AGENDA
REGULAR MEETING OF THE

HOUSING COMMISSION
SANTA MONICA, CALIFORNIA
Ken Edwards Center
1527 4th Street
Santa Monica, CA 90401

Thursday, June 21, 2018
4:30 PM

Notice is hereby given that a regular meeting of the Housing Commission will be
held at 4:30pm on Thursday, June 21, 2018, at the Ken Edwards Center for the
purpose of conducting the following business:
The Housing Commission of the City of Santa Monica, in accordance with City
Council, does resolve as follows:
In order to safeguard participatory democracy in Santa Monica, all
persons attending public meetings in Santa Monica should strive to:
1.
2.
3.
4.
5.
6.

Treat everyone courteously;
Listen to others respectfully;
Exercise self-control;
Give open-minded consideration to all viewpoints;
Focus on the issues and avoid personalizing debate;
Embrace respectful disagreement and dissent as democratic rights,
inherent components of an inclusive public process, and tools for
forging sound decisions. [RESOLUTION]

1. CALL TO ORDER
A. ROLL CALL
2. PUBLIC INPUT
(Public comment is permitted only on items not on the agenda that are within
the subject matter jurisdiction of the Housing Commission.)
3. APPROVAL OF MINUTES
A. May 17, 2018 Housing Commission meeting. [DRAFT MINUTES]
The meeting place is wheelchair-accessible. If you require any special disability related accommodations (i.e. sign language
interpreting, access to an amplified sound system, etc.), please contact the Housing Division at (310) 458-8702 or TTY (310)
458-8696 at least three days prior to the scheduled meeting. This agenda is available in alternate format upon request by
calling the Housing Division office. Underground parking is available. Limited validations available at the Commission Meeting.
Call Big Blue Bus at (310) 451-5444 for additional transportation information.

4. DISCUSSION ITEMS
A. PRESERVING OUR DIVERSITY (POD) PROGRAM UPDATES – Update
regarding the status of the POD program pilot, including early successes
and challenges. [HANDOUT]
B. SUPPORTIVE HOUSING AND FORMERLY HOMELESS PERSONS –
Presentation and discussion regarding challenges with housing formerly
homeless persons in housing environments which do not include onsite
supportive services, including clarification from the Commission about
prioritizing affordable housing for homeless persons.
C. ALTERNATIVE MODELS OF HOUSING – Preliminary information and
discussion regarding cost-effective alternative models of multifamily
housing construction. [HANDOUT]
D. ACCESSORY DWELLING UNITS (ADUs) – Discussion regarding
strategies for increasing affordable housing with ADUs. [HANDOUT 1]
[HANDOUT 2]
5. ACTION ITEMS
A. WORK PLAN – Discussion of annual work plan and potential priorities, and
possible action setting long-range agenda and work plan.
6. HOUSING MANAGER’S REPORT
Update on any City Council agenda items and administrative issues related to
affordable housing.

7. CHAIR/COMMISSIONER’S REPORT
Information on housing issues, recent or future City Council actions, other City
Commissions, and issues affecting housing in the City of Santa Monica.

8. ADJOURNMENT OF THE HOUSING COMMISSION
No other business will be conducted at the Meeting.
Any documents produced by the City and distributed to a majority of the Housing Commission regarding any item on this agenda will be
made available for viewing at the Santa Monica Housing Division office located at 1901 Main Street, Suite B, Santa Monica, California
during normal business hours. Documents are also available at www.smgov.net/housing.
Please note that this agenda is subject to change up to 24 hours prior to the scheduled meeting. We encourage you to check the agenda 24
hours prior to the meeting.
The meeting place is wheelchair-accessible. If you require any special disability related accommodations (i.e. sign language
interpreting, access to an amplified sound system, etc.), please contact the Housing Division at (310) 458-8702 or TTY (310)
458-8696 at least three days prior to the scheduled meeting. This agenda is available in alternate format upon request by
calling the Housing Division office. Underground parking is available. Limited validations available at the Commission Meeting.
Call Big Blue Bus at (310) 451-5444 for additional transportation information.

DRAFT MINUTES
CITY OF SANTA MONICA
HOUSING COMMISSION MINUTES
May 17, 2018
1.

CALL TO ORDER & ROLL CALL: A regular meeting of the Santa Monica
Housing Commission was called to order by Chair Soloff at 4:38 p.m. on
Thursday, May 17, 2018, at the Ken Edwards Center, 1527 4th Street.
A. Roll Call

2.

3.

•

Present:

Chair Soloff
Vice Chair Hilton
Commissioner Bloch (arrived 4:45 p.m.)
Commissioner Buchanan
Commissioner Katz
Commissioner Keintz
Commissioner Leavitt

•

Absent:

NONE

•

Staff Present: Housing Manager Barbara Collins
Housing Program Manager Jim Kemper
Commission Secretary Melinda Espinoza

PUBLIC INPUT
•

Denise Barton – Spoke regarding her experience with the Housing
Authority.

•

Judith Casey – Spoke regarding issues she would like resolved as a
resident of a Community Corporation of Santa Monica building.

APPROVAL OF MINUTES
A. Approval of minutes for March 15, 2018 Housing Commission meeting.
Motion by Chair Soloff, seconded by Commissioner Bloch, to approve the
March 15, 2018 minutes.
The motion was approved by the following vote:
AYES:

NOES:
ABSTAIN:
ABSENT:

Chair Soloff, Vice Chair Hilton, Commissioner Bloch,
Commissioner Keintz, Commissioner Leavitt, Commissioner
Buchanan, Commissioner Katz
NONE
NONE
NONE
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B. Approval of minutes for April 19, 2018 Housing Commission meeting.
Motion by Chair Soloff, seconded by Vice Chair Hilton, to approve the April
19, 2018 minutes.
The motion was approved by the following vote:
AYES:

NOES:
ABSTAIN:
ABSENT:

Chair Soloff, Vice Chair Hilton, Commissioner Bloch,
Commissioner Keintz, Commissioner Leavitt, Commissioner
Buchanan, Commissioner Katz
NONE
NONE
NONE

C. Approval of minutes for May 3, 2018 Housing Commission special meeting.
Motion by Chair Soloff, seconded by Commissioner Katz, to approve the May
3, 2018 special meeting minutes.
The motion was approved by the following vote:
AYES:
NOES:
ABSTAIN:
ABSENT:

4.

