CITY OF SANTA MONICA
REGULAR MEETING AGENDA
OF THE
HOUSING COMMISSION
KEN EDWARDS CENTER
1st FLOOR, ROOMS 104 + 105
1527 4TH STREET
SANTA MONICA, CA 90401
THURSDAY, OCTOBER 17, 2019
4:30 P.M.
Notice is hereby given that a regular meeting of the Housing Commission will be held at 4:30
p.m. on Thursday, October 17, 2019, at the Ken Edwards Center for the purpose of conducting
the following business:
The Housing Commission of the City of Santa Monica, in accordance with City Council, does
resolve as follows:
In order to safeguard participatory democracy in Santa Monica, all persons attending
public meetings in Santa Monica should strive to:
1. 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]

1. CALL TO ORDER
Roll call.
2. PUBLIC INPUT
(Public comment is permitted only on items not on the agenda that are within
the subject matter jurisdiction of the Housing Commission.)
3. APPROVAL OF MINUTES
August 15, 2019 Housing Commission meeting. [DRAFT MINUTES]
October 3, 2019 Housing Commission special meeting. [DRAFT MINUTES]

4. DISCUSSION ITEMS
A. PRESERVING OUR DIVERSITY (POD) MARKETING PLAN
Staff presentation of the marketing plan for the Preserving Our Diversity
Pilot 2 program. [HANDOUT]
5. ACTION ITEMS
A. POTENTIAL CHANGES TO EXISTING TRANSPORTATION DEMAND
MANAGEMENT REQUIREMENTS AND DENSITY LIMITS FOR
AFFORDABLE HOUSING DEVELOPMENTS
Discussion regarding proposals by Community Corporation of Santa
Monica to change existing transportation demand management
requirements and density limits for affordable housing projects, and
possible action regarding recommendations to the City Council.
[HANDOUT] [HANDOUT 2]
B. PRESERVING OUR DIVERSITY (POD) PROGRAM
Discussion of possible changes to the Preserving Our Diversity Pilot 2
program, including the definition of roommates, the subsidy limit for
participant households consisting of more than two persons, interim
reexaminations, annual increases, and rules applicable to participants in
the POD 1 pilot program, and possible action regarding
recommendations to the City Council. [POD Guidelines]
C. 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.
D. TIME OF DAY OF HOUSING COMMISSION REGULAR MEETINGS
Discussion of whether to change the current 4:30 p.m. start time for
Housing Commission meetings, and possible action to amend
Commission bylaws. [BYLAWS]

E. WORK PLAN
Discussion of annual work plan and potential priorities, and possible
action setting long-range agenda and work plan. [HANDOUT]
6. HOUSING MANAGER’S REPORT
Update on any City Council agenda items and administrative issues related
to affordable housing.
7. CHAIR/COMMISSIONER’S REPORT
Information on housing issues, recent or future City Council actions, other
City Commissions, and issues affecting housing in the City of Santa Monica.
[HANDOUT FROM VICE CHAIR]
8. ADJOURNMENT OF THE HOUSING COMMISSION
No other business will be conducted at the Meeting.

Any documents produced by the City and distributed to a majority of the Housing Commission regarding any item on this
agenda will be made available for viewing at the Santa Monica Housing Division office located at 1901 Main Street, Suite B,
Santa Monica, California during normal business hours. Documents are also available at
https://www.santamonica.gov/housing-commission.
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
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.

1

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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DRAFT MINUTES
HOUSING COMMISSION
SPECIAL MEETING
THURSDAY, OCTOBER 3, 2019
SANTA MONICA MAIN LIBRARY
4:30 P.M.
1. CALL TO ORDER
A special meeting of the Santa Monica Housing Commission was called
to order by Chair Soloff at 4:32 p.m. on Thursday, October 3, 2019, at
the Santa Monica Main Library Multipurpose Room, 601 Santa Monica
Blvd.
A. Roll Call
The following persons were recorded in attendance by the Recording
Secretary:
Present:

Commissioner Bloch (arrived 4:40 p.m.; left 7:05
p.m.), Commissioner Buchanan (arrived 4:45 p.m.),
Commissioner Katz, Commissioner Camner,
Commissioner Flora, Vice Chair Hilton, and Chair
Soloff

Absent:

NONE

Also present: Housing Manager Barbara Collins, Housing Program
Manager Jim Kemper, Commission Secretary Melinda
Espinoza, and Senior Administrative Analyst Nigel
Wallace
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.
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Member of the public Maria Loya spoke as a representative of the
Pico Neighborhood Association regarding displacement and
gentrification in the Pico neighborhood.
Discussion ensued on topics including, but not limited to: ways other
cities are trying to mitigate displacement, the rate of displacement in
the Pico neighborhood, credit requirements for inclusionary housing,
and the cost of acquiring rent-controlled apartments.
No action was taken.
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 member Nigel Wallace presented. Discussion ensued on topics
including, but not limited to: the application and selection process,
household makeup, guidelines clarifications, outreach plan, and
federal policy issues.
Motion by Chair Soloff, seconded by Commissioner Flora, to support
the proposed changes to the POD Policies and Procedures Manual
with the one clarification/recommendation that unless there is already
in place a solution to the CalFresh problem, that staff treat that
[CalFresh] as income that we know is not going to be there and
therefore is not counted in calculating the POD eligibility and subsidy.
The motion was approved by the following vote:
AYES:

NOES:
ABSTAIN:
ABSENT:

Chair Soloff, Vice Chair Hilton, Commissioner
Buchanan, Commissioner Katz, Commissioner
Camner, Commissioner Flora
NONE
NONE
Commissioner Bloch
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2. APPROVAL OF MINUTES
A. Approval of minutes for the July 18, 2019 Housing Commission
meeting.
Motion by Chair Soloff, seconded by Commissioner Katz, to approve
the July 18, 2019 minutes. The motion was approved by the following
vote:
AYES:
NOES:
ABSTAIN:
ABSENT:

Chair Soloff, Vice Chair Hilton, Commissioner
Buchanan, Commissioner Katz
NONE
Commissioner Camner
Commissioner Bloch, Commissioner Flora

