
7:00 PM – REGULAR AGENDA 

1. Call to Order:

2. Roll Call:  Commissioners McKitterick, Targ, Von Feldt, Vice-Chair Gilbert, Chair
Hasko 

3. Oral Communications:

Persons wishing to address the Commission on any subject, not on the agenda,
may do so now.  Please note, however, the Commission is not able to undertake
extended discussion or action tonight on items not on the agenda.

4. New Business:

a. Study Session on Accessory Dwelling Units

5. Commission, Staff, Committee Reports and Recommendations:

6. Approval of Minutes:   September 7, 2016 and October 19, 2016

7. Adjournment:

ASSISTANCE FOR PERSONS WITH DISABILITIES 

In compliance with the Americans with Disabilities Act, if you need special assistance to 
participate in this meeting, please contact the Assistant Planner at 650-851-1700 ext.   
211.  Notification 48 hours prior to the meeting will enable the Town to make reasonable 
arrangements to ensure accessibility to this meeting. 

AVAILABILITY OF INFORMATION 

Any writing or documents provided to a majority of the Town Council or Commissions 
regarding any item on this agenda will be made available for public inspection at Town 
Hall located 765 Portola Road, Portola Valley, CA during normal business hours. 

Copies of all agenda reports and supporting data are available for viewing and 
inspection at Town Hall and at the Portola Valley branch of the San Mateo County 
Library located at Town Center.  

PUBLIC HEARINGS 

Public Hearings provide the general public and interested parties an opportunity to 
provide testimony on these items.  If you challenge a proposed action(s) in court, you 
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may be limited to raising only those issues you or someone else raised at the Public 
Hearing(s) described later in this agenda, or in written correspondence delivered to the 
Planning Commission at, or prior to, the Public Hearing(s). 
             
 
This Notice is posted in compliance with the Government Code of the State of California. 
 
Date:  October 28, 2016     CheyAnne Brown  
           Planning Technician 
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TO:   Planning Commission 
 
FROM:   Debbie Pedro, Planning Director 
 Arly Cassidy, Associate Planner 
 
DATE:   November 2, 2016 
 
RE:   Study Session on Accessory Dwelling Units (ADUs) 
 
 
RECOMMENDATION 
 
Staff recommends that the Planning Commission discuss the items below and provide staff with 
directions on how to amend the Municipal Code to encourage the creation of Accessory 
Dwelling Units (ADUs) in Portola Valley. 
 
BACKGROUND 
 
On October 12, 2016, the Council adopted a Housing Options Strategic Plan and directed staff 
to work with the Planning Commission to amend the Town’s existing Second Unit Ordinance as 
well as create a separate Junior Second Unit Ordinance, for suites within existing homes. 
Additional background on the discussion can be found in the Council staff report and meeting 
minutes (Attachment 1). Staff has summarized the existing ordinance and identified areas that 
could be modified to encourage future second unit construction. A brief summary of recent 
legislation regarding second units and junior second units is also included. (The terms “second 
unit” and “accessory dwelling unit” or “ADU” are interchangeable, as are “junior second unit” or 
“JSU” and “junior accessory dwelling unit” or “junior ADU.") 
 
DISCUSSION 
 
Accessory Dwelling Units (ADUs) 
 
At their meeting, the council approved Recommendation One in the Housing Options Strategic 
Plan to direct the Planning Commission to review amendments to the Second Unit Ordinance, 
possibly increasing the maximum allowable size of the second unit and allowing second units 
on properties smaller than one acre, and to look into a group buy of pre-engineered, 
preapproved, modular units of various sizes up to 1,000 square feet. 
 
The Town’s current ADU or “second unit” ordinance, last modified in January 2015, loosened 
the restrictions on creation of a second unit. Modifications included staff review for units 750 
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square feet and under, and the ability to build second units up to 1,000 square feet on parcels 
two acres or larger in size. The current ordinance is further summarized below. 
 

