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SUMMARY OF STAFF REPORT 

DESCRIPTION OF AMENDMENT REQUEST 

Santa Cruz County is proposing to amend the Implementation portion of its Local Coastal 
Program concerning accessory structures. The rules for accessory dwelling units (commonly 
termed "granny units•) would be liberalized in the following ways: 

• permit processing would change from LevelS (public hearing) to Level4 (public notice); 
• accessory dwelling units in rural areas not served by public sewers would require 

minimum one acre parcel size; 
• distance requirements between accessory units and the main house would be clarified, 

accessory units could now be more than 1 00 feet from main dwellings in rural areas; 
• permitted size of accessory dwelling units on rural parcels 2.5 acres or larger would 

increase from 800 to 1 ,200 square feet; and on rural parcels between 1 and 2.5 acres 
would increase from 640 to 800 square feet; 

• units could now stay vacant without requiring that kitchens be removed; 
• occupancy standards would be modified, allowing, for example, low-income or senior 

households of more than two individuals; 
• certification requirements would be modified (Sections 13.1 0.322, 16.10.681 ). 

Also proposed are changes for "habitable accessory structures" (e.g., guest houses) to now 
prohibit toilets and sewer line drains in most instances (Sections 13.10.322, 13.10.611}. 

This amendment is part of a larger package filed on July 23 1997. The other portions were 
approved as "minor" amendments by the Commission on August.13, 1997. The standard of 
review of this Implementation Plan amendment is that it must be consistent with and adequate 
to carry out the policies of the certified Coastal Land Use Plan . 

MAJ1-97.00C, CENTRAL COAST DISTRICT 



Santa Cruz County LCP Major Amendment #1-97 Page 2 

SUMMARY OF STAFF RECOMMENDATION 

Staff recommends that the Commission approve, only if modified, the proposed amendment 
as submitted by the County for the reasons given in this report. 

SUMMARY OF ISSUES AND COMMENTS 

There are two issues with this amendment: the level of processing for accessory dwelling units 
and the maximum allowable size. Modifications are suggested to ensure consistency among 
the various provisions regarding processing level. The increase in maximum allowable size will 
not result in cumulative impacts due to monitoring and other limiting provisions, and is 
consistent with the County land use plan. 

At the County hearings, the proposed amendment elicited support from affordable housing 
advocates and citizens wishing to construct granny units. Others raised concerns over 
occupancy requirements, appropriate maximum size of granny units, and whether toilets should 
be prohibited in garages and sheds. 

ADDITIONAL INFORMATION 

For further information about this report or the amendment process, please contact Rick Hyman 
or Lee Otter, Coastal Commission, 725 Front Street, Suite 300, Santa Cruz, CA 95060; Tel. 
(408} 427-4863. 

ATTACHMENT 

Full Text Of Proposed Amendments 

I. STAFF RECOMMENDATION 

MOTIONS AND RESOLUTIONS 

A. DENIAL OF IMPLEMENTATION PLAN MAJOR AMENDMENT #1-97 AS SUBMITTED 

MOTION: 

•1 move that the Commission reject Major Amendment #1-97 to the Santa Cruz County Local 
Coastal Program Implementation Plan as submitted by the County. • 

Staff recommends a "yes" vote which would result in denial of this amendment as submitted. 
Only an affirmative (yes} vote on the motion by a majority of the Commissioners present can 
result in rejection of the amendment (otherwise the amendment is approved as submitted}. 

RESOLUTION: 

The Commission hereby rejects Major Amendment #1-97 to the Implementation Plan of the 
Santa Cruz County LCP, as submitted, for the specific reasons discussed in the following 

. , 

• 

• 

• 
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findings, on the grounds that the amendment is not adequate to carry out the certified Land Use 
Plan. 

B. APPROVAL OF IMPLEMENTATION PLAN MAJOR AMENDMENT #1-97 IF MODIFIED 

MOTION: 

"I move that the Commission approve Major Amendment #1-97 to the Santa Cruz County Local 
Coastal Program Implementation Plan, if modified according to Modifications # 1 and 2." 