B. Approval of minutes for the August 15, 2019 Housing Commission
meeting was tabled until the next meeting.
3. ACTION ITEMS
C. WORK PLAN
Discussion of annual work plan and potential priorities, and possible
action setting long-range agenda and work plan.
Member of the public Denise Barton commented on various housing
issues.
Commissioner Buchanan requested that the Pico neighborhood
gentrification subcommittee meet. Chair Soloff outlined the following
agenda items for the regular October Housing Commission meeting:
Pico gentrification, POD policy issues, and Community Corporation
of Santa Monica presentation. There was a brief discussion of how
Commissioner communications work.
4. HOUSING MANAGER’S REPORT
Housing Manager Barbara Collins reported on the following:
• Planning staff’s report to Council regarding housing stock and
housing types.
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• Council’s action regarding payment for permanent relocation and
updates to the Affordable Housing Production Program (AHPP)
guidelines regarding displacement due to owner-occupancy.
• Ordinance that went to Council around home sharing.
• Article in Santa Monica Lookout regarding “McMansions” and a
proposal to stop them.
• Commission might want to consider a retreat to determine
priorities for the next year.
5. CHAIR/COMMISSIONER’S REPORT
• Commissioner Katz reported her resignation from the
Commission.
• Commissioner Flora expressed sadness at Commissioner Katz’s
resignation.
• Vice Chair Hilton described the “Celebrating Success Breakfast,”
which is sponsored annually by a consortium of Westside
homeless/social services agencies. This year’s event will be held
Oct. 30. He encouraged the Commissioners to attend and said
the Housing Commission should sponsor a table.
• Chair Soloff expressed sadness at Commissioner Katz’s
resignation and thanked her for her service.
6. ADJOURNMENT OF THE HOUSING COMMISSION
On the order of the Chair, the Housing Commission special meeting
was adjourned at 8:31 p.m.
The next regular Housing Commission meeting date is scheduled on
Thursday, October 17, 2019 at 4:30 p.m.
ATTEST:
__________________________
Michael Soloff
Chair, Housing Commission

__________________________
Melinda Espinoza
Housing Commission Secretary
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ITEM 4A

Week of:
October 7th
October 14th

October 21st
October 28th

Public Notices
Santa Monica Daily Press;
La Opinion
Santa Monica Daily Press;
La Opinion

Santa Monica Daily Press;
La Opinion

Mailings

Draft POD Outreach Schedule (Registration opens on 11/4/19 and First Lottery on 2/3/19)
Presentations
Flyers
Communications/Media

Emails to:
Housing Commission Mailing List;
Other City Commissions Mailing Lists;
Section 8 & HOME Waiting Lists;
Housing Outreach Contact List
Landlord Associations

Rent Control Board Newsletter

November 25th

Emails to:
Housing Commission Mailing List;
Other City Commissions Mailing Lists;
Section 8 & HOME Waiting Lists;
Housing Outreach Contact List

December 2nd

December 23rd
December 30th
January 6th
January 13th
January 20th

January 27th
February 3rd

Santa Monica Daily Press;
La Opinion
Santa Monica Daily Press;
La Opinion
Santa Monica Daily Press;
La Opinion
Santa Monica Daily Press;
La Opinion

Santa Monica Daily Press;
La Opinion

Committee on Racial Justice

Libraries;
Meals on Wheels;
Food Pantries;
Thrift Stores;
St Johns Hospital;
Virgina Avenue Park Advisory Board Parks;
Ken Edwards Center;
Northeast Neighbors Group
School District;
UCLA Medical Center;
Venice Family Clinic;
Legal Aid Foundation of Los Angeles; YMCA;
SMCC Emeritus program;
Camera Obscura;
Friends of Sunset Park;
Grocery Stores;
Pico Neighborhood Association
Business Improvement Districts

November 18th

December 9th
December 16th

Disability Community Resource
Center

Dia de Los Muertos event at
Woodlawn Cemetary

WISE & Healthy Aging

Santa Monica Daily Press;
La Opinion

Santa Monica Daily Press;
La Opinion

Workshops

Letter to 7,000+ long-term rent control
tenants

November 4th

November 11th

Pop-Ups/Events

Disabilities Commission;
Senior Community;
Latino Club (VAP)

Big Blue Bus MODE;
Service Employees International
Union (home healthcare workers);
Places of Worship;
Los Angeles Derpartment of Public
Social Services & Department of
Mental Health

Press Release
City Manager's Weekly Newsletter

Virginia Avenue Park

Wellbeing Summit

Blog Post (council member)

Santa Monica Main Library

Press Release
Social Services Commission
North Of Montana Association;
Wilshire/Montana Neighborhood
Coalition
Ocean Park Association; Families
Latinas Unidas (VAP); Status of
Women
Mid City Neighbors

Postcard to 7,000+ long-term rent control
tenants
Parent Connection Group (VAP);
Older Adult Taskforce

City Manager's Weekly Newsletter

Farmers Markets

City TV Bulletin

Santa Monica Main Library

Social Media

Seascape (January)

Reed Park

Farmers Markets
Reed Park
Virginia Avenue Park

Emails to:
Housing Commission Mailing List;
Other City Commissions Mailing Lists;
Section 8 & HOME Waiting Lists;
Housing Outreach Contact List

Douglas Park

Press Release
City Manager's Weekly Newsletter

Ken Edwards Center

ITEM 5A

ITEM 5B

PRESERVING OUR
DIVERSITY (POD)
PROGRAM
PILOT 2
Policies and Procedures Manual
Approved by the Housing Commission: 10/3/2019

POD Pilot 2 Policies & Procedures Manual
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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.

1

POD Pilot 2 Policies & Procedures Manual

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.
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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.
1-II.B. Program Basics
Threshold Eligibility Criteria
Threshold Eligibility Criteria for the POD pilot (household must meet all criteria below):
1. Participant 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
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 participants have been convicted of violent crime which occurred within the last 5
years, or who are registered sex offenders; and
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8. Social Security Numbers or Individual Taxpayer Identification Numbers - Participants
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:

$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.
4
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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;
• Informal review procedures for applicants and 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 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 alternative accommodation 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.
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
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writing, of its determination within 15 business days from the date of the most recent discussion
or communication with the participant. The City 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 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
• The City will implement the approved accommodation activities.
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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
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:
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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
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 Statement of Participant Obligations
b. Termination Notices
c. Notices advising of the right to request an Informal Review
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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 household except those who have a
roommate or live-in aide agreement with a participant.
3. Roommate – A roommate is a person living in the household 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 disability need which requires a caregiver to be available by living
in the residence.
LIVE-IN AIDE
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 well-
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being 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.
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. Participant 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;
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
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5.

6.
7.
8.

9.

for household size) not to exceed the assistance limit of $700 for 1-person households or
$1225 for 2-person households; and
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
Household is not currently participating in, or previously terminated from, any Santa
Monica Housing Authority rent subsidy programs; and
No POD participants have been convicted of violent crime which occurred in the previous
5 years or are registered sex offenders.
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.
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 PARTICIPANT SELECTION
Introduction
When a household wishes to receive assistance under the POD program, the household must
provide 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 households for review from the waiting list in accordance
with this Policies and Procedures Manual.
The City will adopt clear policies and procedures to processing applications and selecting
applications from the waiting list and must follow these policies and procedures consistently.
This chapter describes City policies for accepting 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 Process. This part provides an overview of the
waiting list registration process and discusses how households can register for the program
waiting list. This part also specifies how the City will handle submitted registration
information.
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. 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 households for POD assistance as such assistance becomes
available. This 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 REGISTRATION PROCESS
4-I.A. Overview
This part describes the City’s policies for making registration forms available, accepting
registration forms, making determinations of potential eligibility, and the placement of registered
households on the waiting list.
4-I.B. Registering with the City
Any person that wishes to receive POD assistance must complete a registration form as a first step.
Registrations 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.
Under the waiting list registration process, the City initially will require families to provide only
the information needed to make an initial assessment of the household’s potential eligibility. This
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information will be obtained from families via a registration form online. As a reasonable
accommodation, families may also register by telephone.
Once the initial assessment of potential eligibility is completed and the registration is deemed
approved for further processing, the household will be required to provide all of the information
necessary to establish POD eligibility and level of assistance. The information will be obtained
from the household via a full application form.
4-II.C. Opening and Closing of the Waiting List Registration Process
The City will open the registration process for the waiting list at a predetermined date that will be
publicized in advance.

