organizations (CHDOs) from areas impacted by
gentrification. This would create access to Community Development Block Grant (CDBG) funding.
8. Consider former Redevelopment Areas as a priority for funding.
Tracking eviction rates, income increases, home sales and pricing, and Ellis evictions by area of the city
may provide some predictors of gentrification trends.

ITEM 5B

HOUSING COMMISSION
MEMORANDUM
City of Santa Monica

DATE:

September 19, 2019

TO:

Housing Commissioners

FROM:

Eduardo Lizarraga, Housing Specialist

SUBJECT: POD Pilot 2 Policies and Procedures Manual Revisions
Background
On August 13, 2019, Council approved the Preserving Our Diversity (POD) Program Pilot
2 Policies and Procedures Manual to guide expansion of the program from the original
pilot (Pilot 1) to a second phase (Pilot 2). The Manual includes detailed policies regarding
application processing, eligibility review, assistance levels, and periodic recertification.
Due to the magnitude of expansion and the urgency to enroll participants as soon as
possible, staff analyzed the Manual for discretionary revisions that would further
streamline the workflow while remaining consistent with the Council-approved policies
and procedures.
Discussion
The revised Manual ensures staff consistency in program operations, minimizes
paperwork burdens, and clarifies certain procedures. Highlights of the revised Manual
include discretionary changes that address the following:
1. Add provisions to enroll individuals who are ineligible to obtain a social security
number (Chapters 1, 3, 5, 7, and 11);
2. Streamline the application and lottery selection process (Chapter 4);
3. Clarify how the City will verify household member types, including roommates and
live-in aides (Chapter 7);
4. Include methods of written self-certification for certain types of household
information (Chapter 7);
5. Define the informal review process for applicants and participants (Chapter 11);
6. Describe how household information will be kept confidential, including criminal
and medical/disability records (Chapter 11).
A redlined version of the revised Manual is attached. The finalized Manual and future
updates
regarding
the
POD
Program
will
be
made
available
at
www.santamonica.gov/housing-pod.
Prepared By: Eduardo Lizarraga, Housing Specialist

PRESERVING OUR
DIVERSITY (POD)
PROGRAM
PILOT 2
Policies and Procedures Manual
Last Revised: 9/12/2019
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CHAPTER 1: OVERVIEW OF POD AND THE POLICIES & PROCEDURES MANUAL
Introduction
Preserving Our Diversity (POD) provides cash-based assistance to long-term Santa Monica senior
renters whose inability to pay for their basic needs may result in residential displacement.
POD is the result of City Council direction provided at its May 10, 2016 meeting and the affordable
housing strategies recommended by the Housing Commission in December 2015. The Pilot 1
Guidelines were approved by City Council on July 25, 2017. The original POD pilot began in
November 2017, and concluded in January 2019, with participants continuing to receive to receive
cash-based assistance thereafter. In July 2018, City Council allocated funds from the Housing
Trust Fund to substantially expand POD for its second phase (Pilot 2).
Chapter 1 provides an overview of the City of Santa Monica’s administration of POD, the
components of POD program and the POD Policies and Procedures Manual. There are three parts
to this chapter:
Part I: The City of Santa Monica (City). The City administers POD and POD is a locallyfunded program. This part includes a description of the City, its jurisdiction, its programs,
and its mission and intent.
Part II: The POD Program. This part contains information about POD operations, roles and
responsibilities, and partnerships.
Part III: The POD Policies and Procedures Manual. This part discusses the purpose and
organization of the Plan, which is the guiding policy document for POD.
PART I: THE CITY OF SANTA MONICA (CITY)
1-I.A. Organization and Structure of the City
POD is operated as an independent, locally-funded City program and funded from the
Redevelopment Replacement Housing Trust Fund (RRHTF). The source of funds for the RRHTF
is a 0.5% local sales tax increase as described in Measure GSH, passed by voters in November
2016 and any matching funds allocated by the City Council.
The City’s Housing Division and the Santa Monica Housing Authority (SMHA) operates
affordable housing programs through the Housing Division which is part of the Housing and
Economic Development Department (HED). The mission of HED is to create affordable housing
opportunities and a sustainable economy in Santa Monica.
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1-I.B. Ethics and Service
As a public service agency, the City is committed to providing excellent service to program
participants, owners, and to the community. POD will comply with local, state and federal laws
and regulations to ensure operational consistency among City programs. The City will make every
effort to keep program participants informed of program rules and regulations, and to advise
participants of how the program rules affect them. The City’s standards are grounded in the City
of Santa Monica Code of Ethics adopted on November 24, 2015, emphasizing the principles of
fairness, transparency, accountability, and integrity.

PART II: THE PRESERVING OUR DIVERSITY (POD) PROGRAM
1-II.A. Program Purpose, Goals and Background
The purpose of the Preserving Our Diversity (POD) Pilot Program is to cost-effectively maintain
economic diversity by providing financial assistance to low-income long-term residents aged 65
and above, living in rent-controlled apartments and whose inability to meet their basic income
needs may result in displacement from Santa Monica.
The goals of POD are to:
1. Help very low-income senior residents meet their basic income needs to avoid residential
displacement;
2. Assist some of the City’s lowest-income and longest-term residents to live with greater
dignity by helping them meet their basic needs, such as rent, food, medical care, and
transportation, and by facilitating access to mainstream goods and services;
3. Provide an opportunity for the City to gauge the effectiveness of POD as a housing
preservation and anti-displacement strategy and model; and
4. Identify key issues to address in conjunction with any program expansion.
5. To create a balanced approach to serving a large number of households while also serving
high-need households.
6.
7.5.

1-II.B. Program Basics
Threshold Eligibility Criteria
Threshold Eligibility Criteria for the POD pilot (household must meet all criteria below):
1. ParticipantHead of household is a senior aged 65 or older; and
2. Household must have occupied current Santa Monica rent -control apartment since
before January 1, 2000; and
3. Household income must be equal to or less than Very Low Income (50 % Area Median
Income) for Los Angeles County, as determined by the United States Department of
Housing and Urban Development; and
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4. Household income documentation indicates that the household needs the POD cashbased assistance (e.g. earning less than the approved Basic Needs Budget after-rent
income for household size); and
5. Household’s apartment must not be deed-restricted affordable housing of any kind,
including:
• Properties purchased, rehabilitated and/or constructed with City Housing Trust
Funds; and
• Apartments subject to the Affordable Housing Production Program; and
• Federally assisted properties; and
• Los Angeles County-assisted or owned affordable housing properties; and
6. Household is not currently participating in, or previously terminated from, any Santa
Monica Housing Authority rent subsidy programs; and
7. No household membersparticipants have been convicted of violent crime which
occurred within the last 5 years, or who are registered sex offenders; and
8. Social Security Numbers or Individual Taxpayer Identification Numbers - The
Pparticipants must disclose their social security number or individual taxpayer
identification number to allow the City to report the cash assistance as income on a
1099 Form; and
9. Participants must agree to execute a Consent to Release Information Form and Privacy
Act Notice, and other consent forms as needed to collect information relevant to the
participant’s eligibility if required. The City must deny admission to the program if any
applicant or, participant fails to sign and submit the consent forms within 10 days.
Priority Order for Application Review
Priority order for review of the POD applications will be established by a lottery system.
Applications will be reviewed by City staff for program eligibility in this order.
Basic Needs Budget
The household assistance amount shall be determined using the Basic Needs Budget Method, not
to exceed the limits illustrated in the table below. The Basic Needs Budget Method is based on a
modified-for-Santa Monica version of the 2015 University of California in Los Angeles (UCLA)
Elder Index Basic Needs Budget (BNB), which aims to equalize the remaining amount of income
each household retains after paying rent.
PILOT 2
1-person HH
2-person HH
$269
$499
$162
$324
$52
$103
$44
$63
$220
$317

Expense
Food
Healthcare
Transportation
Utilities
Miscellaneous
Total Monthly POD
Income Standard

After-Rent

Maximum Pilot 2 Assistance:
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$747

$1,306

$700

$1,225

Cash-Based Assistance Formula
The formula for the amount of cash-based assistance provided to a household is calculated as
follows (with adjustments for household size):
• Total Monthly Income Minus Monthly Rent = Monthly After-Rent Income
• Monthly Basic Needs Budget Non-Rent Expenses (not to exceed $700 for a 1-person
household or $1,225 for a 2-person household) Minus Monthly After-Rent Income =
Monthly Cash-Based Assistance
Definition of Monthly Rent
Monthly rent is defined as the amount of money paid for housing to the landlord or owner as
evidenced by a cancelled rent check, money order, or verifiable receipt. Parking or utility costs
paid separately are not included.
Definition of Monthly Income and Asset Income Calculation
Regular sources of cash plus monthly imputed asset income.

PART III: OVERVIEW AND PURPOSE OF THE POLICIES & PROCEDURES
MANUAL
The Policies and Procedures Manual establishes protocols for administering the POD Pilot 2
program in a manner consistent with local goals and objectives.
1-III.A. Contents of the Policies and Procedures Manual
The protocols included in the Policies and Procedures Manual are as follows:
• City oversight of the POD program;
• Description of the POD program and Policies and Procedures Manual;
• Fair housing and equal opportunity;
• Program accessibility for persons with disabilities and limited English proficiency;
• Program eligibility, application process and selection of applicants;
• Standards for denying admission;
• How POD assistance is calculated
• How income and imputed income from assets are determined;
• Participant obligations;
• Participant household composition
• Interim redeterminations of household income and composition;
• Standards for terminations and, program violations and repayment plans;
• Informal review procedures for applicants and participants;
Informal hearing procedures for participants;
The City will revise this Manual as needed.
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CHAPTER 2: FAIR HOUSING AND EQUAL OPPORTUNITY
Introduction
This chapter describes City policies for the administration of POD related to the following Fair
Housing and Equal Opportunity topics:
Part I: Nondiscrimination. This part presents the body of laws and regulations governing
the responsibilities of the POD regarding nondiscrimination.
Part II: Policies Related to Persons with Disabilities. This part discusses the rules and
policies of POD related to reasonable accommodation for persons with disabilities.
Part III: Prohibition of Discrimination Against Limited English Proficiency Persons. This
part details how POD will ensure meaningful access to housing programs and its activities
by persons with limited English proficiency (LEP).

PART I: NONDISCRIMINATION
2-I.A. Overview
The administration of POD will comply with federal, state, and local nondiscrimination laws, and
with rules and regulations governing fair housing and equal opportunity in housing and
employment. When more than one civil rights law applies to a situation, the laws will be read and
applied together. Any applicable state laws or local ordinances and any legislation protecting
individual rights of tenants, applicants, or staff that may subsequently be enacted will also apply.

2-I.B. Nondiscrimination
The City, in its administration of POD, shall not discriminate because of race, color, sex, religion,
familial status, age, disability or national origin (called “protected classes”).
• Familial status includes children under the age of 18 living with parents or legal custodians,
pregnant women, and people securing custody of children under the age of 18.
• The City will not discriminate on the basis of an individual’s status as a victim of domestic
violence, dating violence, sexual assault or stalking.
• The City will not discriminate on the basis of marital status, gender identity, or sexual
orientation
• In addition, the City will not discriminate on the basis of gender expression, ancestry,
source of income, or genetic information.
• The City of Santa Monica’s Municipal Code Section 4.28.030, the Housing AntiDiscrimination Code, prohibits discrimination based on “source of income”. “Source of
income” includes any lawful source of income or rental assistance from any federal, State,
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local, or non-profit-administered benefit or subsidy program including, but not limited to,
rental housing voucher programs.
The City, in its administration of POD, will not use any of these factors to:
• Deny to any household the opportunity to apply for POD, nor deny to any qualified applicant
the opportunity to participate in the POD program;
• Subject anyone to segregation or disparate treatment;
• Restrict anyone's access to any benefit enjoyed by others in connection with the POD program;
• Treat a person differently in determining eligibility or other requirements for admission;
• Steer an applicant or participant toward or away from a particular area based on any of these
factors;
• Deny anyone access to services;
• Deny anyone the opportunity to participate in a planning or advisory group that is an integral
part of the POD program;
• Discriminate against someone because they are related to or associated with a member of a
protected class;
• Publish or cause to be published an advertisement or notice indicating the availability of the
POD program that prefers or excludes persons who are members of a protected class; and
• Coerce, intimidate, threaten, or interfere with any individual in the exercise or enjoyment of
fair housing rights.
• Additionally, the City will not retaliate against individuals for exercising, or encouraging
others to exercise, their fair housing rights.
PART II: POLICIES RELATED TO PERSONS WITH DISABILITIES
2-II.A Definition of a Person with a Disability Under Federal Civil Rights Laws
A person with a disability, as defined under federal civil rights laws, is any person who:
• Has a physical or mental impairment that substantially limits one or more of the major life
activities of an individual, or
• Has a record of such impairment, or
• Is regarded as having such impairment
The phrase “physical or mental impairment” includes:
• Any physiological disorder or condition, cosmetic or disfigurement, or anatomical loss
affecting one or more of the following body systems: neurological; musculoskeletal; special
sense organs; respiratory, including speech organs; cardiovascular; reproductive; digestive;
genito-urinary; hemic and lymphatic; skin; and endocrine; or
• Any mental or psychological disorder, such as mental retardation, organic brain syndrome,
emotional or mental illness, and specific learning disabilities. The term “physical or mental
impairment” includes but is not limited to: such diseases and conditions as orthopedic, visual,
speech and hearing impairments, cerebral palsy, autism, epilepsy, muscular dystrophy,
multiple sclerosis, cancer, heart disease, diabetes, mental retardation, emotional illness, drug
addiction and alcoholism.
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“Major life activities” includes, but is not limited to, caring for oneself, performing manual tasks,
walking, seeing, hearing, breathing, learning, and/or working.
“Has a record of such impairment” means has a history of, or has been misclassified as having, a
mental or physical impairment that substantially limits one or more major life activities.
“Is regarded as having an impairment” is defined as having a physical or mental impairment that
does not substantially limit one or more major life activities but is treated by a public entity (such
as the City) as constituting such a limitation; has none of the impairments defined in this section
but is treated by a public entity as having such an impairment; or has a physical or mental
impairment that substantially limits one or more major life activities, only as a result of the
attitudes of others toward that impairment.
The definition of a person with disabilities does not include:
• Current illegal drug users
• People whose alcohol use interferes with the rights of others
• Persons who objectively pose a direct threat or substantial risk of harm to others that cannot
be controlled with a reasonable accommodation under the programs
The above definition of disability determines whether an applicant or participant is entitled to any
of the protections of federal disability civil rights laws. Thus, a person who does not meet this
disability is not entitled to a reasonable accommodation under federal civil rights and fair housing
laws and regulations.

2-II.B. Definition of Reasonable Accommodation
A reasonable accommodation is an adjustment made to a rule, policy, practice, or service that
allows a person with a disability to have equal access. For example, reasonable accommodations
may include making home visits, or extending the assistance term.
Requests for reasonable accommodations will be considered “reasonable” if they do not create an
undue financial and administrative burden or result in a fundamental alteration in the nature of
operations.

2-II.C. Types of Reasonable Accommodations
When needed, the City will modify normal procedures to accommodate the needs of a person with
disabilities. Examples include:
• Permitting applications and reexaminations to be completed by mail or online;
• Conducting home visits; and
• Permitting an authorized designee or advocate to participate in the application or certification
process and any other meetings with City staff or vendors.
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PART III: PROHIBITION OF DISCRIMINATION AGAINST LIMITED ENGLISH
PROFICIENCY PERSONS
2-III.A. Request for a Reasonable Accommodation
If an applicant or participant indicates that an exception, change, or adjustment to a rule, policy,
practice, or service is needed because of a disability, the City will encourage the household to
make a request in writing using a reasonable accommodation request form. However, the City will
consider the accommodation any time the household requests an accommodation whether or not a
formal written request is submitted. The household must explain the accommodation they desire
related to their disability. If the need for the accommodation is not readily-apparent or known to
the City, the household must explain the relationship between the requested accommodation and
the disability. There must be an identifiable connection, or nexus, between the requested
accommodation and the individual’s disability.

2-III.B. Approval/Denial of a Requested Reasonable Accommodation
The City must approve a request for an accommodation if the following three conditions are met:
• The request was made by or on behalf of a person with a disability.
• There is a disability-related need for the accommodation.
• The requested accommodation is reasonable, meaning it would not impose an undue financial
and administrative burden on the City, or fundamentally alter the nature of the City’s
operations
Requests for accommodations must be determined on a case-by-case basis, taking into account
factors such as the overall size of the City’s administration of POD with respect to the number of
employees, workforce, the nature and cost of the requested accommodation, and the availability
of alternative accommodations that would effectively meet the family’s disability-related needs.
After er receiving a request for accommodation is presented, the City will acknowledge receipt
of the request, within 10 business days. Before making a determination, the City may enter into
discussion and negotiations with the participant and may request additional information from the
participant. Based on the verified need for the accommodation, or the absence thereof, the City
will render its decision within a reasonable period of time.
If the City denies a request for an accommodation because it is not reasonable (it would impose an
undue financial and administrative burden or fundamentally alter the nature of the City’s
operations), the City will discuss with the participant whether an a viable alternative
accommodationexists dation could effectively address the need without a fundamental alteration
to the program and without imposing an undue financial and administrative burden. If the need for
the accommodation was not readily apparent or known to the City, and the participant was not able
to demonstrate the relationship or nexus between the requested accommodation and the disability,
the City may also deny the request.

2-4

If the City believes that the participant has failed to identify a reasonable alternative
accommodation after interactive discussion and negotiation, the City will notify the participant, in
writing, of its determination within 15 business days from the date of the most recent discussion
or communication with the participant. The CityITY may be required to respond in less than 15
business days.
The City will ensure that persons with disabilities related to hearing and vision have reasonable
access to the POD program. At the initial point of contact with each applicant, the City PHA shall
inform all applicants of alternative forms of communication that can be used other than plain
language paperwork.
To meet the needs of persons with hearing impairments, TTD/TTY [(310) 917-6626]
communication will be available or SKYPE calling.
To meet the needs of persons with vision impairments, large-print of key program documents will
be made available upon request. Audio versions may be made available upon request. When visual
aids are used in public meetings or presentations, or in meetings with City staff, one-on-one
assistance will be provided upon request. Documents can also be emailed in order for participants
to enlarge or convert to audio.
Additional examples of alternative forms of communication are sign language interpretation;
having material explained orally by staff; or having a third-party representative (a friend, relative
or advocate, named by the applicant) to receive, interpret and explain housing materials, be present
at meetings held with the participant, or to represent the participant and the participant’s interests.
Should the participant designate an individual as such a representative, a written, notarized
authorization must be submitted to the City specifically designating the individual, including an
acknowledgement that the participant is still responsible for all participant obligations under the
programs.
2-III.C. Physical Accessibility
The City must comply with a variety of regulations pertaining to physical accessibility, including
the following:
• Section 504 of the Rehabilitation Act of 1973
• The Americans with Disabilities Act of 1990
• The Architectural Barriers Act of 1968
• The Fair Housing Act of 1988
The POD physical accessibility policy is as follows:
• The City will provide physically accessible City meeting space for any activities that
require in-person meetings for POD applicants, enrollees, participants, or their designated
representatives; and
• The City will consider reasonable accommodation requests from applicants, enrollees,
participants, or their designated representatives; and
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•

The City will implement the approved accommodation activities.

