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Recommendation
Staff recommends that the Planning and Transportation Commission (PTC) conduct a Study
Session to review the implementation of the Accessory Dwelling Unit Ordinance and provide
comments on potential amendments that may be incorporated into a revised ordinance.

Report Summary
On May 8, 2017, City Council adopted Ordinance No. 5412 amending Title 18 (Zoning) of the
Palo Alto Municipal Code to implement the new state requirements related to Accessory
Dwelling Units (ADU). These new regulations have eased the development requirements for
ADUs for property owners and support the creation of additional, more affordable, housing
units. This report provides a summary of the ADU development activity; identifies
implementation challenges and recommended changes; considers Council direction to make
ADUs available to low and moderate households and addressing illegally established ADUs; and,
reviews updated state law taking effect in 2018. The purpose of this item is to get PTC feedback
on changes or refinements needed for an updated ADU ordinance.

Background
In October 2015, the City Council approved a Colleagues Memo that directed the PTC to review
the Palo Alto Municipal Code (PAMC) related to ADUs and recommend strategies to increase
production of these units. Following this, the PTC conducted two Study Sessions in January and
July 2017 (reports #6462 & #6944), just prior to the State of California adopting ADU and Junior
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ADU1 (JADU) legislation in September 2016. In response to the new state ADU regulations, the
City prepared a draft ordinance to incorporate the mandatory state requirements and some
optional provisions with the existing local regulations. The PTC reviewed the ordinance on
November 30, 2016 (report #7368) and made recommendations. In March 2017, the City
Council held its first public hearing on ADUs (report #7517) and discussed in-depth the
ordinance, making substantial revisions. On April 17, 2017, the Council adopted the ADU
ordinance (Attachment A) with further refinements (report #7921 & #8048), which became
effective on June 8, 2017. The City Council also directed staff to provide a quarterly report on
ADU permits and to conduct a Study Session with the PTC to analyze the results of the
ordinance.
Prior to the implementation of the City’s ADU ordinance, the state regulations that became
effective on January 1, 2017 governed all ADU permit applications submitted for review in the
City. Once the City’s ordinance became effective on June 8, 2017, all ADU permit applications
not already approved were subject to the new local regulations.
Key Standards Incorporated into City’s Ordinance
The City’s ADU ordinance consolidated all development requirements for these types of units
into one section of the Zoning Code, PAMC Section 18.42.030. The standards listed below
represent the key provisions of the current ordinance:








Minimum lot size requirement of 5,000 square feet
No parking requirements (for ADUs & JADUs)
Detached ADUs allowed in rear yard
Garage conversions allowed with required displaced parking allowed to be uncovered
Attached ADUs may be 600 square feet; detached ADUs 900 square feet
Additional lot coverage and floor area provided under certain circumstances
JADUs allowed

ADU Permit Activity
On average, prior to the 2017 changes in the ADU regulations, the City approved four ADU units
a year.2 Since the beginning of this year, the City has approved nine ADU permits; there are 14
other permits still under review. No JADU permit applications have been submitted yet. The
average ADU unit size is 565 sq. ft. and the majority of units (80%) are detached from the
primary home.

Discussion
Since the adoption of the state and local ADU regulations, there has been interest expressed by
the community regarding these changes, including the implications for possible negative
1

The establishment of Junior Accessory Dwelling Units (JADU) as a permitted use was not required by state law
and was left to the discretion of the local jurisdiction. With the local adoption of the ADU regulations in April 2017,
the City Council allowed for these smaller JADU units in Palo Alto.
2
Development data based on 2015-2023 Housing Element.
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impacts, as well as potential development possibilities. The City has received increased requests
for information on ADUs at the public information counter and via email and phone calls. Staff
has
set
up
a
webpage
(http://cityofpaloalto.org/gov/depts/pln/advance/accessory_dwelling_units_regulations_updat
e.asp ) and an email address dedicated to ADU questions (ADUOrd@CityofPaloAlto.org ). City
staff also participated in a couple of events hosted by others in the community.
From the various interactions mentioned above, and in reviewing ADU building permits, staff
has identified some implementation challenges not anticipated when drafting the ordinance. It
should be noted that the local ADU regulations have been in place for a short time, barely six
months. As more time passes and more projects are reviewed, staff will be able to provide
additional feedback and analysis of the ADU provisions.
A. Refine the Definition for ADUs
There has been confusion on the part of some staff and applicants as to which ADU regulations
apply to certain ADU units. The term “conversion,” in particular, has been a source of
misunderstandings when applying the code. Staff recommends updating the definition to
better describe the different unit types to reduce this confusion, and update the code section
accordingly with these terms. The unit type definitions being considered are as follows:





“Attached ADU” means an ADU that is constructed as a new addition to a single-family
dwelling which may include a remodeled portion of the existing home.
“Detached ADU” means an ADU that is constructed as a physically independent
structure separate from the primary single-family dwelling unit and may be a new
structure, an addition to an existing accessory structure, or include both new
construction together with the remodeled area of the existing structure.
“Interior ADU” means an ADU that is located entirely within the existing building
envelope of the primary single-family dwelling unit or accessory structure. For the
purposes of this definition, existing structures are those legally constructed and
completed on or before January 1, 2017. [These units are currently referred to as
Conversions, as described in Section 18.42.040(a)(5)]

For consistency and clarity, the staff report discussion that follows utilizes the above listed
terminology when referring to specific ADU unit types.
B. Bonus Lot Coverage and Floor Area for Attached and Detached ADUs
The general intent of providing bonus lot coverage and floor area is to give some development
flexibility for existing developed sites that may be at or near the related maximums allowed.
With these bonus provisions, the additional lot coverage needed for an attached or detached
ADU would be 100% exempt, and up to an additional 175 sq. ft. of floor area would be allowed.
Below is the specific language from the code:
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18.42.040(a)(4) Lot Coverage/FAR
A. An accessory dwelling unit shall be included in the lot coverage and FAR
requirements applicable to the parcel.
B. Exceptions:
i. Lot Coverage. When the development of an accessory dwelling unit on a parcel
with an existing single family residence would result in the parcel exceeding the lot
coverage requirement, the accessory dwelling unit shall not be included in the
calculation of lot coverage applicable to the property, so long as the parcel meets the
underlying zoning district's minimum lot size requirement or is substandard by no more
than ten percent (10%) of the underlying zoning district's minimum lot size requirement.
ii. Basement FAR. In the R-1 district and all R-1 subdistricts, basement space
used as an accessory dwelling unit, or portion thereof, shall not be included in the
calculation of floor area for the entire site, providing the measurement from first
finished floor to grade around the perimeter of the building is no more than three (3)
feet.
iii. FAR. When the development of a new one-story accessory dwelling unit on a
parcel with an existing single family residence would result in the parcel exceeding the
maximum floor area, an additional 175 square feet of floor area above the maximum
amount of floor area otherwise permitted by the underlying zoning district shall be
allowed. This additional area shall be permitted only to accommodate the development
of the accessory dwelling unit.
The code specifically states that these bonuses are given when development of an ADU is on a
site “with an existing single-family residence.” The scenario that staff has encountered is that
property owners who are building completely new homes also want to take advantage of these
bonuses. As the code is currently written, these bonuses do not apply to newly proposed
homes. Staff is looking for input from the PTC as to whether this should be changed in the code.
Some options to consider:
1. Leave code as is to apply to existing homes. Applicants can obtain the bonus/es by
phasing the development on the site by building the home first and then coming back
after for the permits for the ADU.
2. Modify the code to specifically allow the bonuses for any ADU development, whether in
conjunction with the new or existing home.
3. Restrict bonuses only to existing homes that are existing as of a specific date, i.e., the
effective date of the ordinance.
C. Basements in ADUs
For single-family development in the R-1 zone, basements are permitted and are generally not
counted towards the site’s allowable floor area. The current ADU code is clear that an ADU may
be located in the basement level of the primary home, but it is less clear about allowing a
basement as part of a ground floor ADU unit. Staff believes it was the intent of the ordinance to
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permit ADU basements in attached or detached structures and recommends clarifying the code
to reflect this provision. Since detached ADUs can be six feet from the side and rear property
lines, this provision would introduce basements in sideyards, which is not something that is
allowed for primary single family residences. For both situations, basements may not extend
beyond the building footprint.

D. Replacement of Noncomplying Structures
Staff have encountered ADU proposals that included the conversion of existing non-habitable
space (e.g. garage, accessory building, etc.) that had a legal noncomplying element, such as a
setback encroachment; and these types of conversions are permitted with the ADU regulations.
The issue that has emerged is that during the permit review process, it comes to light that the
legal noncomplying structure is not structurally sound and cannot be converted to an ADU, as
is. To be code compliant, the noncomplying structure must be demolished and rebuilt. The
general rule is that once a legal noncomplying structure is removed, all new construction must
be code compliant (Section 18.70.100(b) Noncomplying facility – Replacement).
The intent of the ADU code was to allow the conversion of existing structures to create living
units, including the conversion of legal noncomplying structures. But, the circumstance of
requiring existing non-complying structures to be rebuilt (retaining the non-compliance) to
accommodate the new units was not fully considered. The following options are raised for
discussion:
1. If a non-complying structure is required to be rebuilt to accommodate an ADU, the
replacement structure must be code compliant.
2. Establish an exemption to allow the reconstruction of non-complying structures when it
is required by Building code when 100% of the space exclusively used for the ADU living
area.
E. Owner-Occupancy Requirements
State legislation does not mandate or preclude owner-occupancy requirements related to
ADUs, but does for most circumstances require owner-occupancy for JADUs. The owner may
occupy the JADU or principal residence.
The City requires owner-occupancy of the accessory unit or the principal living unit for both
ADUs and JADUs. This provision and others are memorialized in a deed restriction that is
recorded against the property to advise future owners of applicable provisions related to
ADUs/JADUs.
The owner-occupancy requirement was envisioned to help address neighborhood concerns
about absent land owners and increased rental activity in residential neighborhoods. Moreover,
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having the owner on-site creates a self-regulating condition with the tenant and land owner
relationship, and provides a point of contact for any nearby residents that may have a concern
or problem with the tenant.
One property owner has approached staff seeking this provision on ADUs be repealed because
this owner does not currently, and would ultimately reside on the property with the proposed
ADU. (See Attachment B.) Additionally, staff notes that based on the 2011-2015 American
Community Survey 5-Year Estimates, there are 16,386 single family housing units in Palo Alto.
Approximately 23% (3,803 housing units) of those housing units are renter-occupied. If the
owner-occupancy requirement was removed for ADUs, it would provide a pathway to increase
more ADU development on those parcels.
Ultimately, this is a policy question that can be revisited and staff requests PTC comments on
how to approach this issue.
F. Opt-Out Provision
The Municipal Code does not include provisions for when a property owner wants to remove
the ADU/JADU from the site. Staff recommends adding a process to decommission an
ADU/JADU but seeks PTC guidance on how far this effort should extend. It is unclear how often
the City would receive a request to remove an ADU/JADU, but the question has come up at the
planning counter. As noted earlier, ADUs/JADUs can benefit from increased lot coverage and
floor area, and removal of the covered parking requirement for single family residences;
benefits not enjoyed by other R1 zoned properties without an ADU/JADU. Staff requests
Commission feedback on the extent to which site development benefits gained with the
establishment of an ADU/JADU, if any, should be restored to its prior condition when the
ADU/JADU is abandoned.
G. Siting ADUs on the Front of a Home
The ADU provisions include requirements for the exterior entry of an attached unit to be
located on a separate building façade from the main residences’ entrance.3 With this provision,
there was recognition that the ADU should be visually subordinate to the primary house.
A recent detached ADU proposal highlighted another aspect of development that the ordinance
does not adequately address and that is building an ADU in front of an existing home, whether
attached or detached. Because this scenario is not captured in the ADU regulations, it should be
discussed for inclusion. For clarification, the state regulations allow for local jurisdictions to
impose standards such as setbacks, landscape, and design review, for ADU development. If the
3

Except on corner lots, the accessory dwelling unit shall not have an entranceway facing the same lot line
(property line) as the entranceway to the main dwelling unit unless the second entranceway is located in the rear
half of the lot. Exterior staircases to second floor units shall be located toward the interior side or rear yard of the
property. [PAMC 18.42.040(a)(7)(F)]
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City was to incorporate additional ADU development standards as it relates to placement, it
would be consistent with the state provisions.
There are some options identified below to initiate the discussion:
1. Leave the code as is and allow ADU placement as permitted by the existing
development standards, regardless of whether it is located in the front of the home. In
this case, the ADU would be located within the buildable area of the lot, but could be
placed in front of the existing primary home.
2. Require the placement of detached ADUs when located in a side yard setback to be in
the rear portion of the lot. Currently, for detached accessory structures, when located in
an interior side setback, they must be located at least 75 feet back from the front
property line. Detached ADUs could follow these same or similar requirements.
Requiring a rear ADU placement would likely facilitate compliance with sites that may
have received a planning entitlement (i.e. IR, HIE, Variance), including ones for
exceptions to the Municipal Code. For the planning entitlements referenced, the
approval findings include neighborhood compatibility and other similar standards. One
could argue that placing an ADU on one of these sites, especially on the street facing
sides, could negate the intentions of a previously granted entitlement.
H. Miscellaneous
a. 50% Rear Yard Coverage: The R-1 development standards require that no more
than 50% of a required interior rear yard be covered by accessory structures
[PAMC 18.12.080(b)(6)]. Staff would like feedback on whether this coverage
restriction should also be applied to ADUs. The strict reading of the code would
suggest that this provision would not apply to an ADU, whether constructed as
new or done through a conversion of an existing accessory structure, because it
is not an “accessory structure” by definition, and the 50% limitation applies to
accessory structures.




