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TOWN OF PORTOLA VALLEY Lynda Brothers, Chair

: P : Ronny Krashinsky, Vice Chair
Plannmg Commission Meeting Karen Vahtra, Commissioner

Wednesday, April 15, 2026 Doug Morss, Commissioner
7:00 PM Nicholas Targ, Commissioner

HYBRID MEETING

AGENDA

HISTORIC SCHOOLHOUSE - 765 PortolaRoad, Portola Valley, CA 94028

Remote Public Comments: Meeting participants are encouraged to submit public comments in writing
in advance of the meeting. Please send an email to scawrse@portolavalley.net by 12:00 PM on the day
of the meeting. All comments received by that time will be distributed to Commissioners prior to the
meeting. All comments received are included in the public record. Time permitting, your correspondence
will be uploaded to the website. Additionally, technology permitting, the public body will take questions
using the Raise Hand button for those who attend the meeting online or by phone. Phone callers may provide
comments by pressing *9 on their phone to "raise your hand" and *6 to mute/unmute themselves. The
meeting Chair will call on people to speak by the phone number calling in. Remote participation is
provided as a supplemental way to provide public comment, but this method does not always work. The
public is encouraged to attend in person to ensure full participation.

Assistance for People with Disabilities: In compliance with the Americans with Disabilities Act, if you
need special assistance to participate in this meeting, please contact the Town Clerk at (650) 851-1700
or by email at towncenter@portolavalley.net. Notification 48 hours prior to the meeting will enable the
Town to make reasonable arrangements to ensure accessibility to this meeting.

VIRTUAL PARTICIPATION VIA ZOOM
To access the meeting by computer:
https://us06web.zoom.us/j/83006083336?pwd=FBWV0062kJMz8x0INWRmMa6XU810pEJ.1

Webinar ID: 830 0608 3336
Passcode: 443334

To access the meeting by phone:
1-669-444-9171

Mute/Unmute — Press *6 / Raise Hand — Press *9

1. CALL TOORDER/ROLL CALL

Chair Brothers, Vice Chair Krashinsky, Commissioners Targ, Vahtra and Morss.

SB 707 CONSIDERATIONS: Announcements/Consideration of remote attendance by
Councilmembers, pursuant to SB 707, Government Code 54953.8.3 (just cause circumstances).

2. ORAL COMMUNICATIONS

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


mailto:scawrse@portolavalley.net
mailto:towncenter@portolavalley.net
https://us06web.zoom.us/j/83006083336?pwd=FBWVoO62kJMz8xoINwRma6XU81QpEJ.1
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3. PUBLIC HEARINGS

a. Adopt the Draft Resolution Recommending Approval of the Proposed Amendments to the
Town Zoning Code (Title 18 of the Portola Valley Municipal Code) to add Chapter 18.25
Standards for Accessory Dwelling Units (ADU) and Junior Accessory Dwelling Units (JADU);
Amend Section 18.36.040 Accessory uses; and Add Chapter 18.82 Indemnification of Town;
Cost Reimbursement to the Town Council.

4. REGULAR AGENDA
a. None Scheduled

5. INFORMATIONAL ITEMS

a. None Scheduled
6. COMMISSIONER, STAFF, AND COMMITTEE REPORTS

7. MINUTES
a. Adopt Draft Minutes of March 4, 2026 Planning Commission Meeting

8. ADJOURNMENT

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 Library located adjacent to Town Hall.

PUBLIC HEARINGS

Public Hearings provide the general public and interested parties an opportunity to provide testimony on these items. If you
challenge any proposed action(s) in court, you may be limited to raising only issues you or someone else raised at the
Public. Hearing(s) described in this agenda, or in written correspondence delivered to the Planning Commission at, or prior
to, the Public Hearing(s).

Land Acknowledgement:

The Town of Portola Valley acknowledges the colonial history of this land we dwell upon the unceded territory of the
Ramaytush (rah-my-toosh) Ohlone, Tamien Nation, and Muwekma (mah-WEK- mah) Ohlone, who endured a human and
cultural genocide that included removal from their lands and their sacred relationship to the land. Portola Valley recognizes
that we profit from the commodification of land seized from indigenous peoples and now bear the ecological
consequences. We seek to understand the impact of these legacies on all beings and to find ways to make repair.



Staff Report

TOWN OF PORTOLA VALLEY

TO: Planning Commission

FROM: Brandon H DelLucas, Senior Planner

DATE: April 15, 2026

SUBJECT Draft Ordinance to Amend the Town Zoning Code (Title 18 of the

Portola Valley Municipal Code) to add Chapter 18.25 Standards for
Accessory Dwelling Units (ADU) and Junior Accessory Dwelling Units
(JADU); Amend Section 18.36.040 Accessory uses; and add Chapter
18.82 Indemnification of Town; Cost Reimbursement.

RECOMMENDATION

Staff recommends that the Planning Commission hold a public hearing and adopt the Draft
Resolution recommending approval of the proposed amendments to the Town Zoning Code (Title
18 of the Portola Valley Municipal Code) to add Chapter 18.25 Standards for Accessory Dwelling
Units (ADU) and Junior Accessory Dwelling Units (JADU); Amend Section 18.36.040 Accessory
uses; and add Chapter 18.82 Indemnification of Town; Cost Reimbursement, to the Town Council

BACKGROUND

The Town considers amendments to the Town Zoning Code to implement the General Plan,
clarify provisions, improve processes, or to codify State law or common and best practices. Under
State law, the Planning Commission must make a formal recommendation on amendments to the
Zoning Code prior to consideration by Council.

The Town’s regulations related to emergency shelters, Accessory Dwelling Units and Junior
Accessory Dwelling Units are currently not consistent with State law due to recent changes.
Additionally, Programs 7-8, and 8-3 of the Town’s 2023-2031 Housing Element require the Town
to update the zoning code to ensure compliance with State ADU law and AB 2339 regarding
emergency shelters.

The Town does not currently have codified provisions related to requiring indemnification from an
Applicant/Permittee against any claims, actions, or proceedings related to the Town’s approval of
a permit, which is standard practice amongst local jurisdictions. At the recommendation of the
Town Attorney, the Town has drafted standard indemnification language for inclusion in the
zoning code in a new chapter.

On February 6, 2026, the Planning Commission reviewed the draft Amendments and provided
feedback to staff.
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DISCUSSION

A. ADU and JADU

In its attempt to address the state-wide housing crisis, rising housing costs, and shortage of
affordable housing options in California, the State continues to pass bills aimed
at streamlining local approval processes for ADUs and updating regulations that may otherwise
limit the production of ADUs. Since the last amendments to the Town’s ADU regulations in
2021, new State ADU laws have gone into effect. Program 7-8 in the Town’s 2023-2031 Housing
Element states: “Update Town’s ADU ordinance regularly to comply with State Law.” Further, the
Town has received an official letter from HCD regarding the Town’s non-compliance with current
state law and requires the Town to update its ADU and JADU ordinance to comply.

Staff is proposing to repeal Section 18.36.040(B), the existing ADU and JADU standards, and
add Chapter 18.25 Standards for Accessory Dwelling Units (ADU) and Junior Accessory Dwelling
Units (JADU) to meet the requirements of state law. The new chapter does not include the “Bonus
ADU” given that, in certain contexts, state law allows for up to 3 ADUs and 1 JADU on a site
(where, for example, the project is sized such that development standards such as AMFA and
setbacks may be met).

A high-level summary of the proposed amendment is included below, and the full proposed
amendment is included in the attachments.

Chapter 18.25 — Standards for Accessory Dwelling Units (ADU) and Junior Accessory
Dwelling Units (JADU)

The amendments would establish a new chapter for all processes and requirements for ADUs
and JADUs. The Chapter includes the following sections:

Section 18.25.010 - Purpose and Intent

Provides the purpose of the chapter to implement Government Code Sections 66310
through 66342 by allowing the creation of accessory dwelling units (ADUs) and/or junior
accessory dwelling units (JADUSs) through ministerial review

Section 18.25.020 — Definitions

Ensures that terms used in the chapter are defined consistently with the definitions
described in California Government Code Section 66313

Section 18.25.030 — Administration and Permitting Process
Outlines the administrative and permitting review process consistent with state law.
Section 18.25.040 — General Development and Operational Standards

Provides the general development and operational standards which apply to both ADUs
and JADUs.

Section 18.25.050 — Fee Requirements

Outlines the fee requirements from state law regarding Connection fees or Capacity
charges, and Impact fees.

Section 18.25.060 — Accessory Dwelling Unit (ADU) Regulations

Provides the allowed unit types, locations, development standards, objective design
standards and other regulations which ADUs must comply with.
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Section 18.25.070 — Junior Accessory Dwelling Unit (JADU) Regulations

Provides the number of units allowed, locations, development standards and other
regulations which JADUs must comply with.

Following the February 4, 2026 Planning Commission meeting, staff made updates to the draft
amendments based on the feedback received from the Planning Commission to simplify language
and reorganize some sections to help provide clarity and ease of use. Additionally, Sstaff worked
closely with the Town Attorney to review State Law and Guidance from HCD to ensure the
proposed standards are consistent. Attachment 2 (Changes Since 02.04.2026 Planning
Commission Meeting), has been included to show the changes to the proposed amendments
since the previous Planning Commission meeting.

B. Emergency Shelters

Program 8-3 of the Town’s 2023-2031 Housing Element states: “To comply with State Law AB
2339, the definition for emergency shelters in the municipal code will be amended to include other
interim intervention, including, but not limited to, navigation centers, bridge housing, and respite
or recuperative care.”

To implement this policy, staff is proposing to allow emergency shelters by right in religious
institutions and include the objective standards which will apply.

A high-level summary of the proposed amendment is included below, and the full proposed
amendment is included in the attachments.

Chapter 18.36 — Uses permitted in all Districts

The amendments would update Section 18.36.040 to add Emergency shelters with standards as
a permitted use on a religious institution.

The proposed language related to emergency shelters has not changed since the Planning
Commission reviewed the draft Amendments at its February 4, 2026 meeting.

C. Indemnification of Town; Cost Reimbursement

The proposed amendment ordinance will add a provision to the Town Zoning Code related to
indemnification, which is a legal concept where one party agrees to take financial responsibility
for certain losses, damages, or liabilities that another party might incur. In the case of an Applicant,
Property Owner, or Developer as it relates to a planning approval or permit issuance,
indemnification is promising to cover the Town’s expenses (legal fees or damages) if a third party
sues the Town because of an issue connected to the project or permit. Indemnification is a way
of protecting the Town from legal or financial liability tied to an Applicant’s project or permit.

The Portola Valley Municipal Code has several sections that require an Applicant or Permittee to
defend, indemnify and hold harmless the Town, its agents and officers and employees from any
claim, action, or proceeding related to the town's approval of a permit. For example, this language
exists in Chapter 18.39 (Cannabis Land Uses) and Chapter 18.41 (Wireless Communication
Facilities). The language in these sections is specific to the permits issued for these types of uses.
However, the Town does not have a broad indemnification clause that applies to all land use
permits, which is standard practice amongst most local jurisdictions.
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This issue surfaced during negotiations with the Applicant over the conditions of approval for the
3530 Alpine Road (Portola Terrace) project. The issue was resolved for that specific project, but
it highlighted the fact that the Town should adopt a standard indemnification policy and codify it
in the Zoning Code.

A high-level summary of the proposed amendment is included below, and the full proposed
amendment is included in the attachments.

Chapter 18.82 — Indemnification of Town; Cost Reimbursement

The Amendments would establish a new chapter for Developer Indemnification standards.
This Chapter includes the following sections.