Chair Soloff, Vice Chair Hilton, Commissioner Bloch,
Commissioner Keintz, Commissioner Katz
NONE
Commissioner Leavitt, Commissioner Buchanan
NONE

DISCUSSION ITEMS
A. AFFORDABLE HOUSING DEVELOPMENT PROCESS AND
CHALLENGES – Presentation by local nonprofits, Step Up on Second and
Community Corporation of Santa Monica, and discussion, regarding current
process for developing affordable housing in Santa Monica, and associated
costs and challenges.
Presentation by Tara Barauskas of Community Corporation of Santa Monica
(CCSM).
Presentation by Tod Lipka of Step Up on Second.
Public Input:
•

Cris McLeod – Spoke regarding challenges for contractors in working
in the City.
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5.

ACTION ITEMS
A. PROPOSED HOUSING TRUST FUND PLAN – Review and confirmation of
the comprehensive motion approved at the Commission’s Special Meeting
on May 3rd, which included the basic concepts of proposed
recommendations to Council regarding the Proposed Housing Trust Fund
Plan, as well as possible further refinement of the previously adopted motion,
which would represent the final consensus recommendations to Council.
Public Input:
• Denise Barton – spoke regarding the Housing Manager.

Motion by Chair Soloff, seconded by Commissioner Bloch, to recommend the
following to City Council:
The Santa Monica Housing Commission recommends that the City Council
include the following elements in the initial Housing Trust Fund (“HTF”) plan
for the 2013-2021 Housing Element cycle (“the Plan”):
1.
Unless an unusually advantageous opportunity presents itself during a
particular fiscal year, the City should enter into HTF spending commitments
totaling no more than $15 million to $18 million during each fiscal year. This
will help to assure that funds are available when unusually advantageous
opportunities arise. Examples of unusually advantageous opportunities
include, but are not limited to, (1) constructing affordable housing on City
owned land, (2) constructing affordable housing in a manner that provides
unusual and deep cost-savings, and (3) constructing affordable housing
financed in a manner that provides an unusual and deep reduction in the
HTF contribution required to complete the project.
2.
A priority goal of the Plan is to ramp up the Preserving Our Diversity
(“POD”) local rent subsidy program to a range that requires a commitment of
no more than $2 million per fiscal year in HTF funds. No actual expansion of
the POD program will occur unless and until a detailed plan for doing so is
proposed by City staff, vetted by the Housing Commission, and approved by
the City Council. Any portion of the potential $2 million in annual HTF
funding that is not actually used for the POD program in any particular fiscal
year shall remain available for commitment in future fiscal years to other Plan
priorities.
3.
A priority goal of the Plan is to provide permanent housing in Santa
Monica for those among the population of homeless persons that the City
Council determines the City should take responsibility to permanently house
in the City. This should include “Santa Monicans” who are homeless.
Subject to further refinement, this group is deemed to include those persons
on the Santa Monica Homeless Registry as of the date the Plan is adopted
who are not already in permanent housing. The City should look to leverage
3

as much as possible federal funds, State funds, County funds, other City
funds, or private funds, to accomplish this goal.
4.
The remainder of the HTF funds spent each fiscal year should be
used to create new affordable housing units for seniors, for physically and
mentally challenged persons, for large families, and for small families
(including individuals). Unless one or more unusually advantageous
opportunities dictate a different result, a goal of the Plan is to provide roughly
equal HTF funding support for affordable housing targeted to each of these
four populations over the life of the Plan. The equal funding support
determination shall take into account HTF funding committed during the
entire lifetime of the 2013-2021 Housing Element, even if it occurred prior to
the adoption of the Plan. The equal funding support determination also shall
take into account HTF funding committed to the POD program (which is for
senior housing) and to permanently housing Santa Monicans who are
homeless (who may be members of any of the four populations).
5.
The City’s existing affordable housing programs generally provide the
highest preference to persons displaced without fault from their existing
homes in Santa Monica, and provide the next highest preference to persons
who either already live in Santa Monica or who work full-time in Santa
Monica. The two goals of the Plan identified in paragraphs #2 and #3 above,
however, only serve persons who already live in Santa Monica. The City
recognizes that the daily efforts of low income workers are particularly critical
to the businesses (including hotels, restaurants, and retail stores) that
generate the sales and use taxes supporting the HTF through Measures GS
and GSH, as well as the sales and use taxes and transit occupancy taxes
that fund a substantial portion of the City’s budget. City staff therefore is
directed to develop, in consultation with the Housing Commission, a proposal
to increase—to the extent it is necessary and feasible to do so in order to
maintain an overall equal preference for affordable housing opportunities in
the City—the preference in other HTF funded projects for low-income Santa
Monica workers.
6.
City staff is directed to develop as soon as possible, in consultation
with the Planning and Housing Commissions, a proposal to adjust the AHPP
program that applies outside of the Downtown Community Plan. The
proposal shall be based on a feasibility study, and shall take into account
past and projected future production of housing through inclusionary zoning
and HTF funded projects, as well as the quantified objectives in the Housing
Element and the requirements of Proposition R.
The motion was approved by the following vote:
AYES:
NOES:
ABSTAIN:
ABSENT:

Chair Soloff, Commissioner Bloch,
Commissioner Keintz, Commissioner Katz
Vice Chair Hilton, Commissioner Buchanan
Commissioner Leavitt
NONE
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NO Vote by Vice Chair Hilton: “The Housing Commission should continue to
review the Preserving Our Diversity (POD) pilot rental subsidy program,
approve a program expansion from 22 to 60-66 participants with associated
costs not to exceed $500,000 annually, that POD’s total budget and cost
effectiveness be evaluated each year in a public report, and that any POD
budget increase should consider the financial impact on our Trust Fund and
our production requirement successes.”
NO Vote by Commissioner Buchanan: “My no vote is not because I do not
think that the POD program is a priority goal overall, but I do not think that it
is a program that should be funded by the Housing Trust Fund and so that’s
the reason for my no vote.”
Motion by Chair Soloff, seconded by Commissioner Bloch, that this motion
strikes out the prior motion passed at the May 3, 2018, special meeting, and
it is now replaced with the motion just passed.
AYES:
NOES:
ABSTAIN:
ABSENT:

Chair Soloff, Commissioner Bloch,
Commissioner Keintz, Commissioner Katz
NONE
Vice Chair Hilton, Commissioner Buchanan,
Commissioner Leavitt

B. WORK PLAN – Discussion of annual work plan and potential priorities, and
possible action setting long-range agenda and work plan.
No action was taken on this item.