4-I.D. Accessibility of the Waiting List Registration Process
If a person living with disabilities is unable to complete the online registration process due to the
nature of their disability, they may request a reasonable accommodation for assistance with the
registration process. The City will accept reasonable accommodation requests starting from the
time of 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 waiting
list registration process for households, 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
persons living with disabilities to register by telephone. The person must contact the City before
any deadlines specified by the City.
4-I.E. Placement on the Waiting List
The City will review each completed registration received and make an initial assessment of the
household’s potential eligibility. The City will accept registrations from households for whom the
list is open unless there is good cause for not accepting the registration. Where the household is
not determined to be ineligible, the household will be sent a full application. No household has a
right or entitlement to be placed on the waiting list, or to any particular position on the waiting list.
Registered households will receive instant confirmation of receipt of registration when all required
information is completed. Once the registration has been received, a receipt will be sent to the
email address of record. Potential eligibility will be assessed within 30 days of the registration
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;
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3. Registrant’s home address does not match an address in the City’s records of deedrestricted, affordable housing units;
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.
Eligible for Placement on the Waiting List
If the City can determine from the registration information provided that a household is
potentially eligible, the household will be placed on the waiting list and will be sent a full
application. Reasonable accommodation requests from waiting list households regarding
assistance with the full application process can be made to the City.

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 registered households. This includes opening the list to new households, closing the list to
new households, 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.
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 households for assistance, according to the admissions policies described in this plan.
The waiting list will contain the following minimum information for each household listed:
• Applicant name
• Home address
• Contact information
• Age or date of birth
• Registration date

4-II.C. Maintaining the Waiting List
Removal from the Waiting List
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If at any time a household is on the waiting list and the City determines that the household is not
eligible for assistance (see Chapter 3), the household will be removed from the waiting list.
If a household is removed from the waiting list because the City has determined the household is
not eligible for assistance, a notice will be sent to the applicant’s email address of record. The
notice will state the reasons the household was removed from the 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 is returned by the United States Postal Service for any
reason.
In these instances, the City is not required to make any further effort to contact the household. An
informal review is not required to be offered.
The City may remove the names of households that have become participants in any other City
housing program. An informal review is not required to be offered in these instances.

PART III: SELECTION FOR APPLICATION REVIEW AND PARTICIPATION
4-III.A. Overview
Households 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 household is selected from the waiting list in accordance with the policies in this
part.
4-III.B. Selection and Qualification
The City will select waiting list households who have completed a full application for eligibility
review by rolling lottery cycle. The steps for the selection cycle are:
1. 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 by the stated deadline.
3. Select the top # of applicant households for further processing. The # selected for each
lottery cycle will be adjusted as the pilot proceeds based on how many can be processed
per cycle.
4. Selected applications will be checked for completion. Additional required documents and
information will be requested if needed.
5. Applications will be processed in lottery order.
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6. Households that are determined to be eligible will be considered qualified and their
assistance will be calculated according to the policies in Chapter 6. Households that are not
qualified or that are determined to not need assistance will be notified, removed from the
waiting list, and informed of how to request an informal review regarding the City’s
decision.
7. Eligible households 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 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 households when selected in the rolling lottery cycle and schedule an
eligibility interview.
4-III.D. The Eligibility Interview
Households selected from the waiting list may be required to participate in an eligibility interview.
All POD-participating 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.
All adult household members must provide acceptable documentation of legal identity. (Chapter
7 provides a discussion of proper documentation of legal identity). POD participants must also
provide the information necessary to establish eligibility for POD and determine the appropriate
level of assistance, as well as complete required forms, provide required signatures, and submit
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. 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
failure to supply information needed to determine eligibility. A notice of denial will be issued in
accordance with policies contained in Chapter 3.
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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 OBLIGATIONS
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 same
information must be included on a written form or statement signed by all participants. When the
participant is approved for the program and the written statement of participant obligations 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-controlled apartment, including complying with the terms of the
lease
Time Frames for Reporting Changes Required by 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 household member no longer
lives in the residence.
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.
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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. “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 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 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 participants to report changes in household composition.
Household
member type

Counts toward
household size

Participant

Yes (up to 2)

Other member

No

Roommate

No

Live in aide

No

Part of assistance
calculation
Income and assets
are counted
Income and assets
are counted
Rent contribution is
subtracted from
household rent
No
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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, the City may request documentation from 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).

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 months preceding admission or reexamination.
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
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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.
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
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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
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
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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 current 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,the 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, imputed 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
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
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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
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.
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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
• 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
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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.
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.
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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.
Notwithstanding the above, the value of CalFresh assistance will not be counted as income until
the CalFresh assistance amount is no longer reduced because of the POD assistance.
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.
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
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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 consent forms to release
and 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.
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 web pages are considered original documents. The staff
member who views the original document must scan the document into the City secure 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.
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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 participants 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
Current employer identification card,
Social Security card, employment photo ID
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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
Social Security Administration (SSA) office or a duplicate ITIN authorization letter from the
Internal Revenue Service (IRS).
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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. Participant Relationships
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. 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
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.
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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 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.
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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CHAPTER 8: ALLOWABLE 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.
PART I: ALLOWABLE MOVES
8-I.A. Overview
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 City 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 City 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 City a copy of any owner eviction notice.
POD participants who do not provide the City 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.
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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 corrections.
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 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 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 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 a change that
will result in reduced participant income greater than $200 per month, or a rent increase greater
than $100 per month, the 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 of the month
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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 City 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.
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 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 Authority 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. 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.
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10-II.B. Method of Termination
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 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;
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
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.

48

POD Pilot 2 Policies & Procedures Manual

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.
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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.
Informal Review Decision
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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.
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.
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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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ITEM 5D

Resolution No.

(HCS)

A RESOLUTION OF THE HOUSING COMMISSION OF THE CITY OF SANTA
MONICA ESTABLISHING RULES OF ORDER AND PROCEDURES FOR THE
CONDUCT OF HOUSING COMMISSION MEETINGS.