PART IV: IMPROVING ACCESS TO SERVICES FOR PERSONS WITH LIMITED
ENGLISH PROFICIENCY (LEP)
2-IV.A. Overview
Language for Limited English Proficiency Persons (LEP) can be a barrier to accessing important
benefits or services, understanding and exercising important rights, complying with applicable
responsibilities, or understanding other information provided by the programs.
POD will take affirmative steps to communicate with people who need services or information in
a language other than English. These persons will be referred to as Persons with Limited English
Proficiency (LEP). POD will adopt and adhere to the same standards as the SMHA LEP Language
Assistance Plan as described in Exhibit 2-2.
LEP is defined as persons who do not speak English as their primary language and who have a
limited ability to read, write, speak or understand English. For the purposes of this Policies and
Procedures Manual, LEP persons are participants.

2-IV.B. Oral Interpretation
The City will offer competent interpretation services free of charge, upon request to the LEP
person. The City will utilize a language line for telephone interpreter services.
Where LEP persons desire, they will be permitted to use, at their own expense, a qualified
interpreter of their own choosing, in place of or as a supplement to the free language services
offered by the City. The interpreter may be a participant member or friend; however, the City will
not permit minor children to act as interpreters.
The City will analyze the various kinds of contacts it has with the public, to assess language needs
and decide what reasonable steps should be taken. “Reasonable steps” may not be reasonable
where the costs imposed substantially exceed the benefits.
Where feasible and possible, according to its language assistance plan (LAP), the City will train
and hire bilingual staff to be available to act as interpreters and translators, will pool resources
with other City departments.
2-IV.C. POD Language Assistance Plan
Factor Four: Resources currently available to participants/residents
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The City’s Housing Division, under which POD will be operated, currently makes the following
resources available to LEP individuals and families in order to provide meaningful access to
housing programs and services:

Language Assistance
The City, in its operation of POD, will:
1. List the telephone extension on all notices addressing language assistance.
2. Utilize language identification flashcards to assist limited English proficient individuals to
inform staff of the language they are most comfortable using to communicate.
3. Utilize signage in the lobby of the housing authority and on the website informing the public
of translation and interpreter service.
4. Inquire as to the need for, and provide qualified interpreter assistance for, all required group
meetings (i.e. briefings) at no cost to the participant.
5. Provide translated versions of vital documents to LEP applicants and participants.
6. Provide free interpretation assistance upon request for all other POD activities.
7. Bilingual staff in designated positions to provide oral translation services
Interpreters
To the extent that they are available, qualified interpreters will be provided for all group meetings
(i.e. briefings) at no cost to the participants, if the assistance is requested at least 2 work days prior
to the meeting. Notice announcing the meeting, including appointment letters, will advise
individuals of their ability to request assistance in advance of a group meeting. Interpretation
assistance via telephone conferencing will be offered for one-on-one meetings with staff as needed.
Friends will be strongly discouraged as interpreters; minor children will not be permitted to act as
interpreters. The City maintains a Translation Services List of employees who are proficient in
interpreting specific languages. Advance notification will be required in order to request
employees from other Departments to assist with application, enrollment and participation
activities.
Translation
While every effort will be made to ensure that all documents translated remain true to the English
version, the text of the English version is the official statement and/or policy of POD. Eventual
errors in translation may be considered as a mitigating factor in assessing any resulting
complications.
The City will make every effort to provide translations (in Spanish and other language[(s)]) for
participants when it is disclosed that they are in need of this service. Particularly, the
a. The Sstatement of Participant Obligations
b. Termination Notices
c. Notices advising of the right to request an Informal Review or Informal Hearing
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CHAPTER 3: ELIGIBILITY
Introduction
The City is responsible for ensuring that the participant and all participant household members
meet program eligibility requirements. Participants must provide all information requested by the
City to confirm eligibility and to determine the level of POD assistance.
This chapter contains three parts:
Part I: Definitions of Participant and Household Members. This part contains
definitions of participant and household members and explains initial and ongoing
eligibility issues related to these members.
Part II: Basic Eligibility Criteria. This part discusses income eligibility, and rules
regarding social security numbers and consent.
PART I: DEFINITIONS OF PARTICIPANT AND HOUSEHOLD MEMBERS
3-I.A. Overview
Eligibility criteria and program rules vary depending upon the composition of the household
requesting assistance. Some requirements apply to the household as a whole and others apply to
individual persons who will live in the residence. This part provides information that is needed to
correctly identify participants and household members, to apply eligibility rules and to determine
cash-based assistance.

3-I.B. Participant and Types of Household Members
All household members will be assigned a household member type for the purposes of determining
the amount of cash-based assistance that an applicant may be eligible to receive. Household
member types are defined as follows:
1. Participant – A participant is a senior, aged 65 or above who legally resides in the
apartment.
2. Other member – All other persons living in the householdincome earner or not, except
those who does not have a roommate or live-in aide agreement with athe participant.
3. Roommate – A roommate is an unrelated person living in the household adult of any age
who has entered into an agreement to pay monthly rent either to the landlord or the
participant..
4. Live-in Aide – A person living in the household who provides care to a member of the
household based on a documented disability need which requires a caregiver to be
available by living in the residence.
LIVE-IN AIDE
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A live-in aide who resides with one or more elderly persons, or near-elderly persons, or
persons with disabilities, and who: (1) is determined to be essential to the care and wellbeing of the persons, (2) is not obligated for the financial support of the persons, and (3)
would not be living in the residence except to provide the necessary supportive services.
The income of a live-in aide working in the participants home is not counted in the
calculation of annual income for the participant household.
3-I.C. Guests
A guest is a person temporarily staying in the residence with the consent of a member of the
household who has expressed or implied authority to so consent. A guest can remain in the assisted
residence as allowed by the participant’s lease or if a reasonable accommodation is requested of
the landlord.

3-I.D. Temporarily and Permanent Absence from the Residence
Participant may be considered absent from the residence either temporarily or permanently, for a
variety of reasons, including educational activities, employment, illness, incarceration, treatment,
and court order. Generally, a participant who is or is expected to be absent from the residence for
90 consecutive days or less is considered temporarily absent and continues to be considered a
participant. Generally, an individual who is or is expected to be absent from the assisted residence
for more than 90 consecutive days is considered permanently absent and will be dismissed from
the POD program. Exceptions to this general policy are discussed below.
Medical Reasons
When a participant member is confined to a medical or treatment facility on a permanent basis
they are no longer considered a POD participant and the cash-based assistance will be terminated.
The City will request verification from a responsible medical professional to verify the medical
status.

PART II: BASIC ELIGIBILITY CRITERIA
3-II.A. Threshold Eligibility Criteria
Threshold Eligibility Criteria are factors that establish whether an applicant will be reviewed for
program eligibility. The Threshold Eligibility Criteria for POD are:
1. Head of householdParticipant is a senior aged 65 or older;
2. Household must have occupied current Santa Monica rent -controlled apartment since prior
to January 1, 2000;
3. Household income must be equal to or less than Very Low Income (50 % Area Median
Income) for Los Angeles County, as determined annually by the United States Department
of Housing and Urban Development;
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4. Household income documentation indicates that the household is in need of the POD cashbased assistance (e.g. earning less than the approved Basic Needs Budget after-rent income
for household size) not to exceed the assistance limit of $700 for 1-person households or
$1225 for 2-person households; and
5. Household’s apartment must not be deed-restricted affordable housing of any kind,
including:
• Properties purchased, rehabilitated and/or constructed with City Housing Trust Funds;
• Apartments subject to the Affordable Housing Production Program;
• Federally assisted properties; and
• Los Angeles County-assisted or owned affordable housing properties; and
6. Household is not currently participating in, or previously terminated from, any Santa
Monica Housing Authority rent subsidy programs; and
7. No household membersPOD participants have been convicted of violent crime which
occurred in the previous 5 years or are registered sex offenders.
8. Social Security Numbers or Individual Taxpayer Identification Numbers - The participant
must disclose their social security number or individual taxpayer identification number to
allow the City to report the cash assistance as income on a 1099 form.
9. Participant must agree to execute a Consent to Release Information Form and Privacy Act
Notice, and other consent forms as needed to collect information relevant to the
participant’s eligibility if required. The City must deny admission to the program if any
applicant or, participant fails to sign and submit the consent forms within 10 days.
Income Limits
HUD establishes income limits for all areas of the country and publishes them annually in the
Federal Register. They are based upon estimates of median income with adjustments for
household size. The income limits are used to determine threshold eligibility for the program (i..e,
Very Low-Income).
Income limits are used for threshold eligibility at admission. Income eligibility is determined by
comparing the annual income of an applicant household to the applicable HUD income limits,
adjusted for household size.
Very Low-Income Participant. A participant whose annual income does not exceed 50 percent of
the median income for Los Angeles County, adjusted for household size.

Conflict of Interest
The City must not approve program participation in which any of the following classes of persons
has any interest, direct or indirect, during program participation or for one year thereafter:
• Any present or former member or officer of the City (except a participant commissioner)
• Any employee of the City, or any contractor, subcontractor or agent of the City, who formulates
policy or who influences decisions with respect to the programs
• Any public official, member of a governing body, or State or local legislator, who exercises
functions or responsibilities with respect to the programs
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CHAPTER 4: APPLICATIONS, WAITING LIST AND PARTICIPANTTENANT
SELECTION
Introduction
When a household wishes to receive assistance under the POD program, the household must
submit an application that provides the City with the information needed to determine the
household’s eligibility. All households that apply for assistance must be selected from the waiting
list. When POD assistance becomes available, the City must select applications households for
review from the waiting list in accordance with this Policies and Procedures Manual.
The City will adopt clear policies and procedures to acceptingprocessing applications, applications
placing households on the waiting list, and selecting applicationshouseholds from the waiting list
and must follow these policies and procedures consistently.
This chapter describes City policies for taking applicationsaccepting registrations, managing the
waiting list and selecting families for POD assistance. The policies outlined in this chapter are
organized into three sections, as follows:
Part I: The Waiting List Registration Application Process. This part provides an
overview of the waiting list registrationapplication process and discusses how
householdsapplicants can obtain and submit register for the program waiting
listapplications. This part also specifies how the City will handle submitted registration
informationapplications.
Part II: Managing the Waiting List. This part presents the policies that govern how the
City’s waiting list is structured and, when it is opened and closed, and how the public is
notified of the opportunity to apply for assistance. This part also discusses the process the
City will use to keep the waiting list current.
Part III: Selection for POD Assistance. This part describes the policies that guide the
City in selecting applicant householdsapplicants for POD assistance as such assistance
becomes available. Tthis part also specifies how in-person interviews may be used to
ensure that the City has the information needed to make a final eligibility determination.
PART I: THE WAITING LIST APPLICATION REGISTRATION PROCESS
4-I.A. Overview
This part describes the City’s policies for making applications registration forms available,
accepting registration formsapplications, making preliminary determinations of potential
eligibility, and the placement of registered householdsapplicants on the waiting list.
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4-I.B. Registering Applying with the City for Assistance
Any personarticipant that wishes to receive POD assistance must complete a registrationapply for
form as a first stepadmission to the program.
RegistrationsApplications must be completed in the method described in the instructions on the
City’s website in order to be accepted by the City for processing. All required information must
be filled out before the system will accept the registration.application.
Under the waiting list registrationapplication process, the City initially will require families to
provide only the information needed to make an initial assessment of the householdparticipant’s
potential eligibility. This information will be obtained from the participant families via a
registration formpreliminary application online. As a reasonable accommodation, families may
also registerapply by telephone.
Once the initial assessment of potentialarticipant eligibility is completed and the
registrationpreliminary application is deemed approved for further processing, the household
participant will be required to provide all of the information necessary to establish participantPOD
eligibility and level of assistance. The information will be obtained from the householdparticipant
via a full application form.
4-II.C. Opening and Closing and Closing of the Waiting List Registration Process
The City will open the registration process for the waiting list he waiting list at a predetermined
date that will be publicized in advance..

4-I.DC. Accessibility of the Waiting List Registration Application Process
If a person living with disabilities is unable to complete the online preliminary application
registration process due to the nature of their disability, they may request a reasonable
accommodation for assistance with the registrationapplication process. The City will accept
reasonable accommodation requests starting from the time ofthat the formal announcement of the
waiting list opening. Requests for reasonable accommodations received before this period will not
be reviewed. To prevent delay in the preliminary waiting list registration application process for
applicantshouseholds, the City will not verify with a third party the individual’s need for a
reasonable accommodation. As a reasonable accommodation, the City may allow thepersons living
with disabilities applicant to registerapply by telephone. The personapplicant must contact the City
before anythe deadlines specified by the City.
4-I.ED. Placement on the Waiting List
The City will review each completed preliminary applicationregistration received and make an
initial assessment of the household’s potential eligibility. The City will accept preliminary
applicationsregistrations from households for whom the list is open unless there is good cause for
not accepting the registrationapplication. Where the household is not determined to be ineligible,
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the household will be placed on a waiting list of sent a full applicationapplicants. No
householdapplicant has a right or entitlement to be placedlisted on the waiting list, or to any
particular positionosition on the waiting list.
Registered householdsWaitlist applicants will receive instant confirmation of receipt of
preliminary applicationregistration when all required information is completed. Once the
registrationpreliminary application has been receivedaccepted, a receipt will be sent to the email
address of recorddisplayed. Preliminary wait list status can be checked on waitlistcheck.com using
the account created during the preliminary application process. The status will show ‘Pending’
until the City has assessed initial eligibility. PotentialInitial eligibility will be assessed within 30
days of the registrationpre-application submission.
The City will determine a household’s potential eligibility by reviewing the following registration
information:
1. Registrant is at least 65 years of age as of the registration date, based on the reported age
or date of birth;
2. Registrant’s home address matches an address in the City’s records of rent-controlled units
with tenants who moved in prior to January 1, 2000;
3. Registrant’s home address does not match an address in the City’s records of deedrestricted, affordable housing units;
1.4.Registrant’s home address does not match an address in the City’s records of units
receiving rental subsidies.
Ineligible for Placement on the Waiting List
If the City can determine from the registration information provided that a household is
ineligible, the household will not be placed on the waiting list. In these instances, the City
is not required to make any further effort to contact the registered household. An informal
review is not required to be offered. Waitlistcheck.com status will now be ‘Inactive.’
Eligible for Placement on the Waiting List
If the City can determine from the registration information provided that a household is
potentiallyinitially eligible, the household will be placed on the waiting listbe placed on
the waiting list and will be sent a full application. Waitlistcheck.com status will now be
‘Active.’
Assistancecheck.com Personal Information Numbers (PINs) will be issued for accepted
preliminary applicants. Assistancecheck.com can be used to update household information.
Reasonable accommodation requests from waiting list households regarding assistance
with the full application process can be made to the City.
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PART II: MANAGING THE WAITING LIST
4-II.A. Overview
This part describes the policies regarding various aspects of organizing and managing the waiting
list of registeredapplicant households. This includes opening the list to new householdsapplicants,
closing the list to new householdsapplicants, notifying the public of waiting list openings and
closings, updating waiting list information, and purging the list of households that are no longer
interested in the program or are ineligible for assistance, as well as conducting outreach to ensure
a sufficient number of applicants.
4-II.B. Organization of the Waiting List
The City’s waiting list must be organized in such manner to allow the City to accurately identify
and select householdsfamilies for assistance in the proper order, according to the admissions
policies described in this plan.
The waiting list will must contain the following minimum information for each applicant
household listed:
• Applicant namename
• Home address
• Contact information
• Age or date of birth
• Names of other household members
•
• Registration date
Date of birth
Address
Date and time of application
Monthly rent, income, and asset totals
4-II.C. Opening and Closing of the Waiting List
The City will open the waiting list at a predetermined date that will be publicized in advance.
4-II.CD. Maintaining the Waiting List
Removal from the Waiting List
If at any time a householdn applicant is on the waiting list and the City determines that the
household is not eligible for assistance (see Chapter 3), the applicant household will be removed
from the waiting list.
If a householdn applicant is removed from the waiting list because the City has determined the
householdapplicant is not eligible for assistance, a written notice will be sent to the applicant’s
email address of record. The notice will state the reasons the household was removed from the
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waiting list and will inform the applicant of how to request an informal review regarding the City’s
decision..
The City will remove names of applicants:
• That do not respond to a written request for information or updates within the notified
timeframe; or
• If correspondence to the applicant isf returned by the United States Postal Service for any
reason.; or
In these instances, the City is not required to make any further effort to contact the
applicanthousehold. An informal review is not required to be offered.
The City may remove the names of applicants households that have become a participants in any
other City’s housing programs. An informal review is not required to be offered in these instances.

PART III: SELECTION FOR APPLICATION REVIEW AND PARTICIPATION
4-III.A. Overview
HouseholdsApplicants on the waiting list must be selected for eligibility review in accordance with
the policies described in this part and the City will maintain a clear record of all information
required to verify that the householdapplicant is selected from the waiting list in accordance with
the policies in this part.
4-III.B. Selection and Qualification
The City will select applicants waiting list households on the waitwho have completed a full
applicationlist for eligibility review by rolling lottery cycle. The steps for the selection cycle are:
1. Process all preliminary applications submitted since the last cycle so all qualified
applications are accepted and on the waiting list.Send a full application to households on
the waiting list and notify households of the deadline to complete the application in order
to be entered in the next rolling lottery cycle.
2. Randomly assign lottery numbers to all households who have completed the full
application ‘Active’ applications by the stated deadline..
3. SelectNotify the top # of applicant householdsapplicants they have been selected for
further processing and inform applicants of the requirement to complete a full application.
The # selected for each lottery cycle will be adjusted as the pilot proceeds based on how
many can be processed per cycle.
4. SubmittedSelected applications will be checked for completion., Aadditional required
documents and information will be requested if needed.
5. AOnce the deadline is reached applications will be processed in lottery order.
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6. HouseholdsApplicants that are determined to be eligible will be considered qualified and
their assistance will be calculated according to the policies in Chapter 6. Households
Applicants that are not qualified or are not calculated tothat are determined to not need
assistance will be notified, and removed from the waiting list,. and informed of how to
request an informal review regarding the City’s decision.
7. Eligible householdsapplicants will be served in order so long as capacity exists in the
program budget. If there is not enough capacity in the program budget the eligible
applicants households will wait in the order in which they were determined to be qualified.
4-III.C. Notification of the Selection
The City will notify applicants households when selected from the waiting listin the rolling lottery
cycle and schedule an eligibility interviewfor eligibility review. Applicants must complete an
application and provide all required documentation by the date specified., or the participant will
be removed from the waiting list. At the midway point between the mailing date and application
submittal deadline, reminder postcards will be sent and phone calls to the applicants will be
attempted. After these documented attempts to notify the participant without response, the
participant will be removed from the wait list.
4-III.D. The Application Eligibility Interview
Households selected from the waiting list may be required to participate in an eligibility interview.
All POD-participating household adult household members are required to attend the interview
together. Other adult household members may be required to attend the interview if it is necessary
to make an eligibility determination.
AllThe adult household members must provide acceptable documentation of legal identity.
(Chapter 7 provides a discussion of proper documentation of legal identity). The POD participants
must also provide the information necessary to establish the participant’s eligibility for POD and
determine the appropriate level of assistance, as well as completeing required forms, provideing
required signatures, and submitting required documentation. If any materials are missing, the City
will provide the participant with a written list of items that must be submitted.
Any required documents or information that the household is unable to provide at the interview
must be provided within ten business days of the interview (Chapter 7 provides details about longer
submission deadlines for particular items, including documentation of eligible noncitizen status).
If the household is unable to obtain the information or materials within the required time frame,
an extension may be granted depending upon the circumstances. If the required documents and
information are not provided within the required time frame (plus any extensions), the household
will be sent a notice of denial (See Chapter 3).
If the participant is unable to attend a scheduled interview, the participant should contact the City
in advance of the interview to reschedule a new appointment. Applicants who fail to attend the
scheduled interview without City approval will be denied assistance based on the participant’s
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failure to supply information needed to determine eligibility. A notice of denial will be issued in
accordance with policies contained in Chapter 3.