"Accessory building or structure" means a building or structure which is
incidental to and customarily associated with a specific principal use or
facility, and which meets the applicable conditions set forth in Section
18.12.080.
“Accessory dwelling unit” means an attached or a detached residential
dwelling unit which provides complete independent living facilities for one or
more persons. It shall include permanent provisions for living, sleeping,
eating, cooking, and sanitation on the same parcel as the single-family
dwelling is situated. …”

b. Replacement Parking in the Streetside Setback: State law specifies that required
replacement parking (i.e. for the primary home) may be “located in any
configuration” on the subject property. The City code has identified that
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replacement parking may be located in the front yard setback on an existing
driveway (uncovered only). In the case of corner lots, the code is silent on
allowing parking in the streetside setback. Staff suggests that replacement
uncovered parking be allowed in the streetside setback similar to what has been
permitted for the front yard setback and that the Director be given the discretion
to approve parking stall dimensions less than required by code based on certain
findings.
c. Implications for Existing ADUs: The current ADU regulations are focused on
developing new units and do not provide direction for applicability to existing
units. Staff suggests that this clarification is needed in the code and should be
analyzed for the appropriate clarifications. A few scenarios to consider would be:
i. Allow the expansion of existing units, within the allowable size limits, to
take advantage of bonuses (lot coverage/floor area).
ii. Allow the elimination of required covered parking to support expansion
of existing units.
iii. Consider exempting the deed restriction requirement for improvements
to existing units, providing no bonus lot coverage or floor area is granted.
City Council Follow-up Discussion Items
At the March 7, 2017 Council meeting regarding the ADU regulations, Council directed staff to
return in 2018 with additional information regarding the two issues below.
Options to Make ADUs Available to Moderate or Low Income Residents
City Council directed staff to explore further the possible options to make ADUs accessible to
moderate and low income residents. This type of program reflects the larger concern regarding
the lack of affordable housing in Palo Alto and the greater Bay Area., Staff still needs to do
more research on this issue, but preliminarily believes that a regulatory requirement to make
ADUs available on an income-restricted basis could create a barrier to ADU production that may
run afoul of state law provisions to encourage construction of ADUs. An incentive-focused
approach would likely be necessary.

One approach that could be feasible is to partner with an organization that has programs that
reflect the City’s intention and goals; the City could contribute funding under specific conditions
to help facilitate implementation in Palo Alto. As an example for this, Housing Trust Silicon
Valley, a local non-profit organization based in San Jose, is currently developing a pilot program
that would provide low-cost flexible loans to homeowners for the purpose of constructing an
ADU in exchange for their agreement to rent the units at affordable costs to low- and middleincome earners. The Housing Trust’s funding “will be used to make capital loans to
homeowners — who can easily spend $100,000 or $200,000 on ground-up construction of an
ADU. But the Housing Trust also intends to create an educational outreach program — involving
classes, workshops and technical assistance — to help homeowners navigate the ADU
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4

process.” The partnership option ideally would place responsibility of the program
management on the agreeable non-profit organization.
If the City were to develop its own program, it could include the strategies listed below. It
should be noted that many of these ideas can be used to encourage and support ADU
development in general, without the specific focus on moderate/low income residents.
Financial Assistance
1. Provide financial aid/loans or subsidies:
a. Use City of Palo Alto’s Housing funds to finance affordable loans at low interest rates
or subsidies for ADU construction.
b. Provision of interest free or forgivable loans.
c. Provide salary assistance (wage subsidy) for builders to lower construction cost.
2.

Reduce or eliminate building permit fees and development impact fees.

Technical and Educational Assistance
3. Develop prototype designs for ADUs that can be readily utilized for the permit process
and can be approved more expeditiously.
4.

Providing technical assistance grant where the City can pay a specified amount towards
one hour of a professional’s time to help solve particular design problems or to adjust
ADU Prototype.

5.

Provide resources or training for what’s involved in becoming a landlord; develop a
“kit.”

6.

Providing other resources, such as an online information library on ADU resources.

Strategies for Legalizing Illegally Constructed ADUs
As with the item above, on March 7, 2017 Council directed staff to return in 2018 with
discussion on approaches to bring existing illegal ADUs into compliance. Staff has researched
what other jurisdictions5 have done to address this concern and compiled the discussion below.
There are a few cities in the bay area that have implemented protocols to legalize illegal ADUs.
These cities include San Francisco, Santa Cruz, and Oakland. A reoccurring fundamental
condition was the required documentation that the living unit was in existence by a specific
4

The Mercury News “Bank funds ‘granny’ units project in affordable housing experiment for San Jose, L.A.”
October 9, 2017: http://www.mercurynews.com/2017/10/09/an-affordable-housing-experiment-for-san-jose-andlos-angeles-bank-funds-pilot-project-to-help-build-granny-units/
5
Staff contacted the following cities for information: Berkeley, Los Altos, Menlo Park, Mountain View, Oakland,
Redwood City, San Francisco, and Santa Cruz
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date, and only those units would then be considered for the unique legalization process.
Generally, the units had to be made building code compliant for all health and safety concerns,
and then special consideration was given to other non-complying development standards (e.g.
setbacks, height, lot coverage, etc.). Staff is still exploring options to balance city interests in
possibly legalizing such ADUs while addressing life and safety concerns. Staff welcomes the
Commission’s feedback on an approach to address this issue. The more common approach to
incentivize property owners to legalize their units is associated with cost savings. Some
strategies used by one or more of the cities with legalization programs include:
 Waiving permitting and or development impact fees
 Reducing permitting and or development fees
 Fee waivers/reductions can be associated with a specific timeframe to motivate
property owners to participate.
State Regulations Taking Effect January 2018
Earlier this year, the City adopted comprehensive regulations related to ADUs to conform to
state law that became effective on January 1, 2017. Subsequently, the state Legislature passed
two additional bills AB 494 and SB 229, signed by the Governor in September 2017, clarifying
the previously adopted ADU legislation. The City’s existing ordinance only requires minor
modifications to remain consistent with state law. The proposed amendments include those
conforming changes as well as other very minor clarifications. These amendments were
included with the Planning Code Amendments agenda item at the November 29, 2017 PTC
meeting (report #8041), but was not discussed due to a continuance; it is now on the December
13, 2017 meeting agenda. The changes are summarized below:


State law has been revised to clarify that an ADU may be constructed on sites with
either an existing or proposed single-family dwelling. This revision is consistent with the
City’s implementation of the ADU ordinance, and the proposed ordinance would make
conforming changes to reference proposed single-family homes.



The proposed ordinance would also add to the list of zoning districts where ADUs are
allowed (R-1, R-2, RE, RMD and OS districts) and those sites that are zoned Planned
Community where single-family dwelling is an allowed use. The PC zoned sites would
require a minimum lot size of 5,000 square feet like the conventional zoning districts
(other than the OS district) where ADUs are allowed.



With respect to ADUs established through conversions of space within an existing singlefamily home or an existing accessory structure, the new state legislation requires that
such conversions be allowed in any zoning district where single-family residential is an
allowed use. The proposed amendment would allow interior ADUs in the R-2, RMD, RM,
and OS and PC districts where single-family residential is an allowed use.

These state driven code amendments are anticipated to be reviewed by Council in February
2018.
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Environmental Review
The Study Session review does not require action and therefore does not constitute a “project”
requiring environmental review and is not subject to the California Environmental Quality Act
(CEQA). However, any resulting ordinance will be reviewed in compliance with CEQA.

Public Notification, Outreach & Comments
The Palo Alto Municipal Code does not require notice of this public hearing be published in a
local paper because it is a Study Session. As a courtesy, a notice of a public hearing for this
discussion was published in the Palo Alto Weekly on December 1, 2017.
For the discussion in this report, staff did not perform any specific public outreach; the meeting
was noted on the City’s ADU project webpage. Staff did receive one comment letter that was
focused on the owner-occupancy requirements and the interest in having them be removed
(Attachment B).

Next Steps
It is anticipated that staff will return in Spring 2018 to the PTC with a draft ordinance for review
and recommendation, which would be forwarded to the City Council soon thereafter.

Report Author & Contact Information
Clare Campbell, AICP, Senior
(650) 617-3191
clare.campbell@cityofpaloalto.org

PTC6 Liaison & Contact Information
Jonathan Lait, AICP, Assistant Director
(650) 329-2679
jonathan.lait@cityofpaloalto.org

Attachments:
 Attachment A: ADU/JADU Ordinance #5412 (PDF)
 Attachment B: Lundy Comment Letter
(PDF)
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Ordinance No. 5412
Ordinance of the Council of the City of Palo Alto Amending Chapter 18 (Zoning) of
the Palo Alto Municipal Code to Implement New State Law Requirements Relating
to Accessory Dwelling Units and Junior Accessory Dwelling Units and to Reorganize
and Update City Existing Regulations

The Council of the City of Palo Alto does ORDAIN as follows:
SECTION 1. Findings and Declarations. The City Council finds and declares as follows:
A.
Housing in California is becoming increasingly unaffordable. The average California
home currently costs about 2.5 times the national average home price and the monthly rent is 50%
higher than the rest of the nation. Rent in San Francisco, San Jose, Oakland, and Los Angeles are
among the top 10 most unaffordable in the nation. With rising population growth, California must
not only provide housing but also ensure affordability.
B.
Despite a high median income in Palo Alto, nearly 30 percent of all households
overpaid for their housing (more than 30 percent of their income) in 2010.
C.
It is estimated that 63 percent of extremely low income renter households and 75
percent of extremely low income owner households overpaid for housing in 2010. Of the
estimated 1,520 low income households, 75 percent of renter households and 44 percent of
homeowner households paid more than 30 percent of their income for housing.
D.
The Palo Alto City Council, recognizing the severity of the regional housing crisis,
requested that the Planning and Transportation Commission review constraints affecting the
production of second (accessory) dwelling units and recommend modifications to the City
development standards.
E.
While existing law enables accessory dwellings as a source of housing, recent studies
unintentionally, prevent homeowners from
show that local standards like P
building ADUs with standards like lot coverage, large setbacks, offstreet parking, or costly
construction requirements.
F.
In September 2016, Governor Brown signed into law Senate Bill 1069, Assembly Bill
2299 and Assembly Bill 2406 relating to the creation of accessory dwelling units (ADUs) and junior
accessory dwelling units.
G.
These new bills were intended to address the housing crisis by easing regulatory
barriers for homeowners who choose to build affordable housing in their own backyards.
H.
This ordinance is adopted to comply with these new State mandates regarding
ADUs and junior accessory dwelling units, and to reduce regulatory constraints affecting their
production.
SECTION 2.
Section 18.04.030 (Definitions) of Chapter 18.04 (Definitions) of Title 18
(Zoning) is amended to read as follows:
20170419_Palo Alto ADU FINAL
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18.04.030 Definitions
...
(4)
Accessory dwelling
means an attached or a detached residential dwelling
unit which provides complete independent living facilities for one or more persons. It shall
include permanent provisions for living, sleeping, eating, cooking, and sanitation on the same
parcel as the singlefamily dwelling is situated. An accessory dwelling unit also includes the
following:
a. An efficiency unit, as defined in Section 17958.1 of the Health and Safety Code.
b. A manufactured home, as defined in Section 18007 of the Health and Safety Code.
In some instances this Code uses the term second dwelling unit interchangeably with accessory
dwelling unit.
(46.5) Dwelling unit, se
means a separate and complete dwelling unit, other than
and subordinate to the main dwelling unit, whether a part of the same structure or detached, on
the same residential lot.
(74.5) Junior accessory dw
means a unit that is no more than 500 square feet in
size and contained entirely within an existing singlefamily structure. A junior accessory dwelling
unit may include separate sanitation facilities, or may share sanitation facilities with the existing
structure.
(132) Singlefamily use means the use of a site for only one dwelling unit and,
where permitted, an accessory second dwelling unit or a junior accessory dwelling unit.
...
SECTION 3.
In Section 18.10.010 (a) substitute the ter
second dwelling unit(s) .
SECTION 4.

essory dwelling unit(

for

Section 18.10.030 Table 1 and Footnote (2) are amended as follows:

TABLE 1
PERMITTED AND CONDITIONALLY PERMITTED LOWDENSITY RESIDENTIAL USES
[P = Permitted Use  CUP = Conditional Use Permit Required]
RE

R2

RMD

Subject to
Regulations in:

Accessory facilities and uses customarily incidental to permitted
uses (no limit on number of plumbing fixtures)

P

P

P

18.10.080

Home Occupations, when accessory to permitted residential
uses.