THE HOUSING COMMISSION OF THE CITY OF SANTA MONICA DOES RESOLVE AS
FOLLOWS:
SECTION 1
That the Rules and Procedures for the conduct of City Housing Commission meetings shall read
as follows:
“RULES AND PROCEDURES FOR MEETINGS OF THE
HOUSING COMMISISON OF THE CITY OF SANTA MONICA.”
Section 1. Membership
The Housing Commission shall consist of seven (7) members appointed by the City
Council of the City of Santa Monica. Of those members, two (2) shall be current affordable
housing program participants with at least one (1) who is 62 years or older and (1) who is
homeless or formerly homeless.
Section 2. Officers
The officers of the Commission shall be a Chairperson, a Vice-Chairperson, a Staff
Liaison and Secretary. The Chairperson of the Housing Commission shall be the Presiding
Officer at all meetings of the Housing Commission. In the absence of the Chairperson, the ViceChairperson shall preside. In the absence of both the Chairperson and the Vice-Chairperson,
the Secretary shall call the Commission to order, whereupon a temporary Presiding Officer shall
be elected by a majority of Commissioners present to serve until the arrival of the Chairperson
or Vice-Chairperson, or until adjournment.
The Secretary shall keep the records of the Commission, shall act as Secretary of the
meetings of the Commission and record all votes and shall keep a record of the proceedings of
the Commission. The Staff Liaison shall have general supervision over the administration of
Commission business and affairs, subject to the direction of the Commission.

Section 3. Powers and Duties of Presiding Officer
(a) Participation
The Presiding Officer may move and second matters before the Commission, subject
only to such limitations of debate as are imposed upon Commission members by
these rules, and shall not be deprived of any of the rights or privileges of a
Commission member by reason of his or her acting as the Presiding Officer.
(b) Duties
The Presiding Officer shall preserve order at all Regular, Adjourned Regular, and
Special meetings. He or she shall state each question coming before the
Commission, announce the decisions of the Commission on all subjects, and decide
all questions of order; subject, however, to an appeal to the Commission, wherein a
majority vote of the Commission on any question of order shall govern and determine
conclusively such question of order.
(c) Signing of Documents
The Presiding Officer shall sign all resolutions adopted and other documents
necessitating a signature, except that in the event the Presiding Officer is
unavailable, the signature of an alternate Presiding Officer may be obtained.
(d) Election
At the first Regular meeting in July attended by a majority of Commissioners, or as
soon as practicable thereafter, the Commission shall elect its Chairperson and ViceChairperson, with both officers’ terms to run until midnight of the next following July
1st. Both officers serve at the pleasure of the Commission.
(e) Vacancies
Should the office of Chairperson or Vice-Chairperson become vacant, the
Commission shall, at the first regularly held meeting, fill the vacancies created. The
Commissioners so appointed shall serve until the normal expiration of the term they
are to fill, midnight of the next following July 1st.
Section 4. Attendance
Any Commissioner missing three (3) Regular meetings, within a single calendar year,
regardless of notification, may receive a letter from the Chairperson asking if he or she wishes
to continue as a Commissioner, with a copy of said letter to be sent to the Mayor of the City of
Santa Monica.

Section 5. Meetings to Be Public
All meetings of the Housing Commission shall be open to the public and shall comply
with the requirements of California Government Code §54950 (Ralph M. Brown Act).
Section 6. Regular Meetings
The Commission shall hold a regular meeting at least once a month. The regular meeting shall
be held on the third Thursday of every month starting at 4:30pm. The location of the meeting
shall be:
Ken Edward Center
1527 4th Street, 1st Floor
Santa Monica, CA 90401
The abovementioned meeting place is accessible to all members of the public.
Section 7. Special Meetings
A Special meeting may be called by the Presiding Officer or by a majority vote of the
Commission. Notice of any Special meeting called by the Presiding Officer shall be delivered
either personally, by US Mail, or by electronic mail to each Commissioner. This notice shall also
be posted with the City Clerk’s office and on the Housing Division website for members of the
public. Such notice must be posted in the manner described herein at least 24 hours before the
time of the Special meeting. The notice must specify the time and place of the Special meeting
and the business to be transacted. No other business shall be considered at the noticed
Special meeting by the Commission. Written notice of a Special meeting to a Commissioner
may be waived as to that Commissioner at or prior to the time the meeting convenes, with the
Commissioner waiving notice announcing such waiver. Commissioners may indicate via
electronic mail that they are waiving written notice of a Special meeting.
Section 8. Quorum
In accordance with Section 1004 of the Santa Monica Municipal Charter, four members
of the City Housing Commission shall constitute a quorum for the transaction of business, but a
smaller number may adjourn from time to time until a quorum is present and those present may
obtain the attendance of the absentees. However, action granting approval to any matter must
be taken by a majority vote of all of the Commissioners of the Housing Commission and a
failure to approve results in an automatic denial of the pending matter.
Section 9. Disqualification for Conflict of Interest
Pursuant to California Government Code § 82048 (Political Reform Act), Housing
Commission members are prohibited from making, participating in, or in any way attempting to
use their position to influence a Commission decision in which they know or have reason to
know they have a financial interest. Financially interested Commissioners are considered
conflicted as a matter of law and are thus disqualified from participating in the consideration of

any decision relating to their interest. A Commissioner is also conflicted, and thus subject to
disqualification, when he or she cannot be fair and impartial in their consideration of
Commission business due to a personal interest or involvement in the outcome of a matter
before the Commission, or with any person having business before the Commission.
A Commissioner who is disqualified by reason of a conflict of interest shall publicly state,
or have the Presiding Officer state, the details of their financial or personal interest that causes
the conflict immediately prior to consideration of the matter. The conflicted Commissioner shall
recuse himself or herself from discussing and voting on the matter. A disqualified
Commissioner shall not be counted as part of a quorum and shall be considered to have
abstained from voting on the matter.
Section 10. Voting Procedure
Any vote of the Commission, including roll call vote, may be registered by the members
answering “YES”; for an affirmative vote or ‘NO’ for a negative vote upon their name being
called. Whenever Commissioners state they are not voting, or if they remain silent when their
name is called, their vote shall be recorded as an abstention.
Section 11. Changing Vote
Commissioners may change their vote only if made by a timely request to do so
following the announcement of the vote by the Secretary and prior to the time that the next item
in the order of business is taken up.
Section 12. Motion to Reconsider
A motion to reconsider any action taken by the Commission may be made and seconded
by any Commissioner who voted on the prevailing side. Said motion is debatable and may be
made only on the day the vote was taken.
Section 13. Action on Resolutions.
(a) A resolution, unless tabled by majority vote, shall be acted upon on the day of
presentation.
(b) Matters coming before the Commission in the form of recommendations that require
the preparation of a resolution shall be open to public discussion prior to calling for a
motion on the adoption thereof.
(c) At the time of adoption of a resolution, it shall be read in full unless, after the reading
of the title thereof, the further reading thereof is waived by a unanimous vote of the
Commissioners present.

Section 14. Agenda.