6.

HOUSING MANAGER’S REPORT
Barbara Collins reported on the following:
•
•

Received notice of increase in federal Community Development Block
Grant Program and HOME Program funds, so will be issuing
additional vouchers [using HOME funds].
Mountain View Mobile Home Park is in escrow to be transferred to the
new nonprofit owner.
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7.

CHAIR/COMMISSIONER’S REPORT
• Vice Chair Hilton – Spoke to the Commission regarding three items:
o The Housing and Urban Development (HUD) Section 8 budget
approved by Congress in March.
o HUD Secretary Ben Carson’s comments regarding raising rents.
o The 50th anniversary of the Fair Housing Act and an article outlining
differences in housing policy over the years.

8.

ADJOURNMENT OF THE HOUSING COMMISSION
On order of the Chair, the Housing Commission meeting was adjourned at 9:24
p.m.

The next scheduled Housing Commission meeting date is a regular meeting on
Thursday, June 21, 2018.
ATTEST:

_________________________
Michael Soloff
Chair, Housing Commission

_____________________________
Melinda Espinoza
Housing Commission Secretary
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Preserving Our Diversity (POD) Pilot
Key Assessment Findings and Observations as of June 2018
SUMMARY OF KEY ASSESSMENT FINDINGS
GENERAL
• With their rent burden alleviated due to POD, participants are more hopeful, feeling more connected to their
neighborhoods and community, and looking forward to accessing more services.
• According to WISE & Healthy Aging (WISE), the POD pilot group compared to WISE’s general services population,
is younger, more savvy in connecting to resources, and less socially isolated.
• Only halfway into the pilot, it is still early to know impact of POD and WISE care management for participants.
• Two out of 21 POD participants were working with WISE prior to the pilot start and 19 were not.
BENEFITS
• Participants utilized WISE’s care managers to access CalFresh, supplementary Medicare/Medi-Cal programs that
can provide them with needed healthcare and/or save them money, and a variety of utilities discount programs.
• While three households secured CalFresh assistance by June 2018, one household did report a significant
decrease (~$100) in CalFresh assistance due to participation in the POD pilot.
SERVICES UTILIZATION
• Participants utilized WISE’s care managers to access food resources, healthcare registration assistance outside of
WISE and Legal Aid.
• There is fluctuation in which services were used by POD participants at the baseline compared to June 2018,
likely representing how household needs change over time.
SELECTED WELLBEING SURVEY QUESTIONS
• The highest increase from baseline to June 2018 in response score was to the question asking if POD participants
believed they would be able to stay in their neighborhood for a long time.
• Improving housing options was the number one suggestion to improve community wellbeing for both survey
periods.
• Slight increases in average question response scores for survey questions related to connection to neighborhood
and community involvement.
• Slight decreases in average question response scores for questions about personal enjoyment and individual
freedom to decide how to live.
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Preserving Our Diversity (POD) Pilot
Key Assessment Findings and Observations as of June 2018
Services Utilization Summary
•
•
•
•

4 additional POD participants are utilizing food programs such as congregate meals, food banks and Meals on Wheels.
1 additional POD participant is utilizing the YMCA.
1 additional POD participant is utilizing Legal Aid.
2 additional POD participants are utilizing Medicare health insurance counseling outside of WISE.

Services List
• Club 1527
• Congregate Meals
• Food Bank
• Meals on Wheels
• Senior Center
• Adult Day Care
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•
•
•
•
•

Transportation
SMC Emeritus
Community Training & Workshops
YMCA
Disability Community Resource
Center

•
•
•
•
•
•

Mental Health Services
Support Group or Peer Counseling
Financial Counseling
Legal Aid
In Home Supportive Services
Health Insurance Counseling

Preserving Our Diversity (POD) Pilot
Key Assessment Findings and Observations as of June 2018
Selected Wellbeing Survey Questions Asked of POD Participants
Wellbeing Survey Question

Baseline
3.63
3.37
3.16
2.21
3.63

June 2018
3.89
3.50
3.28
2.06
3.33

Change
0.26
0.13
0.12
-0.15
-0.30

Wellbeing Survey Question

Baseline
1.89
1.84
3.53

June 2018
2.11
2.00
3.67

Change
0.22
0.16
0.14

Suggestions to Improve Wellbeing

Baseline

June 2018

Improve housing options

1st

1st

Promote a connection to nature

2nd

3rd

Address emotional wellbeing

3rd

2nd

I plan to remain a resident of my neighborhood for a number of years.
I regularly stop and talk to people in my neighborhood.
Most days I get a sense of accomplishment from what I do.
I seldom have time to do things I really enjoy.
I am free to decide for myself how to live my life.
4= Strongly Agree, 3= Agree, 2= Disagree, 1= Strongly Disagree

How often do you participate in a spiritual or religious community?
How often do you attend workshops or classes on topics of interest to you?
How often do you meet socially with friends, relatives or work colleagues?
5 = Every Day, 4 = Few times a week, 3 = Few times a month, 2 = Few times a year, 1 = Never
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Information Presented at 6/21/2018 Housing Commission Meeting: Item 4C
NEW METHODS OF HOUSING CONSTRUCTION

Possible Venues re New Construction Methods
Modular: http://skidrow.org/buildings/star-apartments/

Cargo Container:
Potters Lane in Santa Ana;
Hope on Alvarado in City of Los Angeles, broke ground May 2018.
Isla de Los Angeles (not built yet; $400K per unit

Articles re New Construction Methods/Issues
Sustainable Building Materials for Low-cost Housing and the Challenges Facing their
Technological Developments
UC Berkeley Terner Center for Housing Innovation Research Series on Construction
Costs
Building Affordability by Building Affordably