P

P

P

18.42.060

Horticulture, gardening, and growing of food products for
consumption by occupants of the site.

P

P

P

Sale of agricultural products produced on the premises (1)

P

Second Accessory Dwelling Units

P

ACCESSORY AND SUPPORT USES
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18.10.110
P(2)

P(2)

18.4210.0470
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Junior Accessory Dwelling Units

P

P(2)

P(2)

18.42.040

AGRICULTURE AND OPEN SPACE USES
Agriculture

P

18.10.110

EDUCATIONAL, RELIGIOUS, AND ASSEMBLY USES
Private Educational Facilities

CUP CUP

CUP

Religious Congregations and Institutions

CUP CUP

CUP

Community Centers

CUP CUP

CUP

Utility Facilities essential to provision of utility services to the
neighborhood, but excluding business offices, construction or
storage yards, maintenance facilities, or corporation yards.

CUP CUP

CUP

PUBLIC/QUASIPUBLIC USES

RECREATION USES
Neighborhood Recreational Centers

CUP

Outdoor Recreation Services

CUP CUP

RESIDENTIAL USES
SingleFamily

P

TwoFamily use, under one ownership

P

P

P

P

Mobile Homes

P

P

P

Residential Care Homes

P

P

P

18.42.100

RETAIL USES
Cemeteries

CUP

Commercial Plant Nurseries

CUP

SERVICE USES
Convalescent Facilities

CUP

Day Care Centers

CUP CUP

CUP

Small Adult Day Care Homes

P

P

Large Adult Day Care Homes

CUP CUP

CUP

Small Family Day Care Homes

P

P

P

Large Family Day Care Homes

P

P

P
P(3)

Bed & Breakfast Inns

CUP = Conditional Use Permit
Required

P = Permitted Use
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...
(2) Second Accessory Dwelling Units in R2 and RMD Zones: An accessory second dwelling
unit or a Junior Accessory Dwelling Unit associated with a singlefamily residence on a lot in the R
2 or RMD zones is permitted, subject to the provisions of Section 18.10.07018.42.040, and such
that no more than two units result on the lot.
...
SECTION 5.
Section 18.10.040 (Development Standards) of Chapter 18.10 (LowDensity
Residential (RE, R2 and RMD) Districts) of Title 18 (Zoning) is amended to read as follows:
18.10.040 Development Standards
(a) Site Specifications, Building Size, Height and Bulk, and Residential Density
...
18.10.040(a) Table 2, Footnote
...
(5) Maximum House Size: The gross floor area of attached garages and attached second
accessory dwelling units and junior accessory dwelling units are included in the calculation of
maximum house size. If there is no garage attached to the house, then the square footage of one
detached covered parking space shall be included in the calculation. This provision applies only to
singlefamily residences, not to duplexes allowed in the R2 and RMD districts.
...
(i)
Individual Review
The Individual Review provisions of Section 18.12.110 of the Zoning Ordinance shall be applied
to any singlefamily or twofamily residence in the R2 or RMD districts to those sides of a site that
share an interior side lot line with the interior side or rear lot line of a property zoned for or used for
single family or twofamily dwellings. , except where architectural review board review is required for
an accessory second dwelling on an RMDzoned site. The individual review criteria shall be applied
only to the project's effects on adjacent singlefamily and twofamily uses.
SECTION 6.

20170419_Palo Alto ADU FINAL
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TABLE 3
PARKING REQUIREMENTS FOR RE, R2 AND RMD USES
Use

Minimum OffStreet Parking
Requirement

Singlefamily residential use (excluding second accessory
dwelling units)

2 spaces per unit, of which one must be
covered

Two family (R2 & RMD districts)

3 spaces total, of which at least two must
be covered
2 spaces per unit, of which one must be
covered

Second Accessory dwelling unit, attached or detached:
>450 sf in size
50 sf in size

1 space per unit, which may be covered or
uncovered
No parking required

Junior accessory dwelling unit

No parking required

Other Uses

See Chapter 18.40

...
SECTION 7.
Section 18.10.070 (Second Dwelling Units) of Chapter 18.10 (LowDensity
Residential (RE, R2 and RMD) Districts) of Title 18 (Zoning) is repealed in its entirety and a new
18.10.070 is added to read as follows:
18.10.070 Accessory and Junior Accessory Dwelling Units
Accessory Dwelling Units and Junior Accessory Dwelling Units are subject to the
regulations set forth in Section 18.42.040.
SECTION 8.
Section 18.10.120 (Architectural Review) of Chapter 18.10 (LowDensity
Residential (RE, R2 and RMD) Districts) of Title 18 (Zoning) is amended to read as follows:
18.10.120 Architectural Review
Architectural review, as required in Section 18.76.020, is required in the RE, R2, and RMD
districts whenever three or more adjacent residential units are intended to be developed
concurrently, whether through subdivision or individual applications. Architectural review is also
required for second dwelling units of more than 900 square feet, when located in the Neighborhood
Preservation Combining District (NP).
SECTION 9.
Section 18.10.140 (Neighborhood Preservation Combining District (NP)
Standards) of Chapter 18.10 (LowDensity Residential (RE, R2 and RMD) Districts) of Title 18 (Zoning)
20170419_Palo Alto ADU FINAL
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is amended to read as follows:
18.10.140 Neighborhood Preservation Combining District (NP) Standards
...
(b)(2) Design Review Required
For properties on which two or more residential units are developed or modified, design
review and approval shall be required by the architectural review board in compliance with
procedures established in Section 18.76.020 for any new development or modification to any
structure on the property and for site amenities. No design review is required for construction of or
modifications to singlefamily structures that constitute the only principal structure on a parcel of
land or for accessory dwelling units or junior accessory units.
No design review is required for construction of second dwelling units on a parcel except
when the second unit exceeds 900 square feet in size.
...
SECTION 10. Section 18.10.150(e) (Existing Second Dwelling Units on Substandard Size Lots)
is deleted in its entirety and reserved for future use.
...
SECTION 11.

Section 18.12.010(a) is amended as follows:

(a) Single Family Residential District [R1]
The R1 single family residential district is intended to create, preserve, and enhance areas
suitable for detached dwellings with a strong presence of nature and with open area affording
maximum privacy and opportunities for outdoor living and children's play. Minimum site area
requirements are established to create and preserve variety among neighborhoods, to provide
adequate open area, and to encourage quality design. Second Accessory dwelling units, junior
accessory dwelling units and accessory structures or buildings are appropriate. where consistent with
the site and neighborhood character. Community uses and facilities, such as churches and schools,
should be limited unless no net loss of housing would result.
...
SECTION 12.

Section 18.12.030 Table 1, is amended as follows:

20170419_Palo Alto ADU FINAL
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Table 1
PERMITTED AND CONDITIONAL R1 RESIDENTIAL USES
R1 and all R1
Subdistricts

Subject to
Regulations for:

ACCESSORY AND SUPPORT USES
Accessory facilities and uses customarily
incidental to permitted uses with no more than
two plumbing fixtures and no kitchen facility, or
of a size less than or equal to 200 square feet
Accessory facilities and uses customarily
incidental to permitted uses with more than
two plumbing fixtures (but with no kitchen), and
in excess of 200 square feet in size, but
excluding second accessory dwelling units
Home occupations, when accessory to
permitted residential
Horticulture, gardening, and growing of food
products for consumption by occupants of the
site
Second Accessory Dwelling Units
Junior Accessory Dwelling Unit

P

18.04.030(a)(3)
18.12.080

CUP

18.12.080

P

18.42.060

P

P(1)
P(1)

18.42.04012.070
18.42.040

EDUCATIONAL, RELIGIOUS AND ASSEMBLY USES
Private Educational Facilities
Churches and Religious Institutions
PUBLIC/QUASI PUBLIC USES

CUP
CUP

Community Centers
Utility Facilities essential to provision of utility
services to the neighborhood, but excluding
business offices, construction or storage yards,
maintenance facilities, or corporation yards
RECREATION USES

CUP
CUP

Outdoor Recreation Services
RESIDENTIAL USES

CUP

SingleFamily
Mobile Homes
Residential Care Homes
SERVICE USES

P
P
P

Day Care Centers
Small Adult Day Care Homes
20170419_Palo Alto ADU FINAL
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Large Adult Day Care Homes
Small Family Day Care Homes
Large Family Day Care Homes
P = Permitted Use

CUP
P
P
CUP = Conditional Use Permit Required

(1) An Accessory Dwelling Unit or a Junior Accessory Dwelling Unit associated with a single
family residence on a lot is permitted, subject to the provisions of Section 18.42.040, and such that
no more than two total units result on the lot.
SECTION 13.

Section 18.12.040 Table 2, footnote (8) is amended as follows:

(8) Maximum House Size: The gross floor area of attached garages and attached accessory second
dwelling units and junior accessory dwelling units are included in the calculation of maximum house
size. If there is no garage attached to the house, then the square footage of one detached covered
parking space shall be included in the calculation.
SECTION 14.

Section 18.12.060 Table 4 is amended as follows:

Table 4 shows the minimum offstreet automobile parking requirements for specific uses in
the R1 district.
Table 4
Parking Requirements for Specific R1 Uses
Use

Minimum OffStreet Parking Requirement

Singlefamily residential use (excluding second accessory
dwelling units)

2 spaces per unit, of which one must be
covered.

Second Accessory dwelling unit , attached or detached

2 spaces per unit, of which one must be
covered
No parking required

Junior Accessory Dwelling Unit

No parking required

Other Uses

See Chs. 18.52 and 18.54

...

20170419_Palo Alto ADU FINAL
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SECTION 15.
Section 18.12.070 (Second Dwelling Units) of Chapter 18.12 (R1 Single
Family Residential District) of Title 18 (Zoning) is repealed in its entirety and a new 18.12.070 is
added to read as follows:
18.12.070 Accessory and Junior Accessory Dwelling Units
Accessory Dwelling Units and Junior Accessory Dwelling Units are subject to the regulations
set forth in Section 18.42.040.
SECTION 16.

Section 18.12.090(b)(2) is amended to read as follows:

...
(2) basement area is deemed to be habitable space but the finished level of the first floor is no
more than three feet above the grade around the perimeter of the building foundation.
Basement space used as a second dwelling unit or portion thereof shall be counted as floor
area for the purpose of calculating the maximum size of the unit (but may be excluded from
calculations of floor area for the total site). This provision is intended to assure that second
units are subordinate in size to the main dwelling and to preclude the development of duplex
zoning on the site.
...
SECTION 17. Section 18.12.150(d) (Existing Second Dwelling Units on Substandard Size Lots)
is deleted in its entirety and reserved for future use.
...
SECTION 18.