Section 18.82.010 — Applicability

Provides the applicability of the indemnification requirements
Section 18.82.020 — Indemnity Required

Provides when indemnity is required

Section 18.82.030 - Cooperation and Notification
Outlines the notification and cooperation by the Town
Section 18.82.040 — Proof of Coverage Required

Specifies when proof of coverage is required
Following the February 4, 2026 Planning Commission meeting, the Town Attorney updated the
draft amendments based on the feedback received from the Planning Commission. Attachment

2 (Changes Since 02.04.2026 Planning Commission Meeting), has been included to show the
changes to the proposed amendments since the previous Planning Commission meeting.

REQUIRED FINDING

Section 18.74.090 of the PVMC outlines the findings for approval of Zoning Code amendments.
The finding is listed below in bold, followed by a brief analysis of how the findings are met.

1. The proposed amendment is in general conformance with the general plan and
that public necessity, convenience and general welfare require the proposed
amendment

The proposed zoning code amendment is in conformance with the general plan.
Programs 7-8, and 8-3 of the Town’s 2023-2031 Housing Element require the Town to
update the zoning code to ensure compliance with State ADU law and AB 2339
regarding emergency shelters. The proposed amendments are a public necessity and
ensure the general welfare of the community by complying with State law and best
practices providing for a standard indemnification policy for all land use permits.

PUBLIC COMMENTS

Consistent with state law noticing requirements, a public hearing notice was published in The
Almanac newspaper on March 20, 2026. As of the publication date of this staff report, no public
comment has been submitted regarding the proposed amendments.
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ENVIRONMENTAL REVIEW

The proposed amendments to repeal section 18.36.040(B) and Add Chapter 18.25 are exempt
from environmental review per the requirements of the California Environmental Quality Act
(CEQA), pursuant to CEQA Guidelines 8 15282(h), as well as Public Resources Code §
21080.17, which provides a statutory exemption for ordinances regarding ADUs and JADUs in a
single-family or multifamily residential zone to implement Government Code § 66310 et seq.

Additionally, for the proposed amendments to Section 18.36.040(A)(12) adding regulations
related to emergency shelters, The Town, as lead agency under the California Environmental
Quality Act (“CEQA”), prepared an Initial Study/Mitigated Negative Declaration (IS/MND) for the
Housing Element and circulated it for public review. On March 29, 2023, the Town Council
conducted a public hearing on the ISIMND and adopted Resolution No. 2922- 2023 adopting the
ISIMND, the Updated Response to Comments and Text Changes, and the Mitigation Monitoring
and Reporting Program (MMRP) (as updated at the March 22 and 29, 2023 public hearings).
None of the implementing zoning code text amendments require subsequent or supplemental
environmental analysis under CEQA, as described in Public Resources Code Section 21166 and
CEQA Guidelines Section 15162. None of the following triggers have occurred: a substantial
change to the project; a substantial change to the circumstances under which the project is being
undertaken, or new information, which was not known and could not have been known at the time
the environmental analysis was completed, becomes available. Therefore, the ISIMND adopted
on March 29, 2023 remains valid.

Further, the proposed amendments to add Chapter 18.82 has been determined to be exempt
from the provisions of the California Environmental Quality Act (CEQA) per CEQA Guidelines
Section 15061(b)(3) because it can be seen with certainty that there is no possibility the project
will have a significant effect on the environment. The proposed amendment has no potential for
environmental impact and is appropriately used for policies, programs, or administrative actions
that do not involve physical changes to the environment.

RECOMMENDATION

Staff recommends that the Planning Commission hold and public hearing and adopt the Draft
Resolution, recommending approval of the proposed amendments to the Town Zoning Code (Title
18 of the Portola Valley Municipal Code) to add Chapter 18.25 Standards for Accessory Dwelling
Units (ADU) and Junior Accessory Dwelling Units (JADU); Amend Section 18.36.040 Accessory
uses; and Amend Chapter 18.82 Indemnification of Town; Cost Reimbursement, to the Town
Council.

ATTACHMENTS

1. Attachment 1 — Draft Resolution
Attachment 1A — Draft Ordinance
Attachment 1B — Exhibit A (Clean)
Attachment 1C — Exhibit B (Redlined)
2. Attachment 2 — Changes Since 02.04.2026 Planning Commission Meeting

Prepared by: Brandon H DelLucas, Contract Senior Planner
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Report approved by: Sarah Cawrse, Planning and Building Director



Attachment 1: Draft Resolution

RESOLUTION NO. 2026 -01

RESOLUTION OF THE PLANNING COMMISSION OF THE TOWN OF PORTOLA
VALLEY RECOMMENDING TOWN COUNCIL APPROVAL OF AN ORDINANCE OF
THE TOWN COUNCIL OF THE TOWN OF PORTOLA VALLEY AMENDING THE
TOWN ZONING CODE (TITLE 18 OF THE PORTOLA VALLEY MUNICIPAL CODE)
TO ADD REGULATIONS RELATED TO ACCESSORY DWELLING UNITS, JUNIOR
ACCESSORY DWELLING UNITS, DEVELOPER INDEMNIFICATION, AND
EMERGENCY SHELTERS BY ADDING CHAPTER 18.25 STANDARDS FOR
ACCESSORY DWELLING UNITS (ADU) AND JUNIOR ACCESSORY DWELLING
UNITS (JADU) AND CHAPTER 18.82 INDEMNIFICATION OF TOWN; COST
REIMBURSEMENT; AND BY AMENDING SECTION 18.36.040 ACCESSORY USES.

WHEREAS, the Town occasionally considers amendments to the Town Zoning
Code to implement the General Plan, clarify provisions, improve processes, or to codify
State law or common and best practices; and

WHEREAS, the Town’s regulations related to emergency shelters, Accessory
Dwelling Units and Junior Accessory Dwelling Units are currently not consistent with State
law due to recent changes in State law; and

WHEREAS, the amendments would implement Program 7-8, and Program 8-3 of
the Town’s 2023-2031 Housing Element by ensuring the Town is compliant with State
ADU law and AB 2339 regarding emergency shelters; and

WHEREAS, the 2023-2031 Housing Element was submitted to the State
Department of Housing and Community Development (HCD) for review on January 26,
2024, and HCD notified the Town on January 30, 2024 that they found the Housing
Element to be in substantial compliance with State Housing Element Law. It was re-
certified on May 28, 2025 following Zoning Code amendments to implement the updated
Housing Element; and

WHEREAS, the Town does not currently have codified provisions related to
requiring indemnification from an Applicant/Permittee against any claims, actions, or
proceedings related to the Town’s approval of a permit, which is standard practice
amongst local jurisdictions; and

WHEREAS, at the recommendation of the Town Attorney, the Town has drafted
standard indemnification language for inclusion in the Zoning Code in a new chapter; and

WHEREAS, on March 20, 2026, notice of the Planning Commission public hearing
was published in The Almanac newspaper in compliance with Government Code § 65854,
and

WHEREAS, on April 15, 2026, the Planning Commission held a duly noticed public
hearing and adopted Resolution 2026-01 recommending the Town Council approve an
ordinance amending the Town Zoning Code (Title 18 of the Portola Valley Municipal
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Attachment 1: Draft Resolution

Code) to add Chapter 18.25 Standards for Accessory Dwelling Units (ADU) and Junior
Accessory Dwelling Units (JADU) and Chapter 18.82 Indemnification of Town; Cost
Reimbursement; and by amending Section 18.36.040 Accessory uses, at which all
interested

WHEREAS, The proposed amendments to repeal section 18.36.040(B) and Add
Chapter 18.25 are exempt from environmental review per the requirements of the
California Environmental Quality Act (CEQA), pursuant to CEQA Guidelines § 15282(h),
as well as Public Resources Code § 21080.17, which provides a statutory exemption for
ordinances regarding ADUs and JADUs in a single-family or multifamily residential zone
to implement Government Code § 66310 et seq.

Additionally, for the proposed amendments to Section 18.36.040(A)(12) adding
regulations related to emergency shelters, The Town, as lead agency under the California
Environmental Quality Act (“CEQA”), prepared an Initial Study/Mitigated Negative
Declaration (IS/MND) for the Housing Element and circulated it for public review. On
March 29, 2023, the Town Council conducted a public hearing on the IS/MND and
adopted Resolution No. 2922- 2023 adopting the IS/MND, the Updated Response to
Comments and Text Changes, and the Mitigation Monitoring and Reporting Program
(MMRP) (as updated at the March 22 and 29, 2023 public hearings). None of the
implementing zoning code text amendments require subsequent or supplemental
environmental analysis under CEQA, as described in Public Resources Code Section
21166 and CEQA Guidelines Section 15162. None of the following triggers have
occurred: a substantial change to the project; a substantial change to the circumstances
under which the project is being undertaken, or new information, which was not known
and could not have been known at the time the environmental analysis was completed,
becomes available. Therefore, the IS/MND adopted on March 29, 2023 remains valid.

Further, the proposed amendments to add Chapter 18.82 has been determined to
be exempt from the provisions of the California Environmental Quality Act (CEQA) per
CEQA Guidelines Section 15061(b)(3) because it can be seen with certainty that there is
no possibility the project will have a significant effect on the environment. The proposed
amendment has no potential for environmental impact and is appropriately used for
policies, programs, or administrative actions that do not involve physical changes to the
environment.

NOW, THEREFORE, BE IT RESOLVED, that the foregoing recitals are true and
correct and made a part of this Resolution

BE IT FURTHER RESOLVED, that the Planning Commission of the Town of
Portola Valley does hereby recommend approval of the proposed amendments, as
shown in the Draft Ordinance, which includes Exhibit A (Clean), and Exhibit B (Redlined)
and incorporated herein by reference, to the Town Council, and does hereby find as
follows:

1. That the proposed zoning code amendment is in conformance with the general
plan. Programs 7-8, and 8-3 of the Town’s 2023-2031 Housing Element require
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the town to update the zoning code to ensure compliance with State ADU law and
AB 2339 regarding emergency shelters. The proposed amendments are a public
necessity and ensure the general welfare of the community by complying with
State law and providing for a standard indemnification policy for all land use
permits

PASSED AND ADOPTED at the regular meeting of the Planning Commission of
the Town of Portola Valley on April 15, 2026.

By:

Lynda Brothers, Chair

ATTEST:

Sarah Cawrse, Planning and Building Director



Attachment 1A: Draft Ordinance

ORDINANCE NO. 2026-

AN ORDINANCE OF THE TOWN COUNCIL OF THE TOWN OF PORTOLA VALLEY
AMENDING THE TOWN ZONING CODE (TITLE 18 OF THE PORTOLA VALLEY
MUNICIPAL CODE) TO ADD REGULATIONS RELATED TO ACCESSORY
DWELLING UNITS, JUNIOR ACCESSORY DWELLING UNITS, DEVELOPER
INDEMNIFICATION, AND EMERGENCY SHELTERS BY ADDING CHAPTER 18.25
STANDARDS FOR ACCESSORY DWELLING UNITS (ADU) AND JUNIOR
ACCESSORY DWELLING UNITS (JADU) AND CHAPTER 18.82 INDEMNIFICATION
OF TOWN; COST REIMBURSEMENT; AND BY AMENDING SECTION 18.36.040
ACCESSORY USES.

