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SANTA MONICA
A DECADE LATER:
URBAN PROGRESSIVES
IN OFFICE

Key characteristics of a”healthy community” are the
availability of decent, affordable housing, the maintenance of a
“human-scale” urban environment, and freedom for all
members to participate meaningfully in community life. Ten
years after launching its urban progressive experiment, Santa

Monica,

alifornia has made substantial

progress toward these goals.

JOHN I. GILDERBLOOM anp STELLA M. CAPEK

Monica, California, madenationaland
international headlines when a pro-
gressive, pro-tenant coalition, Santa

I n the spring of 1981, the city of Santa

Monicans for Renters Rights
(SMRR), gained majority
controlover thecity govern-
ment. SMRR consisted of
low- and moderate-income
residents, the kinds of
people who had never be-
fore been elected to city of-
fice in Santa Monica or else-
where, and who had not
been recruited from tradi-
tional urban elites. Com-
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.. .THE
TRADITIONAL
URBAN SCRIPT
FOLLOWED BY

MOST . .. CITIES,
... RELIESON A
FREE MARKET

GROWTH MODEL.
‘ .

mitted to the democratization of urban
decision-making and redistributive
planning policies, the coalition allowed
Santa Monica to break away from the

traditional urban script fol-
lowed by most U.S. cities,
which relies on a free mar-
ket growth model. Grass-
roots support enabled the
coalition to redefine and re-
direct the urban agenda
away from the traditional
exchange-value and “com-
modity” emphasis toward
use values and “commu-
nity” priorities. SMRR sup-
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porters—originally ener- =~ EOR OVER TEN tenants’rightsand rentcon-
gized by tenants’ rights is- trol formed their initial and
suesin 1979—now had high YEARS, most influential platform,
hopes for the candidatess PROGRESSIVES  SantaMonica’s progressives
they elected and for the de- HAVE BEEN had a broader urban pro-
mocratization of city poli- gram—partly constructed
tics. Popular support for ELECTED TO THE through national network-
the coalition was evidenced CITY COUNCIL IN ing—to propose when vot-
by the fact that over 6,000 of ers became disillusioned
Santa Monica’s 90,000 resi- SANTA MONICA. with free market solutions.

dents actively participated
in election work through such activities
as telephone banking, door-to-door can-
vassing, and community meetings.!
Now, for over ten years, progres-
sives have been elected to the city council
in Santa Monica. Between 1981 and 1984,
and 1988 and 1992, they held a voting
majority. Atothertimes(1979t01981and
1984 to 1988) they were in the minority.
In both 1988 and 1990, progressives sym-
bolically continued their commitment to
expanding the electoral choices of the
traditionally disempowered, by fielding
and electing to the city council the follow-
ing candidates: Judy Abdo, a lesbian ac-
tivist; Dennis Zane, a high-school math
teacher; Tony Vasquez, a Hispanic candi-

date; Kelly Olsen, a taxi cab driver; and

Ken Genser, a disabled activist.
Fromthe vantage pointoftenyears’
experience, it is possible to measure some
of theactual consequences of progressive
policies as well as the extent to which a
progressive agenda has made Santa
Monica a different kind of urban place.
SMRR candidates won the right to pass
laws affecting the city, appoint people to
influential positions in city office, and
exercise discretion over city funds. While
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Where did they create new
frontiers, and what were the limits they
encountered in the attempt to alter the
urbanspace and political culture of Santa
Monica? The Santa Monica case may
provideanewanswer toR.E. Pahl’s ques-
tion, “Whose City?”?

It is useful to point out that the
modern progressive movement, as it
emerged in Santa Monica, functioned at
different levels of meaning depending on
the various activist networks involved.
For CED (Campaign for Economic De-
mocracy), the situation in Santa Monica
meant a step toward “economic democ-
racy”; foranetwork of urban progressives,
itmeantcontrol of developmentand land-
based assets to capturereturns for thecity
locally and promote a human-scale, par-
ticipatory environment; for neighborhood
activists, it meant community-based
control through participation in decision
making; and for those focused on hous-
ing or senior issues, it meant a struggle to
keep their own living space affordable.
There were differences of opinion about
the extent to which the movement was
expected to be “transformative.” Some
activists felt that the public could be con-
verted into supporters of progressive
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options through education and experi-
ence. Others felt this was a utopian goal,
and that within the limits of a reformist
movement, the best alternative was to
rely on a structural solution: making a
rent-control law, broad-based participa-
tion, and/or land-use and development
rules an institutional part of the city’s
governancestructure. After the 1981 elec-
tion, the pragmatist strand of the move-
ment came to the fore.