Section 18.28.040, Table 1, is amended as follows:
Table 1
Land Uses
Subject
Chapter:

ACCESSORY AND SUPPORT USES
facilities
accessory uses
and drinking services in conjunction with a
use
services as accessory
to the administrative
offices of a
organization,
that such
services do not exceed 25% of the gross floor area
services and retail
of the combined
uses
services in
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of
provided, that no
the sale or
permitted.

on the premises;
commercial
for
of agricultural
shall be

Second Accessory dwelling units,
to
regulations in Section 18.28.07042.040

18.28.070
18.42.040

Junior Accessory Dwelling Unit

18.42.040

AGRICULTURAL AND OPEN SPACE USES
Uses, including
husbandry, crops,
dairying, horticulture,
livestock farming, tree
farming, viticulture, and similar uses not inconsistent
with the intent and
of this chapter
conservatories,
nature
laboratories,
facilities
sanctuaries
Park uses and uses
to park operation
EDUCATIONAL, RELIGIOUS, AND ASSEMBLY USES
(1)

schools
Churches and

CUP
(1)

institutions

CUP

research, and philanthropic

CUP

institutions
(1)

facilities
Public or
facilities

colleges and
thereto
classes

CUP
and

CUP
(1)

CUP

OFFICE USES
services for nonprofit
organizations
OTHER USES
Other uses which, in the opinion of the director, are
similar to
as
or conditionally
uses

(1)

CUP

CUP

(1)

FACILITY USES
All facilities
or leased, and
or used, by
the City of
Alto, the
of Santa Clara, the State
of California, the
of the United States, the
Palo Alto
District, or any other
agency
Facilities
Centers

CUP
CUP
CUP

Utility Facilities

(1)
CUP

RECREATIONAL USES
centers
20170419_Palo Alto ADU FINAL
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CUP (1)

services
stables,
Youth clubs

uses including riding
clubs, and golf courses

clubs,

CUP
CUP

CUP

(1)

RESIDENTIAL USES
dwellings
(including mobile homes on
foundations)
Guest ranches
care
when
existing
on the site
Homes
use, and accessory
and uses
to
dwellings; provided,
that such
dwellings shall be the
of the owner or owners, or
or lessor
of land upon which the
is
conducted,
the
of other
of the
same family and bona fide employees of the
aforementioned
SERVICE USES
care, including boarding and kennels
Cemeteries
Cemeteries, not including mausolea, crematoria, or
columbaria
day care homes
day care homes
Day care centers
Art, dance, gymnastic, exercise or music studios or
Medical Services:
Hospitals
Outpatient medical facilities with associated
medical research
TEMPORARY USES
Temporary parking facilities, provided that such facilities
TRANSPORTATION USES
Airports and airportrelated uses

18.40.
CUP
CUP

(1)

CUP

CUP
CUP

CUP
CUP
CUP (1)
CUP (1)

CUP (1)
CUP (1)

...
(2) An accessory dwelling unit or a Junior Accessory Dwelling Unit associated with a single
family residence on a lot in the OS District is permitted, subject to the provisions of Section 18.42.040,
and such that no more than two total units result on the lot.
SECTION 19.

Section 18.28.070(a) (Second Dwelling Units) is amended as follows:

18.28.070 Additional OS District Regulations
The following additional regulations shall apply in the OS district:
20170419_Palo Alto ADU FINAL
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(a) Second Accessory Dwelling Units and Junior Accessory Dwelling Units
Accessory Dwelling Units and Junior Accessory Dwelling Units are subject to the regulations
set forth in Section 18.42.040.
Not more than one attached or detached second dwelling units shall be allowed on a lot in the
OS district, and shall be subject to the following regulations:
(1) Second dwelling shall only be permitted on sites with a minimum site area of 10
acres;
(2) Attached second dwelling units shall comply with the OS district height limitation of
25 feet;
and
(3) Second dwelling units shall follow the standards set forth in the Residential Estate (R
E) District for second dwelling units (18.10.070(b)), with the exceptions outlined in subsections 1 and 2
above.
...
SECTION 20.
follows:

Section 18.42.040 (Accessory and Junior Accessory Dwelling Units) is added as

18.42.040 Accessory and Junior Accessory Dwelling Units
The following regulations apply to zoning districts where accessory dwelling units and junior
accessory dwelling units are permitted.
(a) Accessory Dwelling Units
1. Purpose
The intent of this section is to provide regulations to accommodate accessory dwelling units,
in order to provide for variety to the city's housing stock and additional affordable housing
opportunities. Accessory Dwelling Units shall be separate, selfcontained living units, with separate
entrances from the main residence, whether attached or detached. The standards below are provided
to minimize the impacts of accessory dwelling units on nearby residents and throughout the city, and
to assure that the size and location of such dwellings is compatible with the existing residence on the
site and with other structures in the area.
2. Minimum Lot Sizes
(i) In the R1 district and all R1 subdistricts, RE district, R2 district, and RMD
district, the minimum lot size for the development of an accessory dwelling unit is 5,000 square feet.
(ii) In the OS District, the minimum lot size for the development of an accessory
dwelling unit is 10 acres.
3. Setbacks and Daylight Plane
(i) Except as otherwise provided in this section, accessory dwelling units shall
20170419_Palo Alto ADU FINAL

12

(SGY7MKR)RZIPSTI-()*'(()%%%%(

comply with the underlying zo

setbacks, including daylight plane requirements.

(ii) Notwithstanding section (i) above, no setback shall be required for an
existing garage that is converted to an accessory dwelling unit, except as provided in subsection
(a)(5) below.
(iii) In districts permitting second story accessory dwelling units, a setback of no
more than five feet from the side and rear lot lines shall be required for an accessory dwelling unit
constructed above a garage.
4. Lot Coverage/FAR
(i) An accessory dwelling unit shall be included in the lot coverage and FAR
requirements applicable to the parcel.
(ii) Exceptions:
a. Lot Coverage. When the development of an accessory dwelling unit on a
parcel with an existing single family residence would result in the parcel exceeding the lot coverage
requirement, the accessory dwelling unit shall not be included in the calculation of lot coverage
applicable to the property, so long as the parcel meets
requirement or
minimum lot size requirement.
b. Basement FAR. In the R1 district and all R1 subdistricts, basement space
used as an accessory dwelling unit, or portion thereof, shall not be included in the calculation of floor
area for the entire site, providing the measurement from first finished floor to grade around the
perimeter of the building is no more than three (3) feet.
c. FAR. When the development of a new onestory accessory dwelling unit on
a parcel with an existing single family residence would result in the parcel exceeding the maximum floor
area, an additional 175 square feet of floor area above the maximum amount of floor area otherwise
permitted by the underlying zoning district shall be allowed. This additional area shall be permitted only
to accommodate the development of the accessory dwelling unit.
5. Conversion of Space in Existing Single Family Residence or Existing Accessory
Structure
Notwithstanding the provisions of subsections (a)(2), (a)(3), (a)(4), (a)(7) and (a)(8), in the R1
district and all R1 subdistricts and RE district only, an Accessory Dwelling Unit shall be permitted if the
unit is contained within the existing space of a singlefamily residence or an existing accessory
structure, has independent exterior access from the existing residence, and the side and rear setbacks
are sufficient for fire safety, and if the accessory dwelling unit conforms with the following:
a. For the purposes of this section, the portion of the singlefamily residence or
accessory structure subject to the conversion shall be legally permitted and existing as of January 1,
20170419_Palo Alto ADU FINAL
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2017.
b. Notwithstanding the allowance in this section, only one accessory dwelling unit or
junior accessory dwelling unit may be located on any lot subject to this section.
c. No new or separate utility connection shall be required between the accessory
dwelling unit and utility service, such as water, sewer, and power.
d. The accessory dwelling unit shall comply with the provisions of subsections
(a)(6), (a)(9), and (a)(10).
6. Privacy
Any window, door or deck of a second story accessory dwelling unit shall utilize techniques to
lessen views onto adjacent properties to preserve the privacy of residents. These techniques may
include placement of doors, windows and decks to minimize overview of neighboring dwelling units,
use of obscured glazing, window placement above eye level, and screening between the properties.
7. Additional Development Standards for Attached Accessory Dwelling Units
(i) Attached accessory dwelling units are those attached to the main dwelling. All
attached accessory dwelling units shall be subject to the additional development requirements
specified below.
(ii) Attached unit size counts toward the calculation of maximum house size.
(iii) Unit Size: The maximum size of an attached accessory dwelling unit living area
shall not exceed 600 square feet and shall not exceed 50% of the existing living area of the primary
existing dwelling unit. The accessory dwelling unit and any covered parking provided for the accessory
dwelling unit shall be included in the total floor area for the site, but the covered parking area is not
included in the maximum 600 square feet for attached unit. Any basement space used as an accessory
dwelling unit or portion thereof shall be counted as floor area for the purpose of calculating the
maximum size of the accessory unit.
(iv) Maximum height (including property in a special flood hazard zone): One story
and 17 feet. However, in the RE District attached Accessory Dwelling Units may be two stories and 30
feet. In the OS zone, attached Accessory Dwelling Units may be two stories and 25 feet.
(v) Separate Entry Required for Attached Units: A separate exterior entry shall be
provided to serve an accessory dwelling unit.
(vi) Except on corner lots, the accessory dwelling unit shall not have an entranceway
facing the same lot line (property line) as the entranceway to the main dwelling unit unless the second
entranceway is located in the rear half of the lot. Exterior staircases to second floor units shall be
located toward the interior side or rear yard of the property.
(vii) If covered parking for an accessory dwelling unit is provided in the RE zone, the
maximum size of the covered parking area for the accessory dwelling unit is 200 square feet.
20170419_Palo Alto ADU FINAL
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8. Additional Development Standards for Detached Accessory Dwelling Units
(i) Detached accessory dwelling units are those detached from the main dwelling.
All detached accessory dwelling units shall be subject to the additional development standards
specified below.
(ii) The maximum size of the detached accessory dwelling unit living area shall be
900 square feet.
a. The accessory dwelling unit and any covered parking shall be included in the
total floor area for the site, but the covered parking area is not included within the maximum 900
square feet for detached unit.
b. Any basement space used as an accessory dwelling unit or portion thereof
shall be counted as floor area for the purpose of calculating the maximum size of the accessory unit.
(iii) Maximum height (including property in a special flood hazard zone): one story
and 17 feet.
(iv) Setbacks: notwithstanding section (a)(3)(i), a detached accessory dwelling unit
may be located in a rear yard, but must maintain a minimum s
encroach into a daylight plane beginning at a height of eight fee
one foot (1

.

(v) If covered parking is provided for an accessory dwelling unit in the RE District,
the maximum size of covered parking area for the detached accessory dwelling unit is 200 square feet.
(vi) There shall be no windows, doors, mechanical equipment, or venting or exhaust
systems located within six feet of a property line.
9. Additional Requirements for All Accessory Dwelling Units
(i) Sale of Units: The Accessory dwelling unit shall not be sold separately from the
primary residence.
(ii) Short term rentals. The accessory dwelling unit shall not be rented for periods
of less than 30 days.
(iii) Number of Units Allowed: Only one accessory dwelling unit or junior accessory
dwelling unit may be located on any residentially zoned lot.
(iv) Existing Development: A singlefamily dwelling shall exist on the lot or shall be
constructed on the lot in conjunction with the construction of the accessory dwelling unit.
(v) Occupancy: The owner of a parcel proposed for accessory dwelling use shall
occupy as a principal residence either the primary dwelling or the accessory dwelling, unless both the
primary dwelling and the accessory dwelling are rented to the same tenant and such tenant is
prohibited from subleasing the primary dwelling or the accessory dwelling.
20170419_Palo Alto ADU FINAL
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(vi) Prior to issuance of a building permit for the accessory dwelling unit, the owner
shall record a deed restriction in a form approved by the city that: includes a prohibition on the sale of
the accessory dwelling unit separate from the sale of the singlefamily residence; requires owner
occupancy consistent with subsection (a)(9)(v) above; does not permit shortterm rentals; and restricts
the size and attributes of the accessory dwelling unit to those that conform with this section.
(vii) Accessory dwelling units shall not be required to provide fire sprinklers if they
are not required for the primary residence.
(viii) Street Address Required: Street addresses shall be assigned to all accessory
dwellings to assist in emergency response.
(ix) Street Access: When parking is provided, the accessory dwelling unit shall have
street access from a driveway in common with the main residence in order to prevent new curb cuts,
excessive paving, and elimination of street trees, unless separate driveway access is permitted by the
director upon a determination that separate access will result in fewer environmental impacts such as
excessive paving, unnecessary grading or unnecessary tree removal, and that such separate access will
not create the appearance, from the street, of a lot division or twofamily use.
(x) For properties listed in the Palo Alto Historic Inventory, the California Register of
Historical Resources, the National Register of Historic Places, or considered a historic resource after
Standards for the Treatment of Historic Properties shall be required, as determined by the Planning
Director.
(xi) No protected tree shall be removed for the purpose of establishing an
accessory dwelling unit unless the tree is dead, dangerous or constitutes a nuisance under Section
8.04.050. Any protected tree removed pursuant to this subsection shall be replaced in accordance with
the standards it the Tree Technical Manual.
(xii) Except as modified by this Section 18.42.040, the accessory dwelling unit shall
conform to all requirements of the underlying zoning district, any applicable combining district, and all
other applicable provisions of this Title 18.
10. Parking
(i) No additional parking shall be required for accessory dwelling units.
(ii) If an accessory dwelling unit replaces existing required covered parking,
replacement spaces shall be provided. When a garage, carport, or covered parking structure is
demolished in conjunction with the construction of an accessory dwelling unit, any required
replacement spaces may be located in any configuration on the same lot as the accessory dwelling unit,
including, but not limited to, within the front setback if on an existing driveway, as covered spaces,
uncovered spaces, or tandem spaces, or by the use of mechanical automobile parking lifts. All new
parking structures shall comply with development standards of the underlying zoning.