4-III.E. Completing the Application Process
If the City determines that the household is eligible and all documentation has been received, the
City will enroll the household in the program.
If the City determines that the household is ineligible, the City will send written notification of the
ineligibility determination within 10 business days of the determination. The notice will specify
the reasons for ineligibility and will inform the household of its right to request an informal review.
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CHAPTER 5: PARTICIPANT OBLIGATIONSBRIEFINGS AND ASSISTANCE
5-I.A. Participant Obligations
Obligations of the participant are described in this chapter. These obligations include
responsibilities the participant is required to satisfy, as well as prohibited actions. The City must
inform participants of these obligations before admission into the program and the during the oral
briefing, and the same information must be included on a written form or statement signed by all
participants in the briefing packet. When the participant is approved for the program and the
written statement of participant obligationse is contract is executed, the participant must meet those
obligations to continue participating in the program.
What Does the Participant Do?
The POD participant has the following responsibilities:
• Provide the City with complete and accurate information as determined by the City to be
necessary for administration of the program
• Attend all appointments scheduled by the City
• Maintain residency in the rent-controlledenrollment apartment, including complying with the
terms of the lease
Time Frames for Reporting Changes Required Byby Participant Obligations
Unless otherwise noted below, when participant obligations require the participant to respond to a
City request for information or notify the City of a change in circumstances, responding to the City
request or notifying the City of a change in circumstances within 30 days is considered prompt.
When a participant is required to provide notice to the City, the notice must be in writing.
Participant Obligations
The participant obligations of the assistance are listed as follows:
1. The participant must supply any information requested by the City for use in a scheduled
reexamination or of participant income and household composition.
2. The participant must disclose and verify social security numbers or individual taxpayer
identification numbers and sign and submit consent forms to obtain relevant information.
3. Any information supplied by the participant must be accurate and complete.
4. The participant must notify the City and the owner before moving out of the residence or
terminating the lease or rental agreement. The participant must provide written notice to the
City at the same time the owner is notified, but no less than 15 days.
5. The participant must promptly give the City a copy of any owner eviction notice within 10
business days.
6. The participant must occupy the apartment as their sole and primary residence.
7. The participant must inform the City when adding another person to the apartment. The request
to add a participant member must be submitted in writing.
8. The participant must promptly notify the City in writing if any participant household member
no longer lives in the residence.
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9. The participant must not sublease or sublet the residence after admission into the program.
Subleasing includes receiving payment to cover rent and utility costs by a person living in the
residence who is not listed as a household member.
10. The participant must not assign the lease or transfer the unit.
11. The participant must supply any information or certification requested by the City to verify
that the participant is living in the residence, or related to participant absence from the
residence, including any City-requested information or certification for the purposes of
participant absences. The participant must cooperate with the City for this purpose. The
participant must provide prompt and advance notice to the City of absences from the residence
of more than 30 days.
12. The participant must not own or have any interest in the residence.
13. Participant members must not commit fraud, bribery, or any other corrupt or criminal act in
connection with the program.
14. An assisted participant or member of the participant household must not receive program
assistance while receiving a housing subsidy under any other federal, state or local housing
assistance program.
15. A participant must not receive program assistance while residing in an apartment owned by a
parent, child, grandparent, grandchild, sister or brother of any member of the participant
household, unless the City has provided a reasonable accommodation for a participant who is
a person with disabilities.
16. The participant must notify the City within 30 days in writing of any significant increases in
household income or assets. “Significant” means an increase in gross monthly income of more
than $200 since the date of admission to the program or since the most recent reexamination.
17. The participant agrees not to pay the owner/landlord any additional compensation (either
monetary or other) other than that which is approved by the lease or approved by the City.
18. The participant must not engage in or threaten abusive or violent behavior towards any City
employee or representative.
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CHAPTER 6: POD ASSISTANCE DETERMINATIONS
Introduction
A household’s income and rent determine is used to calculate the amount of POD cash-based
assistance. The City will use the policies and methods described in this chapter to ensure that only
eligible households receive assistance. This chapter describes City policies related to:
• Part I: Annual Income. Definition of annual income and sources of income. These
requirements and City policies for calculating annual income are found in Part I.
• Part II: Basic Needs Budget. Definition of Basic Needs Budget, based on the UCLA Elder
Index.
• Part III: After Rent Income and Calculating the Cash-Based Assistance. This part
describes the formula for calculating cash-based assistance.
•
PART I: ANNUAL INCOME
6-I.A. Overview
(a) Annual income means all amounts, monetary or not, which:
(1) Go to, or on behalf of, the participant head or spouse (even if temporarily absent) or to any
other participant member; or
(2) Are anticipated to be received from a source outside the participant during the 12-month period
following admission or annual reexamination effective date; and
(3) Annual income also means amounts derived (during the 12-month period) from assets to which
any member of the participant has access.

6-I.B. Household Composition and Income
Income received by all household members must be counted unless specifically excluded. It is the
responsibility of participantsthe head of household to report changes in household composition.
Household
member type

Counts toward
household size

Participant

Yes (up to 2)

Other member

No

Roommate

No

Part of assistance
calculation
Income and assets
are counted
Income and assets
are counted
Rent contribution is
subtracted from
household rent
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Live in aide

No

No

6-I.C. ANTICIPATING ANNUAL INCOME
The City will count all income “anticipated to be received from a source outside the participant”
during the 12-month period following admission or annual reexamination effective date. Policies
related to anticipating annual income are provided below.
Basis of Annual Income Projection
The City will use current circumstances to determine anticipated income for the coming 12-month
period. The City will use other than current circumstances to anticipate income when:
• An imminent change in circumstances is expected
• It is not feasible to anticipate a level of income over a 12-month period (e.g., seasonal or cyclic
income)
• The City believes that past income is the best available indicator of expected future income.
The City will use participant provided documentation or request that participant request
information from a third party. In some instances, y or the Ccity maywill request documentation
forom
a
third
party.
Changes in Income
Any time current circumstances are not used to project annual income, a clear rationale for the
decision will be documented in the file. In all such cases the participant may present information
and documentation to the City to show why the historic pattern does not represent the participant’s
anticipated income.
Known Changes in Income
If the City verifies an upcoming increase or decrease in income, annual income will be calculated
by applying each income amount to the appropriate part of the 12-month period.
Example: An employer reports that a full-time employee who has been receiving $8/hour will
begin to receive $8.25/hour in the eighth week after the effective date. In such a case the City
would calculate annual income as follows: ($8/hour × 40 hours × 7 weeks) + ($8.25 × 40 hours ×
45 weeks).

When tenant-provided third-party documents are used to anticipate annual income, they
will be dated within the last 90 days.
6-I.D. Earned Income
The full amount, before any payroll deductions, of wages and salaries, overtime pay,
commissions, fees, tips and bonuses, and other compensation for personal services is included in
earned income. For persons who regularly receive bonuses or commissions, the City will verify
and then average amounts received for the 6 monthstwo years preceding admission or
reexamination.
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6-I.E. Business Income
Annual income includes the net income from the operation of a business or profession. Schedule
C of the IRS reporting will be used to determine business income. Expenditures for business
expansion or amortization of capital indebtedness shall not be used as deductions in determining
net income. An allowance for depreciation of assets used in a business or profession may be
deducted, based on straight-line depreciation, as provided in Internal Revenue Service
regulations. Any withdrawal of cash or assets from the operation of a business or profession will
be included in income, except to the extent the withdrawal is reimbursement of cash or assets
invested in the operation by the participant.
Withdrawal of Cash or Assets from a Business
Annual income will include the withdrawal of cash or assets from the operation of a business or
profession unless the withdrawal reimburses a participant member for cash or assets invested in
the business by the participant.
Co-owned Businesses
If a business is co-owned with someone outside the participant, the participant must document the
share of the business it owns. If the participant’s share of the income is lower than its share of
ownership, the participant must document the reasons for the difference. Business income is
calculated based on the participant’s documented proportional share of the business assets and
income.
6-I.F. Assets
Overview
Assets are defined as stock, interest, dividends, and other net income of any kind from real or
personal property. This section discusses how assets are counted for POD. For most types of assets,
the City must determine the value of the asset in order to compute income from the asset.
Therefore, for each asset type, this section discusses:
• How the value of the asset will be determined
• How income from the asset will be calculated
General Policies
Income from Assets
The City will use current circumstances to determine both the value of an asset and the anticipated
income from the asset. The City will use other current circumstances to anticipate income when
(1) an imminent change in circumstances is expected (2) it is not feasible to anticipate a level of
income over 12 months or (3) the City believes that past income is the best indicator of anticipated
income.
Anytime current circumstances are not used to determine asset income, a clear rationale for the
decision will be documented in the file. In such cases the participant may present information and
documentation to the City to show why the asset income determination does not represent the
participant’s anticipated asset income.
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Valuing Assets
The calculation of asset income sometimes requires the City to make a distinction between an
asset’s market value and its cash value.
• The market value of an asset is its worth in the market (e.g., the amount a buyer would pay for
real estate or the total value of an investment account).
• The cash value of an asset is its market value
Lump-Sum Receipts
Payments that are received in a single lump sum, such as inheritances, capital gains, lottery
winnings, insurance settlements, and proceeds from the sale of property, are generally considered
assets, not income. However, such lump-sum receipts are counted as assets only if they are retained
by a participant in a form recognizable as an asset (e.g., deposited in a savings or checking
account). (For a discussion of lump-sum payments that represent the delayed start of a periodic
payment, most of which are counted as income.)
Imputing Income from Assets
When the participant has net assets in excess of $5,000, the City will include in annual income the
greater of (1) the actual income derived from the assets or (2) the imputed income. Imputed income
from assets is the total cash value of all participant assets multiplied by ten percent (10%).
Determining Actual Anticipated Income from Assets
It may or may not be necessary for the City to use the value of an asset to compute the actual
anticipated income from the asset. When the value is required to compute the anticipated income
from an asset, the market value of the asset is used. For example, if the asset is a property for which
a participant receives rental income, the anticipated income is determined by annualizing the actual
monthly rental amount received for the property; it is not based on the property’s market value.
However, if the asset is a savings account, the imputed income is determined by multiplying the
market value of the account by ten percent (10%).
Withdrawal of Cash or Liquidation of Investments
Any withdrawal of cash or assets from an investment by the participant will be included in income.
Jointly Owned Assets
Annual income includes “amounts derived (during the 12-month period) from assets to which any
member of the participant has access.”
If an asset is owned by more than one person and any participant member has unrestricted access
to the asset, the City will count the full value of the asset. A participant member has unrestricted
access to an asset when he or she can legally dispose of the asset without the consent of any of
other owners.
If an asset is owned by more than one person, including a participant member, but the participant
member does not have unrestricted access to the asset, the City will prorate the asset according to
the percentage of ownership. If no percentage is specified or provided for by state or local law, the
City will prorate the asset evenly among all owners.
Foreclosure or Bankruptcy
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Assets are not considered disposed of for less than fair market value when the disposition is the
result of a foreclosure or bankruptcy sale.
Participant Declaration
Participants must sign a declaration form at initial certification and each annual recertification
identifying all assets that have been disposed of for less than fair market value or declaring that no
assets have been disposed of for less than fair market value. The City may verify the value of the
assets disposed of if other information is available to the City does not appear to agree with the
information reported by the participant.
Types of Assets
Checking and Savings Accounts
The City will determine the cash value of checking and savings accounts as follows:
• The value of a checking account will be based on the average monthly balance for the last
three months unless the financial institution provides a six-month average balancecurrent
balance.
• The value of a savings account will be based on the current balance.
• When the household has net assets in excess of $5,000,tThe imputed income from an
interest-bearing checking or savings account will be based on multiplying the cash value
of the account by ten percent (10%).
Investment Accounts Such as Stocks, Bonds, Saving Certificates, and Money Market Funds
In determining the market value of an investment account, the City will use the value of the account
on the most recent investment report. Interest or dividends earned by investment accounts are
counted as actual income from assets even when the earnings are reinvested. The cash value of
such an asset is determined by deducting from the market value any broker fees, penalties for early
withdrawal, or other costs of converting the asset to cash. When the household has net assets in
excess of $5,000, iImputed income from investment accounts will be calculated by multiplying
the market value asset by ten percent (10%).
Equity in Real Property or Other Capital Investments
Equity (cash value) in a property or other capital asset is the estimated current market value of the
asset less the unpaid balance on all loans secured by the asset and reasonable costs (such as broker
fees) that would be incurred in selling the asset. In determining the equity, the City will determine
market value by examining recent sales of at least three properties in the surrounding or similar
neighborhood that possess comparable factors that affect market value.
The City will first use the payoff amount for the loan (mortgage) as the unpaid balance to calculate
equity. If the payoff amount is not available, the City will use the basic loan balance information
to deduct from the market value in the equity calculation. Equity in real property and other capital
investments is considered in the calculation of asset income.
A participant may have real property as an asset in two ways: (1) owning the property itself and
(2) holding a mortgage or deed of trust on the property. In the case of a property owned by a
participant member, the anticipated asset income generally will be in the form of rent or other
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payment for the use of the property. If the property generates no income, actual anticipated income
from the asset will be zero.
In the case of a mortgage or deed of trust held by a participant member, the outstanding balance
(unpaid principal) is the cash value of the asset. The interest portion only of payments made to the
participant in accordance with the terms of the mortgage or deed of trust is counted as anticipated
asset income.
In the case of capital investments owned jointly with others not living in a participant’s unit, a
prorated share of the property’s cash value will be counted as an asset unless the City determines
that the participant receives no income from the property and is unable to sell or otherwise convert
the asset to cash.
Trusts
A trust is a legal arrangement generally regulated by state law in which one party (the creator or
grantor) transfers property to a second party (the trustee) who holds the property for the benefit of
one or more third parties (the beneficiaries).
Revocable Trusts
If any member of a participant has the right to withdraw the funds in a trust, the value of the trust
is considered an asset . Any income earned as a result of investment of trust funds is counted as
actual asset income, whether the income is paid to the participant or deposited in the trust.
Nonrevocable Trusts
In cases where a trust is not revocable by, or under the control of, any member of a participant, the
value of the trust fund is not considered an asset. However, any income distributed to the
participant from such a trust is counted as a periodic payment or a lump-sum receipt, as
appropriate.
Retirement Accounts
Company Retirement/Pension Accounts
In order to correctly include or exclude as an asset any amount held in a company retirement or
pension account by an employed person, the City must know whether the money is accessible
before retirement. While a participant member is employed, only the amount the participant
member can withdraw without retiring or terminating employment is counted as an asset. After a
participant member retires or terminates employment, any amount distributed to the participant
member is counted as a periodic payment or a lump-sum receipt, as appropriate except to the extent
that it represents funds invested in the account by the participant member. The balance in the
account is counted as an asset only if it remains accessible to the participant member.
IRA, Keogh, and Similar Retirement Savings Accounts
IRA, Keogh, and similar retirement savings accounts are counted as assets even though early
withdrawal would result in a penalty.
Personal Property
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Personal property held as an investment, such as gems, jewelry, coin collections, antique/classic
cars, luxury vehicles valued at $5,000.00 or higher, etc., is considered an asset.
In determining the value of personal property held as an investment, the City will use the
participant’s estimate of the value. The City may use other general practice methods to confirm
the value of the asset if there is reason to believe that the participant’s estimated value is off by
$100 or more. In the event it is necessary to establish the value of personal property held for
investment the participant must cooperate with the appraiser but cannot be charged any costs
related to the appraisal.
Generally, personal property held as an investment generates no income until it is disposed of. If
regular income is generated (e.g., income from renting the personal property), the amount that is
expected to be earned in the coming year is counted as actual income from the asset.
Necessary items of personal property are not considered assets.
Necessary personal property consists of only those items not held as an investment, and may
include clothing, furniture, household furnishings, jewelry, and vehicles other than antique/classic
and luxury vehicles as described above, including those specially equipped for persons with
disabilities.
Life Insurance
The cash value of a life insurance policy available to a participant member before death, such as a
whole life or universal life policy is included in the calculation of the value of the participant’s
assets. The cash value is the surrender value. If such a policy earns dividends or interest that the
participant could elect to receive, the anticipated amount of dividends or interest is counted as
income from the asset whether or not the participant actually receives it.
Annuities
An “annuity” is a contract between a person and a life insurance company. An annuity accumulates
and invests money and pays it out as income over time. An annuity may have a cash value
countable as an asset or is providing income. An annuity may be either an asset or it may be
providing income but an annuity is never both income and an asset at the same time.
Annuities have two distinct phases: the first is the accumulation phase (money is deposited in a
lump sum or contributed over time in regular installments and grows through investment) and the
second phase is the payout (or “annuitization”) period during which regular payments are made to
the owner of the annuity usually for a specified period of time or the life of the annuity’s owner,
whichever is longer. Once the contract is “annuitized,” and payments begin, it no longer has a
“cash value” and it cannot (under any circumstance) be “cashed in.” Payments are usually monthly,
but they can also be quarterly or annual.

6-I.H. PERIODIC PAYMENTS
Periodic payments are forms of income received on a regular basis.
Periodic Payments Included in Annual Income
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•
•

Periodic payments from sources such as social security, unemployment and welfare assistance,
annuities, insurance policies, retirement funds, and pensions.
Disability or death benefits and lottery receipts paid periodically, rather than in a single lump
sum.