Since then, Santa Monica’s pro-
gressive program has been analyzed at
various stages by a number of sources
and from a variety of perspectives.? Our
intent here is not to present a complete
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number of cities, rent-control laws have
been undermined by city appointees
hostile to rent boards; in Santa Monica,
through national networking, activists
knew this, and created a different struc-
ture. Therefore, it is no accident that the
law is unusually strong; it was designed
to circumvent the problems experienced
by tenants in other cities with more mod-
erate rent-control laws.

The provisions ofthe 1979]law were
quite strident; the law appeared to be
written with almost complete distrust of
landlords. Therent-controlboard hasbeen
funded through annual registration fees
paid by tenants in their rent. Landlords

overview, but rather to fo-
cus on housing policy, a
principal element in the ur-

...THE MODERN
PROGRESSIVE

were required to report va-
cancies for inclusion on a
list which the rent-control

ban progressiveagenda. We MOVEMENT. AS IT board would makeavailable

emphasize some selected

to the public. Security de-

areas which should act as EMERGED IN posits to landlords were to
touchstones, or “barom- GANTA MONIC A, be placed in an interest-
eters,” for any progressive bearing account out of
housing prog¥a§\. g/l‘;mong FUNCTIONED AT ypicn lgndlords would off-
these are rent control, de- DIFFERENT set operating costs. Also
velopment agreements and LEVELS OF incorporated into the law
minority housing programs. was a “just cause” eviction
Rent Control MEANING clause, treble damages to be

Rent control was the DEPENDING ON awarded for rent over-
key issue which had the charges, and rent decreases
strongest support among THE VARIO-US in the case of improper
voters in Santa Monica. The ACTIVIST maintenance. Rents were
law is less negotiable th.an NETWORKS affixed to the unit, rather
any other aspect of city than the tenant, meaning
politics because tenant or- INVOLVED. that no “vacancy decontrol”

ganizers presented it as a
city charter amendment on the 1979 bal-
lot. It continues to be administered by a
tenant-elected rent-control board. In a
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of rents would be permis-

sible with the departure of a tenant. All .

new rental housing construction, along
with houses and duplexes, were ex-

" SPRING-SUMMER 1992 » 117



PROMOTING COMMMUNITY HEALTH
L]

URBAN PROGRESSIVE EXPERIMENT

empted from the law.

One of the most controversial por-
tions of the rent-control law stated that
while landlords had to be guaranteed a
fair return, no increase would be autho-
rized merely because a landlord had a
negative cash flow as a result of refinanc-
ing, provided the landlord could have
reasonably foreseen a negative cash flow
based on the rent schedule then in effect.
In an effort to remove buildings from the
speculative cycle, the rent-increase for-
mulawas based on “historicinvestment,”
that is, the amount of money actually
paid for a piece of property, rather than

the law by passing preemptive state leg-
islation that takes the teeth out of local
rent control. In general, the bills seek to
turn strong rent-control legislation into
moderate rent-control laws. Moderate
rent-control laws are characterized by
vacancy de-control, higher allowablerent
increases, and weak administration. Most
studies indicate that these kinds of laws
have very little impact on overall rent
levels.t

With one major exception, these
challenges have been unsuccessful, thanks
to the persistent efforts of State Senator
David Roberti who, as leader of the Cali-

current market value. Con-

fornia Senate, has caused

currently, “debt service” .. .THE RENT- most of these bills to die
was not t2Xeh into account INCREASE before g;ey rez;ch a vote 1claf
i Jent increases. The rea- the full Senate. Itisgenerally
s<‘)ning forthis was based on FORMULA WAS acknowledged that these
a number of studies that BASED ON anti-rent control bills have
found that while about 50 “HISTORIC the support ;)f thle majoritg
t of the rent dollar ,  of senators, legislators an

gggigto?iebt serviI::e, n?any INVESTMENT, current Republican Gover-
buildings were purchased THAT IS, THE nor Pete Wilgon.beSholuld
at fixed rate mortgages—ef- \ UNT Senator David Roberti lose
fectively exemptging mort- AMO OF his position as leader of the
gage payments from con- MONEY Senate, the future of Santa
sumer price increases.! To. ACTUALLY PAID Monica’stough rent—contdrol

i to th law would be in jeopardy.
gi%\sﬁzrlll":izﬁgix ?CPI)e, FOR A PIECE OF One bill that did ]clera)\r tl?e
aslandlord groups wished, = PROPERTY... Senate, and was signed by
would be to reward land- I——— the Governor, was the Ellis

lords with double the amount of their
operating expenses.

Challenges to the law. While
SantaMonica’s strong rent-control policy
has generally remained intact despite
numerous challenges in the courts}
landlords have attempted to circumvent
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Bill, which allows landlords to remove
their buildings from the rental housing
market and replace them with condo-
miniums. This is one way forlandlordsto
elude regulation. As a result, by the end
of 1990, Santa Monica city officials esti-
mated that over 1,000 apartment units
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had been taken off the market.