WHEREAS, the Town occasionally considers amendments to the Town Zoning
Code to implement the General Plan, clarify provisions, improve processes, or to codify
State law or common and best practices; and

WHEREAS, the Town’s regulations related to emergency shelters, Accessory
Dwelling Units and Junior Accessory Dwelling Units are currently not consistent with State
law due to recent changes in State law; and

WHEREAS, the amendments would implement Program 7-8, and Program 8-3 of
the town’s 2023-2031 Housing Element by ensuring the town is compliant with State ADU
law and AB 2339 regarding emergency shelters; and

WHEREAS, the 2023-2031 Housing Element was submitted to the State
Department of Housing and Community Development (HCD) for review on January 26,
2024, and HCD notified the Town on January 30, 2024 that they found the Housing
Element to be in substantial compliance with State Housing Element Law. It was re-
certified on May 28, 2025 following Zoning Code amendments to implement the updated
Housing Element; and

WHEREAS, the Town does not currently have codified provisions related to
requiring indemnification from an Applicant/Permittee against any claims, actions, or
proceedings related to the Town’s approval of a permit, which is standard practice
amongst local jurisdictions; and

WHEREAS, at the recommendation of the Town Attorney, the Town has drafted
standard indemnification language for inclusion in the Zoning Code in a new chapter; and

WHEREAS, on March 20, 2026, notice of the Planning Commission public hearing
was published in The Almanac newspaper in compliance with Government Code 8§ 65854;
and

WHEREAS, on April 15, 2026, the Planning Commission held a duly noticed public
hearing and adopted Resolution 2026-01 recommending the Town Council approve an
ordinance amending the Town Zoning Code (Title 18 of the Portola Valley Municipal
Code) to add Chapter 18.25 Standards for Accessory Dwelling Units (ADU) and Junior
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Attachment 1A: Draft Ordinance

Accessory Dwelling Unit (JADU) and Chapter 18.82 Indemnification of Town; Cost
Reimbursement; and by amending Section 18.36.040 Accessory uses, at which all
interested persons had the opportunity to appear; and

WHEREAS, on , hotice of the Town Council public hearing was
published in The Almanac newspaper in compliance with Government Code 8 65090;
and

WHEREAS, on , the Town Council held a public hearing, and after
considering the entire record of proceedings, including but not limited to, the staff report
and all written and oral comments received and the Planning Commission
recommendation, the Town Council voted to approve the ordinance.

WHEREAS, the amendment to the Town Zoning Code (Title 18 of the Portola
Valley Municipal Code) is shown in Exhibit A, which is attached hereto and incorporated
by reference; and

WHEREAS, a red-lined version of the amendment to the Town Zoning Code (Title
18 of the Portola Valley Municipal Code) is shown in Exhibit B, which is attached hereto
and incorporated by reference.

NOW, THEREFORE, the Town Council of the Town of Portola Valley does ORDAIN as
follows:

1. RECITALS. The above recitals are true and correct and made a part of this Ordinance.

2. CONSISTENCY WITH GENERAL PLAN. This ordinance is found to be consistent
with the General Plan of Portola Valley.

3. ENVIRONMENTAL REVIEW. The proposed amendments to repeal section
18.36.040(B) and Add Chapter 18.25 are exempt from environmental review per the
requirements of the California Environmental Quality Act (CEQA), pursuant to CEQA
Guidelines § 15282(h), as well as Public Resources Code § 21080.17, which provides a
statutory exemption for ordinances regarding ADUs and JADUSs in a single-family or
multifamily residential zone to implement Government Code § 66310 et seq.

Additionally, for the proposed amendments to Section 18.36.040(A)(12) adding
regulations related to emergency shelters, The Town, as lead agency under the California
Environmental Quality Act (“CEQA”), prepared an Initial Study/Mitigated Negative
Declaration (IS/MND) for the Housing Element and circulated it for public review. On
March 29, 2023, the Town Council conducted a public hearing on the IS/MND and
adopted Resolution No. 2922- 2023 adopting the IS/MND, the Updated Response to
Comments and Text Changes, and the Mitigation Monitoring and Reporting Program
(MMRP) (as updated at the March 22 and 29, 2023 public hearings). None of the
implementing zoning code text amendments require subsequent or supplemental
environmental analysis under CEQA, as described in Public Resources Code Section
21166 and CEQA Guidelines Section 15162. None of the following triggers have
occurred: a substantial change to the project; a substantial change to the circumstances
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Attachment 1A: Draft Ordinance

under which the project is being undertaken, or new information, which was not known
and could not have been known at the time the environmental analysis was completed,
becomes available. Therefore, the IS/IMND adopted on March 29, 2023 remains valid.

Further, the proposed amendments to add Chapter 18.82 has been determined to be
exempt from the provisions of the California Environmental Quality Act (CEQA) per CEQA
Guidelines Section 15061(b)(3) because it can be seen with certainty that there is no
possibility the project will have a significant effect on the environment. The proposed
amendment has no potential for environmental impact and is appropriately used for
policies, programs, or administrative actions that do not involve physical changes to the
environment.

4. EINDING. The proposed zoning code amendment is in conformance with the general
plan. Programs 7-8, and 8-3 of the Town’s 2023-2031 Housing Element require the town
to update the zoning code to ensure compliance with State ADU law and AB 2339
regarding emergency shelters. The proposed amendments are a public necessity and
ensure the general welfare of the community by complying with State law providing for a
standard indemnification policy for all land use permits

5. CONSISTENCY WITH STATE LAW. This ordinance is intended to be consistent with
State law and to the extent there is any inconsistency with such State law requirements,
State law shall control.

6. SEVERABILITY. If any section, 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 Town Council herby declares that it would have passed this Ordinance
and adopted this Ordinance and each section, sentence, clause or phrase thereof,
irrespective of the fact that any one or more section, subsections, sentences, clauses or
phrases be declared invalid or unconstitutional.

7. APPROVAL. The Town Council hereby approves the amendments to the Town
Zoning Code (Title 18 of the Portola Valley Municipal Code), as described above and as
shown in Exhibit A, which is attached hereto and incorporated herein by reference

8. EFFECTIVE DATE; POSTING. This ordinance shall become effective 30 days after
the date of its adoption and shall be posted within the Town in three public places.
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Attachment 1A: Draft Ordinance

INTRODUCED onthe  day of , 2026

PASSED, APPROVED AND ADOPTED as an ordinance of the Town of Portola
Valley at a regular meeting of said Council on the day of , 2026, by the
following vote:

AYES: Councilmembers:
NOES: Councilmembers:
ABSTENTIONS: Councilmembers:
ABSENT: Councilmembers:
ATTEST APPROVED

Veronica Dao, Town Clerk Craig Taylor, Mayor
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Attachment 1B: Exhibit A: Draft Amendments (Clean)

CHAPTER 18.25 - STANDARDS FOR ACCESSORY DWELLING UNITS (ADU) AND JUNIOR
ACCESSORY DWELLING UNITS (JADU)

18.25.010 - Purpose and Intent.

The purpose of this chapter is to implement Government Code Sections 66310 through 66342 by
allowing the creation of accessory dwelling units (ADUs) or junior accessory dwelling units
(JADUs) through ministerial review. In the event of any conflict or discrepancy between the ADU
or JADU standards in this chapter and any other provisions of this title, the standards contained
in this chapter shall take precedence. Ambiguities or gaps in this chapter shall be resolved first
by reference to Government Code Sections 66310 through 66342. In the event of any conflict
between State law and this chapter, Government Code Sections 66310 through 66342 shall
govern.

18.25.020 - Definitions.

For the purposes of this chapter the definitions as described in California Government Code
Section 66313, or as amended shall apply.

18.25.030 - Administration and Permitting Process.

A. Building Permit Required. All ADUs or JADUs, including those that are internal to an existing
structure and converted from existing floor area, shall be subject to a building permit.

B. Permitting Procedure.

1. Ministerial Review. A permit application for an ADU or JADU shall be processed
ministerially, without discretionary review or a hearing.

2. Completeness Determination. A permit application for an ADU or JADU shall be
determined to be complete or incomplete and a written notice of the determination
provided not later than 15 business days after receiving the application. If the Town
determines that an application is incomplete, the Town will provide the applicant with a
list of incomplete items and a description of how the application can be made complete
in the written notice. If a permit application is determined to be incomplete or is denied,
the applicant may appeal that decision. After receipt of the appeal, the Town shall provide
a final written determination within 60 business days.

3. Review Period.

i. Developed Lot. If there is an existing single-family or multifamily dwelling on a lot, a
permit application for an ADU or JADU shall either be denied or approved within 60
days of receipt of a complete application.

ii. Undeveloped Lot. If a permit application to create or serve an ADU or JADU is
submitted with a permit application to create a new single-family or multifamily
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dwelling on a lot, the Town may delay approving or denying the permit application for
the ADU or JADU until the Town approves or denies the permit application to create
the new single-family or multifamily dwelling; however, the application to create or
serve the ADU or JADU shall be considered without discretionary review or hearing.

iii. If the applicant requests a delay, the 60-day time period shall be tolled for the period
of the delay.

4. Deemed Approved. If a complete application is not approved or denied within 60 days of
receipt of a complete application, the application shall be deemed approved.

5. Denied Applications. If an application for an ADU or JADU is denied within 60 days of
receipt of a complete application, the Town shall return in writing a full set of comments
to the applicant with a list of items that are defective or deficient, and a description of
how the application can be remedied.

6. Nonconforming Conditions. No application for a permit to create an ADU or JADU shall
be denied due to the correction of nonconforming zoning conditions, building code
violations, or unpermitted structures that:

i. Do not present a threat to public health and safety; and

ii. Are not affected by the construction of the ADU or JADU.

18.25.040 — General Development and Operational Standards

A.

Fire Sprinklers. ADUs and JADUs shall not be required to provide fire sprinklers if fire
sprinklers are not required for the primary residence. The construction of an ADU or JADU
shall not trigger a requirement for fire sprinklers to be installed in the existing primary
dwelling or existing multi-family dwelling.

Short-Term Rental Limitation. ADUs and JADUs shall not be rented for a term of less than 30
days.

Replacement Parking. Replacement parking shall not be required when a garage, carport,
covered parking structure, or uncovered parking space is demolished in conjunction with the
construction of an ADU or JADU or converted to an ADU or JADU. A demolition permit for a
detached garage to be replaced with an ADU or JADU shall be reviewed and issued
concurrently with the ADU or JADU permit application.

Separate Sale. Except as permitted by Government Code Section 66341, as the same may be
amended from time to time, ADUs shall not be sold or conveyed separately from the primary
dwelling.

Utility Connection.

1. Availability of Utilities. All ADUs shall be connected to public utilities or their equivalent
including water, electricity, and sewer services. In the case of well water systems and
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septic systems the applicant must demonstrate that they are adequately sized for the new
demand.

2. ADUs using a private sewage disposal system shall obtain approval by the local health
officer.

3. ADUs constructed pursuant to Government Code section 66323 shall not be required to
install a new or separate utility connection directly between the ADU and the utility,
unless the ADU was constructed with a new single-family residence, or upon separate
conveyance of the ADU pursuant to Government Code Section 66341. For all other ADUs
the service provider may require a new or separate utility connection directly between
the ADU and the utility.

4. JADUs shall not be required to install a new or separate utility connections.

5. When a new or separate utility connection directly between the ADU and the utility is
proposed, the utility connection shall be placed underground consistent with Section
18.36.010.B.

F. Separate Entrance. ADUs and JADUs shall provide at least one exterior entrance that is
separate from the main entrance of the primary dwelling.

G. Separate Address. ADUs and JADUs shall provide a separate address from the primary
dwelling, except for JADUs which have an interior entry to the main living area of the single-
family residence.