20170419_Palo Alto ADU FINAL
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(b) Junior Accessory Dwelling Units
1. Purposes: This Section provides standards for the establishment of junior accessory
dwelling units, an alternative to the standard accessory dwelling unit. Junior accessory dwelling units
will typically be smaller than an accessory dwelling unit, will be constructed within the walls of an
existing single family structure and requires owner occupancy in the single family residence where the
unit is located.
2.
standards:

Development Standards. Junior accessory dwelling units shall comply with the following

(i) Number of Units Allowed: Either one accessory dwelling unit or one junior
accessory dwelling unit, may be located on any residentially zoned lot that permits a singlefamily
dwelling except as otherwise regulated or restricted by an adopted Coordinated Area Plan or Specific
Plan. A junior accessory dwelling unit shall only be located on a lot which already contains one legal
singlefamily dwelling.
(ii) Size: A junior accessory dwelling unit shall not exceed 500 square feet in size.
(iii) Lot Coverage/FAR:
a. A junior accessory dwelling unit shall be included in the calculation of lot
coverage and FAR applicable to the property.
b. A lot with a junior accessory dwelling unit shall be permitted to develop an
additional 50 square feet of floor area above the maximum amount of floor area otherwise permitted
by the underlying zoning district. This additional area shall be permitted to accommodate the junior
accessory dwelling unit.
(iv) Owner Occupancy: The owner of a parcel proposed for a junior accessory
dwelling unit shall occupy as a principal residence either the primary dwelling or the junior accessory
dwelling. Owneroccupancy is not required if the owner is a governmental agency, land trust, or
housing organization.
(v) Sale Prohibited: A junior accessory dwelling unit shall not be sold independently
of the primary dwelling on the parcel.
(vi) Short term rentals: The junior accessory dwelling unit shall not be rented for
periods of less than 30 days.
(vii) Location of Junior Accessory Dwelling Unit: A junior accessory dwelling unit
shall be created within the existing walls of an existing primary dwelling, and shall include conversion of
an existing bedroom.

20170419_Palo Alto ADU FINAL
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(viii) Separate Entry Required: A separate exterior entry shall be provided to serve a
junior accessory dwelling unit, with an interior entry to the main living area. A junior accessory
dwelling may include a second interior doorway for sound attenuation.
(ix) Kitchen Requirements: The junior accessory dwelling unit shall include an
efficiency kitchen, requiring and limited to the following components:
a. A sink with a maximum waste line diameter of oneandahalf (1.5) inches,
b. A cooking facility or appliance which does not require electrical service
greater than one hundred and twenty (120) volts, or natural or propane gas, and
c. A food preparation counter and storage cabinets that are of reasonable size
in relation to the size of the junior accessory dwelling unit.
(x) Parking. No additional parking is required beyond that required at the time the
existing primary dwelling was constructed.
(xi) Fire Protection; Utility Service. For the purposes of any fire or life protection
ordinance or regulation or for the purposes of providing service for water, sewer, or power, a junior
accessory dwelling unit shall not be considered a separate or new unit.
(xii) Deed Restriction. Prior to the issuance of a building permit for a junior
accessory dwelling unit, the owner shall record a deed restriction in a form approved by the city that
includes a prohibition on the sale of the junior accessory dwelling unit separate from the sale of the
singlefamily residence, requires owneroccupancy consistent with subsection (b)(2)(iv) above, does
not permit shortterm rentals, and restricts the size and attributes of the junior dwelling unit to those
that conform with this section.
SECTION 21.

Section 18.52.040 (6)(c) Table 1, is amended as follows:
Table 1
Minimum OffStreet Parking Requirements

Use

Vehicle Parking Requirement Bicycle Parking Requirement
(# of spaces)
Spaces

RESIDENTIAL USES
Single Family Residential (Primary Unit) Tandem Parking Allowed
(a) In the OS district
4 spaces, of which at least one
space must be covered
(b) In all other districts
2 spaces, of which at least one
space must be covered
20170419_Palo Alto ADU FINAL
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(c) Underground parking for single family uses is prohibited, except
pursuant to a variance granted in accordance with the provisions of
Chapter 18.76 (Permits and Approvals) of this title, in which case the area
of the underground garage shall be counted toward the gross floor area.
Second Accessory Dwelling Unit
(In addition to main dwelling unit
requirements)
>450 sf in size
<450 sf in size

2 spaces, of which at least one
must be covered

None

1 space, covered or
uncovered
No parking required

Junior Accessory Dwelling Units

TwoFamily Residential
(R2 & RMD Districts)

None

No parking required

1.5 spaces per unit, of which
at least one space per unit
must be covered

1 space per
Unit

100% LT

1 per unit

100% LT

Tandem Parking Allowed, with
one tandem space per unit,
associated directly with
another parking space for the
same unit

Multiple Family Residential

1.25 per studio unit
1.5 per 1bedroom unit
2 per 2bedroom or larger
unit At least one space per
unit must be covered
Tandem parking allowed for
any unit requiring two spaces
(one tandem space per unit,
associated directly with
another parking space for the
same unit, up to a maximum
of 25% of total required
spaces for any project with
more than four (4) units)
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(a)

Guest Parking

1 space for
For projects exceeding 3
units; 1 space plus 10% of
each 10 units
total number of units,
provided that if more than
one space per unit is assigned
or secured parking, then guest
spaces equal to 33% of all
units is required.

100% ST

...

SECTION 22.

SECTION 23.
Any provision of the Palo Alto Municipal Code or appendices thereto
inconsistent with the provisions of this Ordinance, to the extent of such inconsistencies and no
further, is hereby repealed or modified to that extent necessary to effect the provisions of this
Ordinance.
SECTION 24. If any section, subsection, sentence, clause, or phrase of this Ordinance 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 this Ordinance. The City Council
hereby declares that it would have passed this Ordinance and each and every section, subsection,
sentence, clause, or phrase not declared invalid or unconstitutional without regard to whether any
portion of the ordinance would be subsequently declared invalid or unconstitutional.

//
//
//
//
//
//
//
//
//
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SECTION 25. The Council finds that the adoption of this ordinance is exempt from the
provisions of the California Environmental Quality Act pursuant to Public Resources Code section
21080.17 (Application of Division to Ordinances Implementing Law Relating to Construction of Dwelling
Units and Second Units) and CEQA Guideline sections 15061(b) and 15301, 15303 and 15305 because it
simply provides a comprehensive permitting scheme for accessory dwelling units whose construction
is exempt from CEQA.
SECTION 26. This ordinance shall be effective on the thirtyfirst date after the date of
its adoption.

INTRODUCED:

April 17, 2017

PASSED:

May 8, 2017

AYES:

DUBOIS, FILSETH, FINE, KNISS, SCHARFF, TANAKA, WOLBACH

NOES:

HOLMAN, KOU

ABSENT:
NOT PARTICIPATING:
ATTEST:

City Clerk

Mayor

APPROVED AS TO FORM:

APPROVED:

Senior Assistant City Attorney

City Manager

Director of Planning & Community
Environment
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CITY OF PALO ALTO
PLANNING DIVISION- CORRECTION LIST
Date:

June 7, 2017

Address:

592 Loma Verde Avenue

Permit #

17000-00992

Reviewed by:

Garrett Sauls

IMPORTANT NOTICE: Please return both this correction list and any marked drawings or calculations
along with your revised drawings when submitting corrections to the Building Department. Please
reference on the correction list where on the plans the corrections have been made to assist in providing a
more timely review.
1. Please adjust the scope of work for the project to include the construction of the new garage.
2. No AC units were shown on the plans; if AC units will be included in this scope please update the
site plan to show the AC unit location. Also new AC units must be shown to comply with Palo
Alto Municipal Code Section 9.10 (PAMC 9.10 “Noise”) and cannot be located within interior
yard setbacks per PAMC Section 18.12.040(l) location of noise-producing equipment. Within this
area of Palo Alto noise producing equipment are allowed to produce no more than 66db measured
at the property line. Please provide specifications (spec sheets) for the AC units indicating their
db range and update the plans to include model numbers and code compliant location.
3. Per the Building Permit Submittal Requirements, the Site Plan must be drawn to a scale of
1/8” = 1’. Please submit a revised site plan measured to this scale.
4. Please include the following information on the site plan: all trees located on the property along
with their species, the public right of way, street tree location (see attached parcel report).
5. There is a public utility easement that runs along the northern and eastern side of the property that
is not indicated on the site plan. Our records indicate that both are about 10 feet from the property
line. Please show the utility easement on the site plan. (see attached parcel report)
6. On site plans from 2013 there appears to be a deck located in the rear yard of the property that is
not indicated on the site plan. Please include and indicate all structures and paving for the
property on the site plan.
7. On page A-2 the proposed garage has dimensions of 10’x20’ from exterior wall to exterior wall.
Per PAMC 18.54.20(b)(2), interior dimensions for covered/garage parking must be 10’x20’.
Please revise the plan and FAR/Lot Coverage calculations to reflect these dimensions.

8. Please submit a completed T-1 sheet (signed) and update the site plan to include the Tree
Protection Zone for any protected trees such as heritage trees (oak/redwood) or protected trees in
the public right of way as instructed by the T-1 Tree Protection sheet. If the proposed work is
within the TPZ then an arborist report would need to be submitted and modification to the project
based on the assessment by the arborist may also be required. You may find copies of the T-1
Tree Protection Sheet here; http://www.cityofpaloalto.org/civicax/filebank/documents/6460.
9. Prior to approval for a building permit, a deed restriction will be required for the new cottage on
the property. Information about what needs to be in the deed restriction can be found in section
18.42.040(a)(9)(vi) of the new ADU ordinance. Here is the link to the new ADU ordinance:
http://www.cityofpaloalto.org/civicax/filebank/documents/57945.
10. Due to the increase in net dwelling units on the property, new development impact fees will be
assessed for the property. The impact fee is estimated to be $9,371. You can find information
about development impact fees
here;http://www.cityofpaloalto.org/civicax/filebank/documents/27226.
If you have any questions, please contact me by e-mail garrett.sauls@cityofpaloalto.org or by phone at
650-329-2471 to discuss the above comments prior to resubmitting.
Sincerely,

Garrett Sauls
Planning Technician
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"CALGREEN NOTE"

4.106.2 Storm water drainage and retention during construction.
Projects which disturb less than one acre of soil and are not part of a
larger common plan of development which in total disturbs one acre or
more, shall manage storm water drainage during construction. In order
to manage storm water drainage during construction, one or more of
the following measures shall be implemented to prevent flooding of
adjacent property, prevent erosion and retain soil runoff on the site.
1.
Retention basins of sufficient size shall be utilized to retain storm
water on the site.
2.
Where storm water is conveyed to a public drainage system,
collection point, gutter or similar disposal method, water shall be filtered
by use of a barrier system, wattle or other method approved by the
enforcing agency.
3.
Compliance with a lawfully enacted storm water management
ordinance.

A4.106.2.3 Topsoil protection.
Topsoil shall be protected or saved for reuse as specified in this
section.
Tier 1. Displaced topsoil shall be stockpiled for reuse in a designated
area and covered or protected from erosion.
Note: Protection from erosion includes covering with tarps, straw,
mulch, chipped wood, vegetative cover, or other means acceptable to
the enforcing agency to protect the topsoil for later use.
Tier 2. The construction area shall be identified and delineated by
fencing or flagging to limit construction activity to the construction area.
Heavy equipment or vehicle traffic and material storage outside the
construction area shall be limited to areas that are planned to be
paved.

4.106.3 Grading and paving.
Construction plans shall indicate how the site grading or drainage
system will manage all
surface water flows to keep water from entering buildings.
Examples of methods to manage surface water include, but are not
limited to, the following:
1.
Swales
2.
Water collection and disposal systems
3.
French drains
4.
Water retention gardens
5.
Other water measures which keep surface water away from
buildings and aid in groundwater recharge.
Exception: Additions and alterations not altering the drainage path.