Shaping the Future of Construction: Inspiring innovators redefine the industry
What are some innovative house construction techniques?
12 Alternative Building Methods
This House Costs Just $20,000 – But Its Nicer Than Yours
10 Innovative Homes Built on Extremely Tight Budgets
Factory OS Housing Innovation Lab (California-Based)

ACCESSORY DWELLING UNITS
The State of California has adopted regulations that recently became effective and eased
restrictions on the development of Accessory Dwelling Units (ADUs). The standards for ADUs in
the City’s Zoning Ordinance were recently amended to be consistent with the recent changes to
State law.
The purpose of this hand-out is to provide guidance to homeowners interested in creating new
ADUs on their properties and to answer frequently asked questions. ADUs have also been
referred to as second dwelling units, in-law units, or granny flats.
What’s new with the revised ADU regulations?
The City Council adopted further modifications to the ADU standards on May 22, 2018. These
revised standards become effective on July 12, 2018. The key differences between the existing
and revised ADU standards are as follows:
1. The ADU standards in SMMC Section 9.31.300 have been separated from the Accessory
Building and Structures standards found in SMMC Section 9.21.020 to avoid any confusion
and conflicts between the standards. The Zoning Ordinance had previously cross
referenced both sets of standards in both sections of the Zoning Ordinance.
2. The previous Accessory Building and Structures standards limited the overall size of any
two-story accessory building to 650 SF in size. The proposed ADU standards for a two-story
ADU would remove this limitation and replace it with new standards for overall ADU size.
The ADU would need to comply with all other development standards (e.g. height, setbacks,
parcel coverage*, subordinate to the primary dwelling).
*note that Council temporarily exempted ADUs from parcel coverage calculations as part of the R1 IZO

3. Other key differences:
ADU DEVELOPMENT STANDARD

PREVIOUS

REVISED

Maximum Size

650 SF

For parcels 6,000 SF
and smaller: 650 SF
For parcels greater than
6,000 SF: 800 SF

Maximum Size of 2nd Story

250 SF

No limit but cannot have
greater floor area than
the 1st story

Not addressed

Allowed

Conversion of Existing Non-Garage
Accessory Building to ADU

May 2018
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Can an ADU always be built to these new maximum allowable sizes?
ADUs must still be clearly subordinate to the main dwelling unit on the parcel in terms of size
(i.e. floor area), location, and appearance.
Are ADUs allowed in both Single-Unit and Multi-Unit Residential districts?
Yes. Only one ADU may be located on a parcel with another primary, Single-Unit Dwelling.
Are setbacks required for the conversion of an existing garage to an ADU?
No.
Can an ADU be two-stories in height?
Yes. The second story of a new detached ADU requires additional setbacks and is subject to
applicable development standards for two-story ADUs (SMMC Section 9.31.300). No setbacks
are required when existing space above a garage (e.g. office, game room, etc.) is converted.
Is parking required for ADUs?
While the revised standards require one new parking space for any new ADU, parking is not
required if the ADU meets certain conditions. One such condition is that if an ADU is located
within a half mile from public transit, parking is not required for the ADU. All parcels within the
City of Santa Monica are located within a half mile of public transit; therefore, parking for new
ADUs is not required.
If a garage is converted to an ADU, does the garage parking need to be replaced?
Yes, if the garage was constructed as required parking for the single-unit dwelling, the garage
parking spaces are required to be replaced. The replacement parking is subject to the standards
of SMMC Chapter 9.28 including location requirements (e.g., located in the rear half of the
parcel in Single-Unit Residential districts). However, the replacement parking may be located in
any configuration on the same lot as the ADU including, but not limited to, as covered spaces,
uncovered spaces, tandem spaces, or by the use of mechanical automobile lifts.
Is the property owner required to occupy either the primary residence or ADU?
Yes, either the primary Single-Unit Dwelling or the ADU must be owner-occupied.
Can an ADU be rented?
Either the primary Single-Unit Dwelling or the ADU may be rented, but both may not be rented
at the same time.
Can an ADU be offered for sale separately from the primary residence?
No.
Do separate utility connections need to be installed for an ADU?
No.
Why are some of the City standards for ADUs different than the State standards?
For ADUs that require an addition or a new accessory structure, State law allows local
governments to apply development standards such as height, parcel coverage, minimum parcel
size, and maximum unit size.

May 2018
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What are potential common scenarios for new ADUs?
1. Conversion of an existing detached accessory building (e.g. office, game room, pool
house, etc.):
 Permitted in the existing building in its existing location provided the existing setbacks
are sufficient for fire safety
2. Conversion of an existing one-story garage to an ADU:
 Subject to the ADU standards in SMMC Section 9.31.300
 Permitted in the existing garage
 No setbacks required for the garage conversion
 If the garage was constructed as required parking for the single-unit dwelling, the garage
parking spaces are required to be replaced
 The replacement parking may be located in any configuration on the same lot as the
ADU including, but not limited to, as covered spaces, uncovered spaces, tandem
spaces, or by the use of mechanical automobile lifts
3. Conversion of an existing one-story garage to an ADU and addition of floor area to
the converted garage:
 Subject to the ADU standards in SMMC Section 9.31.300
 Permitted in the existing garage
 No setbacks required for the garage conversion
 New additions to the converted garage must meet applicable development standards for
ADUs (SMMC Section 9.31.300)
 The same minimum side setback for the principal building (no less than five feet) and a
15-foot rear setback (from the centerline of the alley or from the rear parcel line if no
alley exists) are required for the second story of an ADU added above a garage
 If the garage was constructed as required parking for the single-unit dwelling, the garage
parking spaces are required to be replaced
 The replacement parking may be located in any configuration on the same lot as the
ADU including, but not limited to, as covered spaces, uncovered spaces, tandem
spaces, or by the use of mechanical automobile lifts
4. Construction of a new detached one-story or two-story ADU:
 Subject to the ADU standards in SMMC Section 9.31.300
If I have further questions about ADUs, who can I contact?
You can contact any planner in the City Planning Division at (310) 458-8341.