SSuummmmaarryy  ooff  TToowwnn  ooff  PPoorrttoollaa  VVaalllleeyy  SSttaannddaarrddss  ffoorr  SSeeccoonndd  UUnniittss 
ITEM REQUIREMENT THE FINE PRINT 

Maximu
m floor 
area 

750 square 
feet 

• If your second unit is less than 400 square feet all together, 
town staff will be responsible for design review approval. 

• If your second unit will be created by converting existing 
floor space within your home, town staff will be 
responsible for design review approval unless staff refers 
the project to the Architectural and Site Control 
Commission (ASCC). 

• If you plan to build more than 400 square feet of new 
floor area for your second unit, you will need design 
approval from the ASCC. 

• You will also need approval of the ASCC if you want to 
attach the second unit to the main house on your parcel 
and the resulting structure (including the house and 
second unit) will have more than 85% of the maximum 
floor area permitted for your parcel. 

• You cannot exceed the maximum floor area for your 
parcel; if you have already used all the allowable floor 

             
           

       

Maximu
m 
height 

18’ with 
24’ max 

• 18’ limit applies to the distance between the natural ground 
level, or the building pad if it was excavated (whichever is 
lower) to the highest part of the building directly above 

• 24’ maximum height limit applies to the distance between 
the lowest point of contact with the finished ground surface 
and the highest point of the building 

• Second units can be up to 28’ with a maximum of 34’ 
with the approval of the ASCC 

Parking 1 space for 
0‐1 
bedrooms; 
2 spaces for 
2+ bedrooms 

• These parking spaces do not have to be covered 
• Parking for second units can be provided as tandem spaces 

(behind other required parking, such as in a driveway) 
• Parking for second units must be provided in addition to the 

amount of parking needed for the main house 
 
 
Below is a chart showing the limits on 2nd units by parcel size: 
 

Parcel Size <1 acre 1-1.99 acres 2-3.49 acres >3.5 acres 

2nd Units Allowed Not permitted 750 sq. ft. x 1 unit 1,000 sq. ft. x 1 unit 1,000 sq. ft. x 2 units 

# of Residential 
Lots in PV* 

380 657 315 24 

*Approximate numbers 
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Based on the number of residential parcels in Town that are less than 1 acre (380) and less 
than 2 acres (657) in size, it appears that crafting ordinance amendments affecting those 
properties would have the widest reach. 
 
Potential modifications to existing ADU ordinance 
 

1. Increase allowable maximum size of ADUs to 1000 SF on 1+ acre properties 
2. Allow staff approval of larger units 
3. Allow ADUs on lots smaller than 1 acre (Council suggested finding examples of existing 

legal nonconforming units on smaller lots and use them as models.) 
4. Reduce parking requirement 
5. Other 

 
New Junior Second Unit (JSU) Ordinance 

 
Junior second units are smaller, less impactful living spaces that would entail conversion of an 
existing bedroom within a dwelling to create a flexible-private living situation in conjunction with 
the owner-occupied unit.  
 
Currently, four jurisdictions in Marin County have passed a Junior Second Unit/Accessory 
Dwelling Unit ordinance: Belvedere, Novato, San Rafael and Tiburon. All four jurisdictions agree 
on the main descriptive points for junior second units: 
 

• Property must be owner-occupied (main house or junior unit)  
• Junior unit cannot be sold separately from house 
• Only one junior unit allowed per parcel 
• No additional parking is required; some jurisdictions require plans to indicate where on- 

or off-site parking would be located 
• Size range is 150 – 500 square feet (San Rafael has no minimum) 
• Efficiency kitchen required and limited to: 

o Sink with maximum 16” width and length, and 1.5” waste line 
o 110-120 volts for appliances or natural/propane gas 
o Food prep counter max of 6 feet 

• Separate exterior entrance  
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Photos and floor plan of an existing junior ADU 

 
Due to the junior unit’s creation within an existing home and from an existing building, septic 
and sprinkler requirements are generally not triggered. If the Planning Commission 
recommends the adoption of a Junior ADU ordinance, staff can prepare a draft ordinance that 
is modeled after a Junior ADU ordinance that had been adopted by one of the North Bay cities.   
 