In 1989 the rapid loss of apartment
units due to the Ellis Bill alarmed SMRR,
the city counciland the rent-control board.
By the winter of 1990 an average of 12
units a week were being lost. Most of the
apartment units taken off the market had
rents under $500, and werebeing replaced
by posh $400,000 condominiums. The
response to the Ellis Bill came in several
local government actions to encourage
landlords to stay in business. In the fall of
1989, the rent-control board passed an
“inclusionary housing plan” that would
allow rents in vacated units to rise to
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strong rent-control law. The November
1990 SMRR initiative has resulted in a
significant drop in the number of apart-
ment units being taken off the market. It
should be noted that it is not strong local
rent control that caused the dramaticloss
of affordable housing units, as some con-
servative critics have argued, but the in-
tervention of the state legislature. If the
Ellis Bill had been defeated in the state
legislature, Santa Monica would not have
lost 1,000 affordable units.

In contemplating the role of the
state, the lesson for progressives resides
in how an urban grass-roots movement

market levels with a ceiling

can be circumvented by

ranging between $400 and - - .THE LESSON  forces outside the city im-

$500. This allowance was FOR its.” Thestate legislaturehas
ti tonthelandlord’ jor f

;(zvllr:igue\; Zgidsn?:z o(f)ran? PROGRESSIVES }):cezﬁ lfielirt‘zg)orll;rc?lz :If\sgt(;\rg

other unit in the building RESIDES IN HOW progressive legislation that

with a very low-income AN URBAN GRASS- Places restrictions on the

person residing at a fixed

rights of property owners.

rent, ranging from $266 for ROOTS Quick thinking at the local
a studio apartment to $361 MOVEMENT CAN level however,canpreserve
for a two-bedroom apart- BE housing gains, as occurred
ment. Following this, the v in Santa Monica.

rentboard granted a six per- CIRCUMVENTED  The redistributional im-
cent allowable increase and BY FORCES pact of rent control: Who

a simplified cost pass-

benefits? A major question
throughsystem. InNovem- OUTSIDE THE CITY

ber of 1990, SMRR spon-
sored and passed an initia-
tive requiring that 30 percent of all multi-
family residential housing newly con-
structed must be affordable and occu-
pied by low- and moderate-income per-
sons. These measures were designed to
subvert the state-sponsored Ellis Bill
which has challenged Santa Monica’s
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LIMITS.

regarding the goals of the
urban progressive move-
ment in Santa Monica con-
cerns the economic redistributional im-
pacts of Santa Monica’s rent-control law.
The question is important: What can
tenants gain in real dollars by participat-
ing in an urban grass-roots movement?
Santa Monica’s strong rent-control
law resulted in substantial income redis-

SPRING-SUMMER 1992 » 119



URBAN PROGRESSIVE EXPERIMENT

PROMOTING COMMMUNITY HEALTH
]

tribution between landlords THE LACK OF unaffordable, and pre-
and tenants. Strong rent dicted that by 1997 that
controls permit no vacancy INTEREST ON THE proportion would fall to 29
de-control (increase of rents PART OF TENANTS percent. If the law were
when tenants move out of a IN BECOMING changed toamoderaterent-
controlled apartment), are control ordinance with a
administered by elected HOMEOWNERS IS vacancy de-control provi-
ratiier than appointed A BY-PRODUCT OF sion, the number of
boards, and use rent-in- unaffordable units would
crease formulas based in THE STRONG increase to 55 percent by
part on the Consumer Price  RENT-CONTROL  1997. SantaMonica’sstrong
Index (CPI) or Net Operat- LAW. rent-control law could lead
ing Income (NOI). Moder- pra— to the creation of 6,000 ad-

ate rent controls have some vacancy de-
control provisions, are administrated by
appointed boards, and use rent-increase
formulas of full CPI, with provisions for
hardshipappeals. A1986study compared
a ten-year forecast of rents and
affordability under certain cities’ current
strong rent-control laws withthe probable
results of more moderate ordinances that
would have permitted vacated units tobe
temporarily decontrolled. That study es-
timated that under SantaMonica’s strong
rent-control law, average monthly rents
would increase from $458 to $631 —a ten-
year increase of 37 percent. On the other
hand, under a vacancy de-control provi-
sion, average rents would rise to about
$1,123 — an increase of 145 percent, as
landlords take advantage of tenant turn-
over to raise rents on vacated units to
market levels — a difference of 78 per-
cent.?