18.25.050 — Fee Requirements

A. Connection fees or Capacity Charges. An ADU shall not be considered a new residential use
for the purposes of calculating connection fees or capacity charges for utilities, including
water and sewer service, unless the ADU was constructed with a new single-family dwelling.

B. Impact Fees. Impact fees shall not be imposed on an ADU that is less than 750 square feet in
interior livable space. For all other ADUs, impact fees shall be charged proportionate to the
square footage of the primary dwelling unit. Impact fees shall not be imposed on a JADU.

18.25.060 - Accessory Dwelling unit (ADU) Regulations

A. General Plan and Zoning.

1. Residential Use. ADUs approved in compliance with this chapter shall be considered a
residential use that is consistent with the existing general plan and zoning designation for
the lot.

2. Permitted Locations. ADUs are permitted on lots with an existing or proposed single-
family or multifamily dwelling in areas zoned to allow single-family or multifamily
residential use.

3. Density. ADUs shall not count toward the maximum density permitted on the lot.
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B. ADU Typology. ADUs shall be either (i) attached to, or located within, the proposed or existing
primary dwelling, including attached garages, storage areas or similar uses or an accessory
structure or; (ii) detached from the proposed or existing primary dwelling and located on the
same lot as the proposed or existing primary dwelling, including detached garages.

C. Objective Standards.

1.

Single-Family ADUs.

i. The following accessory units shall be ministerially approved on a lot with a single-
family dwelling:

a. One (1) ADU within the proposed space of a single-family dwelling or existing
space of a single-family dwelling or existing accessory structure that may include
an expansion of not more than 150 square feet for ingress/egress; and

b. One (1) detached, new construction, ADU of not more than 800 square feet of
interior livable space that does not exceed four-foot side and rear yard setbacks
and that meets the height requirements of this chapter.

ii. An ADU that does not meet the criteria of subsection (i) above may be ministerially
approved if it meets the objective standards contained in this chapter.

Multifamily ADUs.

i. The following units shall be ministerially permitted on a lot with a multifamily
dwelling:

a. Conversion ADUs. A minimum of one (1) ADU and a maximum of 25-percent of
the total number of existing multifamily dwelling units shall be permitted to be
converted from existing multifamily dwelling structures that are not used as
livable space, including, but not limited to, storage rooms, boiler rooms,
passageways, attics, basements, or garages, if each unit complies with the State
building standards for dwellings.

b. Detached ADUs.

(1) Existing Multifamily Dwelling. On a lot with an existing multifamily dwelling,
not more than eight (8) detached ADUs shall be permitted. The number of
ADUs shall not exceed the number of existing multifamily units on the lot. An
ADU subject to this provision shall meet the height requirements of this
chapter.

(2) Proposed Multifamily Dwelling. On a lot with a proposed multifamily
dwelling, not more than two (2) detached ADUs shall be permitted. An ADU
subject to this provision shall meet the height requirements of this chapter.

Size. The maximum allowable square footage for ADUs shall not exceed the area
limitations specified below. For the purposes of this section, the calculation of ADU
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square footage shall not comprise garages, carports, covered porches/patios,
breezeways, and/or other accessory structures.

Existing Floor Area. ADUs converted from existing floor area shall not be subject to
any size limitations.

New Floor Area.

a. Attached and Detached ADUs. ADUs created from new floor area shall not exceed
1,200 square feet of interior livable space.

4. Adjusted Maximum Floor Area (AMFA).

ADUs count towards and shall not exceed the AMFA for the subject parcel. However,
this shall not inhibit the ministerial approval of an ADU of at least 800 square feet of
interior livable space and with four-foot side and rear yard setbacks to be constructed
in compliance with all other local development standards. A parcel may exceed the
AMFA by the minimum amount necessary to allow such an ADU.

5. Height.

Existing Floor Area. ADUs converted from existing floor area shall not be subject to
height limitations.

New Floor Area.

a. Attached ADUs. Attached ADUs created from new floor area shall not exceed a
height of 25 feet or the maximum height permitted in the underlying zoning
district, whichever is lower. In all cases, ADUs shall not exceed two stories.

b. Detached ADUs. Detached ADUs created from new floor area, on a lot with an
existing or proposed single family or multifamily dwelling unit, shall not exceed a
height of 16 feet, or a height of 18 feet if either of the following conditions are
met:

(1) Transit Proximity. The lot on which the ADU will be created is within one-half
mile walking distance of a major transit stop or a high-quality transit corridor,
as those terms are defined in Public Resources Code Section 21155.

(2) Multifamily, Multistory Structure. The lot on which the ADU will be created
consists of an existing or proposed multifamily, multistory dwelling.

An additional height of two feet, for a maximum height of either 18 or 20 feet,
shall be allowed to accommodate a roof pitch on an ADU that is aligned with the
roof pitch of the primary dwelling unit.

6. Setbacks.

Existing Floor Area. ADUs located within an existing living area or an existing
accessory structure, or ADUs that replace an existing structure and are in the same
location and to the same dimensions as the structure being replaced, shall not be
subject to setbacks.
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ii. New Floor Area. ADUs created from new floor area are subject to the following
setbacks:

a. FrontYard. Same as the underlying district. (No front setback is required for ADUs
permitted per Government Code Section 66321(b)(3) or 66323.)

b. Side Yard. A minimum of four (4) feet.
c. Rear Yard. A minimum of four (4) feet.
7. Parking.
i. No parking is required for ADUs,

ii. If parking is provided, parking space design shall conform with Section 18.60.020,
Parking Dimensions and Access.

8. Site improvements. Site improvements, including grading, driveways, patios, decks, etc.,
outside the minimum necessary to facilitate the construction an of an ADU pursuant to
Government Code Section 66321(b)(3) or 66323 shall be subject to the requirements and
permitting processes of the underlining zoning district for such improvements.

9. Objective Design Standards. ADUs (except those created pursuant to Government Code
Section 66323) shall comply with the following Objective Design Standards. ADUs created
pursuant to Government Code Section 66323 are encouraged, but not required, to
comply with the Objective Design Standards of this section.

i. Light reflectivity Values (LRV) — The LRV of proposed colors shall not exceed 40
percent, except that trim color and roofs shall not exceed 50 percent.

ii. Exterior Lighting — All exterior lighting shall comply with all requirements listed in
Section 18.36.040.A.8 Outdoor lighting.

iii. Landscaping — Proposed landscaping plantings shall be selected from the town’s
approved native plants list.

D. Building Code Requirements. ADUs must comply with the Town’s building code
requirements for detached dwellings. However, constructing an ADU does not constitute a
Group R occupancy change under Section 310 of the California Building Code (Title 24), unless
the Building Official issues a written finding, supported by substantial evidence, that the
construction poses a specific, adverse impact on public health and safety. This provision shall
not prevent the Town from changing the occupancy code for spaced converted from
uninhabitable or non-residential use to residential use.

E. Passageway. No passageway shall be required in conjunction with the construction of an
ADU.

18.25.070 - Junior Accessory Dwelling unit (JADU)

A. Permitted Locations. JADUs shall be permitted in single-family residential zones.

Page 6 of 12



Page 22

Attachment 1B: Exhibit A: Draft Amendments (Clean)

B. Number of JADUs. The following accessory units shall be ministerially approved on a lot with
a single-family dwelling. This is in addition to the ADUs allowed per Section 18.25.060.

1. One (1) JADU within the proposed space of a single-family dwelling or existing space of a
single-family dwelling that may include an expansion of not more than 150 square feet
for ingress/egress.

C. Size. JADUs shall be limited to a maximum size of 500 square feet of interior livable space.

D. Owner Occupancy. Owner occupancy is required if the JADU has shared sanitation facilities
with the primary dwelling. The owner may reside in either the JADU or the primary dwelling
unit. Owner-occupancy is not required if the JADU has separate sanitation facilities from the
primary dwelling unit or if the owner is another governmental agency, land trust, or housing
organization.

E. Deed Restriction. A deed restriction, which shall run with the land, shall be filed with the
Town. The deed restriction shall include:

1. A prohibition on the sale of the JADU separate from the sale of the single-family
residence, including a statement that the deed restriction may be enforced against future
purchasers; and

2. Avrestriction on the size and attributes of the JADU that conforms with Government Code
Sections 66333 —66339.

F. Interior Entry. In addition to a separate exterior entrance, JADUs that do not include a
bathroom shall include an interior entry to the main living area of the single-family
residence.

G. Efficiency Kitchen. JADUs shall provide an efficiency kitchen that includes all of the following:
1. A cooking facility with appliances.

2. Afood preparation counter and storage cabinets that are of reasonable size in relation to
the size of the JADU.

H. Parking. No parking spaces shall be required as a condition of permitting a JADU.

I. New or Separate Unit. JADUs shall not be considered a separate or new dwelling unit for the
purposes of any fire and life protection ordinance or regulation.

CHAPTER 18.36 - USES PERMITTED IN ALL DISTRICTS

All other sections remain the same.
18.36.040 - Accessory uses.

A. An accessory use is a related minor use which is either (a) necessary to the operation or
enjoyment of a lawful principal use or conditional use, or (b) appropriate, incidental and
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subordinate to any such use. No use in any district shall be permitted as an accessory use which
is not qualified as hereinabove set forth, or which constitutes in effect a conversion of a
principal use to one not permitted in that district. This section shall apply to new construction
and replacement fixtures. In addition to other uses meeting the qualifications set forth in this
section, and subject to the limitations set forth in this title, the following accessory uses are
permitted in all districts when located on the same parcel as the principal use:

1.

w

N oo u &

The installation and operation of necessary facilities and equipment in connection
with such schools and other institutions as are permitted in the respective district;

Recreation, refreshment and service buildings in public parks;

Required off-street parking spaces and required off-street loading spaces as regulated
by this title;

Fences and walls subject to the height and area regulations of this title;
Hedges, trees, shrubs and other ornamental planting;
Horticulture;

Electric and communication service lines provided that all such lines are placed
underground except where exempted in accordance with the procedure set forth in
subsection B of Section 18.36.010;

Outdoor lllumination.

i.  Purpose. The purpose of this subsection is to provide clear regulations regarding
allowable outdoor lighting. The town's general plan states: "Night lighting visible
from the exterior of buildings should be strictly limited to that necessary for
security, safety and identification. All night lighting, including signs, should be
low intensity and shielded from view from residential areas." This chapter aims
to provide regulations for outdoor lighting that will:

a. Permit the use of outdoor lighting that does not exceed the minimum
necessary for night-time safety, utility, security, and enjoyment.

b. Minimize adverse offsite impacts of lighting such as light trespass and
obtrusive light.

c.  Curtail light pollution, reduce skyglow and improve the nighttime
environment for astronomy and star gazing in keeping with the dark sky
movement.

d. Help protect the natural environment from the adverse effects of night
lighting.

e. Conserve energy and resources to the greatest extent possible.
ii. Definitions.

a. Brightness shall be measured in lumens.
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b. Dark sky compliant fixture or equivalent shall mean a light fixture from
which all light emitted directly or indirectly, is projected below a horizontal
plane.

c. Flood lighting shall mean any fixture which lights a large area, as opposed to
an individual feature such as a step, path or doorway.

d. Manual switch shall mean any light requiring a physical action to control,
whether by hardwires at the property, phone or computer application, or
other technology.

e. Motion-sensor shall mean any light control which is trigged by motion.

f.  Photo-cell shall mean a light-sensitive control that switches lights on or off
depending on the level of outdoor light.

g. Timer shall mean any device which controls the hours or amount of time
that a light fixture is illuminated.