(a) The Secretary shall prepare the Agenda in consultation with the Staff Liaison, with
review and approval by the Chairperson. The agenda with all supporting materials
shall be delivered to the Commission members at least 7 days prior to the
Commission meeting to which it pertains. At least 72 hours before a Regular
meeting, the City Clerk shall post a copy of the Agenda in the City Clerk’s office and
in the lobby of the Police Department. With regard to any Special meeting of the
Commission, the notice calling the meeting and Agenda shall be posted 24 hours
prior to the Special meeting. The City Clerk shall maintain on file in the office of the
City Clerk declarations establishing compliance with the positing requirements. The
Commission Secretary shall also post the Agenda with supporting materials on the
Housing Division’s website at least 72 hours prior to a regular meeting and at least
24 hours prior to a special meeting.
(b) No action shall be taken on any item not appearing on the posted Agenda unless the
item is added to the agenda as follows:
1. Upon a determination by a majority vote of the Commission that an
emergency situation exists, as defined in Government Code § 54956.5.
2. Upon a determination by a two-thirds (2/3) vote of the Commission, or, if less
than two-thirds of the members are present, a unanimous vote of those
members present, that the need to take action arose subsequent to the
Agenda being posted.
3. The item was posted for a prior meeting of the Commission occurring not
more than five calendar days prior to the date action is taken on the item, and
at the prior meeting the item was continued to the meeting at which action is
being taken.
Section 15. Order of Business
At the Regular meetings of the Commission, the following shall be the order of business:
1.
2.
3.
4.
5.
6.
7.
8.

Call to Order and Roll Call
Public Input/Comment
Approval of the Minutes of the Previous Meeting
Discussion Items
Action Items
Housing Manager’s Report
Commissioners’ Report
Adjournment

Section 16. Preparation of Minutes

The Secretary shall have exclusive responsibility for preparation of the Minutes, and any
directions for changes in the Minutes shall be made only by majority action of the
Commissioners present.
Section 17. Reading of Minutes
Unless the reading of the Minutes of a Commission meeting is ordered by a majority
vote of the Commissioners, such Minutes may be approved without reading if the Secretary has
previously furnished each Commission member with a copy.
Section 18. Recording of the Meetings
All public meetings of the Housing Commission shall be recorded by tape or other
electronic recording device. The recording shall be made by the Secretary and be part of the
records of the Housing Commission. The use of other recording or television equipment is
permitted so long as it is not disruptive of the meeting.
Section 19. Rules of Debate
(a) Getting the Floor: Every Commission member desiring to speak shall first address
the Chair, gain recognition by the Presiding Officer, and shall be confined to the
question under debate.
(b) Points of Order: The Presiding Officer shall determine all points of order subject to
the right of any member to appeal to the Commission. If an appeal is taken, the
question shall be ‘Shall the decision of the Presiding Officer be sustained?’ A
majority vote shall conclusively determine such question of order.
Section 20. Rules of Order
Whenever a procedural difficulty arises which cannot be resolved by reference to the
City Charter, these rules as adopted by the Housing Commission, or applicable provisions of
State Law, the procedures of this Commission shall then be governed by the latest revised
edition of Robert’s Rules of Order.
These Rules, or any one thereof, may be suspended by a vote of two-thirds (2/3) of the
Commissioners present.
Section 21. Failure to Observe Rules of Order
Rules adopted to expedite the transaction of the business of the Commission in an
orderly fashion are deemed to be procedural only and the failure to strictly observe such rules
shall not affect the jurisdiction of the Commission or invalidate any action taken at a meeting
that is otherwise held in conformity with law.

Section 22. Rules of Decorum

(a) The Housing Commission expects its members and every person in attendance to
act in accordance with resolution number 10642 (CCS), A Resolution of the City
Council of the City of Santa Monica endorsing standards of behavior that promote
civility at all public meetings, as adopted by City Council on December 13, 2011. A
copy of the resolution is available through the City Clerk’s office and on the City
Clerk’s website.
Section 23. Public Discussion and Addressing the Commission
Members of the public may address the Commission on items of interest to the public
that are within the subject matter jurisdiction of the Commission either after the Call to
Order/Roll Call or after initial comment by City Staff and the Commission on any item on the
Agenda that the speaker wishes to discuss. Each speaker may address the Commission for five
(5) minutes. If there are more than 10 speakers, the Commission may further limit the time of
individual speakers or the total time on a particular issue. No action may be taken on the item of
interest to the member of the public unless the item appeared on the Agenda in accordance with
Section 14 of these Rules and Procedures.
Where hearing is conducted by law or on matters of special interest, no person shall be
heard thereon except at the time of the public hearing. Public discussion shall be permitted on
any proposed resolution of the Commission and may be permitted on any matter if consent is
given by majority vote of the Commissioners present.
Persons desiring to address the Commission should fill out a chit with their name and
the Agenda item or subject they wish to discuss and present it to the Chairperson. The
Chairperson will then call the person’s name and read out the Agenda item number or subject
they are speaking on. The person should then step forward, state their name for the record, the
subject they wish to discuss, whom they represent if they represent an organization or other
persons, and, unless further time is granted by majority vote of the Commission, shall limit their
remarks to five (5) minutes per item. Nothing in this section shall be deemed to preclude the
majority of Commissioners present from allowing extended debate on any matter.
Section 24. Interpretation and Modification of these Rules
These Rules shall be interpreted liberally in order to maximize the free exchange of
information and public debate. These Rules may be amended by resolution with approval of at
least four (4) Commissioners at a Regular or Special meeting.
SECTION 2.
Any resolution adopting, amending or relating to Housing Commission Rules of Order and
Procedure is hereby repealed in its entirety.
SECTION 3.
It is the intent of the Commission that these Rules and Procedures shall govern the conduct of
its meetings, in accordance with and in addition to Article X of the Santa Monica Municipal

Charter and any other governing provisions of State or local law. Should a question arise as to
conflict between these Rules and the Charter or governing State or local law, the provisions of
the Charter and other governing law shall prevail.
SECTION 4.
If any section, subsection, sentence, clause or phrase of this resolution is for any reason held to
be invalid or unconstitutional by a decision of any court of competent jurisdiction, such decision
shall not affect the validity of the remaining portions of the resolution. The Housing Commission
hereby declares that it would have passed this resolution and each and every section,
subsection, sentence, clause or phrase not declared invalid or unconstitutional without regard to
whether any portion of the resolution would be subsequently declared invalid or unconstitutional.
SECTION 5.
The Secretary shall certify to the adoption of this resolution and henceforth and hereafter the
same shall be in full force and effect.
SECTION 6.
These Rules shall be made public and a copy thereof be made available for public use at all
meetings of the Housing Commission as well as on the Housing Division’s website.

ADOPTED and APPROVED this _______day of __________, 2017.