Using current government stan-
dards of a household paying no more
than 30 percent ofits incomeintohousing,
the study further found that in 1986, 48
percent of the rental units were
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ditional affordable units — significant
when one considers that this represents
almost 20 percent of the total rental
housing stock. Santa Monica tenants,
under a strong rent-control ordinance,
will savea cumulative total of $1.1 billion
dollars between 1987 and 1997.°

To answer the question “who ben-
efits?,” then, the evidence points to low-
and moderate-income tenants, and to the
fact that urban space is made more acces-
sible to mixed-income groups as a result
of strong rent controls. While 1,000 units
have been taken off the market due to
state legislation, 6,000 units will have
become affordable by 1997 because of
rent control. '’

Homeownership programs. The
lack of interest on the part of tenants in
becoming homeowners is a by-product
of the strong rent-control law. Attempts
toconvince tenants to convert theirapart-
ments to limited equity cooperatives have
been unsuccessful. Because rents are
dramatically lower underSanta Monica’s
rent-control law, the cost of cooperative
ownership—at least for the short term—
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would be significantly higher. While the
city’s nonprofit housing-development
corporation has built and rehabilitated
hundreds of rental units, no limited eq-
uity cooperatives have been produced.
One study estimated that a conversion
from a rental to a cooperative dwelling
would result in mortgage payments $65
per month higher. Although Santa
Monica’s nonprofit housing corporation
is technically capable of producing coop-
eratives, it sees no tenant “demand” for
this kind of housing. The rather uncer-
tain gamble that tenants are making is
thatSantaMonica’slaw willremainstrong
in the future.

PROMOTING COMMUNITY HEALTH
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erate city council, this was not enough to
prevent large developers from targeting
Santa Monica, whose oceanfront location
was highly desirable. Exercising local
control over development was an idea
shared by progressives and a majority of
the population.

Dealing with growth and develop-
ment in a progressive manner became a
major preoccupation of SMRR city council
members. Oneobserver, in hisassessment
of the Santa Monica experiment, con-
cluded that “planning, not El Salvador or
the nuclear freeze, was the centerpiece of
their ‘progressive’ administration.”*? In

particular, progressives

Land Use and Development DEALING WITH wanted to preserve “com-
progr(ez:if\:)e;ivere eleiltﬁ:llztﬁ GROWTH A f’r(\:l(irr;::l)',wc?ltt;l}’e c;);ll)lee?\igeir?gf
thecitycouncilin 1981, there DEVELOPMENT IN ' thetraditional urban script
vi,;asa gelneral {eaéintllle city A PROGRESSIVE (tihat lautomat;callg lgives
that real estate developers evelopers broad lever-
would transform Santa MANNER BECAME age.® One of their first
Monica into a city of high- A MAJOR actions upon achieving of-
rioebuldings and Ngh . PREOCCUPATION fice was o st 2 i
Beach of the West Coast. OF SMRR CITY construction in the city.
Ezidence invc\;ulcli(ed investor COUNCIL They ;11((11 thisl; in order to

wrence Welk’s 11-story stop the development pro-
building near the ocean- M&BERS ) cess while buying time to

front, plans to construct the
“largest condominium development in
California,” and a history of redevelop-
ment plans that targeted low-income
communities." Surrounding communi-
ties just outside the boundaries of Santa
Monica were already full of high-rise
buildings. Although negative public
sentiments in the early 1970s resulted in
down-zoning and swept in a more mod-
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institute a progressive
agenda that would resolve questions of
growth, land-useand zoning. Theirmove
was met with outrage by the business
community, which argued that this was
an unacceptable interference with pri-
vate property rights. Not all projects
were stopped “cold” by the moratorium,
however. Some developers had viable
“vested interest” arguments that could
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have withstood a legal test. To resolve
this quandary, the city council used the
concept of the negotiated “developer
agreement,” a solution that brought
widespread notoriety as well as positive
attention to Santa Monica.

Development agreements werenot
by themselves a new idea. They put into
practice the concept of a “public balance
sheet,”* whereby it is assumed that since
developers impose significant costs on
communities by using municipal re-
sources, demanding subsidies, or creat-
ing social problems, they should give
something back to the community in ex-
change for their right to build and make
monev, Traditionally, city officials have
encouraged growth, arguing that as the
pie gets bigger, everyone gets a bigger
slice. The “pie” is often presented as
consisting of new jobs, higherland values,
an increase in tax revenues, and greater
consumer spending. However, growthis
frequently accompanied by problems
such as higher housing costs, a rise in
crime, more pollution, and traffic con-
gestion. Because these costs are fre-
quently invisible to the public, the “public
balance sheet” strategy is used to make
the costs visible so that cor-
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velopers were putinto practice withmuch
less controversy in cities such as San
Francisco and Boston. In Santa Monica,
However, the controversy resided in two
features. First, instead of asking for fees,
the progressives asked for “social goods”
that would benefit low- and moderate-
income residents rather than traditional
elites. Second, during the six-month
moratorium, there were no fixed rules for
negotiation of such agreements. Nego-
tiations were a way for developers to
resolve their situations out of court, and
for SMRR, a way to push agreementsina
progressive direction. However, each
situation was handled on a case-by-case
basis. Progressives knew they had un-
usual leverage due to Santa Monica’s at-
tractive and desirable location, but even
they did not know in advance what the
limits of the bargaining process would
be. As they groped to find what was
socially possible under the circumstances,
they faced a great deal of hostility. Their
agendarepresented acomplete break with
existing rules and expectations in the
community,and theresulting tension was
enormous. A developer interviewed on
the television news magazine 60 Minutes
referred to the situation as

porations and businesses A DEVELOPER ;/llegalized extortion.”
comprovidetadefblolhe INTERVIEWED ON Yreover, same proges
thestress that they areplac- .. .60 MINUTES  themselves criticized the
it i, Torpostesives REFERRED TO THE Procs since SR cour
z