16.14.150 Section A4.106.8 Electric Vehicle (EV) Charging for New
Construction.
Section A4.106.8 is not adopted as a Tier 1 and Tier 2 elective

A4.106.8.3 Multi-Family Residential Structures.
The following standards apply to newly constructed residences in a
multi-family residential structure, except as provided in section
A4.106.8.4.
Resident parking. The property owner shall provide at least one
EVSE-Ready Outlet or EVSE Installed for each residential unit in the
structure.
Guest parking. The property owner shall provide Conduit Only,
EVSE-Ready Outlet, or EVSE Installed, for at least 25% of guest
parking spaces, among which at least 5% (and no fewer than one) shall
be EVSE Installed.
Accessible spaces. The percentage calculations and substantive
requirements imposed by this section shall be applied separately to
accessible parking spaces. Parking at accessible spaces where an
EVSE is installed shall not be limited to electric vehicles.
Minimum total circuit capacity. The property owner shall. ensure
sufficient circuit capacity, as determined by the Chief Building Official,
to support a Level 2 EVSE in every location where Circuit Only,
EVSE-Ready Outlet or EVSE Installed is required.
Location. The EVSE, receptacles, and/or raceway required by this
section shall be placed in locations allowing convenient installation of
and access to In addition, if parking is deed-restricted to individual
residential units, the EVSE or receptacles required by subsection (a)
shall be located such that each unit has access to its own EVSE or
receptacle. Location of EVSE or receptacles shall be consistent with all
City guidelines, rules, and regulations.

A4.106.4 Water permeable surfaces.
Permeable paving is utilized for the parking, walking or patio surfaces
in compliance with the following.
Tier 1. Not less than 20 percent of the total parking, walking or patio
surfaces shall be permeable.
Tier 2. Not less than 30 percent of the total parking, walking or patio
surfaces shall be permeable.
Exceptions:
1.
The primary driveway, primary entry walkway and entry porch or
landing shall not be included when calculating the area required to be a
permeable surface.
2.
Required accessible routes for persons with disabilities as
required by California Code of Regulations, Title 24, Part 2, Chapter
11A and/or Chapter 11B as applicable.

A4.106.5 Cool roof for reduction of heat island effect.
Roofing materials for Tier 1 and Tier 2 buildings shall comply with this
section:
Exceptions:
1.
Roof constructions that have a thermal mass over the roof
membrane including areas of vegetated roofs, weighing at least 25
pounds per square foot.
2.
Roof areas covered by building integrated solar photovoltaic
panels and building integrated solar thermal panels.

18.54.060 Bicycle Parking Facilities
Bicycle parking facilities shall be provided for new buildings, addition or
enlargement of an existing building, or for any change in the use that

A4.103.1 Selection.
A site which complies with at least one of the following characteristics
is selected:
1.
An infill site is selected.
2.
A greyfield site is selected.
3.
An EPA-recognized

A4.103.2 Community connectivity.
Facilitate community connectivity by one of the following methods:
1.
Locate project within a 1/4-mile true walking distance of at least
four basic services, readily accessible by pedestrians.
2.
Locate project within a 1/2-mile true walking distance of at least
seven basic services, readily accessible by pedestrians.
3.
Other methods increasing access to additional resources.
Note: Examples of services include, but are not limited to, bank, place
of worship, convenience grocery, day care, cleaners, fire station,
barber shop, beauty shop, hardware store, laundry, library, medical
clinic, dental clinic, senior care facility, park, pharmacy, post office,
restaurant, school, supermarket, theater, community center, fitness
center, museum or farmers market. Other services may be considered
on a case-by-case basis.

16.14.120 Section A4.104 Site Preservation.
Section A4.104.1 is adopted as a Tier 1 and Tier 2 elective and is
amended to read:
A4.104.1 Supervision and Education by a Special Inspector.
Individuals with oversight
authority on the project, as defined in 16.14.090 ofthis code, who have
been trained in
areas related to environmentally friendly development, can teach green
concepts to
other members of the builder's staffand ensure training and written
instruction has
been provided to all parties associated with the development of the
project. Prior to the
beginning the construction activities, all the builder shall receive a
written guideline and
instruction specifying the green goals ofthe project.
16.14.130
Note: Lack of adequate supervision and dissemination of the project
goals can
result in negative effects on green building projects. If the theme of
green
building is not carried through the project, the overall benefit can be
substantially reduced by the lack of knowledge and information
provided to the
various entities involved with the construction of the project.

4.303.1.1 Water closets.
The effective flush volume of all water closets shall not exceed 1.28
gallons per flush.
Tank-type water closets shall be certified to the performance criteria of
the U.S. EPA Water Sense Specification for Tank-type Toilets.
Note: The effective flush volume of dual flush toilets is defined as the
composite, average flush volume of two reduced flushes and one full
flush.

4.303.1.2 Urinals.
The effective flush volume of wall mounted urinals shall not exceed
0.125 gallons per flush.
The effective flush volume of all other urinals shall not exceed 0.5
gallons per flush.

4.303.1.3.1 Single showerhead.
Showerheads shall have a maximum flow rate of not more than 2.0
gallons per minute at 80 psi. Showerheads shall be certified to the
performance criteria of the U.S. EPA Water Sense Specification for
Showerheads.

4.303.1.3.2 Multiple showerheads serving one shower.
When a shower is served by more than one showerhead, the combined
flow rate of all showerheads and/or other shower outlets controlled by a
single valve shall not exceed 2.0 gallons per minute at 80 psi, or the
shower shall be designed to allow only one shower outlet to be in
operation at a time.
Note: A hand-held shower shall be considered a showerhead.

4.303.1.4.1 Residential lavatory faucets.
The maximum flow rate of residential lavatory faucets shall not exceed
1.2 gallons per minute at 60 psi. The minimum flow rate of residential
lavatory faucets shall not be less than 0.8 gallons per minute at 20 psi.

4.303.1.4.2 Lavatory faucets in common and public use areas.
The maximum flow rate of lavatory faucets installed in common and
public use areas (outside of dwellings or sleeping units) in residential
buildings shall not exceed 0.5 gallons per minute at 60 psi.

4.303.1.4.3 Metering faucets. Metering faucets when installed in
residential buildings shall not deliver more than 0.25 gallons per cycle.

4.303.1.4.4 Kitchen faucets.
The maximum flow rate of kitchen faucets shall not exceed 1.8 gallons
per minute at 60 psi. Kitchen faucets may temporarily increase the flow
above the maximum rate, but not to exceed 2.2 gallons per minute at
60 psi, and must default to a maximum flow rate of 1.8 gallons per
minute at 60 psi.
Note: Where complying faucets are unavailable, aerators or other
means may be used to achieve reduction.

A4.106.2.1 Soil analysis.
Soil analysis is performed by a licensed design professional and the
findings utilized in the structural design of the building.

4.303.2 Standards for plumbing fixtures and fittings.
Plumbing fixtures and fittings shall be installed in accordance with the
California Plumbing Code, and shall meet the applicable standards
referenced in Table 1701.1 of the California Plumbing Code.

A4.106.2.2 Soil protection.
The effect of development on building sites is evaluated and the soil is
protected by one or more of the following:
1.
Natural drainage patterns are evaluated and erosion controls are
implemented to minimize erosion during construction and after
occupancy.
2.
Site access is accomplished by minimizing the amount of cut and
fill needed to install access roads and driveways.
3.
As allowed by other parts of the California Building Standards
Code underground construction activities are coordinated to utilize the
same trench, minimize the amount of time the disturbed soil is exposed

4.304.1 Outdoor potable water use in landscape areas.
After December 1, 2015, new residential developments with an
aggregate landscape area equal to or greater than 500 square feet
shall comply with one of the following options:
1.
A local water efficient landscape ordinance or the current
California Department of Water Resources’ Model Water Efficient
Landscape Ordinance (MWELO), whichever is more stringent; or
Projects with aggregate landscape areas less than 2,500 square feet
may comply with the MWELO’s Appendix D Prescriptive Compliance
Option.

Palo Alto, CA

16.14.140
A4.105.2 Reuse of materials.
Non-hazardous materials which can be easily reused include but are
not limited to the following:
1.
Light fixtures
2.
Plumbing fixtures
3.
Doors and trim
4.
Masonry
5.
Electrical devices
6.
Appliances
7.
Foundations or portions of foundations
Note: Reused material must be in compliance with the appropriate Title
24 requirements.

A4.106.8.2 Single Family Residences.
The following standards apply to newly constructed detached and
attached single family residences.
In general. The property owner shall provide Conduit Only,
EVSE-Ready Outlet, or EVSE Installed for each residence.
Location. The proposed location of a charging station may be internal
or external to the dwelling, and shall be in close proximity to an on-site
parking space consistent with City guidelines, rules, and regulations.

4.3 WATER EFFICIENCY AND
CONSERVATION

Project Address: 592 Loma Verde Ave.

A4.105.1 General.
Existing buildings on the site are deconstructed and the salvaged
materials are reused. Reused materials or products must comply with
the current building standards requirements or be an accepted
alternate method or material. Salvaged materials may be reused onsite
or for a different project.
The Chief Building Official may require documentation confirming that
salvageable materials have been reused.

16.14.150 Section A4.106.8 Electric Vehicle (EV) Charging for New
Construction.
Section A4.106.8 is not adopted as a Tier 1 and Tier 2 elective
measure. Projects must comply with the mandatory electric vehicle
supply equipment (EVSE) requirements stated in Section 4.106.4, as
amended.

and the soil is replaced using accepted compaction methods.

RESIDENTIAL GREEN BUILDING APPLICATION CALGREEN

Section A4.105 is adopted as a Tier 1 and Tier 2 elective measure and
is amended to read:

results in the need for additional vehicle parking facilities consistent
with the parking requirements contained within Section18.52.040.
Bicycle parking facilities required by Section 18.52.040 may contain
bicycle parking elements of the types described in subsection (a)
below, and arranged according to the layout requirements described in
(b) below.
The department of planning and community environment maintains a
list of Approved, Conditionally Approvable, and Prohibited types of
bicycle racks and bicycle lockers. Bicycle racks and lockers not on the
“Approved” list must be approved by the director. Likewise layout
diagram examples specifying clearances and other aspects of bicycle
parking areas are also available from the department of planning and
community environment.

use by residential alterations

Section A4.105 Deconstruction and Reuse of Existing Materials.

measure. Projects must comply
with the mandatory electric vehicle supply equipment (EVSE)
requirements stated in Section
4.106.4, as amended.

Application: This plan sheet is for
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4.4 MATERIAL CONSERVATION AND
RESOURCE EFFICIENCY
A4.403.2 Reduction in cement use.
As allowed by the enforcing agency, cement used in foundation mix
design shall be reduced as follows:
Tier 1. Not less than a 20 percent reduction in cement use.
Tier 2. Not less than a 25 percent reduction in cement use.
Note: Products commonly used to replace cement in concrete mix
designs include, but are not limited to:
1.
Fly ash.
2.
Slag.
3.
Silica fume.
4.
Rice hull ash.
A4.405.3 Recycled content.
Comply with the requirements for recycled content in Section
A4.405.3.1.

16.14.260 Section A4.408.1 Enhanced Construction Waste
Reduction.
Section A4.408.1 is adopted as mandatory and is amended to read:
Section A4.408.1 Enhanced Construction Waste Reduction.
Nonhazardous construction and demolition debris generated at the site
is diverted to recycle or salvage facilities.
75% construction waste reduction is required for all Residential
Projects, including new construction, additions, and alterations, as long
as the construction has a valuation exceeding $25,000. Residential
projects with a lower valuation shall remain subject to California Green
Building Code Chapter 4 mandatory requirements.

4.408.2 Construction waste management plan.
Submit a construction waste management plan in conformance with
Items 1 through 5. The construction waste management plan shall be
updated as necessary and shall be available during construction for
examination by the enforcing agency.
1.
Identify the construction and demolition waste materials to be
diverted from disposal by recycling, reuse on the project or salvage for
future use or sale.
2.
Specify if construction and demolition waste materials will be
sorted on-site (source-separated) or bulk mixed (single stream).
3.
Identify diversion facilities where the construction and demolition
waste material will be taken.
4.
Identify construction methods employed to reduce the amount of

4.410.2 Recycling by occupants.
Where 5 or more multifamily dwelling units are constructed on a
building site, provide readily accessible area(s) that serves all buildings
on the site and is identified for the depositing, storage and collection of
non-hazardous materials for recycling, including (at a minimum) paper,
corrugated cardboard, glass, plastics, organic waste, and metals, or
meet a lawfully enacted local recycling ordinance, if more restrictive.
Exception: Rural jurisdictions that meet and apply for the exemption in
Public Resources Code Section 42649.82 et seq. are not required to
comply with the organic waste portion of this section.
A4.405.2 Concrete floors.
Floors that do not require additional coverings are used including but
not limited to stained, natural or stamped concrete floors.