APPROVED AS TO FORM:

Joseph Lawrence
Interim City Attorney
ATTEST:

Seiky Gil
Secretary

Michael Soloff
Chair, Housing Commission

STATE OF CALIFORNIA
COUNTY OF LOS ANGELES
CITY OF SANTA MONICA

)
)
)

I hereby certify that the foregoing resolution was duly adopted by the Housing
Commission of the City of Santa Monica at a Special meeting thereof held on the 16th day of
February 2017, by the following vote of the Commission:
AYES: Chair Soloff, Vice-Chair Hilton, Commissioner Leavitt, Commissioner
Bloch, Commissioner Buchanan, Commissioner Katz, Commissioner
Keintz
NOES: None
ABSENT: None

Michael Soloff
Chair, Housing Commission

ITEM 5E

Planning Commission Report
Planning Commission Meeting: October 16, 2019

Agenda Item: 10-A

To:

Planning Commission

From:

Jing Yeo, City Planning Division Manager

Subject

Update on Work Efforts Related to Housing Policy at the State, Regional,
Local Level

Recommendation
Staff recommends that the Planning Commission review and discuss an update on
current housing-related work efforts.
Executive Summary
In recent years, California’s ongoing housing shortage has underlined the need for local
jurisdictions to revisit their regulatory frameworks governing housing production. In Santa
Monica, the discussion has been particularly dynamic, as the community and decisionmakers have wrestled with a variety of local, regional and State-level factors that
contribute to production, affordability, and equity. From time to time, the City has made
changes to rules and regulations related to housing in response to these factors. Two
recent examples include the adoption of the Downtown Community Plan’s distinct project
requirements for affordable housing, and the recent removal of the Extremely Low Income
option from the list of options to satisfy the affordable housing obligation citywide. Further,
on March 26, 2019 the Council authorized an expenditure to fund a feasibility study to
analyze potential changes to the centerpiece of the City’s inclusionary housing
framework, the Affordable Housing Production Program. This report provides an overview
of the landscape of housing policy at the State and regional level and potential
implications for Santa Monica as a basis for the Planning Commission’s discussion.
Discussion
State Housing Legislation
In 2017, Governor Brown signed a 15-bill housing package aimed at addressing the
state’s housing shortage and high housing costs. The package included bills aimed
towards funding affordable housing, streamlining, increasing local accountability for
housing production, inclusionary zoning, and preserving existing affordable housing. This
package included SB35, which signaled the State’s continuing intent to hold jurisdictions
accountable for housing production at all income levels through public reporting on
progress towards compliance with Housing Elements, or be forced into streamlined
approval processes. As a complement, the package also included the Building Homes
and Jobs Act (SB2, 2017), which established a $75 recording fee on real estate
documents to increase the supply of affordable homes in California. Through the
subsequent SB2 grant program, $123M in funds collected from this fee have been set
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aside to provide funding and technical assistance to all local governments in California to
help cities and counties prepare, adopt, and implement plans and process improvements
that streamline housing approvals and accelerate housing production. This grant
program is meant to facilitate planning activities that will foster an adequate supply of
homes affordable to Californians at all income levels.
Subsequent legislative sessions have continued to focus on the statewide housing crisis
by restricting local control over decision-making for housing developments. The current
2019 legislative session continues this trend with a new batch of legislative bills aimed at
increasing production by removing barriers to entitlements, including project streamlining,
fee reductions, and limiting local control, to name a few. The following table provides a
listing of housing-related legislation, a brief summary, and implications for Santa Monica.
Two areas of note that are most relevant to the Commission’s work include three bills
streamlining the approval process for accessory dwelling units (AB68, AB881, and SB13)
and one bill specifically aimed at providing stricter parameters around the development
approval process including vesting projects at time of application submittal and
prohibitions on downzoning until 2025 (SB330).
Bill
AB
101

SB 18
SB
330

Status
(as of 10/9/19)
Approved by
Governor

Approved by
Governor
Approved by
Governor
(10.10.19)

Summary
•
•
•

•
•
•
•
•

AB
1763

AB68,
AB
881,
and
SB13

Passed Senate
and Assembly,
at Governor’s
desk
To be signed on
10/9/19

•
•
•
•
•
•
•
•

Requires fines if housing element is out of compliance.
By-right approval for homeless shelters.
Authorizes funding to address homelessness, accelerate
housing production, create ADUs, fund infill infrastructure,
produce low-income housing, and finance housing for special
needs populations.
Protects tenants in foreclosed buildings from eviction for 90
days.
Faster approvals for housing and zoning changes.
Prohibits more than 5 hearings on any housing development
project.
Statewide ban on (A) downzoning, (B) moratoriums on
housing development, (C) non-objective design standards,
and (D) limit on number of permits issued.
Requires relocation assistance and right of first refusal to
displaced tenants.
80% or more density bonus for affordable housing.
100% affordable projects within one-half mile of a major
transit stop allowed unlimited density, four incentives and
concessions, and up to three additional stories.
Prohibits required replacement parking if a space is removed
for an ADU.
Allows ADUs up to 850 square feet or 1,000 square feet (if
more than one bedroom) and up to 16 feet in height.
Prohibits owner-occupancy requirement.
Requires ministerial approval within 60 days of application.
Prohibits impact fees on ADUs under 750 square feet.
Prohibits minimum lot size for ADU
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Bill

Status
(as of 10/9/19)

Summary
•

SB 5

AB
1483

AB
1482

Passed Senate
and Assembly,
at Governor’s
desk
Passed Senate
and Assembly,
at Governor’s
desk
Signed on
10/8/19

•
•

Prohibits requirement for replacement parking garage is
converted or demolished for ADU
Allows one ADU plus one junior ADU.
Creates new local funding agencies for affordable housing,
infrastructure, and community investment and provides up to
$2 billion annually.

•

Creates housing production database.

•

Limits rent increases to 5% until 2030 to buildings
constructed 15 years prior
Requires just cause eviction.