;eZatiavse al:pegtsnc;lfng:\:eﬁ SITUATION AS manger John Alshuler wen);
opmentand maximizethose “LEGALIZED behind closed doors to ne-
that are positive. . EXTORTION.” gotia-te inste.ac.l of. getting

Trade-offs with de- SS—— genuine participation from
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the neighborhoods to be affected.
Development agreements have
been around in Santa Monica for nearly a
decade. As such, it is possible to look
beyond the emotional rhetoric that sur-
faced in the early 1980s and to carefully
assess results. Furthermore, the “free
form” negotiation of agreements no
longer exists. Withapproval of the City's
“Land Use Element” in the fall of 1984,
the guidelines for such agreements were
formalized, except in the cases of very
large or complex projects. The document
institutionalized some progressive prin-
ciples while bowing to some pressures
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cized by 60 Minutes, was the Welton
Becket agreement. The Colorado Place
development was projected to be a mas-
sive $150 million project. With office
condominiums, retail functions, and a
hotel, it was intended to serve as the
international headquarters of Welton
Becket, a major architectural firm. While
ithad secured preliminary approvals, the
project was stopped by the six-month
moratorium after an unsuccessful appeal
for exemption. It was further halted by
the negotiation process with the city,
adding up to a delay of about one year.
For progressives, the challenge was to

from traditional elites. The

transform a huge office

final product was modified ...THE CITY’'S complexintosomething that
by prominent pa.rticipation “LAND USE socially served :flll elements
ofthe Commerialard I g EMENT/ IS ST R0
tion (CIPA), whichattacked BOTH A FORMAL  units of affordable housing,
e s cono, DOCUMENT AND 2 000 40 are foo
E:\t, th;ey involgved them- THE EMBODIMENT gayc’are éenteiqwit; im-
selves deeply in the revi- OF A SOCIAL provements including play
sonprocess Themd el pROCESS - Shipmentandiuiaing,
from business leaders, EMERGING accessibility plan for the
heaiint%ea :lwo—ye:;'oldL;'li(fcte BETWEEN dise‘lblled, apd afn al;ts atr}\‘d
?IY: rent-control la.w, the VARIOUS :)tcyla ervices fee T
city’s “Land Use Element” GROUPS... The Welton Becket agree-
is both a formal document — ment became a benchmark

and the embodiment of a social process
emerging between various groups over
time. Below, we will briefly examine the
features of the development agreements.

Development agreements. Santa
Monica’s best-known development
agreement, in part because it was publi-
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for future development projects.
Progressives were willing to support of-
fice and commercial developments only
if they complied with the following con- .
ditions:

1. A 1.5 percent arts and social
service fee based on the total cost of the
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development;

2. One housing unit
for every 5,000 square feet
of floor area for any devel-
opment of 7,500 square feet
or more;

3. Encouragement of
the use of public transpor-
tation, bikesand walking for
every development of 20,000
square feet or more;

4. An affordable
daycare center for all de-
velopments with at least
40,000 square feet;

5. Provision of parks
for developments of 70,000
square feet or more; and

6. Agreement that developments
should not exceed six stories and should
be mixed-use, containing community en-
terprises on the first floor (bookstores,
restaurants), offices on the middle floors,
and housing on the top floors.

Several other projects resulted in
developers’ making substantial conces-
sions to the city. The Greenwood Center
office complex was a five-story develop-
ment undertaken in part by a subsidiary
of the Campeau Corporation of Canada.
It has 20 units of affordable housing off-
site, as well as some minimal park and
daycare space. Another project was al-
tered by a development agreement intoa
slightly less dense neighborhood/com-
mercial-and-office project than originally
projected. A cash-in-lieu-of-performance
payment, based ontheapproved formula
in the new Land Use Element, was ac-
cepted as a substitute for housing. Addi-
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WITHOUT

tionally, an unusually large
and bulky condominium

PROGRESSIVES IN development was scaled-
OFFICE,...NO  down and includes provi-
HOUSING WOULD sions for six to eight afford-

able units off-site.