Applicability. All outdoor lighting installed after the date of effect of this
ordinance shall comply with these requirements. This includes, but is not limited
to, new lighting, replacement lighting, or any other lighting whether attached to
structures, poles, the earth, or any other location. These regulations are meant
to apply only to the visible light spectrum.

a. Exceptions.
1. Lighting for signs shall be regulated by Chapter 18.40, Signs.

2. Holiday lighting, including in trees, for up to sixty total days per
calendar year.

Lighting Placement.
a. Exterior doors shall have one fixture each.

b. Garage doors may have one or two fixtures, which shall be limited to a total
lumen count of one thousand one hundred twenty-five lumens.

c. Low path, step and wall lights for safety and navigation purposes for
pedestrian and other non-vehicular uses.

d. Lighting for exterior patios and dining areas shall be recessed and shielded
from off-site visibility.

Fixture Type. All outdoor lighting fixtures shall be dark sky compliant or
equivalent specifically, they shall include the following elements:

a. Shield directing light downward;
b. Bulb not protruding below horizontal plane at bottom of shield;

c. Light spill limited to the object to be illuminated;
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Fixtures shall not have ability to swivel or adjust direction, except path
lighting, which shall not swivel above a forty-five-degree angel from a
vertical line down.

vi. Lighting Control. Lighting controls and technologies shall be implemented to the
effect that outdoor lights are on only when needed and never during daylight.
Controls shall function with dark sky compliant fixtures. Current technologies
include manual switches, photo-cells, timers, and motion sensors. Any
combination of these technologies may be used, with the following limitations:

a.

d.

Motion-sensor lights shall be triggered only by motion within a property
and shall not be activated by motion in adjacent property or rights-of-way.

Photo-cells shall be used only to ensure lighting is off during the day, as
opposed to on a night.

Timers shall be included on all motion-sensor lights to ensure that
illumination is limited. Timers shall be used only to turn lights off, not on.

Lights shall self-extinguish within two minutes of being illuminated.

vii. Prohibited Lighting. The following lighting types and systems are prohibited from
being installed or used:

a.
b.

o

o

h.

Up-lighting;

Lighting for night use of uncovered game courts, including tennis, paddle
tennis, basketball, riding rings, and similar outdoor recreation facilities and
areas;

Aerial lasers and other focused beams;

Flood lights or lighting;

Searchlights;

Lighting with no on/off switch or ability to be controlled;

Any permanent or temporary lighting in which any single light source
exceeds one thousand one hundred twenty-five lumens.

Festoon, cafe, or any other string of exposed blubs.

viii. Lighting Requiring ASCC Approval. The following light fixtures, placements, or
types are generally discouraged and require ASCC approval in order to be
installed:

a.

b.

Lighting for landscaping, trees or structures, including entryway features,
pillars and posts;

Commercial parking lighting.

Septic tanks and drain fields;
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10. Antennas designed to receive television or microwave signals transmitted from
satellite or terrestrial stations. Antennas with diameters exceeding four feet are
subject to review by the architectural and site control commission as provided for by
paragraph 6 of subsection A of Section 18.64.010.

11.

Tennis courts and paddle tennis courts, provided the sum of the maximum depth of
cut and maximum height of fill for such facilities shall not exceed the following:

Parcel Area Combined Cut and Fill Feet
1.0 ac. or less 8
1.2 ac. 9
1.4 ac. 10
1.6 ac. 11
1.8 ac. or more 12

12.

Emergency shelters for up to ten individuals only when located on a parcel with a
conditional use for a religious institution, subject to a zoning permit. Emergency
shelters shall comply with the following standards:

Temporary shelter shall be available to residents for no more than sixty days.
Extensions up to a total stay of one hundred eighty days may be permissible if no
alternative housing is available.

On-site management shall be provided during the hours of shelter operation.

Emergency shelters may include common space for the exclusive use of the guests,
and office and meeting space for the exclusive use of emergency shelter staff.

Each shelter shall have a designated outdoor smoking area that is not visible from
the street or from adjacent properties. The outdoor smoking area may be
screened by vegetation.

On-site parking may be provided as shared parking with the church use. If separate
on-site parking is needed, the maximum amount required shall be 0.35 parking
spaces per one bed plus one space per staff member on duty when guests are
present.

CHAPTER 18.82 — INDEMNIFICATION OF TOWN; COST REIMBURSEMENT
18.82.010 — Applicability

An applicant who applies for a permit or entitlement for development or any successor in
interest (“Applicant”) shall, as a condition of such application and process, be subject to the
indemnification requirements set forth in this chapter, and shall reimburse the Town for all
costs and fees associated with the Town’s response to any Public Records Act requests related
to the application.

18.82.020 — Indemnity Required
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The Applicant shall defend (with counsel of the Town’s choosing), indemnify, and hold harmless
the Town, its agents, officers, and employees from and against:

A. Any and all claims, demands, actions or proceedings against the Town, its agents,
officers, and employees to attack, set aside, void, or annul approval of any permit or
arising out of or in any way relating to any actions taken by the Town related to
approval of a project; and

B. Any and all claims, demands, actions, expenses or liabilities arising from, or in any
manner relating to, construction, installation, alteration or grading work (whether on
private or public property) which is the subject of a permit approval and performed
by such Applicant or by any person acting on behalf of such Applicant.

18.82.030 — Cooperation and Notification

The Town shall promptly notify the Applicant of any claim, action, or
proceeding regarding the project and the parties shall cooperate fully in the defense of such
claim, action, or proceeding.

18.82.040 — Proof of Coverage Required

The Town may require proof of a policy or policies of liability and other insurance coverage
(including, but not limited to, contractual liability coverage) consistent with the applicable
insurance standards of the Town.
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CHAPTER 18.25 - STANDARDS FOR ACCESSORY DWELLING UNITS (ADU) AND JUNIOR
ACCESSORY DWELLING UNITS (JADU)

18.25.010 - Purpose and Intent.

The purpose of this chapter is to implement Government Code Sections 66310 through 66342 by
allowing the creation of accessory dwelling units (ADUs) or junior accessory dwelling units
(JADUs) through ministerial review. In the event of any conflict or discrepancy between the ADU
or JADU standards in this chapter and any other provisions of this title, the standards contained
in this chapter shall take precedence. Ambiguities or gaps in this chapter shall be resolved first
by reference to Government Code Sections 66310 through 66342. In the event of any conflict
between State law and this chapter, Government Code Sections 66310 through 66342 shall

govern.

18.25.020 - Definitions.

For the purposes of this chapter the definitions as described in California Government Code
Section 66313, or as amended shall apply.

18.25.030 - Administration and Permitting Process.

A. Building Permit Required. All ADUs or JADUs, including those that are internal to an existing
structure and converted from existing floor area, shall be subject to a building permit.

B. Permitting Procedure.

1. Ministerial Review. A permit application for an ADU or JADU shall be processed
ministerially, without discretionary review or a hearing.

2. Completeness Determination. A permit application for an ADU or JADU shall be
determined to be complete or incomplete and a written notice of the determination
provided not later than 15 business days after receiving the application. If the Town
determines that an application is incomplete, the Town will provide the applicant with a
list of incomplete items and a description of how the application can be made complete
in the written notice. If a permit application is determined to be incomplete or is denied,
the applicant may appeal that decision. After receipt of the appeal, the Town shall
provide a final written determination within 60 business days.

3. Review Period.

i. Developed Lot. If there is an existing single-family or multifamily dwelling on a lot, a
permit application for an ADU or JADU shall either be denied or approved within 60
days of receipt of a complete application.

ii. Undeveloped Lot. If a permit application to create or serve an ADU or JADU is
submitted with a permit application to create a new single-family or multifamily
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dwelling on a lot, the Town may delay approving or denying the permit application for
the ADU or JADU until the Town approves or denies the permit application to create
the new single-family or multifamily dwelling; however, the application to create or
serve the ADU or JADU shall be considered without discretionary review or hearing.

iii. If the applicant requests a delay, the 60-day time period shall be tolled for the period
of the delay.

4. Deemed Approved. If a complete application is not approved or denied within 60 days of
receipt of a complete application, the application shall be deemed approved.

5. Denied Applications. If an application for an ADU or JADU is denied within 60 days of
receipt of a complete application, the Town shall return in writing a full set of comments
to the applicant with a list of items that are defective or deficient, and a description of
how the application can be remedied.

6. Nonconforming Conditions. No application for a permit to create an ADU or JADU shall
be denied due to the correction of nonconforming zoning conditions, building code
violations, or unpermitted structures that:

i. Do not present a threat to public health and safety; and

ii. Are not affected by the construction of the ADU or JADU.

18.25.040 — General Development and Operational Standards

A.

Fire Sprinklers. ADUs and JADUs shall not be required to provide fire sprinklers if fire
sprinklers are not required for the primary residence. The construction of an ADU or JADU
shall not trigger a requirement for fire sprinklers to be installed in the existing primary
dwelling or existing multi-family dwelling.

Short-Term Rental Limitation. ADUs and JADUs shall not be rented for a term of less than 30
days.

Replacement Parking. Replacement parking shall not be required when a garage, carport,
covered parking structure, or uncovered parking space is demolished in conjunction with the
construction of an ADU or JADU or converted to an ADU or JADU. A demolition permit for a
detached garage to be replaced with an ADU or JADU shall be reviewed and issued
concurrently with the ADU or JADU permit application.

Separate Sale. Except as permitted by Government Code Section 66341, as the same may be
amended from time to time, ADUs shall not be sold or conveyed separately from the primary

dwelling.

Utility Connection.

1. Availability of Utilities. All ADUs shall be connected to public utilities or their equivalent
including water, electricity, and sewer services. In the case of well water systems and
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septic systems the applicant must demonstrate that they are adequately sized for the new

demand.

2. ADUs using a private sewage disposal system shall obtain approval by the local health

officer.

3. ADUs constructed pursuant to Government Code section 66323 shall not be required to

install a new or separate utility connection directly between the ADU and the utility,

unless the ADU was constructed with a new single-family residence, or upon separate

conveyance of the ADU pursuant to Government Code Section 66341. For all other ADUs

the service provider may require a new or separate utility connection directly between

the ADU and the utility.

4. JADUs shall not be required to install a new or separate utility connections.

5. When a new or separate utility connection directly between the ADU and the utility is

proposed, the utility connection shall be placed underground consistent with Section

18.36.010.B.

F. Separate Entrance. ADUs and JADUs shall provide at least one exterior entrance that is

separate from the main entrance of the primary dwelling.

G. Separate Address. ADUs and JADUs shall provide a separate address from the primary
dwelling, except for JADUs which have an interior entry to the main living area of the single-
family residence.

18.25.050 — Fee Requirements

A. Connection fees or Capacity Charges. An ADU shall not be considered a new residential use
for the purposes of calculating connection fees or capacity charges for utilities, including
water and sewer service, unless the ADU was constructed with a new single-family dwelling.

B. Impact Fees. Impact fees shall not be imposed on an ADU that is less than 750 square feet in
interior livable space. For all other ADUs, impact fees shall be charged proportionate to the
square footage of the primary dwelling unit. Impact fees shall not be imposed on a JADU.

18.25.060 - Accessory Dwelling unit (ADU) Regulations

A. General Plan and Zoning.

1. Residential Use. ADUs approved in compliance with this chapter shall be considered a
residential use that is consistent with the existing general plan and zoning designation for
the lot.

2. Permitted Locations. ADUs are permitted on lots with an existing or proposed single-
family or multifamily dwelling in areas zoned to allow single-family or multifamily
residential use.