•

Update on 6th Cycle Housing Element
The fluid landscape of housing policy has also affected activities at the regional level with
the process for 6th Cycle of the Regional Housing Needs Assessment (RHNA) well under
way. The RHNA process will inform the 6th Cycle Housing Element update covering 20212029 and is predicated on five main objectives:
• Increase the housing supply and mix of housing types, tenure and affordability
within each region in an equitable manner
• Promote infill development and socioeconomic equity, the protection of
environmental and agricultural resources, and the encouragement of efficient
development patterns
• Promote an improved intraregional relationship between jobs and housing
• Allocate a lower proportion of housing need in income categories in jurisdictions
that have a disproportionately high share in comparison to the County distribution
• Affirmatively further fair housing
AB1771 and SB828 were signed into law as part of the 2018 legislative session. Those
bills altered the RHNA allocation process to de-emphasize local inputs into the process
in order to ensure all jurisdictions are accountable in doing their fair share to address the
region’s housing needs. Importantly, the housing allocation now accounts for existing
unmet need whereas, prior years have been based solely on projected population growth.
In the SCAG region, this could potentially result in a tripling of needed housing units.
Staff has been closely following the RHNA process. In July 2019, SCAG released three
possible methodology options for RHNA allocation for public comment. Staff submitted
a comment letter on the options during the public comment period (Attachment A) with
support for a modified Option 1 that takes into account permit activity and planned transit
hubs. On October 7, 2019, the SCAG RHNA subcommittee voted to forward the SCAG
staff-recommended methodology (amended Option 1) to the Community, Economic, and
Human Development Committee. Once approved, the methodology will be submitted to
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HCD for approval in November 2019 with the final methodology adopted in
January/February 2020. Based on an online tool developed by SCAG, the RHNA is
predicted to vastly increase allocations for jurisdictions like Santa Monica that have
access to high quality transit, jobs, and a healthy development community. In light of
these factors, staff anticipates that as a highly-resourced community, as defined by TCAC
opportunity maps, Santa Monica may receive a significantly larger allocation overall and
at the lower income level compared to the 5th cycle.
SCAG’s online tool currently estimates that based on the recommended methodology,
Santa Monica’s allocation would be approximately 4,800 units. As a point of comparison,
the 5th cycle allocation was 1,674 units. As part of the preparation of the Housing Element
update, jurisdictions are required to identify an inventory of suitable sites that can
accommodate the allocation. The 2018 legislative session also brought new restrictions
to the criteria applied to suitable sites, now codified in Government Code Section 65583.2.
This has had the potential effect of creating a situation where the allocations increase but
the number of suitable sites decrease. Staff is beginning to analyze the possible impacts
of the new suitable sites criteria in the context of the RHNA process in order to understand
potential implications for Santa Monica. As a point of reference, the 2013-2021 certified
Housing Element indicated that the identified suitable sites had a potential capacity of
3,702 units.
Current RHNA and Quantified Objectives Progress
Table 1 shows the City’s current progress towards achieving the current cycle’s RHNA
and Quantified Objectives. As shown, Santa Monica has exceeded the overall RHNA
however, the allocation of units at the Low and Moderate Income category has not been
met.
Table 1: RHNA and Quantified Objectives Progress for 5th Cycle Housing Element
(September 2019)
Needed
Completed
Needed
Approved
Affordable
Quantified
for
RHNA
and In
for
(not In
Category
Objective
Quantified
Construction RHNA
Construction)
Objective
Extremely
Low (083
114
(31)
50
30% AMI)
428
60
Very Low
(31-50%
214
254
(40)
56
AMI)
Low (51263
263
150
113
113
25
80% AMI)
Moderate
(81-120%
283
111
26
257
85
2
AMI)
Above
700
700
1648
(948)
(948)
933
Moderate
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Affordable
Category
(>120%
AMI)
Totals

RHNA

Needed
Completed
Needed
Approved
Quantified
for
(not In
and In
for
Objective
Quantified
Construction RHNA
Construction)
Objective

1674

1371

2192

(518)

(821)

1066

Progress Update on Housing Policy Work
Prior Council Actions
Council has provided a series of directions to staff to study ways to increase housing
production in the city, with a particular emphasis on affordable housing.
•
•

•
•
•
•

•
•
•

January 9, 2018: Council identifies “Options to Encourage Housing on the
Boulevards and Bergamot Plan Area” as a top 5 priority of PCD’s workplan.
December 18, 2018: Council directs PCD staff to prepare amendments to the
Affordable Housing Production Plan disallowing the current option for developers
to provide fewer extremely low-income (ELI) units, until such time as a feasibility
study can be completed to extend, as economically justified, to the rest of the City,
the Downtown Community Plan formula requiring a mix of units at appropriate
sizes and affordability levels
March 26, 2019: Council authorizes modification to the Zoning Ordinance to
remove the ELI option from Tier 2 community benefits menu.
April 23, 2019: Council directed staff to provide additional information about new
housing models, including discussion of single-room occupancy housing.
May 15, 2019: Council authorizes resolution to apply for SB2 grant funding
September 10, 2019: Council study session discussing goals and policy options
for protecting the City’s existing housing stock and considering what role new
housing models may have in the production of housing. Direction provided to
develop code amendments to protect rent-controlled housing with a restriction on
lease term and a requirement to lease only to natural persons; and develop a
strategy and potential code amendments for addressing new housing models.
October 8, 2019: Santa Monica awarded $310,000 SB2 grant funds for activities
that lead to increased housing production. Use of funding will require Council
authorization.)
October 15, 2019: Council hearing to extend temporary removal of ELI option for
an additional year to allow for RHNA process and new State directives to clarify
required zoning capacity
November 12, 2019: Council hearing to ask for budget authorization to activate
SB2-related housing production studies and implementation activities.