HAVE BEEN The most successful, even
CREATED.. ., ifcontroversial, “give-back”
negotiated by  the

SINCE THIS IS NOT progressivesinvolvesa $300
PART OF THE million, 1.26 million square

INSTITUTIONALIZED footdevelopment called the

Water Garden. According
DIALOGUE to an agreement made on

BETWEEN CITIES March 23, 1988, this devel-
AND DEVELOPERS opment is bemg built on a
. — " 17-acre site around a two-
acre pond. Over 65 percent
of the acreage will be landscaped to pro-
vide a park-like atmosphere. The build-
ings will be human-scale (six floors) with
a pedestrian orientation featuring atria,
courtyards, restaurants, and a health club.
The project will have a 3,500 square foot
daycare center and elevators to 2-1/2
levels of underground parking. More"
importantly, progressives were able to
get the developers to donate $7.2 million
toward improving low-income housing
and parks, $300,000 for a homeless shel-
ter and $150,000 for a citywide arts pro-
gram. Developers expect the project to
generate $1.2 million in annual revenue
and 5,000 jobs. Consequently, they are
payinga$6.5 million traffic-improvement
fee.

An overview of these projects re-
veals severalissues. First,as farashousing
is concerned, due to the scale of the con-
struction, the proportion of affordable
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housing obtained is small relative to the
city’sshortage. Thelargestbatch of hous-
ing obtained was the initial 150 units
through Welton Becket. Without pro-
gressives in office, however, no housing
would have been created at all, since this
is not part of the institutionalized dia-
logue between cities and developers.
Demands for social “give-backs” ask de-
velopers, as significant urban actors, to
recognize the needs of the community,
including those of lower-income resi-
dents. In principle, thisisa broadening of
public discourse to embrace non-elite
priorities in the city. At the same time,
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programs, and recreational opportunities
for the well-to-do. Progressives
challenged these priorities. They
attempted to involve ordinary citizens in
agenda setting and decisions about how
money would be spent to benefit low-
and moderate-income people. Attractive
and citizen-friendly packages were put
together to promote outreach, and the
city council provided seed money for
neighborhood organizations.

Likewise, Santa Monica’s Commu-
nity Development program was aimed at
meeting the needs of low- and moderate-
incomecitizens. This program was drawn

visionary goals are always

up into two major parts:

constrained by existing limits. BEFORE community/neighbor-
Santa Molr)moic;’s hexperience is PROGRESSIVES hood improvements and
lustrates both the visions an community-service
the constraints in a manner TOOK OVER, projects. Community/
that offers lessons for other ~COMMUNITY neighborhood projects
cities. DEVELOPMENT  were aimed at the follow-

Community ' ing beneficiaries for 1988-
development. The PROGRAMS WERE  gy;
developmentagreementsd.id AIMED AT 1. Community Corpora-
e Boforeomogpessves MIDDLE-AND- 2 6o 008 L e
took over, community UPPER INCOME non-profit corporation for
development programs were NEIGHBORHQOQDS. the development of low
aimed at middle-and-upper SRE— and moderate income
income neighborhoods. The most |, housing.

infamous example was the use of CDBG
funds, obtained forSantaMonica’slower-
income Pico neighborhood, to fund one
of the old city council’s pet projects, a
flashy new mall a block from the ocean.
Elites traditionally viewed community
development as a “gimmick” to provide
tax breaks for a firm, free land for a
corporate relocation, employee training
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2. Pico Neighborhood Housing
Trust — $576,000 for the purchase and
renovation of low- and moderate-income
housing in Santa Monica’s largest minor-
ity neighborhood.

Community service projects were
of the following type for 1988-89:

1. Latino Resource Organization
— $106,625 to provide public awareness -
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activities for Latino resi-
dents.

2. Adapt — $33,514
to assist disabled persons
with employment and
training. -

3. Low-Income and
Elderly United/Commu-
nity Action Project —
$105,625 for advocacy and
assistance to low-income
persons.

When Congress set up the Com-
munity Development program, the in-
tent was to serve low- and moderate-
income persons. Yet without effective
grassroots strength these funds are often
poorly targeted and fail to meet the needs
of the poor. The progressive movement
in Santa Monica mobilized the less ad-
vantaged population and raised their
entitlement in the city. This continued to
be the case even when SMRR candidates
temporarily lost their voting majority.

Capitol of “Hip”?

Twenty years ago Santa Monica
was known as the headquarter’s for the
RAND Corporation. Today, the city of
eight square miles is “fast becoming the
world center of the contemporary arts
movement.”® Los Angeles Times Maga-
zine, in a cover story, declared Santa
Monicathe “capitol of hip.” The progres-
sives actively support local artists with
several unique initiatives. First, an arts
fee for big developments is used to buy
public art, some of which comes from
local artists. Public art works in the form
of murals and sculpture are placed

throughout the city.
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SANTA MONICA
HAS 90 PUBLIC
AND PRIVATE ART
GALLERIES, MORE
THAN MOST
MAJOR CITIES IN

AMERICA.
Ea—

Monica.