May 2018
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Zoning Ordinance Definitions (SMMC Section 9.51.020)
“Accessory Dwelling Unit” – A dwelling unit providing complete independent living facilities for
one or more persons that is located on a parcel with another primary, single-unit dwelling as
defined by State law. It shall include permanent provisions for living, sleeping, eating, cooking,
and sanitation on the same parcel as the single-unit dwelling’s location. An accessory unit may
be within the same structure as the primary unit, in an attached structure, or in a separate
structure on the same parcel. This use is distinguished from a duplex.
“Duplex” – A single building that contains two dwelling units or two single unit dwellings on a
single parcel. This use is distinguished from an Accessory Dwelling Unit, which is an accessory
residential unit as defined by State law and this Ordinance.
“Single-Unit Dwelling” – A dwelling unit that is designed for occupancy by one household,
located on a single parcel that does not contain any other dwelling unit (except an accessory
dwelling unit, where permitted), and not attached to another dwelling unit on an abutting parcel.
This classification includes individual manufactured housing units installed on a foundation
system pursuant to Section 18551 of the California Health and Safety Code.

May 2018
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PLAN REVIEW TYPES
1. Medium Plan Check Review (3 weeks for initial review) - Construction of new ADU
structure, or an ADU project that involves adding floor area to an existing structure.
2. Minor Plan Check Review (5 days for initial review) - Conversion of existing floor area
(including garage) to an ADU.
FEES (as of May 2018)
Medium Plan Check Review Fees
 Building & Safety review - $620.19 + $1.6638/SF
 City Planning review - $1,128.87
 Public Works review - $201.18
 Fire Dept. review - $489.66
 Green Building Title 24 review - 10% of Building & Safety plan check review fee.
 Energy Compliance review - $428.92
Minor Plan Check Review Fees*
 Building & Safety review - $593.49
 City Planning review - $139.18
 Public Works review - $201.18
 Fire Dept. review (deferred review up to five days) - $489.66
*Approval from Building & Safety, City Planning, and/or Public Works may be obtained at the
public counter to facilitate the review process. Fire Department review requires upload to City’s
Electronic Plan Review system.
Potential Additional Plan Check Fees
 Electrical review - $847.07 when project exceeds electrical thresholds for plan check;
 Mechanical review - $847.07 when project exceeds mechanical thresholds for plan
check;
 Plumbing review - $847.07 when project exceeds plumbing thresholds for plan check;
 Public Landscape review - $264.70 for every 50 feet (or fraction thereof) of street
frontage if there is no alley access to property;
 Construction & Demolition Performance Security Deposit – 3% of project valuation up to
a maximum deposit of $3,000.
Permit Fees
 Permit fees - $170.95 + 1.6923/SF
 Plan and permit maintenance fee – 13% of Permit and Inspection fees
 Waste Water Capital Facilities fee - $1,898.39 (Studio, 1BR), $2,152.99 (2BR),
$3,208.59 (3BR)
 Fire Dept. inspection fee - $562.22
 Strong Motion & Seismic Hazard Mapping (State mandated fee) - $13 per $100K of
project valuation
 Green Building (State mandated fee) - $1 for every $25k of project valuation.

May 2018
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Potential Additional Permit Fees
 Construction & Demolition Waste Management Plan - $545.56;
 Construction & Demolition Performance Security Deposit – 3% of project valuation up to
a maximum deposit of $3,000;
 School fees - $2.63/SF for any ADU (new or converted) over 500SF in size.
SPECIAL CONSIDERATIONS
City Planning Division
Project may require or be subject to:
 A land use entitlement (e.g. Variance), per the land use regulations and development
standards of the Zoning Ordinance;
 Landmarks or historic preservation requirements;
Public Works Department
Water /
 Water Neutrality requirements if new development;
Stormwater  Waste Water Capital Facilities fee;
 Water-efficient landscape requirements if new landscaping or irrigation
proposed;
 Urban runoff mitigation if new structure of 500SF or more, or addition to an
existing 500SF or more structure.
Energy

 Subject to Zero Net Energy requirements if new development;
 Undergrounding of overhead utilities required if proposed ADU is a new
structure or if project valuation exceeds 50% of the replacement value of the
existing structures on the property.

Resource
Recovery
and
Recycling

 Resource Recovery & Recycling standards for new construction or project
valuation over $238,000.
 Construction & Demolition Waste Management Plan approval and security
deposit if project includes more than 1,000 square feet of area or project
valuation exceeds $50,000.

Urban
Forestry

 Project may be subject to compliance with Tree Protection requirements.

May 2018

6

ULI HOUSING COUNCIL PRESENTATION
JUNE 8, 2018 / 8:00 AM - 9:30 AM

+
LA-MÁS ADUS

INTRODUCTION

LA-MÁS
▸ LA-Más is a non-profit urban design
organization that helps lower-income and
underserved communities shape their
future through policy and architecture.
▸ We envision a world where city growth is
equitable and self-directed — where the
best local solutions are brought to a citywide scale.
▸ We work in three primary areas — public
realm, small business support, and
alternative housing — with our focus being
Accessory Dwelling Unit (ADU)
development and advocacy.

ADUS IN LA

ADUS IN LA

CITY OF LA ADU PILOT PROJECT

ADUS IN LA

CITY OF LA ADU PILOT PROJECT
▸ Project: To design, permit, and build a new two bedroom, two bathroom, 1,000+ sqft ADU
within a Historic Preservation Overlay Zone and in the hillside of Highland Park.
▸ Goals:
▸ Provide a model for affordable construction
▸ Demonstrate ADUs can be contextually designed
▸ Innovate on the financial loan process
▸ Inform future ADU policy and programming in Los Angeles
▸ Budget: Construction costs approximately around $300K
▸ Partners: Mayor’s Innovation Team, Council District 1, Genesis LA, LA-Más, Habitat for
Humanity, Nous Engineering, and Breen Engineering
▸ Status: Currently under construction, expected completion summer 2018