Lump-Sum Payments for the Delayed Start of a Periodic Payment
Most lump sums received as a result of delays in processing periodic payments, such as
unemployment or welfare assistance, are counted as income. However, lump-sum receipts for the
delayed start of periodic social security or supplemental security income (SSI) payments are not
counted as income. Additionally, any deferred disability benefits that are received in a lump-sum
or in prospective monthly amounts from the Department of Veterans Affairs are to be excluded
from annual income.
DISTRIBUTIONS FROM IRREVOCABLE TRUSTS WHEN PRINCIPAL CONSISTS OF
LUMP-SUMS EXCLUDED FROM INCOME
Periodic payments in the form of distributions to a participant are not counted in annual income
when those distributions are from the principal of an irrevocable trust (such as a special needs
trust) and when the principal consists of lump-sum additions to participant assets excluded from
annual income. Any interest accruing from such lump-sum additions are included in annual
income.
Periodic Payments Excluded from Annual Income
Payments received for the care of foster children or foster adults (usually persons with disabilities,
unrelated to the assisted participant, who are unable to live alone). Kinship guardianship assistance
payments (Kin-Gap) and other similar guardianship payments are treated the same as foster care
payments and are likewise excluded from annual income. The City will exclude payments for the
care of foster children and foster adults only if the care is provided through an official arrangement
with a local welfare agency.
• Amounts paid by a state agency to a participant with a member who has a developmental
disability and is living at home to offset the cost of services and equipment needed to keep the
developmentally disabled participant member at home.
• Amounts received under the Low-Income Home Energy Assistance Program (42 U.S.C.
1626(c)).
• Amounts received under the Child Care and Development Block Grant Act of 1990 (42 U.S.C.
9858q).
• Earned Income Tax Credit (EITC) refund payments (26 U.S.C. 32(j)). Note: EITC may be paid
periodically if the participant elects to receive the amount due as part of payroll payments from
an employer.
• Lump sums received as a result of delays in processing Social Security and SSI payments (see
section 6-I.J.).
• Lump sums or prospective monthly amounts received as deferred disability benefits from the
Department of Veterans Affairs.
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6-I.I. Payments in Lieu of Earnings
Payments in lieu of earnings, such as unemployment and disability compensation, worker’s
compensation, and severance pay, are counted as income if they are received either in the form of
periodic payments or in the form of a lump-sum amount or prospective monthly amounts for the
delayed start of a periodic payment. If they are received in a one-time lump sum (as a settlement,
for instance), they are treated as lump-sum receipts.
6-I.J. Welfare Assistance
Overview
Welfare assistance is counted in annual income. Welfare assistance includes Temporary
Assistance for Needy Families (TANF) and any payments to individuals or families based on need
that are made under programs funded separately or jointly by federal, state, or local governments.
Alimony and Child Support
The City must count alimony or child support amounts awarded as part of a divorce or separation
agreement. The City will count court-awarded amounts for alimony and child support unless the
City verifies that: (1) the payments are not being made, and (2) the participant has made reasonable
efforts to collect amounts due, including filing with courts or agencies responsible for enforcing
payments. Families who do not have court-awarded alimony and child support awards are not
required to seek a court award and are not required to take independent legal action to obtain
collection.
Regular Contributions or Gifts
The City must count as income regular monetary and nonmonetary contributions or gifts from
persons not residing with an assisted participant. Temporary, nonrecurring, or sporadic income
and gifts are not counted.
Any contribution or gift received more than three times per year will be considered a “regular”
contribution or gift, unless the amount is less than $100 per occurrence. This includes rent and
utility payments made on behalf of the participant and other cash or non-cash contributions
provided on a regular basis.

PART II: BASIC NEEDS BUDGET

6-II.A. UCLA Elder Index and POD Basic Needs Budget
The Elder Economic Security Standard™ Index (EI) was developed by the UCLA Center for
Health Policy Research and is the basis of the City’s POD Basic Needs Budget (BNB). The Basic
Needs Budget Method is based on a modified-for-Santa Monica version of the 2015 UCLA Elder
Index, which aims to equalize the remaining amount of income each household retains after paying
rent.
610-9

Specifically, the City uses the expenses in the Elder Index other than the line item for “‘housing
costs,”’, which includes rent and utilities. The amount of rent paid by participants in the POD
program is known, therefore, the City of Santa Monica uses the “‘after rent”’ expenses from the
Elder Index to develop the Basic Needs Budget. The POD program After-Rent BNB is developed
by excluding the housing cost expense, adding in a utility expense (based on information derived
from the Housing Authority’s Section 8 voucher program), and adjusting the transportation
expense to reflect the cost of a senior monthly bus pass (Big Blue Bus EZ Transit Pass - Zone 1).
POD PILOT 2 AFTER-RENT BASIC NEEDS BUDGET
PILOT 2
Expense
1-person HH
2-person HH
Food
$269
$499
Healthcare
$162
$324
Transportation
$52
$103
Utilities
$44
$63
Miscellaneous
$220
$317
Total Monthly POD After-Rent Basic
$747
$1,306
Needs Budget

Maximum Pilot 2 Assistance:

$700

$1,225

PART III: After Rent Basic Needs Budget and Calculating the Cash-Based Assistance

6-II.B. After-Rent Basic Need Budget and Maximum Assistance
The table above shows both the After-Rent BNB and the maximum amount of assistance provided
to participants in the POD Pilot 2 program.
Cash-Based Assistance Formula
The formula for the amount of cash-based assistance provided to a household is calculated as
follows (with adjustments for household size):
• Total Monthly Income Minus Monthly Rent = Monthly After-Rent Income
• Monthly After-Rent Basic Needs Budget (not to exceed $700 for a 1-person household
or $1,225 for a 2-person household) Minus Monthly After-Rent Income = Monthly CashBased Assistance
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CHAPTER 7: VERIFICATION
Introduction
The City must verify all information that is used to establish the household’s eligibility and level
of assistance and requires written authorization from the household to collect information
necessary to determine eligibility. Applicants and program participants must cooperate with the
verification process as a condition of receiving assistance.
Part I describes the general verification process. Part II provides more detailed requirements. All
information obtained through the verification process will be handled in accordance with the
records management policies of the City.

PART I: GENERAL VERIFICATION REQUIREMENTS
7-I.A. Participant Consent to Release of Information
The participant must supply any information that the City determines is necessary to the
administration of the program and must consent to City verification of that information.
Consent Forms
All adult applicants and participants are required to sign POD program consentthe form(ss to
release and obtain information.)‘POD Consent to Release Information’ and ‘POD request to obtain
information’.
Penalties for Failing to Consent
If any household member who is required to sign a consent form fails to do so, the City will deny
admission to applicants and terminate assistance of participants. In these cases, an informal review
is not required to be offered.The household may request an informal review (applicants) or
informal hearing (participants) in accordance with City procedures.
7-I.B. Overview of Verification Requirements
Verification Hierarchy
Requirements for Acceptable Documents
Any documents used for verification must generally be dated within 90 days of the City request.
The City will accept documents not dated within 90 days of the request if the documents can
reasonably be expected to verify current circumstances. The documents must not be damaged,
altered or in any way illegible. If the applicant or participant initially supplies the City with copies,
the City reserves the right to ask for the original document copies. Print-outs and documents in
Portable Document Format (PDFs) from wWeb pages are considered original documents. They
staff member who views the original document must scan the document into the City secure

7-1

records retention system. Any participant self-certifications must be made in a format acceptable
to the City and must be signed in the presence of a City representative or a notary public.
File Documentation
The City must document in the file how the figures used in income and rent calculations were
determined. All verification attempts, information obtained, and decisions reached during the
verification process will be recorded in the participant’s file in sufficient detail to demonstrate that
the City has followed all of the verification policies set forth in this plan. The record should be
sufficient to enable a staff member or auditor to understand the process followed and conclusions
reached.
The City will document, in the participant file, the following:
Reported participant annual income
Value of assets
When the City is unable to obtain third- party verification, the City will document in the participant
file the reason that third-party verification was not obtained.
7-I.C. Self-certification
Self-certification, or “tenant declaration,” is used as a last resort when the City is unable to obtain
third-party verification of income or assets. When information cannot be verified by a third party
or by review of documents, participant members will be required to submit self-certifications
attesting to the accuracy of the information they have provided to the City. The City may require
a participant to certify that they do not receive a particular type of income or benefit. The selfcertification must be made in a format acceptable to the City and must be signed by the participant
member whose information or status is being verified. All self-certifications must be signed in the
presence of a City representative.

PART II: VERIFYING PARTICIPANT INFORMATION
7-II.A. Verification of Legal Identity
The City will require participantsfamilies to furnish verification of legal identity for each
household member.
Verification of Legal Identity for Adults Verification of Legal Identity
Children
Certificate of birth, naturalization papers
Certificate of birth
Church issued baptismal certificate
Adoption papers
Current, valid driver's license or Custody agreement
Department
of
Motor
Vehicles Health and Human Services ID
identification card
Certified school records
U.S. military discharge (DD 214)
Baptismal records
Current U.S. passport
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for

Current employer identification card,
Social Security card, employment photo ID
If a document submitted by a participant is illegible for any reason or otherwise questionable, more
than one of these documents may be required.
If none of these documents can be provided and at the City’s discretion, a third party who knows
the person may attest to the person’s identity. The certification must be provided in a format
acceptable to the City and be signed in the presence of a City representative.
Legal identity will be verified for all applicants at the time of eligibility determination and in cases
where the City has reason to doubt the identity of a person representing him or herself to be a
participant.
7-II.B. Social Security Numbers and Individual Taxpayer Identification Numbers
The participant must provide documentation of their valid social security number (SSN) or
individual taxpayer identification number (ITIN)..
The City will accept the following documentation as acceptable evidence of the social security
number or individual taxpayer identification number:
An original SSN card issued by the Social Security Administration (SSA) or an
original ITIN authorization letter issued by the Internal Revenue Service (IRS)
An original SSA--issued document, which contains the name and SSN of the individual
An original IRS-issued document, which contains the name and ITIN of the individual
An original document issued by a federal, state, or local government agency, which
contains the name and SSN or ITIN of the individual
Two years of 1099 IRS forms or income tax returns
The City may only reject documentation of an SSN or ITIN provided by an applicant or participant
if the document is not an original document or if the original document has been altered, mutilated,
is illegible, or appears to be forged. The City will explain to the applicant or participant the reasons
the document is not acceptable and request that the individual obtain and submit acceptable
documentation of the SSN or ITIN to the City within 90 days.
When a participant requests to add a new household member who is at least 6 years of age, or who
is under the age of 6 and has an SSN, the participant must provide the complete and accurate SSN
or ITIN assigned to each new member at the time of reexamination or recertification, in addition
to the documentation required to verify it. The City may not add the new household member until
such documentation is provided.
For every participant member age 6 or older, the participant must provide documentation of a valid
social security number (SSN) or individual taxpayer identification number (ITIN). If the
participant reports an SSN or ITIN but cannot provide acceptable documentation of the number
the participant cannot be provided assistance from POD until proper documentation of the SSN or
ITIN is provided. The City will instruct the participant to obtain a duplicate card from the local
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Social Security Administration (SSA) office or a duplicate ITIN authorization letter from the
Internal Revenue Service (IRS)..
Social security numbers and individual taxpayer identification numbers must be verified only once
during continuously-assisted occupancy.

7-II.C. Documentation of Age
A birth certificate or other official record of birth is the preferred form of age verification. For
elderly participant members an original document that provides evidence of the receipt of social
security retirement benefits is acceptable.
If an official record of birth or evidence of social security retirement benefits cannot be provided,
the City will require the participant to submit other documents that support the reported age of the
participant member (e.g., school records, driver's license if birth year is recorded) and to provide
a self-certification.
Age must be verified only once during continuously-assisted occupancy.

7-II.D. Participants Relationshipss
PApplicants and program participants are required to identify the relationship of household
members to the participant. The City may require participants and household members to submit
self-certifications attesting to the relationship.
RParticipant relationships are verified only to the extent necessary to determine a participant’s
eligibility and level of assistance.
Certification by the participant is normally sufficient verification. If the City has
reasonable doubts about a household member’s relationship to a participant, the City may require
the household to provide additional documentation to the extent necessary to determine a
participant’s eligibility and level of assistance.
Roommates
To verify a household member’s status as a roommate, the City may require one or more of the
following types of documents: lease, written roommate agreement, cancelled rent checks, or rent
payment receipts.
The City will require roommates to certify that they do not provide financial support to a
participant outside of the obligation to pay rent as specified by a roommate agreement.
Live-In Aides
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To verify a household’s member’s status as a live-in aide, the participant and live-in aide will be
required to complete a Live-In Aide Agreement certification form stating that the live-in aide is
(1) not obligated for the support of the person(s) needing the care, and (2) would not be living in
the unit except to provide the necessary supportive services. The certification must be completed
at program admission and before adding a new live-in aide to the household.
If the City has reasonable doubts about a household member’s live-in aide status, the City may
require the household to provide additional documentation only to the extent necessary to verify
the household member’s status as a live-in aide.

7-II.E. Residency
In order to verify that a household member is a current resident occupying the unit, the City will
require at least two of the following types of documents to verify residency: rental agreements or
leases, cancelled rent checks, rent payment receipts, utility bills, employer or agency records, stateissued identification, voter registration records, DMV vehicle registration, income tax documents,
cell phone bill, or credit card bill.
If the City has reasonable doubts about the residency status of a participant or other household
member, the City may require the household to provide additional documentation only to the extent
necessary to verify the household member’s status as a resident.
The City will also verify the household’s rent control status by comparing the unit address with
the Santa Monica Rent Control Department’s records of rent-controlled units.
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PART III: VERIFYING INCOME AND ASSETS
Chapter 6, Part I of this plan describes in detail the types of income that are included and excluded
and how assets and income from assets are handled. Any assets and income reported by the
participant must be verified. This part provides City policies that supplement the general
verification procedures specified in Part I of this chapter.
7-III.A. Earned Income
As verification of earned income, the City will require the three most current consecutive pay stubs
dated within a 90-day period prior to the City’s request. In the event that 3 consecutive pay stubs
dated within the 90-day period are unavailable as a result of the employer’s payroll schedule (i.e.
the employer pays on a monthly basis), the City will utilize all available pay stubs dated within the
90-day period plus any additional pay stubs up to 90 days old to provide a total of 3 consecutive
pay stubs.
Wages
For wages other than tips, the participant must provide originals of the three most current,
consecutive pay stubs.
Tips
Unless tip income is included in a participant member’s W-2 by the employer, persons who work
in industries where tips are standard will be required to sign a certified estimate of tips received
for the prior year and tips anticipated to be received in the coming year.

7-III.B. Business and Self-Employment Income
Business owners and self-employed persons will be required to provide:
• An audited financial statement for the previous fiscal year if an audit was conducted. If an
audit was not conducted, a statement of income and expenses must be submitted and the
business owner or self-employed person must certify to its accuracy.
• All schedules completed for filing federal and local taxes in the preceding year.
• If accelerated depreciation was used on the tax return or financial statement, an accountant's
calculation of depreciation expense, computed using straight-line depreciation rules.
The City will provide a format for any person who is unable to provide such a statement to record
income and expenses for the coming year. The business owner/self-employed person will be
required to submit the information requested and to certify to its accuracy.
The City may request documents that support submitted financial statements such as manifests,
appointment books, cash books, or bank statements.
If a participant has been self-employed less than three (3) months, the City will accept the
participant's certified estimate of income. If the participant member has been self-employed for
three (3) to twelve (12) months the City will require the participant to provide documentation of
income and expenses for this period and use that information to project income.
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7-III.C. Periodic Payments and Payments in Lieu of Earnings
Social Security/SSI Benefits
To verify the SS/SSI benefits of applicants, the City will request a current (dated within the last
90 days) SSA benefit verification letter from participant that receives Social Security benefits. The
City will accept SSA benefit verification letters not dated within the last 90 days if the letters can
reasonably be expected to verify current benefits. If the participant is unable to provide the
document(s), the City will help the applicant request a benefit verification letter from SSA’s Web
site at www.ssa.gov or ask the participant to request one by calling SSA at 1-800-722-1213. Once
the applicant has received the benefit verification letter, they will be required to provide it to the
City.

To verify the SS/SSI benefits of participants, the City will obtain information about social
security/SSI benefits and confirm with the participant(s) that the current listed benefit
amount is correct. If the participant disputes the benefit amount, or if benefit information
is not available, the City will request a current SSA benefit verification letter from
participant that receives Social Security benefits. If the participant is unable to provide the
document(s) the City will help the participant request a benefit verification letter from
SSA’s Web site at www.ssa,.gov or ask the participant to request one by calling SSA at 1800-772-1213. Once the participant has received the benefit verification letter they will be
required to provide it to the City.
7-III.D. Alimony or Child Support
The methods the City will use to verify alimony and child support payments differ depending on
whether the participant declares that it receives regular payments.
If the participant declares that it receives regular payments, verification will be obtained
in the following order of priority.
Copies of the receipts and/or payment stubs for the 60 days prior to City request
Third-party verification form from the state or local child support enforcement
agency
Third-party verification form from the person paying the support
Participant's self-certification of amount received.
If the participant declares that it receives irregular or no payments, in addition to the
verification process listed above, the participant must provide evidence that it has taken all
reasonable efforts to collect amounts due. This may include:
A statement from any agency responsible for enforcing payment that shows the
participant has requested enforcement and is cooperating with all enforcement
efforts
If the participant has made independent efforts at collection, a written statement
from the attorney or other collection entity that has assisted the participant in these
efforts
Note: Families are not required to undertake independent enforcement action.
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7-III.E. ASSETS AND INCOME FROM ASSETS
The POD program provides household subsidies to long-term Santa Monica residents living in
rent-controlled apartments. The program’s goal is to stem displacement of extremely low- and
very-low senior renters from the apartments they have lived in for decades. Generally, POD
subsidies are not available to program participants when they end their tenancy in the rentcontrolled unit that they resided in upon enrollment in the POD program.
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CHAPTER 8: ALLOWABLE MOVESALLOWABLE MOVES & OWNER POLICIES
This chapter covers policies related to requests to move by participants receiving assistance under
the POD program and payments made to owners on behalf of POD participants. The POD program
provides household subsidies to long-term Santa Monica residents living in rent-controlled
apartments. The program’s goal is to stem displacement of extremely low- and very-low senior
renters from the apartments they have lived in for decades. Generally, POD subsidies are not
available to program participants when they end their tenancy in the rent-controlled unit that they
resided in upon enrollment in the POD program.