4.5 ENVIRONMENTAL QUALITY
SECTION 4.503 FIREPLACES
4.503.1 General. Any installed gas fireplace shall be a directvent
sealed-combustion type. Any installed woodstove or pellet stove shall
comply with U.S. EPA New Source Performance Standards (NSPS)
emission limits as applicable, and shall have a permanent label
indicating they are certified to meet the emission limits. Wood stoves,
pellet stoves and fireplaces shall also comply with applicable local
ordinances.
4.504.1 Covering of duct openings and protection of mechanical
equipment during construction.
At the time of rough installation, during storage on the construction site
and until final startup of the heating, cooling and ventilating equipment,
all duct and other related air distribution component openings shall be
covered with tape, plastic, sheet metal or other methods acceptable to
the enforcing agency to reduce the amount of water, dust and debris,
which may enter the system.
TABLE 4.504.1
ADHESIVE VOC LIMIT1, 2
Less Water and Less Exempt Compounds in Grams per Liter
ARCHITECTURAL APPLICATIONS
Indoor carpet adhesives
Carpet pad adhesives
Outdoor carpet adhesives
Wood flooring adhesive
Rubber floor adhesives
Sub floor adhesives
Ceramic tile adhesives
VCT and asphalt tile adhesives
Drywall and panel adhesives
Cove base adhesives
Multipurpose construction adhesives
Structural glazing adhesives
Single-ply roof membrane adhesives
Other adhesives not specifically listed
SPECIALTY APPLICATIONS
PVC welding
CPVC welding
ABS welding
Plastic cement welding
Adhesive primer for plastic
Contact adhesive
Special purpose contact adhesive
Structural wood member adhesive
Top and trim adhesive
SUBSTRATE SPECIFIC APPLICATIONS
Metal to metal
Plastic foams
Porous material (except wood)
Wood
Fiberglass

VOC LIMIT
50
50
150
100
60
50
65
50
50
50
70
100
250
50

510
490
325
250
550
80
250
140
250
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A4.303.3 Appliances.
Install at least one qualified ENERGY STAR dishwasher or clothes
washer.
Note: See Section A5.303.3 for nonresidential dishwashers and
clothes washers.

4.406.1 Rodent proofing.
Annular spaces around pipes, electric cables, conduits or other
openings in sole/bottom plates at exterior walls shall be protected
against the passage of rodents by closing such openings with cement
mortar, concrete masonry or a similar method acceptable to the
enforcing agency.

4.410.1 Operation and maintenance manual.
At the time of final inspection, a manual, compact disc, web-based
reference or other media acceptable to the enforcing agency which
includes all of the following shall be placed in the building:
1.
Directions to the owner or occupant that the manual shall remain
with the building throughout the life cycle of the structure.
2.
Operation and maintenance instructions for the following:
psi. Equipment and appliances, including water-saving devices and
systems, HVAC systems, photovoltaic systems, electric vehicle
chargers, water-heating systems and other major appliances and
equipment.
Roof and yard drainage, including gutters and downspouts.
Space conditioning systems, including condensers and air filters.
Landscape irrigation systems.
Water reuse systems.
3.
Information from local utility, water and waste recovery providers
on methods to further reduce resource consumption, including recycle
programs and locations.
4.
Public transportation and/or carpool options available
in the area.
5.
Educational material on the positive impacts of an interior
relative humidity between 30–60 percent and what methods an
occupant may use to maintain the relative humidity level in that range.
6.
Information about water-conserving landscape and
irrigation design and controllers which conserve water.
7.
Instructions for maintaining gutters and downspouts and the
importance of diverting water at least 5 feet away from the foundation.
8.
Information on required routine maintenance measures,
including, but not limited to, caulking, painting, grading around the
building, etc.
9.
Information about state solar energy and incentive
programs available.
10.
A copy of all special inspection verifications required
by the enforcing agency or this code.

A4.407.7 Roof overhangs.
A permanent overhang or awning at least 2 feet in depth is provided at
all exterior walls.

Project Address: 592 Loma Verde Ave.

A4.303.1 Kitchen faucets.
The maximum flow rate of kitchen faucets shall not exceed 1.5 gallons
per minute at 60 Kitchen faucets may temporarily increase the flow
above the maximum rate, but not to exceed 2.2 gallons per minute at
60 psi, and must default to a maximum flow rate of 1.5 gallons per
minute at 60 psi.
Note: Where complying faucets are unavailable, aerators or other
means may be used to achieve reduction.

4.408.5 Documentation.
Documentation shall be provided to the enforcing agency which
demonstrates compliance with Section 4.408.2, Items 1 through 5,
Section 4.408.3 or Section 4.408.4.
Notes:
1.
Sample forms found in “A Guide to the California Green Building
Standards Code (Residential)” located at
www.hcd.ca.gov/CALGreen.html may be used to assist in documenting
compliance with this section.
2.
Mixed construction and demolition debris (C&D) processors can
be located at the California Department of Resources Recycling and
Recovery (CalRecycle).

A4.407.6 Door protection.
Exterior doors to the dwelling are covered to prevent water intrusion by
one or more of the following:
1.
An awning at least 4 feet in depth is installed.
2.
The door is protected by a roof overhang at least 4 feet in depth.
3.
The door is recessed at least 4 feet.
4.
Other methods which provide equivalent protection.

RESIDENTIAL GREEN BUILDING APPLICATION CALGREEN

16.14.230 Section A4.305 Water Reuse Systems.
Sections A4.305.1 through A4.305.3 are adopted as Tier 1 and Tier 2
electives and are amended to read:
A4.305.1 Gray water. Alternative plumbing piping is installed to permit
the discharge from the clothes washer or other fixtures to be used for
an irrigation system in compliance with the California Plumbing Code.
A4.305.2 Recycled Water Piping. Based on projected availability, dual
water piping is installed for future use of recycled water at the following
locations:
1.
Interior piping for the use of recycled water is installed to serve
all water closets, urinals, and floor drains.
2.
Exterior piping is installed to transport recycled water from the
point of connection to the structure. Recycled water systems shall be
designed and installed in accordance with the California Plumbing
Code.
A4.305.3 Recycled water for landscape irrigation. Recycled water is
used for landscape irrigation.
Section A4.305.4 is added and adopted as Tier 1 and Tier 2
prerequisite and shall read as.
follows:
A4.305.4 Additions and alterations. All multifamily residential
additions and alterations exceeds 1,000 square feet.
Section A4.305.5 is added and adopted a Tier 2 prerequisite and shall
read as follows:
A4.305.5 Diverter Valve. Newly constructed Residential Buildings with
a landscape area of any size shall install a three-way diverter valve in
the drain-line of all laundry fixtures to assist-in the future installation of
a "Laundry-to-Landscape" irrigation system.
A4.305.5.11dentification. The diverter valve shall be labeled as
"LAUNDRY-TOLANDSCAPE CABABLE".

4.408.3 Waste management company.
Utilize a waste management company, approved by the enforcing
agency, which can provide verifiable documentation that the
percentage of construction and demolition waste material diverted from
the landfill complies with Section 4.408.1.
Note: The owner or contractor may make the determination if the
construction and demolition waste materials will be diverted by a waste
management company.

A4.407.4 Material protection. Protect building materials delivered to
the construction site from rain and other sources of moisture.

use by residential alterations

16.14.220 Section A4.304.6 Irrigation Metering Device.
Section A4.304.4 is adopted as a Tier 1 and Tier 2 prerequisite and is
amended to read:
A4.304.2.11rrigation Metering Device. Dedicated irrigation meters
are to be installed in all new construction and rehabilitated landscapes
when the landscape is greater than 1,000 square feet.

A4.405.3.1 Recycled content.
Use materials, equivalent in performance to virgin materials with a total
(combined) recycled content value (RCV) of:
Tier 1. The RCV shall not be less than 10 percent of the total material
cost of the project.
Required Total RCV (dollars) = Total Material Cost (dollars) × 10
percent (Equation A4. 4-1) Tier 2. The RCV shall not be less than 15
percent of the total material cost of the project.
Required Total RCV (dollars) = Total Material Cost (dollars) × 15
percent (Equation A4. 4-2) For the purposes of this section, materials
used as components of the structural frame shall not be used to
calculate recycled content. The structural frame includes the load
bearing structural elements, such as wall studs, plates, sills, columns,
beams, girders, joists, rafters and trusses.
Notes:
1.
Sample forms which allow user input and automatic calculation
are located at www.hcd.ca.gov/ CALGreen.html and may be used to
simplify documenting compliance with this section and for calculating
recycled content value of materials or assembly products.
2.
Sources and recycled content of some recycled materials can be
obtained from CalRecycle if not provided by the manufacturer.
A4.405.3.1.1 Total material cost. Total material cost is the total
estimated or actual cost of materials and assembly products used in
the project. The required total recycled content value for the project (in
dollars) shall be determined by Equation A4.4-1 or Equation A4.4-2.
Total material cost shall be calculated by using one of the methods
specified below:
1.
Simplified method. To obtain the total cost of the project,
multiply the square footage of the residential structure by the square
foot valuation established pursuant to the ICC Building Valuation Data
(BVD) or other valuation data approved and/or established by the
enforcing agency. The total material cost is 45 percent of the total cost
of the project. Use Equations A4.4-3A or A4.4-3B to determine total
material costs using the simplified method.
Total material costs = Project square footage × square foot valuation ×
45 percent (Equation A4.4-3A) Total estimated or actual cost of
project × 45 percent (Equation A4.4-3B)
2.
Detailed method. To obtain the total cost of the project, add the
estimated and/or actual costs of materials used for the project,
including the structure (steel, concrete, wood or masonry); the
enclosure (roof, windows, doors and exterior the interior walls, ceilings
and finishes (gypsum board, ceiling tiles, etc.). The total estimated
and/or actual costs shall not include fees, labor and installation costs,
overhead, appliances, equipment, furniture or furnishings.

construction and demolition waste generated.
5.
Specify that the amount of construction and demolition waste
materials diverted shall be calculated by weight or volume, but not by
both.

Application: This plan sheet is for

Notes:
1.
The Model Water Efficient Landscape Ordinance
(MWELO) and supporting documents are available
at:
http://www.water.ca.gov/wateruseefficiency/ land
scapeordinance/
2.
A water budget calculator is available at: http://
www.water.ca.gov/wateruseefficiency/landscapeordinance/

30
50
50
30
80
3039

1.
If an adhesive is used to bond dissimilar substrates together, the
adhesive with the highest VOC content shall be allowed.
2.
For additional information regarding methods to measure the
VOC content specified in this table, see South Coast Air Quality
Management District Rule 1168.
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LIMIT
250
760
300
250
450
420

250
775
500
760
750

4.504.3.1 Carpet cushion.
All carpet cushion installed in the building interior shall meet the
requirements of the Carpet and Rug Institute’s Green Label program.

4.504.3.2 Carpet adhesive.
All carpet adhesive shall meet the requirements of Table 4.504.1.

TABLE 4.504.3
VOC CONTENT LIMITS FOR ARCHITECTURAL COATINGS2,
Grams of VOC per Liter of Coating, Less Water and Less Exempt
Compounds
COATING CATEGORY VOC
Flat coatings
Non flat coatings

LIMIT
50
100

SPECIALTY APPLICATIONS
PVC welding
CPVC welding
ABS welding
Plastic cement welding
Adhesive primer for plastic
Contact adhesive
Special purpose contact adhesive
Structural wood member adhesive
Top and trim adhesive

510
490
325
250
550
80
250
140
250

SUBSTRATE SPECIFIC APPLICATIONS
Metal to metal
Plastic foams
Porous material (except wood)
Wood
Fiberglass

30
50
50
30
80

1.
If an adhesive is used to bond dissimilar substrates together, the
adhesive with the highest VOC content shall be allowed.
2.
For additional information regarding methods to measure the
VOC content specified in this table, see South Coast Air Quality
Management District Rule 1168.

4.504.3.1 Carpet cushion.
All carpet cushion installed in the building interior shall meet the
requirements of the Carpet and Rug Institute’s Green Label program.