ADUS IN LA

CITY OF LA ADU PILOT PROJECT

Plan: Ground Floor

Plan: First Floor
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COUNTY OF LA ADU PILOT PROGRAM
▸ Context:
▸ The Board of Supervisors approved a comprehensive set of 47 strategies to combat homelessness in Los
Angeles County on February 9, 2016 and approved the pilot program on August 15, 2017.
▸ Under Strategy F4, development of an Accessory Dwelling Units Pilot Project is identified as a source of
affordable housing in single-family neighborhoods.
▸ Project:
▸ To pilot an ordinance and financial incentive program for homeowners who are willing to build an ADU
and rent it out to a formerly homeless family or individual for 10 years in the unincorporated areas of LA
County.
▸ Goal: Creating an ADU pilot program that:
▸ Streamlines the permitting process
▸ Provides technical assistance to homeowners
▸ Provides financial incentives for preserving and constructing accessory dwelling units in exchange for
housing homeless families/individuals

ADUS IN LA

COUNTY OF LA ADU PILOT PROGRAM
▸ Budget: $550,000 total (see chart)
▸ Partners:
▸ Chief Executive Office (CEO)
▸ Community Development Commission
(CDC)
‣ Department of Regional Planning (DRP)
▸ Department of Public Works
▸ LA-Más (technical consultant)
▸ Status: Homeowners currently being
selected, completion of three new ADUs in
summer 2019

ADU POLICY
REVIEW
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ADU POLICY IN CA
▸ SB 1069 + SB 2299 CA State Law on ADUs
took effect January 2017.
▸

Broadly, State Law allows flexibility, including:

▸

No parking requirements if 1/2 mile from
transit or in a historic zone; require a
maximum of one space per ADU or per
bedroom, whichever is less

▸

Uncovered & tandem parking is allowed

▸

No setbacks for garage conversion to ADU

▸

Up to 1200 sqft detached ADU

▸

No passageway requirements

▸

State Law still allows local ordinances to determine:

▸

Location: jurisdictions can limit areas where ADUs are
permitted based on safety and other factors

▸

Max Height: local jurisdictions can limit ADU height

▸

Setbacks: localities can place setback requirements

▸

Maximum Lot Coverage

▸

Landscaping

▸

Size: cities can set any min above 150 sqft + any max
below 1200 sqft for (detached/detached) + 50%
(attached)

▸

Owner-occupancy requirement: can be placed by city

▸

Short-term rentals: minimum of 30 days can be placed

ADU POLICY REVIEW

ADU POLICY IN CA
▸ SB 831 CA State Law was approved by the California
State Senate on May 30th, 2018 and will next go
before the Assembly.
▸ This law will eliminate some exorbitant development fees,
establish an amnesty program for pre-existing, unpermitted
ADUs and increase oversight of local ADU ordinances.
▸ Many cities (like Burbank, Pasadena, Santa Monica) have passed
their own ordinances.
▸ Others (like City of LA, County of LA) are currently following state
law.

ADU POLICY REVIEW

ADU POLICY IN CITY OF LA
▸ Since the City does not have an ADU ordinance,
state law is the default policy.
▸ Currently, City of LA’s draft ADU ordinance was referred back to
the City Planning Commission by the Planning and Land Use Management
Committee (PLUM) on May 15th, 2018 and is awaiting feedback.
▸ The City’s Department of City Planning’s proposed draft ordinance
includes the following recommendations that differ from state law:
▸ No ADUs in Hillside areas;
▸ No ADUs between the front of the primary residence and the street;
▸ Equine-keeping (horse) protections;
▸ Allows for tiny homes

ADU POLICY REVIEW

ADU POLICY IN COUNTY OF LA
▸ The County is updating its ADU regulations
to comply with state laws and the draft updated
ordinance can be viewed here.
▸ The ADU ordinance will only apply in the unincorporated areas
of Los Angeles County once it takes effect.
▸ DRP presented a revised ADU draft ordinance at a public
hearing before the Los Angeles County Board of Supervisors in
late May.
▸ The Board of Supervisors intend to approve the ADU
Ordinance once proposed modifications on parking are made.

ADU POLICY REVIEW

ADU POLICY IN COUNTY OF LA
▸ Differences From State Law:
▸ ADUs prohibited in the following areas:
▸ On lots in a Very High Fire Hazard Severity Zone that do not front a vehicular
roadway that is at least 24 feet wide to the nearest publicly maintained street
▸ On lots that contain Hillside Management Areas and that do not front a vehicular
roadway that is paved with concrete or asphalt;
▸ The Topanga subarea of the Santa Monica Mountains North Area Community
Standards District;
▸ The unincorporated area north and west of the Topanga subarea of the Santa
Monica Mountains North Area Community Standards District, between Old
Topanga Canyon Road, the City of Calabasas and the City of Los Angeles; or on lots
that are only accessible from Lobo Canyon Road or Triunfo Road
▸ Prohibits the rental of ADUs for periods of less than 30 consecutive days

ADU POLICY REVIEW

ADU POLICY IN COUNTY OF LA
▸ Similarities to State Law:
▸ Approval Process: Local ADU ordinances must provide
only a ministerial review process with 120-day timeline
▸ Use Restrictions: The unit may be rented separate from the primary residence, but may not be
sold or otherwise conveyed separate from the primary residence
▸ Density: As provided in State law, Local ordinances shall provide that ADUs do not exceed the
allowable density for the lot upon which the ADU is located, and that ADUs are a residential
use that is consistent with the existing general plan and zoning designation for the lot
▸ Size: Up to 1200 SF
▸ Parking: Exceptions if located within a half-mile of public transit; within an architecturally and
historically significant historic district; part of the proposed or existing primary residence or an
accessory structure; when on-street parking permits are required but not offered to the
occupant of the ADU; when there is a car share vehicle located within one block of the ADU

ADU INITIATIVES
OUTSIDE OF LA
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DWELLER | GROUND LEASE MODEL

ADU INITIATIVES OUTSIDE OF LA

DWELLER | GROUND LEASE MODEL
▸ Project Overview: Dweller (Portland, Oregon) allows a property
owner to use their existing land to build an ADU through a hands-off
approach with no up-front cost for construction and still have the
benefit of receiving rental income — allowing the property owner to
buy out the ADU from Dweller at any time for their own use.
▸ Goal: Dweller offers property owners the opportunity to benefit
from a detached Accessory Dwelling Unit (ADU) at no cost to them.
▸ Through a lease agreement with the homeowner, Dweller
builds the ADU and retains responsibility for maintaining the
ADU.
▸ Step 1 – Homeowner and Dweller sign a lease agreement
to utilize the homeowner’s excess backyard space.
▸ Step 2 – Dweller builds the ADU offsite and installs onsite.
▸ Step 3 – Dweller shares a percentage of the collected rent
with the homeowner.
▸ The homeowner can choose to select qualified tenants for the
ADU or leave that to Dweller.
▸ The homeowner receives a monthly lease payment equal to a
percentage of rent collected from the ADU, which helps
maximize the value of the homeowner's primary investment.