PART I: ALLOWABLE MOVES
8-I.A. Allowable MovesOverview
The POD Pilot 2 program provides household subsidies to long-term Santa Monica residents living
in rent-controlled apartments. The program’s goal is to stem displacement of extremely low- and
very-low senior renters from the apartments they have lived in for decades. Generally, POD
subsidies are not available to program participants when they end their tenancy in the rentcontrolled unit that they resided in upon enrollment in the POD program.
Move requests from POD participants will be considered by the City if the following conditions
are satisfied:
• If a reasonable accommodation request accompanies the move request.
Approval
Upon receipt of a participant’s move request, the City will determine whether the move is
approved. The City will notify the participant in writing of its determination within 15 business
days following receipt of the move request.
8-I.B. Moving Process
Notification
If a participant wishes to move, the participant must provide a written notice to the CityITY and
the owner 30 days prior to moving and/or terminating the lease on notice to the owner. The
participant has a right to terminate the lease on notice to the owner (for the owner’s breach or
otherwise). If the participant terminates the lease on notice to the owner, the participant must give
the CityITY a copy of the notice at the same time.
If the owner has given the participant a notice to vacate, has commenced an action to evict the
participant, or has obtained a court judgment or other process allowing the owner to evict the
participant, the participant must immediately give the CityCITY a copy of any owner eviction
notice.
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POD participants who do not provide the CityCITY with the required notification shall be required
to repay the City of Santa Monica for overpayment of the POD assistance.
PART II: OWNERS IN THE PROGRAM
8-II.A. Overview
The City may make monthly POD assistance payments to the owner on behalf of the participant,
at the beginning of each month for that month. Requests to pay owners on behalf of participants
will be approved only on a case-by-case basis and must be made in writing.
The City must notify the owner and the participant in writing of any changes to owner payments
on behalf of the participant. Payments will only be made during the lease term, and only while the
participant is residing in the unit. The monthly payment by the City will be credited toward the
monthly rent. The participant is not responsible for payment of the POD payment, and the City is
not responsible for payment of the participant’s share of rent. The participant’s share of the rent
cannot be more than the difference between the rent to owner and the POD payment. If the owner
receives any excess POD payments from the City, the excess amount must be returned
immediately. If the City determines that the owner is not entitled to all or a portion of the POD
payments, the City may deduct the amount of overpayment from any amounts due to the owner.
The City requires property owners receiving POD payments to participate in direct deposit. To
begin direct deposit service, property owners must provide a completed direct deposit
authorization form with the City.
8-II.B. Leasing to Relatives
The City must not approve a household’s participation in the program if the owner is the parent,
child, grandparent, grandchild, sister, or brother of any member of the household. The City may
make an exception as a reasonable accommodation for a participant member with a disability. This
restriction applies at the time that the participant receives assistance under the program for
occupancy of a particular unit. Current contracts on behalf of owners and families that are related
may continue, but any new leases or contracts for these families may not be approved. In cases
where the owner and tenant bear the same last name, the City may, at its discretion, require the
participant and or owner to certify whether they are related to each other in any way.
8-II.C. Change in Ownership and Assignment of POD Payments to New Owners
An owner receiving POD payments on behalf of a program participant must notify the City in
writing prior to a change in the legal ownership of the unit. The agreement between the new owner
and the former owner must be in writing. The new owner must provide the City with
documentation of the sale and or transfer of the property. The following documents will be
requested for ownership changes: a copy of the new owner’s IRS Form W-9, Request for Taxpayer
Identification Number and Certification, or the social security number of the new owner; the
effective date of the POD payments contract assignment; a written agreement to comply with the
terms of the POD payments; and a certification that the new owner is not a prohibited relative.
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CHAPTER 9: REEXAMINATIONS
Introduction
The City will reexamine income and composition at least every five years, and to adjust the
participant’s level of assistance accordingly. This chapter discusses reexaminations, and the
recalculation of assistance that occurs as a result. City policies concerning reexaminations are
presented in three parts:
Part I: 5-Year Reexaminations. This part discusses the process for conducting
reexaminations.
Part II: Interim Reexaminations. This part details the requirements for participants to report
changes in income and composition.
Part III: Recalculating Assistance Amount. This part discusses the recalculation of
assistance amounts based on the results ocorrectionsf triennial reexaminations.
PART I: 5-YEAR REEXAMINATIONS
9-I.A. Overview
The City will conduct a reexamination of income and household composition at least every five
years. Based on updated information, the program assistance may be recalculated. This part
discusses the schedule for reexaminations, the information to be collected and verified, and
reexamination effective dates.

9-I. B. Effective Dates
This section establishes policies concerning the effective date of changes that result from the
reexamination.
In general, an adjustment in the program assistance that results from the reexamination will take
effect on the participant’s anniversary date, and the participant will be notified in advance.
If there has been a misrepresentation or a material omission by the participant, or if the participant
causes a delay in processing the reexamination, the effective date of the adjustment in program
assistance in may also be adjusted. Delays in reexamination processing are considered to be caused
by the participant if the participant fails to provide information requested by the City by the date
specified, and this delay prevents the City from completing the reexamination as scheduled.
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PART II: INTERIM REEXAMINATIONS
9-II.A. Overview
Participant circumstances may change between reexaminations. This section establishes what
kinds of information about changes in participant circumstances must be reported, and under what
circumstances the City must process interim reexaminations to reflect those changes.
This part includes policies describing what changes participants are required to report, what
changes families report, and how the City will process the reporting participant -initiated interim
reexaminations.
9-II.B. Changes
The participant is required to report all changes in household composition.
The City may conduct interim reexaminations to account for any changes in household
composition that occur between reexaminations.
Participant is required to report significant changes in income, assets and household composition.
“Significant” means an increase/decrease in gross monthly income of more than $200. Participants
are required to report in writing all increases in monthly income greater than $200 , new assets,
and any new employment, within 10 business days of the date the change takes effect.
If the City receives a report from the participant that will result in changed income greater/lesser
than $200 per month, or a rent increase greater than $100 per month, the City will adjust the
assistance payment. Based on the type of change reported, the City will determine the
documentation the participant will be required to submit. The participant must submit any required
information or documents within 10 business days of receiving a request from the City. This time
frame may be extended for good cause with City approval. The City will accept required
documentation by mail, email, or in person.
9-II.C. Processing the Interim Reexamination
Method of Reporting
The participant must notify the City of changes in writing. If the participant reports indicates a
change that will result in reduced participant income greater/lesser than $200 per month, or a rent
increase greater than $100 per month, tThe City will adjust the POD assistance.
Effective Dates
An adjustment to the amount of program assistance may be applied either retroactively or
prospectively, depending on whether the assistance will be increased or a decreased, and whether
the participant reported any required information within the required time frames. Generally, if
the amount of program assistance will decrease and the participant reported a change in
circumstance within the required timeframe, the effective date of the adjustment will be the first
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of the month following 30 days’ notice to the participant. However, if the participant did not report
a change in circumstance within the required timeframe, the adjustment may be applied
retroactively. The participant must notify the City of changes in writing.
PART III: RECALCULATING PROGRAM ASSISTANCE AMOUNT
The City may discover that information previously reported by the participant was in error, or that
the participant intentionally misrepresented information. In addition, the City may discover errors
made by the City. When errors resulting in the overpayment or underpayment of program
assistance are discovered, corrections will be made in accordance with the policies.
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CHAPTER 10 TERMINATION OF ASSISTANCE AND TENANCY
INTRODUCTION
This chapter specifies grounds for which the CityITY can terminate a participant’s assistance. It is
presented in three parts:
Part I: Grounds for Termination of Assistance. This part describes the various
circumstances under which assistance under the program can be terminated by the
participant or by the City.
Part II: Approach to Termination of Assistance. This part describes the policies and the
process that the City will use in evaluating decisions to terminate assistance due to actions
or inactions of the participant. It specifies the alternatives that the City may consider in lieu
of termination, the criteria the City will use when deciding what action to take and the steps
the City must take when terminating a participant’s assistance.
PART 1: GROUNDS FOR TERMINATION OF ASSISTANCE
10-I.A. Overview
The City may terminate assistance for certain actions and inactions of the participant and when the
participant no longer qualifies for assistance due to increases in participant income or assets. In
addition, a participant may decide to withdraw from the POD program and terminate their
assistance at any time by notifying the City.
10-I.B. Participant No Longer Requires Assistance
The participant’s assistance amount is calculated based on income and rent. If due to an income
increase or a rent decrease, the amount of assistance is reduced to $0, the participant's assistance
terminates automatically within 30 days after the last assistance payment.
10-I.C. Participant Chooses to Terminate Assistance
The participant may request that the City terminate the assistance at any time. The request to
terminate assistance shall be made in writing and signed by the participant. The City will terminate
assistance as soon as operationally feasible, but no more than 30 days after receipt of the request.
The City may terminate assistance under a number of other circumstances. as follows:
Failure to Provide Consent
The City must terminate assistance if any household member fails to sign and submit any consent
forms they are required to sign. An informal review is not required to be offered in these instances.
Failure to Disclose and Document Social Security Numbers or Individual Taxpayer
Identification Numbers
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The City must terminate assistance if a participant failed to disclose their complete and accurate
social security numbers or individual taxpayer identification numbers.s.

Eviction
The City will terminate assistance whenever a participant is lawfully evicted from the apartment
they occupied at enrollment. A participant will be considered evicted if the property owner has an
unconditional judgment to evict the participant, and a writ of possession is issued by the court, and
the sheriff posts a notice to vacate and the sheriff physically locks the tenant out out or the tenant
moves in response to that notice to vacate. The POD program does not provide subsidies to
participants who have moved due to a lawful eviction.
If a participant moves out after the owner has given the participant an eviction notice for serious
lease violations but before a legal eviction order has been issued, the POD assistance will be
terminated. If the City determines that the participant has been unlawfully evicted, the participant
will be referred to the Santa Monica Housing AuthorityMHA to determine eligibility for a
Displaced Preference and referral.
Death of the Sole Participant Member
The City must immediately terminate program assistance for participants upon death.
Participant Absence from the Unit
The participant may be absent from the apartment for brief periods. The participant may not be
absent from the apartment for a period of more than 90 consecutive calendar days for any reason.
Absence in this context means that the participant is not residing in the apartment.
Insufficient Funding
The City may terminate POD subsidies if the City determines that funding is insufficient to
continue the program or to continue the program at a certain level. ￼The City will terminate the
minimum number of households needed to reduce program costs to a level within the City’s budget
authority. If the City must terminate contracts due to insufficient program funding, the City will
do so in accordance with the following criteria and instructions:
The City will first terminate assistance to those with the smallest assistance amounts first.

PART II: APPROACH TO TERMINATION OF ASSISTANCE
10-II.A. Overview
The City will terminate a participant’s assistance for certain actions or inactions. For other types
of actions or inactions of the participant, the City may either terminate the assistance or to take
another action. This part discusses the various actions the City may choose to take when it has
discretion, and outlines the criteria the City will use to make its decision about whether or not to
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terminate assistance. It also specifies the requirements for the notification to the participant of the
City’s intent to terminate assistance.

10-II.B. Method of Termination [24 CFR 982.552(a)(3)]
Termination of assistance for a participant is defined as permanently ending the provision of the
POD assistance to the participant.
The City will terminate a participant’s assistance for certain actions or inactions. For other types
of actions or inactions of the participant, the City may either terminate the assistance or to take
another action. This part discusses the various actions the City may choose to take when it has
discretion, and outlines the criteria the City will use to make its decision about whether or not to
terminate assistance. It also specifies the requirements for the notification to the participant of the
City’s intent to terminate assistance.
10-II.C. Criteria for Deciding to Terminate Assistance
￼Consideration of Circumstances
The City will consider the following facts and circumstances when making its decision to terminate
assistance:
The City will consider the extent of participation or culpability of individual participant, members,
including whether the culpable participant is a person with disabilities or is a victim of domestic
violence, dating violence, sexual assault, or stalking.

The length of time since the violation occurred, including the age of the individual at the time of
the conduct, as well as the household’s recent history and the likelihood of favorable conduct in
the future.

The City will consider the following facts and circumstances when making its decision to terminate
assistance: City may also consider:
Any statements made by witnesses or the participant not included in the police report;
Whether criminal charges were filed;
Whether, if filed, criminal charges were abandoned, dismissed, not prosecuted, or
ultimately resulted in an acquittal; and
Any other evidence relevant to determining whether or not the participant engaged in disqualifying
activity.

Evidence of criminal conduct will be considered if it indicated a demonstrable risk to safety and/or
property
.

1011-3

In the case of program abuse, the dollar amount of the overpaid assistance and whether a false
certification was signed by the participant may also be considered..
If a participant owes amounts to the City, as a condition of continued assistance, the City will
require the participant to repay the full amount or to enter into a repayment agreement, within 30
days of receiving notice from the City of the amount owed.
10-II.D. Termination Notice
Whenever a participant’s assistance will be terminated, the City will send a written notice of
termination to the participant and to the owner (only if payment was made to the owner). The
notice will state the termination effective date. This date generally will be at least 30 calendar days
following the date of the termination notice, but exceptions will be made whenever City programs,
policies or the circumstances surrounding the termination require. If a participant indicates that the
behavior of a household member with a disability is related to the reason for a proposed termination
of assistance, the City will determine whether there is a nexus between the disability and the
behavior. If so, upon the participant’s request, the City will determine whether alternative
measures are appropriate as a reasonable accommodation. The City will only consider
accommodations that can reasonably be expected to address behavior that is the basis of the
proposed termination of assistance.
Reasonable Accommodation
If the participant includes a person with disabilities, the City’s decision to terminate the
participant’s assistance is subject to consideration of reasonable accommodation. If a participant
indicates that the behavior of a household member with a disability is related to the reason for a
proposed termination of assistance, the City will determine whether there is a nexus between the
disability and the behavior. If so, upon the participant’s request, the City will determine whether
alternative measures are appropriate as a reasonable accommodation. The City will only consider
accommodations that can reasonably be expected to address the behavior that is the basis of the
proposed termination of assistance.
10.II.E. STATEMENT OF PARTICIPANT HOUSEHOLD OBLIGATIONS
The participant must supply the City any information necessary in the administration of the
program, including Social Security numbers and other identification.
The participant must supply any information requested by the City for use in a scheduled
reexamination, including Social Security numbers and other identification.
Any information supplied by the household must be true and complete. must not reside in a unit
owned by a parent, child, grandparent, grandchild, sister or brother of any member of the
participant, unless the City has determined (and has notified the owner and the participant of such
determination) that approving rental of the unit, notwithstanding such relationship, would provide
reasonable accommodation for a participant member who is a person with disabilities.
Required Residency in a Rent-Controlled Unit
The participant must maintain residency in the enrollment unit, unless an allowable move has been
approved by the City.
The participant must use the unit as their sole residence.
The participant must not own or have any interest in the unit (other than owners of a manufactured
home leasing a manufactured home space).
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Any information supplied by the household must be true and complete, participant must not reside
in a unit owned by a parent, child, grandparent, grandchild, sister or brother of any member of the
participant, unless the City has determined (and has notified the owner and the participant of such
determination) that approving the apartment, notwithstanding such relationship, would provide
reasonable accommodation for a participant member who is a person with disabilities.
Required Notices to the City
The participant must maintain residency in the enrollment apartment, unless an allowable move
has been approved by the City
The participant must immediately provide the City a copy of any owner eviction notice.
The participant must notify the City any changes in household income or assets or household
composition as required by the Policies and Procedures Manual.
The participant must not reside in a unit owned by a parent, child, grandparent, grandchild, sister
or brother of any member of the participant, unless the City has determined (and has notified the
owner and the participant of such determination) that approving rental of the unit, notwithstanding
such relationship, would provide reasonable accommodation for a participant member who is a
person with disabilities.
The participant must provide a minimum 30-day notice to the City and the owner before moving
out of the unit or terminating the lease.
Limitations on Crime and Violence and participant household members must not engage in or
threaten abusive or violent behavior towards any City employee or representative.
Abusive or violent behavior towards City personnel includes verbal as well as physical abuse or
violence. Use of racial epithets, or other language, written or oral, that is customarily used to
intimidate may be considered abusive or violent behavior.
Threatening refers to oral or written threats or physical gestures that communicate intent to abuse
or commit violence.

PART I. OWNERS IN THE PROGRAM
Leasing to Relatives
The City must not approve a tenancy if the owner is the parent, child, grandparent, grandchild,
sister, or brother of any member of the participant. The City may make an exception as a reasonable
accommodation for a participant member with a disability. The owner is required to certify that no
such relationship exists. This restriction applies at the time that the participant receives assistance
under the program for occupancy of a particular unit. Current contracts on behalf of owners and
families that are related may continue, but any new leases or contracts for these families may not
be approved. In cases where the owner and tenant bear the same last name, the City may, at its
discretion, require the participant and or owner to certify whether they are related to each other in
any way.
Conflict of Interest
The City must not approve a tenancy in which any of the following classes of persons has any
interest, direct or indirect, during tenure or for one year thereafter:
• Any present or former member or officer of the City (except a participant commissioner)
• Any employee of the City, or any contractor, subcontractor or agent of the City, who formulates
policy or who influences decisions with respect to the programs
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•

Any public official, member of a governing body, or State or local legislator, who exercises
functions or responsibilities with respect to the programs

10-II.F. POD CONTRACT PAYMENTS
General POD
The City may make monthly POD assistance payments to the owner on behalf of the participant if
necessary, at the beginning of each month for that month. The City must notify the owner and the
participant in writing of any changes to the owner of behalf of the participant. Payments will only
be made during the lease term, and only while the participant is residing in the unit. The monthly
payment by the City will be credited toward the ’s monthly rent. The participant is not responsible
for payment of the POD payment, and the City is not responsible for payment of the participant
share of rent. The participant’s share of the rent cannot be more than the difference between the
rent to owner and the POD payment. If the owner receives any excess POD from the City, the
excess amount must be returned immediately. If the City determines that the owner is not entitled
to all or a portion of the POD, the City may deduct the amount of overpayment from any amounts
due to the owner
The City requires property owners to participate in direct deposit of POD payments. To begin
direct deposit service, property owners must provide a completed Direct Deposit Authorization
form.
10-II.F. CHANGE IN OWNERSHIP / ASSIGNMENT OF THE HAP CONTRACT
The agreement between the new owner and the former owner must be in writing. The new owner
must provide the City with documentation of the sale and or transfer of the property. A copy of
the owner’s IRS Form W-9, Request for Taxpayer Identification Number and Certification, or the
social security number of the new owner; the effective date of the contract assignment; a written
agreement to comply with the terms of the contract; and a certification that the new owner is not a
prohibited relative.
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CHAPTER 11: PROGRAM ADMINISTRATION
INTRODUCTION
This chapter discusses administrative policies and practices that are relevant to the activities
covered in this Policies and Procedures Manual. The policies are discussed in two parts as
described below:
Part I: Informal Reviews. This part outlines the requirements and procedures for informal
reviews.
Part II: Recordkeeping. All aspects of the program involve certain types of recordkeeping.
This part outlines the privacy rights of POD program applicants and participants and record
retention policies the City will follow.
PART I: INFORMAL REVIEWS
11-I.A. Overview
POD program applicants and participants have the right to disagree with, and appeal, certain
decisions of the City that may adversely affect them. City decisions that may be appealed by
applicants and participants are discussed in this section. The process for appeals of City decisions
with regard to the POD program is called the “informal review.”
11-I.B. Informal Reviews
Informal reviews of certain decisions are provided for both POD program applicants and
participants. An applicant is someone who has completed the full application and has been selected
in the lottery but is not yet a participant in the program. A participant is someone who has been
admitted to the POD program and is currently assisted in the program.
Decisions Subject to Informal Review
The City must give an applicant or participant the opportunity for an informal review of certain
decisions denying or withdrawing assistance. Denial or withdrawal of assistance may include the
following:
•
•
•

•

A determination that a household is ineligible after they complete the full application and
their application is selected in the lottery
A determination of the household’s annual income, and the use of such income to compute
the POD cash-based assistance at program admission or reexamination
A determination to withdraw assistance because of the participant’s actions or failure to
act, except for the failure to sign required consent forms
A determination to withdraw assistance because a participant has been absent from the unit
for longer than 90 consecutive calendar days
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Informal reviews are not required for the following reasons:
• Denying placement on the POD waiting list
• Removing households from the POD waiting list for failure to respond to a written request
by a specified deadline or when correspondence is returned by the U.S. Postal Service
• Denying or withdrawing assistance to households that have become participants of any
other City housing program
• Denying or withdrawing assistance for failure to sign required consent forms
• Establishment of the POD program Basic Needs Budget and cash-based assistance formula
• A determination of the participant household size under the POD Pilot 2 standards
• Discretionary administrative determinations by the City
• General policy issues or class grievances
The City will only offer applicants and participants the opportunity for an informal review when
required by the POD Pilot 2 program policies and procedures.
Notice to the Applicant or Participant
The City must give applicants and participants prompt notice of a decision denying or withdrawing
assistance. The notice must contain a brief statement of the reasons for the City decision, and must
also state that the applicant may request an informal review of the decision. The notice must
describe how to obtain the informal review. In accordance with policies for Persons with Limited
English Proficiency (LEP) in Chapter 2, a translated version of the notification of denial of
assistance, and other appropriate language assistance, will be provided to LEP applicants and
participants.
Scheduling an Informal Review
A request for an informal review must be made in writing, specify the determination being
disputed, and delivered to the City either in person, by first class mail, or by email by the close of
the business day, no later than 10 business days from the date of the City’s denial or withdrawal
of assistance.
The City must schedule and send written notice of the informal review within 15 business days of
the household’s request.
Informal Review Procedures
The informal review must be conducted by a person other than the one who made or approved the
decision under review, or a subordinate of this person.
The applicant or participant must be provided an opportunity to present written or oral objections
to the decision of the City.
Free language assistance will be provided for LEP applicants and participants, in accordance with
the LEP policies in Chapter 2.
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Informal Review Decision
The City must notify the applicant or participant of the City’s final decision, including a brief
statement of the reasons for the final decision.
In rendering a decision, the City will evaluate the following matters:
•
•

•

•

Whether or not the grounds for denial or withdrawal were stated factually in the notice to
the household.
The validity of the grounds for denial or withdrawal of assistance. If the grounds for denial
are not specified in the POD program policies and procedures, then the decision to deny or
withdraw assistance will be overturned.
The validity of the evidence. The City will evaluate whether the facts presented prove the
grounds for denial or withdrawal of assistance. If the facts prove that there are grounds for
denial or withdrawal, the City will uphold the decision to deny or withdraw assistance.
If the facts prove the grounds for denial or withdrawal, and the denial or withdrawal is
discretionary, the City will consider the recommendation of the person conducting the
informal review in making the final decision whether to deny or withdraw assistance.