3. Density. ADUs shall not count toward the maximum density permitted on the lot.
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B. ADU Typology. ADUs shall be either (i) attached to, or located within, the proposed or existing

primary dwelling, including attached garages, storage areas or similar uses or an accessory

structure or; (ii) detached from the proposed or existing primary dwelling and located on the

same lot as the proposed or existing primary dwelling, including detached garages.

C. Objective Standards.

1. Single-Family ADUs.

The following accessory units shall be ministerially approved on a lot with a single-

family dwelling:

a.

One (1) ADU within the proposed space of a single-family dwelling or existing
space of a single-family dwelling or existing accessory structure that may include
an expansion of not more than 150 square feet for ingress/egress; and

One (1) detached, new construction, ADU of not more than 800 square feet of
interior livable space that does not exceed four-foot side and rear yard setbacks
and that meets the height requirements of this chapter.

An ADU that does not meet the criteria of subsection (i) above may be ministerially

approved if it meets the objective standards contained in this chapter.

2. Multifamily ADUs.

The following units shall be ministerially permitted on a lot with a multifamily

dwelling:

a.

Conversion ADUs. A minimum of one (1) ADU and a maximum of 25-percent of
the total number of existing multifamily dwelling units shall be permitted to be
converted from existing multifamily dwelling structures that are not used as
livable space, including, but not limited to, storage rooms, boiler rooms,
passageways, attics, basements, or garages, if each unit complies with the State
building standards for dwellings.

Detached ADUs.

(1) Existing Multifamily Dwelling. On a lot with an existing multifamily dwelling,
not more than eight (8) detached ADUs shall be permitted. The number of
ADUs shall not exceed the number of existing multifamily units on the lot. An
ADU subject to this provision shall meet the height requirements of this

chapter.
(2) Proposed Multifamily Dwelling. On a lot with a proposed multifamily

dwelling, not more than two (2) detached ADUs shall be permitted. An ADU
subject to this provision shall meet the height requirements of this chapter.

3. Size. The maximum allowable square footage for ADUs shall not exceed the area

limitations specified below. For the purposes of this section, the calculation of ADU
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square footage shall not comprise garages, carports, covered porches/patios,

breezeways, and/or other accessory structures.

Existing Floor Area. ADUs converted from existing floor area shall not be subject to
any size limitations.

New Floor Area.

a. Attached and Detached ADUs. ADUs created from new floor area shall not exceed
1,200 square feet of interior livable space.

4. Adjusted Maximum Floor Area (AMFA).

ADUs count towards and shall not exceed the AMFA for the subject parcel. However,
this shall not inhibit the ministerial approval of an ADU of at least 800 square feet of
interior livable space and with four-foot side and rear yard setbacks to be constructed
in compliance with all other local development standards. A parcel may exceed the
AMFA by the minimum amount necessary to allow such an ADU.

5. Height.

Existing Floor Area. ADUs converted from existing floor area shall not be subject to

height limitations.

New Floor Area.

a. Attached ADUs. Attached ADUs created from new floor area shall not exceed a
height of 25 feet or the maximum height permitted in the underlying zoning
district, whichever is lower. In all cases, ADUs shall not exceed two stories.

b. Detached ADUs. Detached ADUs created from new floor area, on a lot with an
existing or proposed single family or multifamily dwelling unit, shall not exceed a
height of 16 feet, or a height of 18 feet if either of the following conditions are
met:

(1) Transit Proximity. The lot on which the ADU will be created is within one-half
mile walking distance of a major transit stop or a high-quality transit corridor,
as those terms are defined in Public Resources Code Section 21155.

(2) Multifamily, Multistory Structure. The lot on which the ADU will be created
consists of an existing or proposed multifamily, multistory dwelling.

An additional height of two feet, for a maximum height of either 18 or 20 feet,
shall be allowed to accommodate a roof pitch on an ADU that is aligned with the
roof pitch of the primary dwelling unit.

6. Setbacks.

Existing Floor Area. ADUs located within an existing living area or an existing

accessory structure, or ADUs that replace an existing structure and are in the same

location and to the same dimensions as the structure being replaced, shall not be

subject to setbacks.
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ii. New Floor Area. ADUs created from new floor area are subject to the following
setbacks:

a. FrontYard. Same as the underlying district. (No front setback is required for ADUs
permitted per Government Code Section 66321(b)(3) or 66323.)

b. Side Yard. A minimum of four (4) feet.

c. Rear Yard. A minimum of four (4) feet.

7. Parking.
i. No parking is required for ADUs,

ii. If parking is provided, parking space design shall conform with Section 18.60.020,
Parking Dimensions and Access.

8. Site improvements. Site improvements, including grading, driveways, patios, decks, etc.,
outside the minimum necessary to facilitate the construction an of an ADU pursuant to
Government Code Section 66321(b)(3) or 66323 shall be subject to the requirements and
permitting processes of the underlining zoning district for such improvements.

9. Objective Design Standards. ADUs (except those created pursuant to Government Code
Section 66323) shall comply with the following Objective Design Standards. ADUs created
pursuant to Government Code Section 66323 are encouraged, but not required, to
comply with the Objective Design Standards of this section.

i. Light reflectivity Values (LRV) — The LRV of proposed colors shall not exceed 40
percent, except that trim color and roofs shall not exceed 50 percent.

ii. Exterior Lighting — All exterior lighting shall comply with all requirements listed in
Section 18.36.040.A.8 Qutdoor lighting.

iii. Landscaping — Proposed landscaping plantings shall be selected from the town’s
approved native plants list.

D. Building Code Requirements. ADUs must comply with the Town’s building code
requirements for detached dwellings. However, constructing an ADU does not constitute a
Group R occupancy change under Section 310 of the California Building Code (Title 24), unless
the Building Official issues a written finding, supported by substantial evidence, that the
construction poses a specific, adverse impact on public health and safety. This provision shall
not prevent the Town from changing the occupancy code for spaced converted from
uninhabitable or non-residential use to residential use.

E. Passageway. No passageway shall be required in conjunction with the construction of an
ADU.

18.25.070 - Junior Accessory Dwelling unit (JADU)

A. Permitted Locations. JADUs shall be permitted in single-family residential zones.
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B. Number of JADUs. The following accessory units shall be ministerially approved on a lot with
a single-family dwelling. This is in addition to the ADUs allowed per Section 18.25.060.

1. One (1) JADU within the proposed space of a single-family dwelling or existing space of a
single-family dwelling that may include an expansion of not more than 150 square feet
for ingress/egress.

Size. JADUs shall be limited to a maximum size of 500 square feet of interior livable space.

D. Owner Occupancy. Owner occupancy is required if the JADU has shared sanitation facilities
with the primary dwelling. The owner may reside in either the JADU or the primary dwelling
unit. Owner-occupancy is not required if the JADU has separate sanitation facilities from the
primary dwelling unit or if the owner is another governmental agency, land trust, or housing

organization.

E. Deed Restriction. A deed restriction, which shall run with the land, shall be filed with the
Town. The deed restriction shall include:

1. A prohibition on the sale of the JADU separate from the sale of the single-family
residence, including a statement that the deed restriction may be enforced against future
purchasers; and

2. Arestriction on the size and attributes of the JADU that conforms with Government Code
Sections 66333 — 66339.

F. Interior Entry. In addition to a separate exterior entrance, JADUs that do not include a
bathroom shall include an interior entry to the main living area of the single-family
residence.

G. Efficiency Kitchen. JADUs shall provide an efficiency kitchen that includes all of the following:

1. A cooking facility with appliances.

2. Afood preparation counter and storage cabinets that are of reasonable size in relation to
the size of the JADU.

H. Parking. No parking spaces shall be required as a condition of permitting a JADU.

I. New or Separate Unit. JADUs shall not be considered a separate or new dwelling unit for the
purposes of any fire and life protection ordinance or regulation.

CHAPTER 18.36 - USES PERMITTED IN ALL DISTRICTS

All other sections remain the same.
18.36.040 - Accessory uses.

A. An accessory use is a related minor use which is either (a) necessary to the operation or
enjoyment of a lawful principal use or conditional use, or (b) appropriate, incidental and
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subordinate to any such use. No use in any district shall be permitted as an accessory use which
is not qualified as hereinabove set forth, or which constitutes in effect a conversion of a
principal use to one not permitted in that district. This section shall apply to new construction
and replacement fixtures. In addition to other uses meeting the qualifications set forth in this
section, and subject to the limitations set forth in this title, the following accessory uses are
permitted in all districts when located on the same parcel as the principal use:

1.

w

N oo u &

The installation and operation of necessary facilities and equipment in connection
with such schools and other institutions as are permitted in the respective district;

Recreation, refreshment and service buildings in public parks;

Required off-street parking spaces and required off-street loading spaces as regulated
by this title;

Fences and walls subject to the height and area regulations of this title;
Hedges, trees, shrubs and other ornamental planting;
Horticulture;

Electric and communication service lines provided that all such lines are placed
underground except where exempted in accordance with the procedure set forth in
subsection B of Section 18.36.010;

Outdoor lllumination.

i.  Purpose. The purpose of this subsection is to provide clear regulations regarding
allowable outdoor lighting. The town's general plan states: "Night lighting visible
from the exterior of buildings should be strictly limited to that necessary for
security, safety and identification. All night lighting, including signs, should be
low intensity and shielded from view from residential areas." This chapter aims
to provide regulations for outdoor lighting that will:

a. Permit the use of outdoor lighting that does not exceed the minimum
necessary for night-time safety, utility, security, and enjoyment.

b. Minimize adverse offsite impacts of lighting such as light trespass and
obtrusive light.

c.  Curtail light pollution, reduce skyglow and improve the nighttime
environment for astronomy and star gazing in keeping with the dark sky
movement.

d. Help protect the natural environment from the adverse effects of night
lighting.

e. Conserve energy and resources to the greatest extent possible.
ii. Definitions.

a. Brightness shall be measured in lumens.
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b. Dark sky compliant fixture or equivalent shall mean a light fixture from
which all light emitted directly or indirectly, is projected below a horizontal
plane.

c. Flood lighting shall mean any fixture which lights a large area, as opposed to
an individual feature such as a step, path or doorway.

d. Manual switch shall mean any light requiring a physical action to control,
whether by hardwires at the property, phone or computer application, or
other technology.

e. Motion-sensor shall mean any light control which is trigged by motion.

f.  Photo-cell shall mean a light-sensitive control that switches lights on or off
depending on the level of outdoor light.

g. Timer shall mean any device which controls the hours or amount of time
that a light fixture is illuminated.

Applicability. All outdoor lighting installed after the date of effect of this
ordinance shall comply with these requirements. This includes, but is not limited
to, new lighting, replacement lighting, or any other lighting whether attached to
structures, poles, the earth, or any other location. These regulations are meant
to apply only to the visible light spectrum.

a. Exceptions.
1. Lighting for signs shall be regulated by Chapter 18.40, Signs.

2. Holiday lighting, including in trees, for up to sixty total days per
calendar year.

Lighting Placement.
a. Exterior doors shall have one fixture each.

b. Garage doors may have one or two fixtures, which shall be limited to a total
lumen count of one thousand one hundred twenty-five lumens.

c. Low path, step and wall lights for safety and navigation purposes for
pedestrian and other non-vehicular uses.

d. Lighting for exterior patios and dining areas shall be recessed and shielded
from off-site visibility.