ADU INITIATIVES OUTSIDE OF LA

DWELLER | GROUND LEASE MODEL
▸ Timeline: By using the latest
advances in modular construction,
Dweller reduces construction time
to 30-45 days. Homeowners can
have an income-earning ADU in
their backyard within three months
of signing an agreement.
▸ Budget: There is no cost to the
homeowner OR to buy-out starts at
$118K
▸ Partners: Dweller, Champion Home
Builders, Living Room Realty

ADU INITIATIVES OUTSIDE OF LA
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A PLACE FOR YOU (OREGON)
▸ Project Overview:
▸ A Place For You help deliver and fully fund the
construction of 4 ADUs to select homeowners
willing to host families experiencing homelessness
for five years. A homeless family would live there
rent free for those five years.
▸ At the end of 5 years homeowners would have
unrestricted use of the ADUs
▸ Along with waived permitting that is in place in
Portland, this program offers an ownership
structure that avoids tax fees for the property
owner during the length of the program
▸ Goal:
▸ To experiment toward future models that could
become scalable to build housing and get families
off the street.

ADU INITIATIVES OUTSIDE OF LA

A PLACE FOR YOU (OREGON)
▸ Timeline: Completed and leased out by midyear 2018
▸ Budget:
▸ $350,000 for construction of 4 units +
project management
▸ $90K range per unit (includes connection
costs and updating onsite costs for
panels; system cover charges waived in
Portland and permit fees waived)
▸ Partners: Multnomah Idea Lab and Enhabit
▸ Status: Currently in permitting process,
getting close to preparations to break ground

ADU INITIATIVES OUTSIDE OF LA
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ALLEY FLAT INITIATIVE (AUSTIN)
▸ Project Overview: The Austin Alley Flat Initiative
creates a streamlined process and offers a set of
incentives for homeowners who are interested in
building an ADU in exchange for renting their unit
at an affordable rate for a minimum of 5 years.
▸ Goal: To create an adaptive and self-perpetuating
delivery system for sustainable and affordable
housing in Austin. The “delivery system” includes:
▸ Efficient design options that new clients
may choose from constructed with
sustainable technologies-there is a design
catalog of pre designed homes that will
be stick built
▸ Innovative methods of financing and
home ownership that benefit all
neighborhoods in Austin

ADU INITIATIVES OUTSIDE OF LA

ALLEY FLAT INITIATIVE (AUSTIN)
▸ Timeline: Expected timeline to go through the process of site evaluation,
design, permitting + bidding, construction, and placing a tenant is 12
months
▸ Budget:
▸ Hard Costs:
▸ Latest estimates average around $165-$175 per square foot
▸ Estimated cost an 850sqft Alley Flat could be around $150K
depending on customization or catalog design
▸ Soft Costs:
▸ Depends on whether clients want to go with a catalog design or
do a custom design
▸ Austin Alley Flat design services are between a third or half of
what market rate architects charge in Austin
▸ For a catalog design and project management services, the fee is
around $6-7K, and custom designs really depend on the scope
of the project
▸ Partners: Austin Community Design and Development Center, Guadalupe
Neighborhood Development Corporation, and University of Texas Center
for Sustainable Development
▸ Status: Have completed 7 Alley Flats and have about 10 on the pipeline

ADU INITIATIVES OUTSIDE OF LA
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ADUS ELSEWHERE
▸ Santa Cruz, California
▸ Habitat for Humanity: My House, My Home
▸ The program goal is to build Accessory Dwelling Units (ADUs) on the existing properties of senior
homeowners to provide additional income and adjustable living accommodations to help them age
in place.
▸ Oahu, Hawaii
▸ Hawaii ADU: Ohana Kit
▸ The OHANA KIT by Hawaii ADU has been designed to comply specifically with new regulations in
Hawaii, and across the United States to make every homeowner’s ADU a low stress and lucrative
endeavor.
▸ Seattle, Washington
▸ City of Seattle: Environmental Impact Statements
▸ The City of Seattle is proposing to change regulations in the Land Use Code to remove barriers to the
creation of accessory dwelling units (ADUs) in single-family zones. The proposal involves allowing two
ADUs on one lot, removing the existing off-street parking and owner-occupancy requirements, and
changing some development standards that regulate the size and location of detached ADUs.

ADU PROGRAMS
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THE BACKYARD HOMES PROJECT
▸ The Backyard Homes Project:
An Affordable Housing Initiative
▸ Goal:
Provide a homeowner incentive
package to low-moderate income
homeowners willing to rent their
ADUs to Section 8 voucher holders
for a minimum of 5 years.

ADU PROGRAMS IN THE WORKS

THE BACKYARD HOMES PROJECT
▸ LA-Más received a HUD Section 4 Grant from LISC
to explore how Accessory Dwelling Units (ADUs)
can support the creation of more affordable
housing units in the city for Section 8 voucher
holders.
▸ To date, we have held 5 focus groups in various
parts of the city including: Northeast LA, San
Fernando Valley, Southwest LA, and in Downtown
LA in partnership with the Southern California
Association for Nonprofit Housing (SCANPH).
▸ We heard from over 100 homeowners and
professionals.
▸ We also have a working group of housing experts
including government officials, housing financing
experts, housing developers, and service providers.