The City will notify the applicant or participant of the final decision, including a statement
explaining the reason(s) for the decision. The notice will be mailed within 15 business days of the
informal review, to the applicant or participant, and his or her representative, if any, along with
proof of mailing.
If the decision to deny or withdraw assistance is overturned as a result of the informal review, the
process for admission or continued participation will resume.
If the household fails to appear or present written or oral objections to the decision of the City for
their informal review, the denial or withdrawal of assistance will stand and the family will be so
notified.

PART II: RECORDKEEPING
11-II.A. Overview
The City must maintain complete and accurate accounts and other records for the program in a
manner that permits a speedy and effective audit.
In addition, the City must ensure that all applicant and participant files are maintained in a way
that protects an individual’s privacy rights.
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11-II.B. Records Management
All applicant and program information will be kept electronically in a secure location and access
will be limited to authorized City staff.
City staff will not discuss personal family information unless there is a business reason to do so.
Inappropriate discussion of family information or improper disclosure of family information by
staff will result in disciplinary action.
Privacy Requirements
The collection, maintenance, use, and dissemination of social security numbers (SSN), individual
taxpayer identification numbers (ITIN), employer identification numbers (EIN), any information
derived from these numbers, and income information of applicants and participants must be
conducted, to the extent applicable, in compliance with all provisions of Federal, State, and local
law.
Applicants and participants, including all other members of the household, are required to sign a
consent form authorizing the release of information. This form will describe how the information
collected using the form may be used, and under what conditions the City may release the
information collected.
Criminal Records
The City will not collect criminal records of POD program applicants and participants. For
purposes of determining eligibility, the City will only maintain a record of the type of screening
performed, the date the screening was performed, and whether the applicant or participant met
the requirements for eligibility in Chapter 3.
Medical/Disability Records
The City may not inquire about the nature or extent of a person’s disability. The City may not
inquire about a person’s diagnosis or details of treatment for a disability or medical condition. If
the City receives a verification document that provides such information, the City should not
place this information in the participant’s file. The City should destroy this document or redact
the information.
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Recommended Action
Recommended Action
Staff recommends that the City Council review and discuss potential goals and policy options for
protecting the City’s existing housing stock and consider what role new housing models may have in
the production of housing that consists of both affordable and market rate units serving the full range
of family and household sizes in the City.

Staff Report Body
Executive Summary
Southern California is experiencing a severe housing crisis that is driving the cost of living beyond the
reach of an increasing share of the population. This is particularly acute in attractive areas like Santa
Monica. Among the City’s highest priorities is the protection of the community’s existing housing
stock, particularly rent-controlled housing, while also promoting the production of housing that
consists of both affordable and market rate units serving the full range of family and household sizes.
On December 18, 2018, Council held a study session on corporate housing in response to growing
concerns about the erosion of the City’s supply of affordable housing due to market pressures.
Council specifically expressed concerns about adverse impacts of renovation of rent-controlled
housing and the construction of new housing that appeared to be designed to facilitate temporary
occupancy. Council gave direction to bring back options for protecting existing rent-controlled units,
amending the corporate housing definition, revising the Zoning Ordinance to address new housing
models, and enhancing enforcement measures.
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This study session report provides an overview of staff’s analysis of new housing models and
presents concepts for addressing new housing models in follow up to Council’s corporate housing
study session and discussions on SRO housing that occurred earlier this year. As part of this study
session, staff recommends that Council discuss the following:
1.

2.

3.

Policy Goals
a.

Confirm the City’s intent to encourage production of new housing to serve the full range of
family and household sizes while protecting the City’s existing rental-housing stock, and
particularly affordable / rent-controlled units, from negative impacts associated with new
housing market trends.

b.

Reaffirm that the City’s residential neighborhoods should be protected from negative
impacts associated with temporary occupancy and certain commercial uses.

Lease Duration
a.

Assess benefits of requiring property owners to offer minimum one-year leases for all
rental units, or for existing rental units, including rent-controlled units.

b.

Consider whether to permit medium-term housing (tentatively defined as leases between
31 and 365 days) and, if yes, identify parameters for such use.

c.

Confirm requirement that leases be with natural persons for all rental units, or existing
rental units, including rent-controlled units .

Unit Size
a. Assess whether market-rate micro units are a desirable and necessary component of
Santa Monica’s housing stock and, if yes, identify parameters for such use.

4.

Consider whether there is support for new housing models not included above and, if yes,
identify parameters for such uses.

Following Council discussion, staff will establish the parameters for an ordinance to amend the
Municipal Code; gather feedback from the Planning Commission, Housing Commission, and Rent
Control Board; and then return with a draft ordinance for Council consideration.
Background
Summary of Council Direction on Corporate Housing
On August 14, 2018, as part of direction to examine statutory renter protections for outdated
definitions and compensations, and in light of rapidly intensifying market pressures on local rents,
Council directed staff to study what constitutes “corporate housing” and “short-term rentals” under the
Municipal Code – both are currently prohibited land uses.
On December 18, 2018, Council held a study session to review and discuss potential goals and policy
options to guide preparation of an updated corporate housing ordinance. Council direction to staff
santamonicacityca.iqm2.com/Citizens/Detail_LegiFile.aspx?MeetingID=1192&MediaPosition=&ID=3449&CssClass=&Print=Yes
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was wide-ranging and included the following:
·

Provide recommendations on how to facilitate innovative housing types without displacing
existing residents.

·

Require minimum one-year leases for rent-controlled units and a requirement that leases be
made only to natural persons.

·

Return with an Interim Zoning Ordinance to create a new “medium-term housing” definition
that is a commercial use prohibited in all residential zones.

·

Provide recommendations on how to protect all existing rental units from conversion to
“medium-term housing,” including potential regulation of incremental permits for floor-plan
changes that may lead to use as medium-term housing.

·

Recommend increased fines and penalties for use of rent-controlled properties for
unpermitted medium-term housing, including failure to submit buyout offers made to tenants
occupying rent-controlled units to the City as required. Require that buyout offers be submitted
to the Rent Control Board when presented to the tenant.

·

Consider new regulations to restrict advertising of unlawful corporate housing.

·

Review feasibility of a vacancy tax for leaving residential units vacant.

·

Assess enforceability of potential new regulations.

This staff report focuses on land use regulations directly related to medium-term housing and new
housing models. Advertising prohibitions and penalties for violations of local law will be associated
with any model adopted and included in any ordinance proposed. Consideration of a residential
vacancy tax is a separate analysis not included here.
Summary of Council Action on SRO Housing
On May 14, 2019, Ordinance No. 2610 was adopted to establish a prohibition on Single-Room
Occupancy uses that are not 100% Affordable Housing Projects or specialized housing in all Zoning
Districts. Direction to staff was provided to expeditiously conduct comprehensive analysis of both new
housing models and existing regulations and to provide options for instituting new or amended zoning
regulations to support development of a diverse range of housing types for all income levels and
household sizes, including consideration of whether smaller units should be included as part of the
City’s overall housing stock.
Links to the following Council discussions about Corporate Housing and Single-Room Occupancy
Housing are provided in Attachment “A”:
·

City Council Study Session, Corporate Housing, December 18, 2018

·

City Council Staff Report, SRO Housing, March 26, 2019

·

City Council Staff Report, SRO Housing, April 23, 2019
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City Council Staff Report, SRO Housing, May 14, 2019

Housing Policy and the Need to Develop a Range of Housing Types
The dimensions of the housing crisis extend far beyond Santa Monica. California Governor Gavin
Newsome recently said, “The high price of housing and rent makes it almost impossible for many
families to live in the communities where they work. Housing costs are a huge impediment to
businesses finding and attracting workers. And families see how their paycheck doesn’t go nearly as
far as it should. I’ve long said that California must use every tool in its toolbox to confront the housing
affordability crisis.”
Santa Monica has long been committed to doing its share and more to keep Santa Monica an
inclusive and affordable community despite mounting market pressures.
Through a variety of discussions over the years with community input at the Council, Planning
Commission, and Housing Commission, a need has been identified for development of new
affordable housing and specialized housing for all household sizes, as well as market-rate multifamily apartments for all household sizes near transit in Santa Monica. These discussions have
occurred at Council, Planning Commission, and Housing Commission most recently in the context of
discussions regarding market-rate Single Room Occupancy (SRO) uses, the 2017 Downtown
Community Plan, the 2015 Zoning Ordinance update, various amendments to the City’s Affordable
Housing Production Program (AHPP), and preparation of the City’s Housing Element.
As documented in the December 18, 2018 Council staff report, there is a need for a variety of housing
types to serve permanent residents and temporary residents, including residents in the city for the
purposes of education, healthcare, or any other kind of business. Recently, several new housing
trends have emerged that seek to address the housing affordability gap that exists in the Southern
California region, and specifically, the westside. As rents have continued to increase, housing
providers have proposed increasingly creative models to allow the opportunity to live in Santa Monica
and immediately surrounding areas.
Changing Regional Housing Trends
Housing development trends in the local and regional context show a shift toward higher density
multi-family projects intended to offset rising land value and construction costs. Regionally,
development trends illustrate movement toward smaller average unit size, including movement
toward micro-units, particularly in high-density, expensive metropolitan markets where proximity to
work and school, neighborhood amenities, and public transportation, are key factors. While housing
models have long included SRO housing micro unit housing concepts that provide affordable
housing in urban centers, or serve as a housing type for supportive and transitional housing,
emerging trends show that in higher density metropolitan areas, a focus has been on development of
market-rate rental apartment projects with smaller-sized units that reflect a balance between location,
santamonicacityca.iqm2.com/Citizens/Detail_LegiFile.aspx?MeetingID=1192&MediaPosition=&ID=3449&CssClass=&Print=Yes
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overall unit square footage, and building amenities. In addition to the trend toward smaller units,
there has been a move towards co-living models that are based on smaller living spaces, whether
individual or shared.
Discussion
In order to be responsive to Council’s direction to ensure the protection of existing rent-controlled
units while also providing options for innovative housing models that do not displace existing tenants,
the following sections present policy options for Council’s consideration. This section concludes with
a proposed framework to address this multi-faceted issue.
Protection of Existing Housing Stock
As a city with approximately 71% of its residents in rental housing, the City has maintained a longstanding commitment to protecting tenants and existing housing stock, particularly in rent-controlled
housing. Within the context of a statewide housing shortage and associated impacts on housing
affordability, the City has an interest in ensuring that this valuable resource is retained for permanent
housing to the greatest extent possible. As such, the following policy options, or any combination of
options, are presented for Council consideration:
A. Prohibit medium-term housing (tentatively defined as leases between 31 and 365 days) and
new housing models in existing rent-controlled units.
This option would provide land use protections for tenants of existing rent-controlled units by
explicitly addressing Council’s concerns regarding the loss of rent-controlled housing due to a
combination of market pressures and outdated definitions in the Municipal Code. As a point of
reference, according to the 2010 American Community Survey, there were approximately
51,000 housing units in Santa Monica, of which approximately 13,000 units were owneroccupied. The Santa Monica Rent Control Board’s most recent annual report indicated there
were 27,445 units subject to rent control law at the end of 2018.
B. Prohibit medium-term housing and new housing models in all existing rental housing units.
This option would apply to all existing rental housing stock, including multi-unit rental housing
and ownership units, such as single unit dwellings and condominiums, that are being rented to
tenants. Staff has observed changes in floor plans for recently approved housing projects that
appear to be a precursor to dividing units for multiple tenants/leases. Extending protections to
all existing rental housing would be consistent with Council’s policy intent to offer incentives for
housing production that is available for permanent, long-term residents.
C. Either Option A or B plus regulations to protect residential neighborhoods from the impacts of
new housing trends.
santamonicacityca.iqm2.com/Citizens/Detail_LegiFile.aspx?MeetingID=1192&MediaPosition=&ID=3449&CssClass=&Print=Yes
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This option is intended to provide broader protections for the City’s residential neighborhoods,
particularly Ellised units to the extent allowed by law, which are potentially vulnerable to
conversion to other uses that may not be in keeping with the purpose of residential
neighborhoods for long-term, permanent housing stock.
Concepts for Consideration: Duration of Lease
As detailed in the December 18, 2018 Council staff report, there is a segment of the housing market
seeking “medium-term” housing options of between 31 days and 365 days (consumers of this
housing model include relocated employees; younger workers holding jobs for shorter durations
and/or workers who are working under more flexible employment models and therefore seeking
housing with greater durational flexibility; those looking for interim housing while they search for
permanent housing, and those seeking extended vacations in home-like settings). Council should
consider the following policy options:
A. Require property owners to offer minimum leases of one year
This option will affirm that the City’s housing stock is intended for the provision of long-term
permanent housing. Council should consider whether this option should apply to all rental
units, including new construction, or existing rental units, including rent-controlled units.
B. Allow property owners more flexibility in duration of lease
There are circumstances where requiring a one-year lease may not be practical given the
varying needs of tenants. As a result, Council may want to consider providing flexibility in
duration of lease by lowering the minimum lease term to a time period of less than a year.
Another possibility may be a hybrid approach where initial leases are required to be one-year
but reduce to minimum of 31 days after the first year.
Create New Medium-Term Housing Definition
Regardless of whether Council is interested in medium-term housing, the existing definition of
“corporate housing” is too specific and presents challenges in enforcement. As a result, a new
definition for “medium-term housing” will need to be created in the place of “corporate housing”. The
duration of lease for medium-term housing should be considered by Council. As context, the
Municipal Code already defines short-term vacation rentals as 30 days or less. If there is interest in
defining long-term permanent housing with lease duration of at least one year, a logical definition for
medium-term housing would be leases between 31 and 365 days. However, Council may also
choose to define the maximum duration of lease as something less than 365 days.
Leasing to Natural Persons
An associated concept to duration of lease is regarding who may sign a lease. Similar to regulations
adopted by the Rent Control Board in August 2018, Council could consider requiring that leases for
santamonicacityca.iqm2.com/Citizens/Detail_LegiFile.aspx?MeetingID=1192&MediaPosition=&ID=3449&CssClass=&Print=Yes
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rental units only be to natural persons. This would further re-affirm that the City’s housing supply is
largely intended for long-term, permanent housing and not corporate entities, which may encourage
use of rental units for other than long-term housing. Council should consider whether this option
should apply to all rental units, including new construction, or existing rental units, including rentcontrolled units.
Concepts for Consideration: Medium-Term Housing Parameters
As a policy matter, the City provides process and development standard incentives for housing
projects. If is the intent of Council to encourage housing production while providing flexibility in lease
terms, there are limitations that Council may wish to consider in order to ensure that new construction
includes a mix of both medium-term and longer-term housing. If there is interest in allowing mediumterm housing in new construction, the following are presented as policy options for Council
consideration:
A. Allow medium-term housing in new construction in certain commercial zones or all commercial
zones citywide.
With a base assumption that medium-term housing would be prohibited in residential
neighborhoods to protect from negative impacts associated with temporary occupancy and
certain commercial uses, if Council was interested in allowing medium-term housing, an option
would be either allowing this kind of housing in all commercial areas citywide or only in certain
zones. Providing limitations as to location would provide a relief valve for pressure to locate
medium-term housing in residential neighborhoods. As such, there may be circumstances that
Council believes is appropriate to allow this kind of housing if consistent with policy objectives.
B. Allow medium-term housing in a percentage of units in new construction, or no limit on
number.
If medium-term housing is allowed, a consideration is parameters on how much should be
allowed in a project. If viewed within the context of Council’s support of housing production
intended to increase the City’s housing supply, it may be appropriate to limit the number of
units in a project that could be reserved for medium-term housing. As an alternative, if Council
believes that prohibiting medium-term housing in all existing rental housing units – including
multi-unit rental units and ownership units, such as condominiums and single-unit dwellings –
that are being rented to tenants is sufficient, then there could also be no limit on how much of a
new project could have medium-term housing units. As a point of reference, according to the
2010 American Community Survey, there were approximately 51,000 housing units in Santa
Monica, of which approximately 13,000 units were owner-occupied. The Santa Monica Rent
Control Board’s most recent annual report indicated there were 27,445 units subject to rent
control law at the end of 2018.
santamonicacityca.iqm2.com/Citizens/Detail_LegiFile.aspx?MeetingID=1192&MediaPosition=&ID=3449&CssClass=&Print=Yes

7/17

9/16/2019

Review Potential Goals and Policy Options for Existing Housing Stock and Consider Role of New Housing Models - City of Santa Monica…

C. Allow medium-term housing in new construction, but with higher affordable housing
obligations, or keep affordable housing obligations the same.
Due to the shorter lease duration, it stands to reason that the economics of a project that
includes some or all medium-term housing are different than a project that may have lower
turnover in units. As a result, Council should consider whether it would be appropriate to study
whether such projects could withstand higher affordable housing obligations. As an
alternative, Council could also choose to keep affordable housing obligations the same (i.e. not
taking medium-term housing into consideration). Changes to affordable housing obligations
would require a new nexus study.
Concepts for Consideration: Market-Rate Micro units with Common Area Amenities
On March 26, April 23, and May 14, 2019, Council discussed the issue of Single-Room Occupancy
(“SRO”) Housing projects in the context of several applications in the Downtown that had been
submitted. Ultimately, Council voted to enact an ordinance prohibiting market-rate SRO projects
pending further study of the issue. The SRO Housing definition in the Zoning Ordinance
contemplated transitional housing and similar projects as evidenced by the specific standards in
SMMC Section 9.31.330. This use classification was not intended to allow entire buildings of marketrate units without certain common area amenities. As noted above, addressing the regional housing
crisis requires some flexibility in unit types, size of living spaces, and amenities. Within metropolitan
housing markets, trends have developed that include smaller units associated with common area
amenities.
Staff reviewed of peer cities’ approach to micro-units, specifically, ordinances for San Francisco, Los
Angeles, Berkeley, and West Hollywood. The ordinances were instructive in shaping the concepts
presented herein for unit size and common area amenities. Most of the ordinances refer to the
Building Code to establish a minimum unit size (150 SF) and also do not require common area
amenities. San Francisco was an exception in that their ordinance defines a micro-unit with reduced
square footage (fully contained units with bathroom and kitchen) with living area of less than 220 SF.
These micro-units are allowed in very limited circumstances (e.g. student housing, affordable
housing). The term micro-unit for purposes of this report will refer to fully contained units with
bathroom and kitchen in order to distinguish between living units that may not contain individual
kitchen and bathroom facilities that is traditionally associated with Single-Room Occupancy units or
housing and the City’s current use classification for SRO housing projects.
Micro-units, if developed with complimentary amenities, could provide a more affordable market rate
response to the shortage of housing. If Council supports incorporating this emerging housing type
into the range of permissible unit types, staff would bring back an ordinance at a future meeting to
add this new use classification and associated standards. The following options regarding micro-units
are presented for Council’s consideration:
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Allow micro-units in new construction or not at all
If Council believes that micro-units are a desired component of Santa Monica’s housing stock,
allowing micro-units would create opportunities for a diversity of households to live in Santa
Monica. As a starting point and within the context of protecting existing housing supply,
Council could consider allowing micro-units only in new construction projects or within changes
of use from commercial use to residential use. As an alternative, micro-units could also be
prohibited.