Fixture Type. All outdoor lighting fixtures shall be dark sky compliant or
equivalent specifically, they shall include the following elements:

a. Shield directing light downward;
b. Bulb not protruding below horizontal plane at bottom of shield;

c. Light spill limited to the object to be illuminated;
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Fixtures shall not have ability to swivel or adjust direction, except path
lighting, which shall not swivel above a forty-five-degree angel from a
vertical line down.

vi. Lighting Control. Lighting controls and technologies shall be implemented to the
effect that outdoor lights are on only when needed and never during daylight.
Controls shall function with dark sky compliant fixtures. Current technologies
include manual switches, photo-cells, timers, and motion sensors. Any
combination of these technologies may be used, with the following limitations:

a.

d.

Motion-sensor lights shall be triggered only by motion within a property
and shall not be activated by motion in adjacent property or rights-of-way.

Photo-cells shall be used only to ensure lighting is off during the day, as
opposed to on a night.

Timers shall be included on all motion-sensor lights to ensure that
illumination is limited. Timers shall be used only to turn lights off, not on.

Lights shall self-extinguish within two minutes of being illuminated.

vii. Prohibited Lighting. The following lighting types and systems are prohibited from
being installed or used:

a.
b.

o

o

h.

Up-lighting;

Lighting for night use of uncovered game courts, including tennis, paddle
tennis, basketball, riding rings, and similar outdoor recreation facilities and
areas;

Aerial lasers and other focused beams;

Flood lights or lighting;

Searchlights;

Lighting with no on/off switch or ability to be controlled;

Any permanent or temporary lighting in which any single light source
exceeds one thousand one hundred twenty-five lumens.

Festoon, cafe, or any other string of exposed blubs.

viii. Lighting Requiring ASCC Approval. The following light fixtures, placements, or
types are generally discouraged and require ASCC approval in order to be
installed:

a.

b.

Lighting for landscaping, trees or structures, including entryway features,
pillars and posts;

Commercial parking lighting.

Septic tanks and drain fields;
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10. Antennas designed to receive television or microwave signals transmitted from
satellite or terrestrial stations. Antennas with diameters exceeding four feet are
subject to review by the architectural and site control commission as provided for by
paragraph 6 of subsection A of Section 18.64.010.

11. Tennis courts and paddle tennis courts, provided the sum of the maximum depth of
cut and maximum height of fill for such facilities shall not exceed the following:

Parcel Area Combined Cut and Fill Feet
1.0 ac. or less 8
1.2 ac. 9
1.4 ac. 10
1.6 ac. 11
1.8 ac. or more 12

12. Emergency shelters for up to ten individuals only when located on a parcel with a
conditional use for a religious institution, subject to a zoning permit. Emergency
shelters shall comply with the following standards:

Temporary shelter shall be available to residents for no more than sixty days.
Extensions up to a total stay of one hundred eighty days may be permissible if no
alternative housing is available.

ii. On-site management shall be provided during the hours of shelter operation.

iii. Emergency shelters may include common space for the exclusive use of the guests,
and office and meeting space for the exclusive use of emergency shelter staff.

iv. Each shelter shall have a designated outdoor smoking area that is not visible from
the street or from adjacent properties. The outdoor smoking area may be
screened by vegetation.

v. On-site parking may be provided as shared parking with the church use. If separate
on-site parking is heeded, the maximum amount required shall be 0.35 parking
spaces per one bed plus one space per staff member on duty when guests are

present.
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CHAPTER 18.82 — INDEMNIFICATION OF TOWN; COST REIMBURSEMENT

18.82.010 — Applicability

An applicant who applies for a permit or entitlement for development or any successor in
interest (“Applicant”) shall, as a condition of such application and process, be subject to the
indemnification requirements set forth in this chapter, and shall reimburse the Town for all
costs and fees associated with the Town’s response to any Public Records Act requests related
to the application.

18.82.020 — Indemnity Required

The Applicant shall defend (with counsel of the Town’s choosing), indemnify, and hold harmless
the Town, its agents, officers, and employees from and against:

A. Any and all claims, demands, actions or proceedings against the Town, its agents,
officers, and employees to attack, set aside, void, or annul approval of any permit or
arising out of or in any way relating to any actions taken by the Town related to
approval of a project; and

B. Any and all claims, demands, actions, expenses or liabilities arising from, or in any
manner relating to, construction, installation, alteration or grading work (whether on
private or public property) which is the subject of a permit approval and performed
by such Applicant or by any person acting on behalf of such Applicant.

18.82.030 — Cooperation and Notification

The Town shall promptly notify the Applicant of any claim, action, or
proceeding regarding the project and the parties shall cooperate fully in the defense of such
claim, action, or proceeding.

18.82.040 — Proof of Coverage Required
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The Town may require proof of a policy or policies of liability and other insurance coverage
(including, but not limited to, contractual liability coverage) consistent with the applicable
insurance standards of the Town.
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CHAPTER 18.25 - STANDARDS FOR ACCESSORY DWELLING UNITS (ADU) AND JUNIOR
ACCESSORY DWELLING UNITS (JADU)

18.25.010 - Purpose and Intent.

The purpose of this chapter is to implement Government Code Sections 66310 through 66342 by
allowing the creation of accessory dwelling units (ADUs) aneifor junior accessory dwelling units
(JADUs) through ministerial review. In the event of any conflict or discrepancy between the ADU
andtor JADU standards in this chapter and any other provisions of this title, the standards
contained in this chapter shall take precedence. Ambiguities or gaps in this chapter shall be
resolved first by reference to Government Code Sections 66310 through 66342. In the event of
any conflict between State law and this chapter, Government Code Sections 66310 through
66342 shall govern.

18.25.020 - Definitions.

For the purposes of this chapter the definitions as described in California Government Code
Section 66313, or as amended shall apply.

18.25.030 - Administration and Permitting Process.

A. Building Permit Required. All ADUs and/or JADUs, including those that are internal to an
existing structure and converted from existing floor area, shall be subject to a building permit.

B. Permitting Procedure.

1. Ministerial Review. A permit application for an ADU an¢tor JADU shall be processed
ministerially, without discretionary review or a hearing.

2. Completeness Determination. A permit application for an ADU or JADU shall be
determined to be complete or incomplete and a written notice provided—of the
determination provided not later than 15 business days after receiving the application. If
the Town determines that an application is incomplete, the Town will provide the
applicant with a list of incomplete items and a description of how the application can be
made complete in the written notice. If a permit application is determined to be
incomplete or is denied, the applicant earnmay appeal that decision. After receipt of the
appeal, the Town shall provide a final written determination inre-moere-thanwithin 60
business days.

3. Review Period.

i. Developed Lot. If there is an existing single-family or multifamily dwelling on a lot, a
permit application for an ADU andfor JADU shall either be denied or approved within
60 days of receipt of a complete application.
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ii. Undeveloped Lot. If a permit application to create or serve an ADU andor JADU is
submitted with a permit application to create a new single-family or multifamily
dwelling on a lot, the Town may delay approving or denying the permit application for
the ADU anefor JADU until the Town approves or denies the permit application to
create the new single-family or multifamily dwelling; however, the application to
create or serve the ADU andfor JADU shall be considered without discretionary review
or hearing.

iii. If the applicant requests a delay, the 60-day time period shall be tolled for the period
of the delay.

Deemed Approved. If a complete application is not approved or denied within 60 days of
receipt of a complete application, the application shall be deemed approved.

Denied Applications. If an application for an ADU andor JADU is denied within 60 days
of receipt of a complete application, the Town shall return in writing a full set of
comments to the applicant with a list of items that are defective or deficient, and a
description of how the application can be remedied.

Nonconforming Conditions. No application for a permit to create an ADU andtor JADU
shall be denied due to the correction of nonconforming zoning conditions, building code
violations, or unpermitted structures that:

i. Do not present a threat to public health and safety; and

ii. Are not affected by the construction of the ADU andtor JADU.
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A.
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Fire Sprinklers. ADUs and JADUs shall not be required to provide fire sprinklers if fire
sprinklers are not required for the primary residence. The construction of an ADU or JADU
shall not trigger a requirement for fire sprinklers to be installed in the existing primary
dwelling or existing multi-family dwelling.

Short-Term Rental Limitation. ADUs and JADUs shall not be rented for a term of less than 30
days.

Replacement Parking. Replacement parking shall not be required when a garage, carport,
covered parking structure, or uncovered parking space is demolished in conjunction with the
construction of an ADU or JADU or converted to an ADU or JADU. A demolition permit for a
detached garage to be replaced with an ADU or JADU shall be reviewed and issued
concurrently with the ADU or JADU permit application.

Separate Sale. Except as permitted by Government Code Section 66341, as the same may be
amended from time to time, ADUs shall not be sold or conveyed separately from the primary

dwelling.
Utility Connection.

1. Availability of Utilities. All ADUs shall be connected to public utilities or their equivalent
including water, electricity, and sewer services. In the case of well water systems and

septic systems the applicant must demonstrate that they are adequately sized for the new
demand.

N>

ADUs using a private sewage disposal system shall obtain approval by the local health
officer.

ADUs constructed pursuant to Government Code section 66323 shall not be required to
install a new or separate utility connection directly between the ADU and the utility,
unless the ADU was constructed with a new single-family residence, or upon separate
conveyance of the ADU pursuant to Government Code Section 66341. For all other ADUs
the service provider may require a new or separate utility connection directly between
the ADU and the utility.

[l

[~

JADUs shall not be required to install a new or separate utility connections.

[l

When a new or separate utility connection directly between the ADU and the utility is
proposed, the utility connection shall be placed underground consistent with Section
18.36.010.B.

Separate Entrance. ADUs and JADUs shall provide at least one exterior entrance that is
separate from the main entrance of the primary dwelling.

. Separate Address. ADUs and JADUs shall provide a separate address from the primary

dwelling, except for JADUs which have an interior entry to the main living area of the single-
family residence.
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>

Connection fees or Capacity Charges. An ADU shall not be considered a new residential use
for the purposes of calculating connection fees or capacity charges for utilities, including
water and sewer service, unless the ADU was constructed with a new single-family dwelling.

Impact Fees. Impact fees shall not be imposed on an ADU that is less than 750 square feet in
interior livable space. For all other ADUs, impact fees shall be charged proportionate to the
square footage of the primary dwelling unit. Impact fees shall not be imposed on a JADU.

18.25.04618.25.060 - Accessory Dwelling unit (ADU) Regulations

A.

General Plan and Zoning.

1. Residential Use. ADUs approved in compliance with this chapter shall be considered a
residential use that is consistent with the existing general plan and zoning designation for
the lot.

2. Permitted Locations. ADUs are permitted on lots with an existing or proposed single-
family or multifamily dwelling in areas zoned to allow single-family or multifamily
residential use.

3. Density. ADUs shall not count toward the maximum density permitted on the lot.

ADU Typology. ADUs shall be either (i) attached to, or located within, the proposed or existing
primary dwelling, including attached garages, storage areas or similar uses or an accessory
structure or; (ii) detached from the proposed or existing primary dwelling and located on the
same lot as the proposed or existing primary dwelling, including detached garages.

PevetopmentObjective Standards.

1. Single-Family ADUs.

e oo A

i. The following accessory units shall be ministerially approved on a lot with a single-
family dwelling:

a. One (1) ADU within the proposed space of a single-family dwelling or existing
space of a single-family dwelling or existing accessory structure that may include
an expansion of not more than 150 square feet for ingress/egress; and

b. One (1) detached, new construction, ADU of not more than 800 square feet of
interior livable space that does not exceed four-foot side and rear yard setbacks
and that meets the height requirements of this chapter.

ii. An ADU that does not meet the criteria of subsection (i) above may be ministerially

2. Multifamily ADUs.
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The following units shall be ministerially permitted on a lot with a multifamily
dwelling:

a. Conversion ADUs. A minimum of one (1) ADU and a maximum of 25-percent of

the total number of existing multifamily dwelling units shall be permitted to be
converted from existing multifamily dwelling structures that are not used as
livable space, including, but not limited to, storage rooms, boiler rooms,
passageways, attics, basements, or garages, if each unit complies with the State
building standards for dwellings.