FOCUS GROUPS

ADU PROGRAMS IN THE WORKS

THE BACKYARD HOMES PROJECT
▸ Research:
▸ LA-Más held a series of focus groups throughout LA
in late 2017 and convened an advisory committee
of housing, financing, and government experts to
inform this program.
▸ Program Elements:
▸ Partnership with the Housing Authority and service
providers
▸ HACLA, LA Family Housing, St. Joseph Center
on board
▸ Access to financial loan project
▸ Self Help Federal Credit Union currently
exploring a mortgage product
▸ Discounted architectural and project management
services
▸ LA-Más currently looking for funding

SURVEY HIGHLIGHTS

ADU PROGRAMS IN THE WORKS

THE BACKYARD HOMES PROJECT
▸ Partnerships:
▸ Housing Authority of the City of LA (HACLA): Provide streamlined services for
homeowners + work with lenders to ensure that homeowners continue to participate in
the Section 8 program for 5 years.
▸ LA Family Housing + St. Joseph Center: Non-profit organizations that provide
supportive services to Section 8 tenants and can help landlords access existing
incentives for housing this population.
▸ Self-Help Federal Credit Union + Genesis LA: For up to 4 homeowners with limited
personal savings and not enough home equity, Genesis LA will provide a credit
enhancement and pre-development funding to support Self Help’s permanent
mortgage product that will enable the funding of the ADU.
▸ Restore Neighborhoods LA: For homeowners that utilize the financing provided by Self
Help and Genesis LA, they will be able to partner with RNLA, our preferred general
contractor and the leading builder of affordable single-family homes in LA.

ADU PROGRAMS IN THE WORKS

THE BACKYARD HOMES PROJECT
▸ Program Incentives:
▸ Access to favorable financing options by non-profit community
financial institutions
▸ Feasibility analyses and preliminary cost estimates
▸ Access to vetted and experienced contractors
▸ Assistance with the permitting and construction process
▸ Discounted architectural services
▸ Support in becoming successful Section 8 landlords

ADU PROGRAMS IN THE WORKS

TESTING A NEW ADU MORTGAGE PRODUCT
▸ Opportunity:
▸ Genesis LA received a grant from JP Morgan Chase to promote ADU financing.
▸ Self-Help Federal Credit Union is working with Genesis LA to develop a mortgage product to
support LMI Homeowners in building ADUs.
▸ Challenge:
▸ On average, homeowners who do not have personal savings or enough equity in their home
have limited options to get financing to build an ADU.
▸ Goal:
▸ To develop a financial product for ADUs that support low to moderate income homeowners.
▸ To ensure homeowners have support, including vetted architecture and general contractor
partners.
▸ Status:
▸ Three homeowners will be selected to test the financial product in summer 2018.

ADU PROGRAMS IN THE WORKS

TESTING A NEW ADU MORTGAGE PRODUCT
▸ Objective:
▸ Self-Help FCU is working with LA-Más and Genesis LA to develop a permanent mortgage product that
would support ADU construction financing.
▸ Guiding Principles:
▸ To support families seeking to build ADUs that will increase the availability of affordable housing; and/
or to assist low-to-moderate income homeowners to retain, upgrade and/or expand their homes.
▸ Product Details (draft only- still in development):
▸ Fully underwritten first mortgage, funded to enable an ADU project
▸ Fixed rate, no private mortgage insurance (no PMI); terms of 30, 20, 15 and 10 years
▸ Use of funds to repay any existing mortgage(s) and to fund all project costs for ADU construction
▸ Loan to Value (LTV) up to 90% of estimated value post-construction
▸ Status:
▸ Product still under development with goal being to deploy via several pilot projects in Q2/Q3 of 2018.

ADU PROGRAMS IN THE WORKS

CLIFFORD BEERS HOUSING
▸ Opportunity
▸ LA voters approved measure HHH to create a funding source to build more Permanent Supportive Housing (PSH)
▸ Challenge:
▸ Currently, Low Income Housing Tax Credits (LIHTC) is the primary mechanism to build Permanent Supportive
Housing (PSH) and LIHTC production is neither time nor cost efficient.
▸ Program Objective:
▸ Clifford Beers Housing is exploring how to utilize existing R1 single family housing stock available in Los Angeles
to create PSH by purchasing a single family home and designing + building an Accessory Dwelling Unit (“ADU”),
via a shared housing model that can be placed in service quickly.
▸ Policy Goal:
▸ The creation of a faster and more economic PSH tool leveraged from HHH proceeds, or other public dollars, as a
means to derive a new, non LIHTC tool.
▸ Status:
▸ Clifford Beers is initiating discussions aimed at providing program recommendations to the city under HHH to
allow the ADU in conjunction with the single family home.
▸ CBH is also engaging with the County and State to allow similar modifications under their respective programs.

ADU PROGRAMS IN THE WORKS

OTHER ADU FINANCING OPPORTUNITIES
▸ USC Community Development Agreement Funding: USC agreed to provide up to $20 million (USC funds) to
support affordable housing within the USC Nexus Study Area.
▸ Council Transmittal: HCIDLA Report Regarding Community Survey of Affordable Housing Issues within the
USC Nexus Study Area has line item for ADUs : $669,127.00 for a USC Area Accessory Dwelling Unit
(ADU) Demonstration Project, that provides funding for the development of new ADU’s and/or ensuring
unpermitted ADU’s in the USC neighborhood are brought up to current codes.
▸ Linkage Fee: Fee to mitigate impacts of large new projects
▸ Once in place, will provide an ongoing funding stream of over $100M a year to fund affordable housing
projects
▸ Benefits:
▸ A permanent source of funding
▸ A flexible funding source
▸ Significantly increasing affordable housing creation
▸ Maximizing outside funding leverage
▸ Learn more on the LA Housing + Community Investment Department site here.
▸ Possible funding source for innovative housing ideas to create more affordable housing in the city
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ADU RESOURCES

ADDITIONAL ADU RESOURCES
▸ State of CA Guidebook: ADU Tech. Assistance Booklet (link)
▸ CityLAB UCLA: ADU Guidebook (link)
▸ Program Brochures:
▸ Dweller (link)
▸ A Place For You (link)
▸ The Alley Flat Initiative (link)
▸ ADU Calculators:
▸ Maxable, Break Even Calculator (link)
▸ Maxable, How to Finance a Granny Flat (link)
▸ ADU Consultants
▸ YimbyLA! - can show you how to properly permit
▸ Building Blocks - stick built 600 sqft 1 bedroom for $149K
▸ Cover - prefab 320 sqft studio for $110K
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‣ LA-Más
Helen Leung
helen@mas.la
‣ Website: www.mas.la
‣ Twitter: @mas4la
‣ Instagram: @mas4la
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