Temporary Elimination of Extremely Low Income Option in AHPP
On March 26, 2019, Council voted to adopt revisions to the Affordable Housing
Production Program (AHPP) to eliminate the option for developers to satisfy a
development’s affordable housing obligation through providing only Extremely
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Low-Income units. This provision sunsets on November 27, 2019 and staff is requesting
that Council extend the sunset date to November 27, 2020. This date was established
based on the time that staff anticipated completion of the feasibility analyses necessary
to propose potential revisions to the AHPP.
At the time of the decision to temporarily eliminate the option to satisfy AHPP obligations
through only providing Extremely Low-Income units, Council reviewed the City’s progress
towards achieving the current RHNA. The data showed that the City has produced many
units at the extremely low-income level but is deficient at the moderate income and very
low-income level. As a result, extending the sunset date of the provision to November
27, 2020 to eliminate the Extremely Low-Income option will preserve the ability to have
affordable housing produced at other income levels and also opportunity to account for ,
evolving State legislation and the pending RHNA allocation in order to meet the City’s
obligations under Housing Element law.
AHPP Feasibility Study
On March 26, 2019, Council authorized an agreement with HR&A Advisors, Inc., a
California-based company, for financial feasibility analysis and outreach of potential
modified affordable housing requirements of future Tier 2 retail/multi-family developments
similar to those which were adopted in the Downtown Community Plan (DCP). At the time,
staff indicated a timeline of approximately six to eight months to complete the work, once
the project was initiated. A kick-off meeting was held on July 16, 2019, which puts the
projected completion date in early 2020, several months after the sunsetting of the
ordinance temporarily removing the option for providing ELI units to satisfy a project’s
AHPP obligation.
Similar to the previous analysis completed by HR&A for the DCP, the assignment
involves:
1. Research. Research on current real estate market conditions for the most
sensitive financial feasibility modeling assumptions. This includes updating
relevant assumptions used in prior related HR&A financial feasibility modeling
utilizing a variety of third-party data sources that include either Santa Monicaspecific or more general Westside rents, absorption and vacancy data, operating
expenses, income capitalization rates, and project financing terms and pricing.
In addition to these sources, an independent professional construction cost
estimator has been subcontracted to provide assumptions about above-grade
and below grade hard construction costs for each prototype.
2. Financial Modeling. Empirical testing of prototypical private developments to
establish the financially feasible limits of modified affordable housing
requirements and development fees. This work utilizes static pro-forma financial
feasibility Excel models to test the developer investment return implications of
revised affordable housing requirements on prototypical developments on each
boulevard.
3. Stakeholder Briefings and Outreach to Development Community. This task
consists of roundtable briefings with developers (including non-profits) and
property owners to discuss market conditions, as well as costs of construction
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and labor in order to more accurately model development prototypes that use a
modified affordable housing production framework. This task also includes
presentations to the Housing Commission, the Planning Commission and the
City Council.
4. Memorandum Report. Once the analysis has been finalized, HR&A will prepare
a memorandum report describing the analysis approach, assumptions, findings
and conclusions. The memorandum will include attachments with the output from
the financial feasibility models.
5. Recommendations to Council. Based on the conclusions of the financial
feasibility model, and comments and direction generated from outreach and
presentations to the City’s Boards, Commissions and Council, staff will develop
a series of recommendations to modify the existing AHPP.
To date, the project team has completed the market research, conducted the first round
of roundtable briefings with local housing developers, architects, and land use attorneys,
and has constructed the financial model using the inputs generated from outreach,
research and cost-estimating subcontractors. When a draft memorandum report has
been completed, staff is scheduled to present preliminary findings to the Planning and
Housing Commissions by the end of 2019 before presenting to Council.
Based on the direction from Council, the project team will complete a revised report that
includes a variety of inclusionary requirement scenarios. This final draft will form the basis
of recommendations to modify the zoning ordinance, which could be submitted to Council
in early 2020 if direction is given to proceed with the assumption the existing development
parameters of the Zoning Ordinance will remain unchanged despite strong signals from
the State that indicate otherwise. Staff requests that the Planning Commission provide
guidance on how to proceed with the AHPP Feasibility Study given the fluid nature of
regulatory discussions happening on all levels.
SB2 Grant
The City of Santa Monica submitted a successful SB2 grant application to HCD and was
awarded a total of $310,000 in September of this year. SB2 presents an opportunity to
address the changing landscape of housing policy in California by exploring changes to
existing standards and project requirements; however, staff notes that the work
contemplated by the SB2 scope may not be adequate to address the totality of the
required policy shift. Pursuant to the project description in the grant application, the funds
are scoped for the following purposes, which conform to the State’s planning priorities:
1. Update Financial Feasibility Analysis on the Downtown Community Plan
(DCP) ($60,000)
Downtown Santa Monica is where much of future mixed-use housing development
is likely to occur. A recent monitoring report indicated that since Plan adoption,
very few, if any, new housing projects have been submitted despite process
incentives that expedite entitlements for housing projects. The proposed analysis
would seek to provide decision-makers with an updated financial feasibility
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analysis on DCP project requirements to better inform the regulatory framework
that guides housing production in the City’s job-rich and transit-oriented center.
2. Explore Revised Development Standards and Incentives for Housing
Projects on Boulevards and in the Bergamot Area Plan ($58,000)
The 2013-2021 Housing Element identified potential for over 2,700 units on the
City’s major boulevards and over 1,000 units in the districts governed by the 2013
Bergamot Area Plan. This housing is not being produced as anticipated as less
than a third of those potential housing units has been built or is under construction
in these areas. This project would require physical modeling and financial
feasibility analysis to identify the “tipping point” at which a housing developer will
be incentivized to produce a housing development. Factors for
evaluation/modification may include development standards such as height, floor
area, and parking requirements, streamlined entitlement processes, and reduced
permit and development fees for qualified housing projects.
3. Multi-Unit Districts Affordable Housing Fee and Density Study ($25,000)
In Santa Monica’s Multi-Unit Districts (R2, R3, and R4) in recent years, developers
often build below the allowable density, with replacement projects often resulting
in a net loss of units citywide. This project contemplates two potential changes to
the City’s existing zoning ordinance: 1) Evaluating the overall feasibility of
residential development in the multi-unit districts and the associated municipal
requirements in order to make recommendations on standards and incentives to
support the City’s goals for housing production for a variety of income levels. 2)
Based on the evaluation, explore “minimum density” standards in the multi-family
districts to support the City’s housing production goals.
4. Protect Existing Tenants from Displacement ($31,000*)
The City has many policies and programs on housing affordability, access, and
tenant rights. These include rent control rules, tenant protections, housing
assistance, and other housing stabilization measures. These are administered by
several City departments, making it difficult to easily locate information. This antidisplacement project will result in a website and marketing materials with
information about these programs by topic (not department). A communications
campaign will reach tenants to assist them in situations that may threaten their
tenancies.
*Note: SB2 guidelines allow for only 10% of grant award to be used for purposes
of protecting existing housing stock. $31,000 is the maximum that can be awarded.
5. Enhancements to City of Santa Monica Electronic Permitting Software
($40,000)
The City has instituted digital Building permit applications, yet some important and
time-consuming Planning entitlements are not yet on this system. This project
would enhance the City’s permit application software for the additional Planning
applications, which will then be managed electronically. This process integration
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will improve efficiency by allowing applicants to submit online instead of at City Hall
and will streamline the review process by allowing simultaneous review from
multiple reviewers.
6. Illustrated Housing Development Process Guidebooks ($48,000)
The City currently lacks user-friendly materials to assist applicants proposing
housing developments. The proposed guidebooks for Accessory Dwelling Units
and Multi-family Housing will provide clear, concise and updated information on
City housing policies, processes and development standards supported by
graphics including architectural drawings that will illustrate the development and
design standards.
7. Innovative Affordable Housing Financing Tools to Increase Production
($48,000)
The high cost of land in Santa Monica makes deed-restricted affordable residences
very expensive, and limited funding is a primary barrier to creating more units. This
project will look at how innovative financing tools like a regional housing trust fund
and infrastructure financing plans are used elsewhere and how the City can best
leverage these tools to enhance the production of affordable housing.
The above analytical activities will be complimented by a robust public engagement
platform, which is accounted for in the budget developed for each activity described in the
SB2 grant application. Grant funds must be used by FY 21/22, and are subject to potential
repayment if no implementation actions result from grant-funded activities. Staff is
scheduled to request Council budget authorization for the SB2 grant, including direction
on scope of work, at the November 12, 2019 meeting.
New Housing Models
On September 10, 2019, Council conducted a study session on new housing models,
following up on the December 2018 corporate housing study session and subsequent
actions regarding single-room occupancy units that occurred in the first half of 2019.
Council directed staff to phase potential amendments to the Municipal Code in order to
quickly address impacts to rent-controlled housing while bringing back amendments to
accommodate new housing models over a longer time period. In the context of the State’s
desire to increase housing production and the RHNA process, staff is starting to research
how new housing models, such as co-living, would be considered as one part of the
overall solution to the housing affordability crisis.
Prepared by:

Jing Yeo, Planning Manager
Peter James, Principal Planner

Attachments:
A. City of Santa Monica comment letter regarding SCAG RHNA Methodology
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