B. If micro-units are allowed, permit as a singular use type or part of a mix of units.
If micro-units are allowed, Council should consider in what manner they would be allowed – as
a single building type or as part of a mix. Micro-units allowed as a single building type would
allow flexibility for innovative housing types without the restriction of typical physical layouts
and also increase the number of overall housing units produced due to their smaller size.
However, allowing micro-units as part of a mix of units would also provide a greater diversity of
housing units within individual projects to meet the diverse housing needs of the City and allow
developers to meet market demand in a variety of ways. As background information, the
requirement for a unit mix for Tier 2 projects has been in place since the 2015 Zoning
Ordinance Update and the 2017 Downtown Community Plan. Prior to that, there were
relatively few two- and three-bedroom units produced in the city.
C. If micro-units are allowed, require special standards such as minimum and maximum unit size,
required amenities within the unit, and required common area amenities.
If micro-units are allowed, Council should consider special standards that may apply. In
researching peer cities’ ordinances and as a starting point, staff has identified parameters that
may be of interest to Council including minimum and maximum unit size, required amenities
within the unit, and required common area amenities. The primary concern regarding microunits has been quality of life for tenant, specifically the lack of community socializing space and
minimal amenities in the unit. Special standards would address the inherent micro-unit
tradeoff of private living space to common living area with a focus on livability.
D.

If micro-units are allowed, allow in certain zones or citywide.
Council should consider in which zones micro-units would be appropriate within the context of
protecting existing housing supply in residential neighborhoods. Commercial zones are largely
where the greatest amount of development activity is occurring and where the majority of
future housing production is likely to occur. In providing direction on geographic limitations on
locating micro-units, Council should also consider the likely tenant profile of micro-unit
occupants especially with large healthcare and educational employers in the city, in addition to
the tech industry.
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Concepts for Consideration: New Housing Models
Staff has researched co-living models in the region and also in other jurisdictions to evaluate how coliving could potentially be introduced as a housing model with defined rules and regulations in order to
create more housing options and in turn create more diversity in the city’s housing stock. While there
are different corporate entities that offer or market co-living situations, these kinds of projects are
typically distinguished by a greater number of bedroom than in traditional multi-family units,
particularly in a new construction context, allowance for leasable bedrooms, and flexibility in lease
term.
Peer Cities Research – Co-Living
Staff conducted a review of peer cities’ approach to the co-living concept, which centers around
renting bedrooms in a larger multi-unit residential or mixed-use project; where one or two individuals
can enter a lease agreement for a single bedroom (with or without a private bath) and use shared
kitchen and bath facilities, and common living spaces with other tenants who typically each enter into
separate leases. Specifically, staff reviewed ordinances for a number of cities that rely on “group
housing” or “group residential” definitions and do not currently have special development or use
standards that would differentiate it from traditional multi-unit dwelling units. In contrast, San
Francisco and San Jose both have regulations that provide more specific parameters for co-living.
San Jose adopted regulations earlier this year as a way to test whether this housing type helps the
municipality address the housing crisis in the Bay Area. The following summarizes several of the key
components of these cities’ ordinances:
City of San Jose defines “Co-Living Community” as a residential community where individual secure
bedrooms are rented to one or two persons. Special standards include the following:
· Co-living communities contain bedrooms that are provided for an established duration with a
lease agreement. Individual bedrooms that contain a full kitchen facility are not considered a
co-living community.
·

A co-living community must have common open space and shared full kitchen facilities must
serve a minimum of six bedrooms and must include interior common space.

·

Minimum amount of common area required per bedroom. An individual bedroom may not
have an external entryway.

·

Bedrooms are minimum 100 SF in size; average 275 SF in size; and maximum 400 SF in
size.

·

Increased bicycle parking requirements; reduced vehicle parking requirements; and stipulation
for Transportation Demand Management program requirements.

·

Each bedroom within a Co-Living Community is considered a separate living quarter to be
occupied by permanent residents (lease terms are not stipulated).

·

Each bedroom is intended to be a unit for Regional Housing Need Allocation purposes, and
will, subject to further study, be equivalent to dwelling units under the city’s Inclusionary
Housing Ordinance.
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Co-Living Community established as a permitted use in San Jose’s Downtown subject to a
Special Use Permit for new development.

San Francisco’s zoning ordinance permits co-living, subject to its group housing definition:
“A Residential Use that provides lodging or both meals and lodging, without individual cooking
facilities, by prearrangement for a week or more at a time, in a space not defined by this Code
as a dwelling unit. Such group housing shall include, but not necessarily be limited to, a
Residential Hotel, boardinghouse, guesthouse, rooming house, lodging house, residence club,
commune, fraternity or sorority house, monastery, nunnery, convent, or ashram. It shall also
include group housing affiliated with and operated by a medical or educational institution, when
not located on the same lot as such institution…”
·

Residential Use is defined as a use category that provides housing for San Francisco
residents, rather than visitors, including dwelling units, group housing, senior housing,
homeless shelters, etc.

·

Density limitations are established to regulate the number of bedrooms in a group housing
project and limitations vary by zoning district.

·

Group housing can also be defined as student housing or 100% affordable housing and in
certain zoning districts, group housing is not permitted unless it is a student housing or 100%
affordable housing subtype.

Research - Membership-Based Transitory Housing
Staff has received inquiries from companies that are proposing housing models that are neither
permanent housing nor hotels and as such, the Zoning Ordinance does not perfectly address the
proposed use. These hybrid models are being proposed in commercial zoning districts (as opposed
to residential neighborhoods) and typically involve persons renting a bed in a large common area with
shared kitchens and bathrooms. The model is an evolution of existing subscription-based extended
stay hotels. Members pay a monthly fee and can choose to stay in any available location for a few
days, a week, or extend to several weeks but it is clear that these models are not intended for longterm permanent housing. Under the City’s current regulations, stays of less than 30 days could
potentially be considered a violation as the use might be more akin to lodging or vacation
rentals. The companies have shared that the average length of stay is typically several weeks.
However, these kinds of uses have both residential and commercial elements as the model evolves to
accommodate travelers, tenants transitioning between employment, and others looking for mediumterm accommodations. As a result, this kind of use appears to be an evolution of hostels and similar
lodging facilities and are more in line with commercial instead of residential uses. If there is interest,
Council could direct staff to further explore accommodating and simplifying the process for these
kinds of accommodations, which could potentially alleviate some of the pressure for temporary
housing in residential neighborhoods.
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Policy Options – New Housing Models
If Council is interested in accommodating new housing models as a desirable component of Santa
Monica’s housing stock, the following are policy options for Council consideration:
A. Allow new housing models in new construction or not at all.
In order to protect existing housing supply, Council should consider limiting new housing
models to within new construction, or within changes of use from commercial to residential
uses. However, if Council would prefer to reaffirm that existing and future housing rental units
are intended only for long-term, permanent housing, it would not be appropriate to
accommodate new housing models that largely have an emphasis on flexibility in duration of
lease and options for shared living quarters.
B. If new housing models are allowed, consider certain zones or citywide.
If new housing models are allowed, similar to micro-units, there may be value in providing
geographic limitations as to where this land use may be located. Given that these new
housing models can have varying impacts on adjacent residential neighborhoods and within
the context of the City’s incentives for housing production in areas with access to high
frequency transit and access to daily needs, Council should consider limiting these uses to
certain commercial zones, or all commercial zones citywide only and prohibiting such uses in
residential zones.
C. If new housing models are allowed, consider special limitations.
If new housing models are allowed, some limitations on the use may be considered including
limitations on occupancy, requirements for amenities within units and in common areas, and
other considerations that increase livability in a co-living or membership-based transitory
housing setting. Since the living quarters may only include leasing of beds with shared
kitchens, bathrooms, and living areas, it is important that there are requirements in place that
ensure the livability of such housing types.
Staff Recommendation
Table 1 summarizes staff’s recommendation on all of the above concepts with respect to duration of
lease, whether micro units should be allowed, and whether new housing models should be allowed.
This recommendation also provides staff’s recommendation as to how these concepts could be
addressed in existing and future housing supply with recommendations on geographic limitations.
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Regulating Advertising of Medium-Term Housing
Council can also prohibit advertising of leasing activity that is in violation of local law.
Remedies
Regardless of the regulatory policy choice ultimately chosen, it is equally important to further buttress
available remedies to ensure that violations are appropriately deterred. While a significant set of
remedies are currently available for violations of the Zoning Ordinance, each remedy has its
limitations. Currently, violations of the Zoning Ordinance are subject to all of the following remedies:
1. Administrative Enforcement by Citations (SMMC Chapter 1.09) or Compliance Order (SMMC
Chapter 1.10).
2. Criminal Prosecution, with a maximum fine of $500 and/or imprisonment of up to 6 months for
each violation.
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3. Permit Suspension or Revocation.
4. Civil Lawsuit to enjoin the violation.
Historically, the City has principally relied upon Administrative and Criminal enforcement tools. While
such tools are effective in many situations, each contains limitations. Administrative remedies –
generally up to $1,000 per violation – are relatively quick and easy to impose; however, due to the
limitations in fine amounts and the limited judicial process available to enforce such fines, they are
less effective against entrenched violators. Criminal prosecution can be a powerful remedy; however,
the serious congestion in the criminal courts system creates significant delays and, at times,
inadequate judicial attention to even serious cases. While permit suspensions and revocations can
have powerful consequences (e.g. a business operating without a permit), such consequences still
need to be enforced by administrative, criminal or civil means.
Civil remedies have not historically been a favored tool by enforcement staff because it can be a
much slower process, comparatively far more staff-time intensive, and, generally, a win only results in
a court enjoining the violation. Such an outcome does not provide meaningful deterrence against
serious and entrenched violators.
Staff recommends that the Council consider meaningfully enhancing the City’s civil remedies in the
two following ways. First, staff recommends that the Council consider adoption of significant civil
penalties. While administrative penalties are limited by state law, and criminal penalties are limited by
both state law and the City Charter, far less limitations apply to the adoption of civil penalties. A
significant civil penalty could provide meaningful deterrence against violations, especially against
violations largely motivated by economic incentives.
Second, the City Attorney’s Office will examine and consider the appropriateness of receivership and
forfeiture processes as remedies for very serious and entrenched violations. In situations involving,
among other things, serious health and safety violations (e.g. slum housing), state law authorizes
local enforcement agencies to request a court-appointed receiver to take over a property, remedy the
violations, and, if necessary, sell the property to pay for the remediation costs, administrative costs
and fines. See California Health & Safety Code §§ 17980 – 17992. While this remedy is available in
only rare and extreme cases, the City Attorney’s Office will also explore ways to expand the
availability and use of this remedy to address serious violations of local law that harm the
community’s general welfare.
Next Steps
Once staff receives clear policy direction from Council, staff will draft redline changes and seek input
from the Planning Commission, Housing Commission, and Rent Control Board prior to bringing back
an ordinance for adoption at a future Council Meeting.
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Financial Impacts and Budget Actions
There is no immediate financial impact or budget action necessary as a result of the recommended
action.
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City of Santa Monica
California
Staff Report
3788
Introduction and First Reading of an Ordinance Amending Santa Monica Municipal Code
4.36.020 To Improve Clarity and Add an Additional Basis for Payment of Permanent
Tenant Relocation Expenses

Information
Department:

City Attorney's Office,
Administration

Category:

07. Ordinances

Sponsors:

Links
Origin 3806 : Second Reading and Adoption of Ordinance Amending Santa Monica Municipal Code
4.36.020 to Improve Clarity and Add an Additional Basis for Payment of Permanent Tenant Relocation
Expenses
First Reading of Ordinance

Attachments
Printout
CAO - Ordinance - Relocation Assistance - 09.10.2019
AHPP Amendment for constructive eviction
HTF Amendment for constructive eviction
Tenant Relocation Assistance Staff Report 02.13.1990 (Web Link)
Tenant Relocation Ordinance - 02.27.1990 (Web Link)
Temporary and Permamnent Tenant Relocation Benefits Staff Report 04.12.2016 (Web Link)
Tenant Relocation Assistance Ordinance 04.26.2016
Tenant Protection Laws Staff Report 02.14.2017 (Web Link)
Tenant Protection Laws Ordinance 03.28.2017
Tenant Relocation Ordinance 08.28.2018 (Web Link)
Written Comments

Recommended Action
Recommended Action
Staff recommends that the City Council:
1.
Introduce for first reading the attached ordinance amending Santa Monica Municipal
Code Section 4.36.020 to improve clarity and precision and to add an additional basis for
mandatory payment of relocation expenses;
2.
Amend the Affordable Housing Production Program Administrative Guidelines
(Attachment B) and the Housing Trust Fund Guidelines (Attachment C) to provide affordablehousing-referral priority for income-qualified households displaced as a result of constructive
eviction associated with owner-occupancy, rent-decontrol of their apartments.
3.
Direct staff to explore whether such households could also qualify for affordablehousing priority for federally funded housing vouchers.
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Staff Report Body
Executive Summary
For more than three decades, the City of Santa Monica has mandated relocation assistance to
displaced tenants. On August 27, 2019, the City Council adopted a 13-item introduced by
Councilmember Winterer and directed staff to develop the necessary ordinances and/or resolutions to
require relocation benefits for those tenants in duplexes and triplexes who are constructively evicted
due to owner occupancy decontrol of their units and to provide those income-qualified tenants who
must relocate priority on the City’s affordable housing waitlist. Staff now proposes an ordinance in
response to that direction, as well as changes to the Affordable Housing Production Program (AHPP)
Administrative Guidelines and Housing Trust Fund (HTF) Guidelines to provide for the requested
priority on the City’s affordable-housing waitlist.
Discussion
Tenant relocation requirements promote housing stability by providing landlord-paid relocation
assistance to tenants who are displaced by no fault of their own. Tenant relocation assistance was
first established by the City Council in 1986.
Currently, Chapter 4.36 of the Santa Monica Municipal Code, Tenant Relocation Assistance, requires
a landlord to pay a permanent relocation fee to a tenant whenever the landlord seeks to withdraw the
tenant’s unit from the rental market pursuant to the Ellis Act or seeks to recover possession of the
tenant’s unit for owner occupancy.
The proposed ordinance addresses an additional circumstance that Council has identified in which
relocation fees are necessary to ensure residential stability for tenants whose leases are terminated
at no fault of their own. Specifically, the proposed ordinance would require a landlord to pay
relocation assistance whenever a duplex or triplex is decontrolled based on the owner’s decision to
occupy one of the units and tenants in the remaining units are not evicted but are subject to rent
increases beyond those permitted pursuant to City Charter Section 1805. Permanent relocation fees
are paid in the amount set forth by Council by resolution and were most recently adjusted on January
22, 2019, pursuant to Resolution No. 11159.
Pursuant to Council direction, amendments are also proposed to the AHPP Guidelines and HTF
Guidelines to provide a referral priority for affected, income-qualified tenants. The priorities for
federally funding housing vouchers will require further investigation. As a result, staff seeks Council
direction to further explore whether priority could be granted for any of the housing vouchers
administered by the Housing Authority.
Past Council Actions
Meeting Date

Description

02.13.1990 (Attachment D)

Tenant Relocation Assistance Staff Report
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02.27.1990 (Attachment E)
04.12.2016 (Attachment F)
04.26.2016 (Attachment G)
02.14.2017 (Attachment H)
03.28.2017 (Attachment I)
08.28.2018 (Attachment J)

Tenant Relocation Ordinance
Tenant Relocation Assistance Staff Report
Tenant Relocation Assistance Ordinance
Tenant Protection Laws Staff Report
Tenant Protection Laws Ordinance
Tenant Relocation Ordinance

Financial Impacts and Budget Actions
There is no immediate financial impact or budget action necessary as a result of recommended
action.
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City of Santa Monica
California
Staff Report
3778
Introduction and First Reading of an Ordinance Amending Chapter 6.20 to Strengthen
Regulation of Home-sharing

Information
Department:

Code Enforcement (PCD)

Category:

07. Ordinances

Sponsors:

Links
Origin 3807 : Second Reading and Adoption of Ordinance Amending and Revising Chapter 6.20 of the
Santa Monica Municipal Code to Strengthen Regulation of Home-Sharing and Vacation Rentals
First Reading of Ordinance

Attachments
Printout
Ordinance 2484
Ordinance 2535
Ordinance 2547
HomeSharing Rules and Regulations
PCD - Ordinance - Home-Sharing - 09.10.2019
Chart
PCD Finance - Resolution - Home-Sharing Permit Fee - 09.10.2019
Written Comments
PowerPoint Presentation

Recommended Action
Recommended Action
Staff recommends: (1) that the City Council introduce for first reading the attached proposed
amendments to Chapter 6.20 of the Santa Monica Municipal Code to strengthen the regulation of
home-sharing within Santa Monica; and (2) that the City Council pass a resolution creating and
establishing a regulatory permit fee for the initial and renewal applications for participation in the
home-sharing program.