State Law ADU Update 
 
Two new laws (AB 2299 and SB 1069) will require all municipalities to update their ADU 
ordinances by January 1, 2017 with relaxed requirements for ADU applicants. The key 
provisions of the laws include:  
 

• Applications must be approved or disapproved ministerially within 120 days of being 
deemed complete 

• Jurisdictions may designate zones where ADUs are allowed and may impose physical 
development standards (height, setbacks, landscaping, etc.) 

• Attached units shall not exceed 50% of the existing dwelling, with a max. of 1,200 sq. ft. 
• One parking space per unit or bedroom, tandem or in setbacks allowed 
• No additional parking may be required if the unit is 

o Within ½ mile of public transit (SamTrans buses) 
o Part of an existing primary residence or an existing accessory structure 

• If existing required parking is demolished to create a new ADU, replacement parking 
may be provided in any configuration (covered, uncovered, tandem, mechanical lifts) 

• Must be ministerially approved if  
o ADU is contained w/in existing footprint of home or accessory structure 
o ADU Has independent exterior access 
o Side and rear setbacks are sufficient for fire safety 
o For approved units, no new sprinkler systems or utility connections shall be 

required 
• Exempt from CEQA 
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A separate law (AB 2406) was passed defining and regulating Junior ADUs if a municipality 
chooses to allow them. Unit requirements are: 
 

• Up to 500 square feet 
• Created from a bedroom in the existing home (not common space) 
• Original home or JSU must be owner occupied 
• Deed restriction preventing separate sale and unit size 
• Door directly connecting to main house 
• Efficiency kitchen with sink, cooking facility with appliances that run on standard 120 volt 

outlets 
• Bathroom can be shared with main house 
• No parking can be required 
• Not reviewed as a new unit for life safety and sewer/water requirements 
• Must receive ministerial review within 120 days  

 
In the upcoming weeks, staff will be reviewing and evaluating these new bills and their 
implications. Copies of the bills are included as Attachments 4-6.   
 
Additional Housing Types 
 
Modular housing is constructed in sections and inspected off-site, then connected and placed 
on a foundation on-site. These homes can range from tiny (160 sq. ft.) to large (3,500+ sq. ft.). 
Planning approval is required, as well as building permits for the foundation and utility 
connections.  One Town Council suggestion included planning pre-approval of specific types, 
styles and sizes of modular housing, allowing applicants to go straight to a building permit when 
proposing a pre-approved unit.  
 
Tiny homes1 are not a specific construction or architecture type. They generally contain the full 
suite of home functions, with common space, bedroom, bath and kitchen, but at a much smaller 
scale than existing housing stock. The term “tiny home” is loose and refers to the general size; 
it can include permanent homes, factory-built/modular housing, manufactured homes, RVs, 
park trailers, and camping cabins. One central distinction within this subset of housing is 
between homes that sit on a traditional foundation, and those that are mounted on a chassis 
and are relatively mobile: 
 

• Built onto a permanent foundation 
o Includes conventional construction, modular and manufactured housing 
o Requires some level of building permit and inspections 

• On trailers 
o Includes RVs, park trailers, camping cabins 
o 400 sq. ft. or less gross FA 
o No building permit or inspection, not under Title 24 

 

1 California Department of Housing and Community Development (HCD). Information Bulletin 2016-01: 
Tiny Homes. February 4, 2016.  
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Housing built on a chassis is generally not considered permanent housing, though there are 
steps that can be taken with some of these housing types to be viewed as more permanent (ex: 
mobile homes which have removed their wheels and axils and been tied down).  
 
 

 
Tiny home on a chassis    Tiny home on a foundation 

 

 
Modular home on a foundation 

 
 
Attachments  
 
1. Staff report and minutes from October 12, 2016 Council meeting 
2. Ordinance 2015-408, Second Unit Ordinance 
3. Sample Junior Second Unit (JSU) Ordinance (Town of Tiburon) 
4. AB 2299 Land use; housing; 2nd units 
5. SB 1069 Land use; zoning 
6. AB 2406 Housing: junior accessory dwelling units 
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