4.504.3.2 Carpet adhesive.
All carpet adhesive shall meet the requirements of Table 4.504.1.

A4.504.2 Resilient flooring systems.
Resilient flooring systems installed in the building shall meet the
percentages specified in this section and comply with the
VOC-emission limits defined in at least one of the following:
1.
Products compliant with the California Department of Public
Health, “Standard Method for the Testing and Evaluation of Volatile
Organic Chemical Emissions from Indoor Sources Using Environmental
Chambers,”
Version 1.1, February 2010 (also known as Specification certified as a
CHPS Low-Emitting Material in the Collaborative for High Performance
Schools High Performance Products Database.
2.
Products certified UL GREENGUARD Gold (formerly
the Greenguard Children & Schools program.)
3.
Certification under the Resilient Floor Covering Institute
(CHPS)
FloorScore program.
4.
Meet the California Department of Public Health, “Standard
Method for the Testing and Evaluation of Volatile Organic Chemical
Emissions from Indoor Sources Using Environmental Chambers,”
Version 1.1, February 2010 (also known as Specification 01350.)
Tier 1. At least 90 percent of the total area of resilient flooring installed
shall comply.

A4.504.3 Thermal insulation.
Thermal insulation installed in the building shall meet the following
requirements:
Tier 1. Install thermal insulation in compliance with the California
Department of Public Health, “Standard Method for the Testing and
Evaluation of Volatile Organic Chemical Emissions from Indoor
Sources Using Environmental Chambers,” Version 1.1, February 2010
(also known as Specification 01350), certified as a CHPS Low- Emitting
Material in the Collaborative for High Performance Schools (CHPS)
High Performance Products Database; products certified under the UL
GREENGUARD Gold (formerly Greenguard Children & Schools
program); or meet California Department of Public Health, “Standard
Method for the Testing and Evaluation of Volatile Organic Chemical
Emissions from Indoor Sources Using Environmental Chambers,”
Version 1.1, February 2010 (also known as Specification 01350).
Tier 2. Install insulation which complies with Tier 1 plus does not
contain any added formaldehyde.
Note: Documentation must be provided that verifies the materials are
certified to meet the pollutant emission limits in this section.

4.504.5 Composite wood products.
Hardwood plywood, particleboard and medium density fiberboard
composite wood products used on the interior or exterior of the building
shall meet the requirements for formaldehyde as specified in ARB’s Air
Toxics Control Measure for Composite Wood (17 CCR 93120 et seq.),
by or before the dates specified in those sections, as shown in Table
4.504.5.

4.504.5.1 Documentation.
Verification of compliance with this section shall be provided as
requested by the enforcing agency. Documentation shall include at
least one of the following:
1.
Product certifications and specifications.
2.
Chain of custody certifications.
3.
Product labeled and invoiced as meeting the Composite
Wood Products regulation (see CCR, Title 17, Section 93120, et seq.).
4.
Exterior grade products marked as meeting the PS-1
or PS-2 standards of the Engineered Wood Association, the Australian
AS/NZS 2269, European 636 3S, and Canadian CSA O121, CSA
O151, CSA O153 and CSA O325 standards.
5. Other methods acceptable to the enforcing agency.

TABLE 4.504.5
FORMALDEHYDE LIMITS1
Maximum Formaldehyde Emissions in Parts per Million
PRODUCT CURRENT
Hardwood plywood veneer core
Hardwood plywood composite core
Particleboard
Medium density fiberboard
Thin medium density fiberboard2

LIMIT
0.05
0.05
0.09
0.11
0.13

1.
Values in this table are derived from those specified by the
California Air Resources Board, Air Toxics Control Measure for
Composite Wood as tested in accordance with ASTM E1333. For
additional information, see California Code of Regulations, Title 17,
Sections 93120 through 93120.12.
2.
Thin medium density fiberboard has a maximum thickness of
5/16 inch (8 mm).

4.505.2 Concrete slab foundations.
Concrete slab foundations required to have a vapor retarder by the
California Building Code, Chapter 19 or concrete slab-on-ground floors
required to have a vapor retarder by the California Residential Code,
Chapter 5, shall also comply with this section.
4.505.2.1 Capillary break.
A capillary break shall be installed in compliance with at least one of
the following:

4.505.3 Moisture content of building materials.
Building materials with visible signs of water damage shall not be
installed. Wall and floor framing shall not be enclosed when the framing
members exceed 19-percent moisture content.
Moisture content shall be verified in compliance with the following:
1.
Moisture content shall be determined with either a probe-type or
contact-type moisture meter. Equivalent moisture verification methods
may be approved by the enforcing agency and shall satisfy
requirements found in Section 101.8 of this code.
2.
Moisture readings shall be taken at a point 2 feet (610 mm to 4
feet (1219 mm) from the grade stamped end of each piece to be
verified.
3.
At least three random moisture readings shall be performed
on wall and floor framing with documentation acceptable to the
enforcing agency provided at the time of approval to enclose the wall
and floor framing.
Insulation products which are visibly wet or have a high moisture
content shall be replaced or allowed to dry prior to enclosure in wall or
floor cavities. Wet-applied insulation products shall follow the
manufacturers’ drying recommendations prior to enclosure.

4.506.1 Bathroom exhaust fans.
Each bathroom shall be mechanically ventilated and shall comply with
the following:
1.
Fans shall be ENERGY STAR compliant and be ducted to
terminate outside the building.
2.
Unless functioning as a component of a whole house ventilation
system, fans must be controlled by a humidity control.
a.
Humidity controls shall be capable of adjustment between a
relative humidity range of ≤ 50 percent to a maximum of 80 percent. A
humidity control may utilize manual or automatic means of adjustment.
b.
A humidity control may be a separate component to the exhaust
fan and is not required to be integral built-in).
Notes:
1.
For the purposes of this section, a bathroom is a room which
contains a bathtub, shower, or tub/ shower combination.
2.
Lighting integral to bathroom exhaust fans shall comply with the
California Energy Code.

4.507.2 Heating and air-conditioning system design.
Heating and air-conditioning systems shall be sized, designed and
have their equipment selected using the following methods:
1.
The heat loss and heat gain is established according to
ANSI/ACCA 2 Manual J—2011 (Residential Load Calculation),
ASHRAE handbooks or other equivalent design software or methods.
2.
Duct systems are sized according to ANSI/ACCA 1 Manual
D—2014 (Residential Duct Systems), ASHRAE handbooks or other
equivalent design software or methods.
3.
Select heating and cooling equipment according to ANSI/ACCA
3 Manual S—2014 (Residential Equipment Selection) or other
equivalent design software or methods.
Exception: Use of alternate design temperatures necessary to ensure
the systems function are acceptable.

A4.504.1 Compliance with formaldehyde limits.
Use composite wood products made with either California Air
Resources Board approved no-added formaldehyde (NAF) resins or
ultra-low emitting formaldehyde (ULEF) resins.
Note: Documentation must be provided that verifies that finish
materials are certified to meet the pollutant emission limits.

A4.506.1 Filters.
Return air filters with a value greater than MERV 6 shall be installed on
HVAC systems. Pressure drop across the filter shall not exceed 0.1
inches water column.

Palo Alto, CA

SEALANTS VOC
Architectural
Marine deck
Non membrane roof
Roadway
Single-ply roof membrane
Other
SEALANT PRIMERS
Architectural
Nonporous
Porous
Modified bituminous
Marine deck
Other

400
400
50
350
350
350
100
50
150
350
350
100
250
500
420
250
120
450
100
500
250
420
100

1.
A 4-inch-thick (101.6 mm) base of 1/2 inch (12.7 or larger clean
aggregate shall be provided with a vapor retarder in direct contact with
concrete and a concrete mix design, which will address bleeding,
shrinkage, and curling, shall be used. For additional information, see
American Concrete Institute, ACI 302.2R-06.
2.
Other equivalent methods approved by the enforcing agency.
3. A slab design specified by a licensed design professional.

Project Address: 592 Loma Verde Ave.

TABLE 4.504.2
SEALANT VOC LIMIT
Less Water and Less Exempt Compounds in Grams per Liter

SPECIALTY COATINGS
Aluminum roof coatings
Basement specialty coatings
Bituminous roof coatings
Bituminous roof primers
Bond breakers
Concrete curing compounds
Concrete/masonry sealers
Driveway sealers
Dry fog coatings
Faux finishing coatings
Fire resistive coatings
Floor coatings
Form-release compounds
Graphic arts coatings (sign paints)
High temperature coatings
Industrial maintenance coatings
Low solids coatings1
Magnesite cement coatings
Mastic texture coatings
Metallic pigmented coatings
Multicolor coatings
Pretreatment wash primers
Primers, sealers, and undercoaters

Tier 2. At least 100 percent of the total area of resilient flooring installed
shall comply.
Exception for Tier 2: An allowance for up to 5-percent specialty
purpose flooring may be permitted.
Note: Documentation must be provided that verifies that finish materials
are certified to meet the pollutant emission limits in this section.

RESIDENTIAL GREEN BUILDING APPLICATION CALGREEN

4.504.2.3 Aerosol paints and coatings.
Aerosol paints and coatings shall meet the Product-weighted MIR
Limits for ROC in Section 94522(a)(2) and other requirements,
including prohibitions on use of certain toxic compounds and ozone
depleting substances, in Sections 94522(e)(1) and (f)(1) of California
Code of Regulations, Title 17, commencing with Section 94520; and in
areas under the jurisdiction of the Bay Area Air Quality Management
District additionally comply with the percent VOC by weight of product
limits of Regulation 8, Rule 49.

150

use by residential alterations

4.504.2.2 Paints and coatings.
Architectural paints and coatings shall comply with VOC limits in Table
1 of the ARB Architectural Suggested Control Measure, as shown in
Table 4.504.3, unless more stringent local limits apply.
The VOC content limit for coatings that do not meet the definitions for
the specialty coatings categories listed in Table 4.504.3 shall be
determined by classifying the coating as a Flat, Non flat or Nonflat-high
Gloss coating, based on its gloss, as defined in subsections 4.21, 4.36,
and 4.37 of the 2007 California Air Resources Board, Suggested
Control Measure, and the corresponding Flat, Non flat or Non flat- high
Gloss VOC limit in Table 4.504.3 shall apply.

Nonflat-high gloss coatings

Application: This plan sheet is for

4.504.2.1 Adhesives, sealants and caulks.
Adhesives, sealants and caulks used on the project shall meet the
requirements of the following standards unless more stringent local or
regional air pollution or air quality management district rules apply:
1.
Adhesives, adhesive bonding primers, adhesive primers,
sealants, sealant primers, and caulks shall comply with local or regional
air pollution control or air quality management district rules where
applicable or SCAQMD Rule 1168 VOC limits, as shown in Table
4.504.1 or 4.504.2, as applicable. Such products also shall comply with
the Rule 1168 prohibition on the use of certain toxic compounds
(chloroform, ethylene dichloride, methylene chloride, perchloroethylene
and trichloroethylene), except for aerosol products, as specified in
Subsection 2 below.
2.
Aerosol adhesives, and smaller unit sizes of adhesives, and
sealant or caulking compounds (in units of product, less packaging,
which do not weigh more than 1 pound and do not consist of more than
16 fluid ounces) shall comply with statewide VOC standards and other
requirements, including prohibitions on use of certain toxic compounds,
of California Code of Regulations, Title 17, commencing with Section
94507.

3039

RESIDENTIAL GREEN BUILDING
APPLICATION CALGREEN
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LUNDY RESIDENCE
592 LOMA VERDE
PALOL ALTO, CA 94306

TITLE 24 INFORMATION

Ali Adib
1202 Main St. Redwood City, CA 94063
Tel. (650)363-2338, Fax (650)363-2031
Email: ata@ataeng.net
NEW COTTAGE;

DATE: 03-22-17

NOTE: PRIOR TO ORDERING OR PURCHASING ANY ITEMS RELATED TO TITLE 24
SUCH AS BUT NOT LIMITED TO: WINDOWS, DOORS, MECHANICAL EQUIPMENT,
INSULATION, ETC., CONTRACTOR SHALL REVIEW MINIMUM REQUIREMENTS AS
STATED IN THIS REPORT AND INFORM ALI ADIB IF MINIMUM REQUIREMENTS ARE
NOT MET. IF SO, CALCULATIONS MUST BE REVISED AND APPROVED BY BUILDING
DEPARTMENT PRIOR TO ORDERING AND PURCHASE

T24-01

DATE: 03-22-17

T24-02

NEW COTTAGE;
LUNDY RESIDENCE
592 LOMA VERDE
PALOL ALTO, CA 94306

TITLE 24 INFORMATION

Ali Adib
1202 Main St. Redwood City, CA 94063
Tel. (650)363-2338, Fax (650)363-2031
Email: ata@ataeng.net
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