Secondly,

progressives have been re-
sponsible for passing a
unique zoning ordinance
which allows artists to live
anywhere in the city where
theyareproducingart. Santa
Monica has 90 public and
private art galleries, more
than most major cities in
America. At least ten of
these galleries are consid-

ered “cutting edge” by art experts. World-
class artists such as Laddie John Dill, Ed
Ruscha and Robert Graham work inSanta

Whileduring the 1980s Westwood,
next to UCLA, was “the place tobe” ona
weekend night for the young and fash-
ionable, Santa Monica’s Third Street
Promenade has become, according to
Travel and Leisure magazine, “one of
Southern California’s best street scenes.”
On weekends, the Promenade is packed
with people. The progressives were in-
strumental in turning around this out-
door shopping area, which a few a years
earlier was better known for its prepon-
derance of discount “going out of busi-
ness” stores, boarded-up and decaying
buildings, and its population of winos,
drug users and toughs.

The progressives put together a
plan to revitalize the Third Street Prom-
enade. Inspired by the work of Jane Jacobs
and Lewis Mumford, “human-scale”
design was used to reinvigorate the Third
Street Promenade. They changed the
zoning ordinances and encouraged
mixed-use development which brought
in apartments and condos on top of busi-
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hired to touch up, redesign and create
morecolorful building facades. The street
was enlivened by murals, carts selling
food and merchandise, numerousislands
of fountains, and flower beds and sculp-
ture with benches wrapped around them.
Street musicians, poets, magicians, and
mimes were encouraged to ply their trade
onthe Promenade. Critical to the success

PROMOTING COMMUNITY HEALTH
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bisected by the Santa Monica Freeway.
Revitalization projectsand “spot zoning”
then permitted the replacement of single-
family residential areas with manufac-
turing, industrialand multi-family zones.

Asaresponse to the housing crisis,
rent control has always been a mixed
blessing for lower-income communities,
a fact that helps to explain theambiguous

of the Promenade was the

electoral support thatSMRR

attraction of two major cin- - - .THE PRIMARY'  hss received in Pico. While
ema chains operating 19 PREOCCUPATION rents are regulated, many
screens, along with six in- are already too high for the
dependent bookstores. A OF MINORITIES IN income structure of the
plethora of independently SANTA MONICA  poorest sections. Further-
owned restaurants from HAS BEEN more, Pico residents gener-

cheap to expensive, exotic

to mundane, line the Prom- HOUSING, AND IN
enade with much of the SOME INSTANCES,

ally tolerate more deterio-
rated housing conditions; a
common fear — frequently

seating out on the widened 00 realized — is that landlords
sidewalks. Like Paris, itis a NEIGHBORHOOD will curtail what little main-
place to stroll and sit, eat DEVELOPMENT.  tenance they are already
and drink, watch and be —— doing if controls are insti-

watched. Moreover, the huge success of
the Third Street Promenade has prompted
revitalization and upgrading in sur-
rounding business and commercial ar-
eas.
Housing Programs for Minority
Neighborhoods

Although certain other issues such
as jobs and youth programs have been
raised, the primary preoccupation of
minorities in Santa Monica has been
housing, and in some instances, neigh-
borhood development. Many pressures
have been placed on the Pico neighbor-
hood, a predominantly minority area,
leading to a decreased stock of affordable
housing. First, the neighborhood was
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tuted. Meanwhile, studies suggest that
landlords use the annual adjustments
built into rent-control laws to raise rents
regularly, regardless of market conditions
(i.e., operating expenses).”

Since residents were already being
driven out by the “free market” rents in
Santa Monica, for the most part rent
controls froze the situation as it was in
1978. However, even rent-control advo-
cates know that it is only a holding mea-
sure. Unless accompanied by a more
comprehensive housing program, it will
only slow the exodus of Pico's more
marginal residents. A 1987 study exam-
ining the impacts of rent control over a
seven-year period in Santa Monica re-
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seven-year period in Santa Monica re-
ported that rents had fallen relative to
non-controlled areas and that class
composition of renters had remained the
same.’® Observing that the proportion of
low-income to moderate-income renters
had remained the same, the study con-
cluded that the phenomenon of gentrifi-
cation had been halted in Santa Monica.
However, the percentage of black renters
has, in fact, fallen from 5 percent to 3
percent, and among Latinos from 18
percent to 13 percent. These declines in
the black and Latino renter populations
have been attributed not to rent control
but to other factors related to declining
fertility levels among both groups and
African-Americans’ declining incomes.
Disabled rights and accessibility.
An important area of minority rights
where progressives have made a lasting
mark is that of accessibility for the dis-
abled. Led by SMRR city council member
Dolores Press, progressives have trans-
formed Santa Monica into the most ac-
cessible city in the nation. Through in-
telligent and far-sighted planning, they
put together an array of programs that
allow disabled persons to move freely,
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“Home Access Program” which provides
the free installation of grab bars, hand
rails, bathroom safety equipment, audible
and visual alarms, lowered thresholds,
and wood entry ramps in the home of any
disabled low- or moderate-income per-
son. In terms of transportation access,
every street in Santa Monica contains a
parallel sidewalk with curbs cut for
wheelchair users. The city even installed
asidewalk that runs from thestreet down
to the beach, allowing wheelchair users
to touch the ocean water. This sidewalk
is an important environmental gesture,
symbolizing Santa Monica’s commitment
to persons with disabilities.