Detached ADUs.

(1) Existing Multifamily Dwelling. On a lot with an existing multifamily dwelling,
not more than eight (8) detached ADUs shall be permitted. The number of
ADUs shall not exceed the number of existing multifamily units on the lot. An
ADU subject to this provision shall meet the height requirements of this

chapter.
(2) Proposed Multifamily Dwelling. On a lot with a proposed multifamily

dwelling, not more than two (2) detached ADUs shall be permitted. An ADU
subject to this provision shall meet the height requirements of this chapter.

3. Size. The maximum allowable square footage for ADUs shall not exceed the area
limitations specified below. For the purposes of this section, the calculation of ADU
square footage shall not comprise garages, carports, covered porches/patios,
breezeways, and/or other accessory structures.

Existing Floor Area. ADUs converted from existing floor area shall not be subject to
any size limitations.

New Floor Area.

a. Attached and Detached ADUs. Attached-ADUs created from new floor area shall

4. Adjusted Maximum Floor Area (AMFA).

ADUs count towards and shall not exceed the AMFA for the subject parcel. However,
this shall not inhibit the ministerial approval of ernean ADU with-ro-greaterthanof at
least 800 square feet of interior livable space and with four-foot side and rear yard
setbacks to be constructed in compliance with all other local development standards
t—this—ehapter—The. A parcel may exceed the AMFA by the minimum amount
necessary to allow thissuch an ADU.

5. Height.

Existing Floor Area. ADUs converted from existing floor area shall not be subject to
height limitations.

Page 5 of 11

Page 56



New Floor Area.

a.

Attached ADUs. Attached ADUs created from new floor area shall not exceed a
height of 25 feet or the maximum height permitted in the underlying zoning
district, whichever is lower. In all cases, ADUs shall not exceed two stories.

Detached ADUs. Detached ADUs created from new floor area, on a lot with an
existing or proposed single family or multifamily dwelling unit, shall not exceed a
height of 16 feet, or a height of 18 feet if either of the following conditions are
met:

(1) Transit Proximity. The lot on which the ADU will be created is within one-half
mile walking distance of a major transit stop or a high-quality transit corridor,
as those terms are defined in Public Resources Code Section 21155.

(2) Multifamily, Multistory Structure. The lot on which the ADU will be created
consists of an existing or proposed multifamily, multistory dwelling.

An additional height of two feet, for a maximum height of either 18 or 20 feet,
shall be allowed to accommodate a roof pitch on an ADU that is aligned with the
roof pitch of the primary dwelling unit.

6. Setbacks.

Existing Floor Area. ADUs located within an existing living area or an existing
accessory structure, or ADUs that replace an existing structure and are in the same
location and to the same dimensions as the structure being replaced, shall not be
subject to setbacks.

New Floor Area. ADUs created from new floor area are subject to the following
setbacks:

a.

Front Yard. Same as the underlying district; tintess-the-AbU-isno-greaterthan

800—square—feet—in——size,in—which—ecase, no—front-yard. (No front setback

appties:is required for ADUs permitted per Government Code Section 66321(b)(3)
or 66323.)

b. Side Yard. A minimum of four (4) feet.
c. Rear Yard. A minimum of four (4) feet.
7. Parking.

No parking is required for ADUs,

t—Parkinglf_parking is provided, parking space design shall conform with Section

18.60.020, Parking Dimensions and Access.
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8. Site improvements. Site improvements, including grading, driveways, patios, decks,
poots,etc., outside the minimum necessary to facilitate the construction an of an ADU of
no—greater—than—800—square—feet—in—sizepursuant to Government Code Section
66321(b)(3) or 66323 shall be subject to the requirements and permitting processes of
the underlining zoning district for such improvements.

9. Objective Design Standards. ADUs (except those created pursuant to Government Code
Section 66323) shall comply with the following Objective Design Standards. ADUs created
pursuant to Government Code Section 66323 are encouraged, but not required, to
comply with the Objective Design Standards of this section.

i. Lightreflectivity Values (LRV)—The LRV of proposed colors shall not exceed 40% forty
percent, except that trim color and roofs shall renot exceed 50%fiftyPercent

percent.

ii. Exterior Lighting — All exterior lighting shall comply with all requirements listed in
Section 18.36.040.A.8 Outdoor lighting.

ili. Landscaping — Proposed landscaping plantings shall be selected from the town’s
approved native plants list.

D. Building Code Requirements. ADUs must comply with the Town’s building code
requirements for detached dwellings. However, constructing an ADU does not constitute a
Group R occupancy change under Section 310 of the California Building Code (Title 24), unless
the Building Official issues a written finding, supported by substantial evidence, that the
construction poses a specific, adverse impact on public health and safety. This provision shall
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not prevent the Town from changing the occupancy code for spaced converted from
uninhabitable or non-residential use to residential use.

m

F-Passageway. No passageway shall be required in conjunction with the construction of an
A';"i*i‘ ooOvVetritmen i aS—trne—Satme1ray pDeamentaed
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18.25.05618.25.070 - Junior Accessory Dwelling unit (JADU) Regutations

A. Permitted Locations. JADUs shall be permitted in single-family residential zones.

B. Number of JADUs. The following accessory units shall be ministerially approved on a lot with
a single-family dwelling. This is in addition to the ADUs allowed per Section
48-25.64618.25.060.

1. One (1) JADU within the proposed space of a single-family dwelling or existing space of a
single-family dwelling that may include an expansion of not more than 150 square feet
for ingress/egress.

C. Size. JADUs shall be limited to a maximum size of 500 square feet of interior livable space.

D. Owner Occupancy. HfOwner occupancy is required if the JADU has shared sanitation facilities
with the primary dwelling;. The owner sectpancyisreauirecdmay reside in either the JADU
or the primary dwelling unit. Owner-occupancy is not required if the JADU has separate
sanitation facilities from the primary dwelling unit or if the owner is another governmental
agency, land trust, or housing organization.

E. Deed Restriction. A deed restriction, which shall run with the land, shall be filed with the
Town. The deed restriction shall include:

1. A prohibition efon the sale of the JADU separate from the sale of the single-family
residence, including a statement that the deed restriction may be enforced against future
purchasers; and

2. Avrestriction on the size and attributes of the JADU that conforms with Government Code
Sections 66333 —66339.

F. Interior Entry. In addition to a separate exterior entrance, JADUs that do not include a
bathroom shall include an interior entry to the main living area of the single-family
residence.

G. Efficiency Kitchen. JADUs shall provide an efficiency kitchen that includes all of the following:
1. A cooking facility with appliances.

2. Afood preparation counter and storage cabinets that are of reasonable size in relation to
the size of the JADU.
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H. Parkmg No parking spaces faddmﬁma{—eﬁeﬁaeemeﬂ&shall be requwed as a condition of

M-New or Separate Unit. JADUs shall not be considered a separate or new dwelling unit for
the purposes of+

4 any Any-fire and life protection ordinance or regulation.

CHAPTER 18.82 — bEVELOPERINDEMNIFICATION OF TOWN; COST REIMBURSEMENT

18.82.010 — Applicability

An Appticant/Permitteeapplicant who applies for a permit or entitlement for development or any
successor in interest (“Applicant”) shall, as a condition of such application and process, be
subject to the indemnification requirements set forth in this chapter, and shall reimburse the
Town for all costs and fees associated with anyFfewnthe Town’s response to any Public Records
Act requests related to the permitapplication.

18.82.020 — Indemnity Required

The Applicant/Permitteeforany-suceesser; shall defend (with counsel of the Town’s choosing),
indemnify, and hold harmless the Town, its agents, officers, and employees from and against:

A. Any and all claims, demands, actions or proceedings against the Town, its agents,
officers, and employees to attack, set aside, void, or annul approval of any permit or
arising out of or in any way relating to any actions taken by the Town related to
approval of a project; and

B. Any and all claims, demands, actions, expenses or liabilities arising from, or in any
manner relating to, construction, installation, alteration or grading work (whether on
private or public property) which is the subject of a permit approval and performed
by such Applicant/Permitteertheirsueeessors;- or by any person acting on behalf of such
ApplicanttPermittee.
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18.82.030 — Cooperation and Notification

The Town shall promptly notify the ApplicanttPermittee— of any claim, action, or
proceeding regarding the project and the Tewnparties shall cooperate fully in the defense of such
claim, action, or proceeding.

18.82.040 — Proof of Coverage Required

The Town may require proof of a policy or policies of liability and other insurance coverage
(including, but not limited to, contractual liability coverage) consistent with the applicable
insurance standards of the Town.
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PLANNING COMMISSION March 4, 2026
Hybrid Meeting — In Person and via Zoom

1. CALL TO ORDER/ROLL CALL

Chair Lynda Brothers called the meeting to order at 7:00 p.m. Roll was taken by the Planning and
Building Director.

Present: Chair Brothers, Vice Chair Krashinsky, Commissioners Vahtra, Morss, Targ
Absent: None
Others: Planning and Building Director Sarah Cawrse; Contract Senior Planner, Brandon

DelLucas; Contract Associate Planner, Jamie Bourne

2. ORAL COMMUNICATIONS

Chair Brothers invited public comments on items not on the agenda.
Public Comments received by:

¢ Rita Comes

3. PUBLIC HEARINGS

a. None Scheduled

4. REGULAR AGENDA

a. Appoint a Subcommittee of the Planning Commission as Identified in Resolution
No. 2025-04, Special Conditions 8.d. Regarding Noise Monitoring for the
Amendment to the Conditional Use Permit X7D-30 and Overall Master Plan Map for
the Woodside Priory School

Vice Chair Krashinsky motioned to appoint Commissioner Targ and Morss as Subcommittee
members. Second by Commissioner Vahtra. The motion carried unanimously by voice vote.

5. INFORMATIONAL ITEMS
a. Receive Information on the 2025 Draft Housing Element Annual Progress Report
(APR)

Brandon Delucas, Senior Planner, presented the item.

Commissioners asked questions and provided comments, which included, but were not limited
to:

e Clarifications around the data in the report
o Clarifications around the Department of Housing & Community Development’s processes
and requirements as it relates to the annual progress reports
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Public Comments received by:
e Karen Askey
b. Receive Information on the Status of the Portola Terrace Housing Project

Sarah Cawrse, Planning & Building Director, and Jamie Bourne, Associate Planner, presented
the item.

Commissioners asked questions and provided comments, which included, but were not limited
to:

o Clarifications around the project and requirements being met prior to beginning
construction, including mitigation measures
e Clarifications around the Town’s reviews and processes

Public Comments received by:

e No Public Comment

6. COMMISSION, STAFF, AND COMMITTEE REPORTS

Sarah Cawrse, Planning and Building Director, provided a brief report regarding updates for the
Planning & Building Department, which included an update on the mid-year budget and
associated projects and new Senior Town Planner.

7. MINUTES
a. Adopt Draft Minutes of February 4, 2026 Planning Commission Meeting
Commissioner Targ motioned to approve the minutes. Second by Commissioner Vahtra. The

motion carried unanimously by voice vote.

8. ADJOURNMENT
Meeting adjourned at approximately 8:08 PM March 4, 2026.
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