Staff Report Body
Executive Summary
In 2015, the City of Santa Monica adopted landmark legislation to regulate the growth of vacation
rentals promoted by online applications. Given the attractiveness of our community as a destination
for visitors and the adverse impact of residential properties being used as makeshift hotels, the
Council adopted strict rules and established mechanisms for enforcement.
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At its August 27, 2019 meeting, Council directed staff to return with proposed revisions to Santa
Monica’s Home-Sharing Ordinance (Santa Monica Municipal Code Chapter 6.20) to strengthen it
based on lessons learned since its inception, including, for example, strengthening requirements
that home-share hosts be true residents, limiting the number of home-shares that any one property
owner (person or entity) can operate in the City, and limiting the numbers of guests per room and/or
dwelling. In response, staff has reviewed the Home-Sharing Ordinance and proposes the attached
amendments to the ordinance to include additional requirements intended to ensure that homesharing activity is not used to convert needed permanent housing into de facto hostels or hotels and
to improve the City’s ability to enforce its home-sharing law.
Background
On May 12, 2015, Council adopted Ordinance 2484(CCS) (Attachment A) to clarify the longstanding prohibition of vacation rentals and to allow and impose regulations on home-sharing. On
January 24, 2017, Council adopted Ordinance 2535(CCS) (Attachment B) to amend the HomeSharing Ordinance to clarify certain definitions and, in response to portions of the ordinance
challenged by home-sharing platforms, to limit the obligations imposed on those platforms. On June
27, 2017, Council adopted Ordinance 2547 (CCS) (Attachment C), to amend the Home-Sharing
Ordinance to treat accessory dwelling units that received building permits on or after March 31, 2017
as separate dwelling units for the purpose of defining home-sharing activity.
The Home-Sharing Ordinance currently defines a prohibited vacation rental as the rental of any
dwelling unit, in whole or in part, for a period of 30 consecutive days or less, without any of the unit’s
primary residents living on site, in the dwelling unit, throughout any visitor’s stay. The ordinance
defines permitted home-sharing as an activity whereby residents host visitors in their homes, for
compensation, for periods of 30 consecutive days or less, while at least one of the dwelling unit’s
primary residents lives on-site, in the dwelling unit, throughout the visitors’ stay. The ordinance
defines a host as any person who is an owner, lessee, or sub-lessee of a residential property or unit
offered for use as a home-share. For a home-share to comply with the ordinance, the host must,
among other things: obtain and maintain a City business license authorizing home-sharing activity;
collect and remit Transient Occupancy Tax to the City; comply with all applicable laws, including all
health, safety, building, fire protection, and rent control laws; and comply with regulations
promulgated pursuant to the ordinance. The most recent version of the regulations authorized by the
ordinance were promulgated effective May 29, 2019. (Attachment D.)
As reflected in the recitals to each of the ordinances, Council’s intent in permitting regulated homesharing while prohibiting vacation rentals was to strike a balance: allowing residents to supplement
their income through home-sharing and providing home-share visitors with potentially more
affordable accommodations, while deterring landlords from evading rent control laws, evicting
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tenants, and converting residential units into de facto hostels or hotels, thus removing needed
permanent housing from the market while at the same time changing the character of and
undermining community ties in residential neighborhoods.
Since the original ordinance was adopted, staff has had success in returning 334 vacation rental
units to the permanent residential market as a result of enforcement action. Thus, for example, two
Los Angeles Superior Courts have upheld the City’s enforcement actions against a landlord who
attempted to engage in vacation rentals of multiple units within a single Santa Monica residential
building. See Diane Hayek v. City of Santa Monica, Los Angeles Superior Court No. BS170950
(Aug. 19, 2019 Judgment incorporating decision issued July 23, 2019); Diane Hayek v. City of Santa
Monica, Los Angeles Superior Court No. 17STLC02007 (May 30, 2018 Statement of Decision).
The City Attorney’s Office has also been successful in defending the Home-Sharing Ordinance
against legal challenges brought by online platforms Airbnb, Inc. and Homeaway.com.
The lucrative nature of the vacation-rental business, however, has meant that some property owners
and tenants have found creative ways to circumvent the law and take advantage of loopholes. For
example, recently, several bedrooms in a five-bedroom single family residence were converted into
bunkrooms with multiple beds, and the host (who also was identified as the host in online reviews for
another home-share in Santa Monica) then listed the residence multiple times on a hosting platform,
advertising 18 double beds (36 potential spaces) available on a nightly basis. The result was
significant visitor traffic that led to trash, noise, and other complaints from neighbors. The host was
complying with almost all of the requirements of the Home-Sharing Ordinance, which does not
contain an express cap on the number of visitors per bedroom or dwelling unit, does not prohibit the
use of hired hosts, and does not prohibit renting a home-share to multiple different groups at a time.
The host, however, was not complying with Fire Code requirements (incorporated by reference in the
home-sharing ordinance), which generally limit this type of residential property to a maximum
occupancy (including both the host and visitors) of no more than 1 person per 200 square feet. The
Fire Marshall issued a Compliance Order pursuant to the current Fire Code directing the host to
immediately reduce the maximum possible total number of occupants (guests and permanent
residents) staying at the residence at any one time to 14. In addition, there are several Airbnb
“superhosts” who have listed multiple entire apartment units in Santa Monica for short-term rental
without either specifying that the host will be present throughout the stay or including the required
business license number, in contravention of the home-sharing regulations.
Past Council Actions
Meeting Date

Description

06/12/15

Ordinance 2484 – Home-sharing Ordinance

(Attachment A)
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01/24/17

Ordinance 2535 – Home-sharing Ordinance update; amend

(Attachment B)

definitions, limit obligations on hosting platforms

06/27/17

Ordinance 2547 – Home-sharing Ordinance update; treatment

(Attachment C)

of accessory dwelling units

Discussion
Re-examination of the Home-Sharing Ordinance in light of the recent incident described above and
others has revealed gaps in the Home-Sharing Ordinance that are being exploited to convert needed
permanent housing into de facto hostels and hotels. To address these gaps, staff recommends the
following changes to the home-sharing ordinance as set forth in the proposed amended Ordinance
(Attachment E):
1. Strengthen the residency requirements for home-sharing licenses.
Approximately 30% of the 466 licensed home-share hosts are being investigated for operating
vacation rental businesses under the guise of home-sharing. Although the home-sharing regulations
prohibit one host from obtaining more than one home-sharing license, some hosts have obtained
multiple home-sharing licenses by enlisting others to obtain them in their names. In addition, the
current ordinance’s definitions of “host” and “home-sharing” arguably permit individuals,
corporations, and partnerships who own or rent residential units to hire individuals on a temporary
basis to live on site and serve as hosts. To help reduce the number of hosts who own multiple
properties or rent multiple apartments for the purpose of renting them out as vacation rentals instead
of home-shares, and to limit the ability to use temporary hired hosts to qualify a property as homesharing, staff proposes amendments that will permit hosting only by a natural person who is (a)
either an owner or long-term resident (defined as someone who has lived in the unit at least one year
and will be living there for at least one additional year at the time a home-share application is
submitted); and (b) uses the dwelling unit as his or her primary residence. To assist in enforcing
these requirements, staff recommends: (a) moving certain application requirements currently in the
home-sharing regulations into the ordinance itself; (b) requiring hosts to amend applications within
30 days of any material change to the information contained in the original application; and (c)
requiring more than one proof of primary residency, which may include motor vehicle registration,
driver’s license, California state identification card, voter registration, income tax return, property tax
bill, or utility bill. Home-share applicants are currently required to provide one proof of primary
residency in the form of utility bill, bank statement, cable or cell phone bill, or credit card bill. Staff
has experienced issues with certain of these proofs being fabricated.
2. Prohibit a host from serving as the host for more than one home-share at a time and require
the host to live on site throughout the visitor’s stay.
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The home-sharing regulations provide that “[n]o person or entity may operate more than one HomeShare in the City of Santa Monica.” However, the definitions of “home-sharing” and “host” in the
current ordinance could be read as permitting a host to operate more than one home-share so long
as one of the dwelling unit’s “primary residents lives on site.” There is no definition of either “primary
residents” or “lives on site” in the ordinance. The regulations provide definitions of “lives on site” and
“residents,” but only require that the host advertise that he or she will be “present” during the visitor’s
stay. To clarify the applicable requirements, staff proposes amendments to the ordinance that
(a) explicitly prohibit a person from acting as the “host” for more than one home-share; (b) require
that the home-share occur in the dwelling unit that is the primary residence of the host and that the
host lives on site throughout the visitor’s stay; and (c) define “lives on site” and “primary residence” in
the ordinance. As with the amendments to the ordinance aimed at strengthening the residency
requirements for home-sharing licenses, these amendments will also minimize the risk that
individuals will obtain multiple home-sharing licenses by enlisting others to obtain them in their
names. To facilitate enforcement, staff recommends that the ordinance require the host to state in
any home-share advertisement that the host lives on site and will be present throughout the visitor’s
stay.
3. Prohibit a host from renting to more than one group of guests at a time.
Staff has found that a number of home-share hosts have opted to reside in a portion of the dwelling
unit while renting multiple rooms to several different groups of vacationers at a time. This is not
currently prohibited in the language of the home-sharing law, though it results in the same negative
impacts to neighborhoods as unlawful vacation rentals, can transform a residential unit into a de
facto hostel or hotel, and provides greater incentives to owners and landlords to convert what would
be permanent residential units into temporary-use units. To address this, staff recommends
amending the ordinance to limit home-sharing to rental under one booking or by one group of visitors
for any given date, whether the visitors within the group are related to one another (a family traveling
together) or not (a group of friends traveling together). Other jurisdictions (such as the County of
Ventura and the City of Los Angeles) include such restrictions in their respective home-share
ordinances. (See Attachment F.) To facilitate enforcement, staff recommends amending the
ordinance to: (a) limit hosts to posting one listing for a home-share on each hosting platform or other
media outlet; and (b) require hosts to include in any advertisements for the home-share the limitation
on renting to one group of visitors on any given date.
4. Limit the Occupancy of Home-Shares and the Number of Visitor Vehicles.
The current ordinance requires hosts to comply with all applicable laws, including all health, safety,
building, and fire protection laws, but there is no express limitation in the ordinance or the regulations
regarding maximum occupancy. Nor is there any limitation on parking for home-share visitors. The
California Building and Fire Codes, however, limit the occupancy of a residence to, as a general
santamonicacityca.iqm2.com/Citizens/Detail_LegiFile.aspx?MeetingID=1192&MediaPosition=&ID=3778&CssClass=&Print=Yes
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matter, no more than 1 person per 200 square feet. The 2019 Building and Fire Codes, which will be
in effect on January 1, 2020, also provide a limitation of no more than 10 occupants where a
homeowner rents out guest rooms. Although the current ordinance requires a host to comply with
the California Building and Fire Codes, including their occupancy limitations, staff recommends that
the ordinance be amended to expressly limit occupancy of any home-share (including the host, all
other residents, and all visitors) to the lesser of (a) 10 persons; (b) 1 person per 200 square feet of
the dwelling unit; or (c) 2 persons (excluding minor children) per bedroom. This limitation is
consistent with the 2019 California Building and Fire Codes (which will take effect January 1, 2020)
as well as with regulatory guidance from the Department of Housing and Urban Development that
occupancy limitations of 2 persons per bedroom presumptively do not violate the Fair Housing Act’s
prohibition on discrimination based on familial status. This limitation is also consistent with homesharing laws and regulations for other jurisdictions. (See Attachment F.)
In addition, staff recommends that the ordinance be amended to limit visitors’ vehicles to either (a)
no more than one vehicle per bedroom rented as part of the home-share or (b) if the home-share is
located in a preferential parking zone, no more than two vehicles that are required to use the visitor
permits available under the Code. Such a restriction will help preserve the character of residential
neighborhoods and minimize the impact on neighbors of home-shares.
To assist in enforcing these requirements, staff recommends that the ordinance require that hosts
(a) include the maximum permitted occupancy in their application for a business license authorizing
home-sharing; and (b) include in any home-sharing advertisement the maximum permitted
occupancy and the limitation on the number of visitor vehicles.
5. Require proof of insurance.
Neither the Home-Sharing Ordinance nor the regulations include any insurance requirement for
home-shares. This is in contrast to the requirements of a number of other jurisdictions, such as the
Cities of San Francisco and West Hollywood, that require insurance of at least $500,000 or that the
home-sharing transactions take place through a hosting platform that offers at least that amount of
insurance. (See Attachment F.) Certain platforms, such as Airbnb offer coverage of up to $1
million against third-party claims of bodily injury or property damage. To the extent the host’s
homeowner’s insurance policy does not provide coverage and the host uses a hosting platform that
does not offer insurance coverage, there are a number of third-party insurance companies that now
provide home-sharing insurance for a nominal fee, such as Liberty Mutual Fire Insurance Co.,
Allstate, and Progressive. Staff recommends that the ordinance be amended (a) to require
insurance of $500,000 or that the home-sharing transactions take place through a hosting platform
that offers equal or greater coverage; and (b) to require that a prospective host provide proof of
insurance with the application for a business license authorizing home-sharing.
6. Create a regulatory permit application fee and require permits to be renewed annually.
santamonicacityca.iqm2.com/Citizens/Detail_LegiFile.aspx?MeetingID=1192&MediaPosition=&ID=3778&CssClass=&Print=Yes
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Home-share hosts are required to pay business license tax, and they are responsible for collecting
and remitting Transient Occupancy Tax if their hosting platform does not remit it on their behalf.
However, there is no permit fee associated with authorization to participate in home-sharing; nor is
there any requirement that the permit application be renewed or amended if any material information
in the application changes.
There are significant costs associated with the home-sharing program, including the costs of time
spent by Code Enforcement and Finance (Business License) staff checking the validity of information
provided in a permit application and time spent by code enforcement staff in enforcing against those
who violate the home-sharing regulations. Staff recommends that Council establish by resolution a
$100 initial permit application fee to be paid by all applicants and a $50 renewal permit application
fee to cover at least a minimal portion of the costs of reviewing the home-share applications and the
costs of enforcement. This proposed fee is at the lower end of what other jurisdictions impose. (See
Attachment F.) The fee recommended is well below actual costs in order to encourage potential
home-sharing applicants to participate in the home-sharing program and not create any additional
incentive for engaging in home-sharing outside the regulated program. The fee would be subject to
modification in the master fee resolution considered by Council each fiscal year.
Staff also recommends that (a) the authorization for home-sharing have a limited term and expire on
June 30 of the year after the issuance of the business license and (b) any previously issued business
licenses authorizing home-sharing expire on June 30 of the year after the effective date of the
amended ordinance (i.e., June 30, 2020). Requiring hosts to renew their applications will help
ensure that the hosts are in compliance with any amendments to the home-sharing ordinance that
went into effect after the business license was originally issued and that permit applications are
renewed or amended if any material information in the application changes.
7. Expressly require basic health and safety features and compliance with the City’s Code
provisions limiting noise.
Staff has found that neighbors of home-shares have complained of noise resulting from the homeshare. To mitigate this negative impact of home-sharing, staff recommends amending the ordinance
to expressly require compliance with the noise limitations set forth in Chapter 4.12 of the Code. In
addition, to clarify that hosts are required to maintain basic health and safety features, including fire
extinguishers, smoke detectors, and carbon monoxide detectors, staff recommends amending the
ordinance to include this requirement.
For the reasons set forth above, staff recommends that Council adopt the attached proposed
ordinance (Attachment E) amending the City’s home-sharing law and the attached proposed
resolution (Attachment G) setting the initial application and renewal fees for home-sharing permits.
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Financial Impacts and Budget Actions
Staff does not expect any significant budget impact related to the report’s recommended action. The
proposed permit application and renewal fees will offset only a small portion of the costs incurred by
Code Enforcement and Finance in reviewing applications and enforcement actions and are
recommended to be set at this level to encourage participation in the regulated home-sharing
program. If home-sharing were to significantly decrease as the result of the strengthened
regulations, there might be a reduction in Transient Occupancy Tax (“TOT”) collected and remitted to
the City; in the last fiscal year, the City collected approximately $2.2 million in TOT from licensed
home-sharing.
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City Hall is creating new regulations that aim to prevent landlords from converting
rent-controlled units to vacation rentals.
Hundreds of rent-controlled apartments are rented by the day or month on websites
such as zeusliving.com, according to local of cials. City Council members believe this
key supply of affordable housing needs to be preserved for long-term renters and is
planning to require that landlords lease their rent-controlled units to individuals, not
companies, for a minimum of one year.
The council held a study session Tuesday on how to preserve Santa Monica’s existing
housing and the potential role of new housing models, such as co-living or microapartments.
Councilmembers directed city staff to develop new lease terms for rent-controlled
apartments and prohibit new housing models — including medium-term rentals, microapartments and co-living — in residential zones.
Santa Monica has 27,445 rent-controlled units, a little more than half of its 51,000 total
units. In a city the median rent for a one-bedroom unit was $2,395 in 2018, according to
the Rent Control Board, those units allow low- and middle-income households to stay in
Santa Monica.
But landlords have recently started using them to capitalize on the demand for mediumterm rentals — which overwhelmingly comes from vacationers, said Rent Control Board
general counsel Stephen Lewis.
“When people have brought this up as a problem, a common rejoinder has been that we
shouldn’t do anything to stop it because there are visiting faculty at Santa Monica
College or people visiting their sick relatives,” Lewis said. “It’s true that there are those
people and they have needs that need to be met in some way, but whenever we have
complaints about medium-term rentals from neighbors, it’s always that there are loud
people throwing parties or different people coming in and out every day.”
The council discussed where medium-term rentals should be permitted in the city, with
some councilmembers saying they believe it should be restricted to commercial areas.
Councilmember Ted Winterer said that critical sectors of Santa Monica’s economy —
Silicon Beach, Santa Monica College and the city’s hospitals — will always generate
some demand for medium-term rentals.
“The issue I have with medium-term rentals overall it that it appalls me that it’s
displacing the potential for long-term residents,” he said. “However, (we need to) keep
our economy humming. We need to allow (medium-term rentals) on some terms.”
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Similarly, several councilmembers said they believe that micro-apartments and co-living
buildings should be allowed in commercial areas like downtown or near Bergamot
Station because they would help house millennials who are currently priced out of
Santa Monica.
“New housing models are the only way kids can afford to live in expensive places and
have jobs in those places unless their parents are rich,” said Councilmember Sue
Himmelrich. “There is a terrible price crunch on housing in virtually every urban area in
the country. We need these models so young people can live here.”
In March, the council voted to temporarily halt construction on all micro-apartments
when developer WS Communities led plans to construct six buildings comprised of
units smaller than 375 square feet.
The city and WS Communities have since reached a legal settlement that will allow the
developer to move forward with the buildings.
The city has not yet reviewed any plans for co-living developments, which typically offer
private bedrooms and shared kitchens, living rooms and bathrooms to tenants on
separate leases.
Of the several new co-living buildings that have popped up in the Los Angeles area over
the past year, most offer additional services like social events for tenants and weekly
cleaning.
Mayor Gleam Davis said she supports micro-apartments and co-living buildings that
offer community amenities and wants developers to build them near jobs and transit.
“The world has changed for a lot of people — maybe not us up here on the dais, but
people who just graduated from college,” Davis said.
madeleine@smdp.com
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