While none of Santa Monica’s
regularly scheduled buses were wheel-
chair accessible during the 1970s, 100
percent of the municipal bus fleet is now
equipped with wheelchair lifts. In addi-
tion to this program, Santa Monica has
also put together a door-to-door trans-
portation service for elderly and disabled
persons. Disabled and elderly are taken
from their homes directly to any other
address in Santa Monica. Santa Monica’s
Office for the Disabled provides addi-
tionalservices, including an architectural

independently, conve-

barrier removal program,

niently, and safely within PROGRESSIVES library services, recreational
the city. In 1982, Santa HAVE opportunities, employment
Monica’s “urban . programs, and community
progressives established an TRANSFORMED service opportunities.
Office for the Disabled SANTA MONICA Conclusion

which serves an important  [NTO THE MOST The elements of Santa
advocacy role and coordi- . Monica’s housing policy
nates a range of programs. ACCESSIBLECITY  discussed aboveindicatean
Thecity ofSantaMonicahas [N THE NATION. important symbolic and ac-
developed a path-breaking S tual commitment to em-
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powering traditionally dis- THE EVOLUTION Monica’s progressives have

enfranchised members of
urban communities. This
has always been an impor-

OF A TENANT-  Jaintainedareduced-scale,
RIGHTS

low-density environment.
The city has a different face

tant goal for urban MOVEMENT INTO a5 a result, free of many

progressives. In Santa

common urban blights such

Monica, thefirst progressive A MORE GENERAL 54 pollution and lack of

administration set the tone PROGRESSIVE green space. Regional and
for these commitments and URBAN long-term trends, however,
institutionalized them. The continue to operate on the
city now has a stated com- MOVEMENT city. The “Land Use Ele-
mitment to social equity and PROVIDES AN ment,” a product of politi-
tolerance of minority view- cal compromise, retains a
points. Thus the search for OPPORTUNITY TO progressive character, but
an appropriate definition of EVALUATE jobdisplacements growside
community fairness contin- STRUCTURAL by side with some of the

ues to thrive.

new revenue priorities of the

The evolution of a ~CONSTRAINTS city. This remains a chal-

tenant-rights movement AND

into a more general pro-
gressive urban movement

lenge to any progressive

OPPORTUNITIES agenda. In the area of eco-

nomic relationships within

provides an opportunity to FOR SOCIAL thecity, the progressive ad-
evaluate structural con- CHANGE ministration acquired con-
straints and opportunities — cessions from developers

for social change in the
United States. In Santa Monica, electing
progressives to public office permitted
an exploration of the potential of munici-
pal government and the tools of urban
planning — when influenced by a very
different set of people — to reshape ur-
ban space and social relations within that
space. We found that major gains can be
made in the areas of housing, urban de-
signand servicedelivery to thedisadvan-
taged. Grass-roots organizations were
able to work toward a definition of urban
space as “community” rather than “com-
modity.”

In terms of physical space, Santa

NATIONAL CIVIC REVIEW

thatnever would havemade
their way into the city’s public dialogue
under a different group. Many of these
were oriented away fromtraditional elites
and toward the less privileged neighbor-
hoods of the city, which were thus ren-
dered socially and politically visible.
~ While Santa Monica’s rent-control
law has contributed significantly to
housing affordability in the city, it needs
tobesupplemented with broader policies
encouraging homeownership. There is
also a danger of over-reliance on the law
itself, sinceit is vulnerable to interference
at the state and national levels. Finally,
without strong tenant-advocacy and the
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ongoing addition of new housing units,
evenastrong rent-controllaw can quickly
reach its limits.

Compared with other cities, Santa
Monica is extraordinary in its attempts to
improve the lives of renters, the elderly,
the disabled, and other traditionally dis-
enfranchised groups, all within a “hu-
manscale,” mixed-use visiondrawn from
urbanologists such as Jane Jacobs and
Lewis Mumford. Previous evaluations of
Santa Monica’s progressive government
have often failed to document these ac-
complishments. We find that ten years
after the “progressive experiment” was
initiated, Santa Monica provides impor-
tantlessons ininstitutionalizing gains that
challenge a traditional urban agenda,
while dramatizing the obstacles faced by
elected officials everywhere.
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