Staff recommends a "YES" vote which would result in approval of this amendment if modified. 
An affirmative vote by a majority of the Commissioners present is needed to pass the motion. 

RESOLUTION: 

The Commission hereby approves Major Amendment #1-97 to the Implementation Plan of the 
Santa Cruz County LCP, for the specific reasons discussed in the following findings, on the 
grounds that, as modified, the amendment conforms with and is adequate to carry out the 
certified Land Use Plan. Approval of the amendment will not cause significant adverse 
environmental effects for which feasible mitigation measures have not been employed 
consistent with the California Environmental Quality Act. 

RECOMMENDED MODIFICATIONS 

1. Add the following underlined notation to the proposed revision of Section 13. 10.322 use 
chart: 

KEY ... 

** = Accessory dwelling units located with the coastal zone and not excludable under Section 
13,20.071 require a coastal permit which is processed at Level 5, 

I USE 

Dwelling unit, accessory, 
subject to Section 13.10.681~ 

inside the Urban Services Line 

outside the Urban Services Line: 

IRA I RR I R-1 I RB I RM I 

4 4 4 4 4 

4 4 4 4 4 

2. Add the following underlined language to the first sentence of Section 13. 10.681 b: 

Application Requirements: Approval of au accessory dwelling units shall be processed in 
accordance with provisions in Chapter 18.10 and shall require public notice (Level IV), except 
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that accessory dwelling units located with the coastal zone and not excludable under Section 
13.20.071 shall regyjre a coastal permit which is processed at Level 5. 

Ill. RECOMMENDED FINDINGS 

The Commission finds and declares for Major Amendment# 1-97: 

A. BACKGROUND AND DESCRIPTION 

The proposed amendment to Sections 13.10.322 and 16.10.681 of the County Code revises 
the criteria for approving accessory dwelling units or granny units in several ways: 

• permit processing would change from Level 5 (public hearing) to Level 4 (public 
notice); 

• accessory dwelling units in rural areas not served by public sewers would require 
minimum one acre parcel size; 

• distance requirements between accessory units and the main house would be 
clarified, accessory units could now be more than 100 feet from main dwellings 
in rural areas; 

• permitted size of accessory dwelling units on rural parcels 2.5 acres or larger 
would increase from 800 to 1 ,200 square feet: and on rural parcels between 1 
and 2.5 acres would increase from 640 to 800 square feet; 

• units could now stay vacant without requiring that kitchens be removed; 
• occupancy standards would be modified, allowing, for example, low-income or 

senior households of more than two individuals; 
• certification requirements would be modified (Sections 13.10.322, 16.10.681}. 

Also proposed are changes for "habitable accessory structures" (e.g., guest houses) to now 
prohibit. toilets and sewer line drains in most instances (Sections 13.1 0.322, 13.10.611 ). 
The current proposals serve two purposes (according to County staff reports): to encourage the 
construction of granny units to facilitate affordable housing and to discourage the conversion of 
guest houses to illegal dwellings. 

Accessory structures have been explicitly allowed and encouraged by State law since 1982 (SB 
1534). The Government Code states that any local agency may provide for the creation of 
second units on lots in residential zones. Local governments may designate certain areas for 
second units and may impose various standards including parking, height, setback, lot 
coverage, and maximum size. They also may find that these units do not exceed the allowable 
density for the lot upon which the second unit is located. There are no state standards if the 
local government does this; local discretion is permitted. However, if the local government does 
not have a second unit ordinance in place, then it must approve an application for a second unit 
only if it: 

• is not intended for sale and may be rented; 
• is on a lot zoned for single-family or multifamily use; 
• is on a lot containing an existing single-family dwelling; 
• is either attached to or detached from the existing dwelling; 

• 

• 

• 
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• has a total area of floor space not exceeding 1 ,200 square feet if detached; and 
• complies with applicable district zoning standards. 

The County Implementation Plan was certified on January 14, 1983 and included some 
provisions for granny units. In two amendments that year (# 2-83 and# 3-83), these provisions 
were revised and expanded resulting in two categories of accessory second dwelling units. All 
such units were limited to a maximum size of 640 square feet and subject to other restrictions. 

The County's Coastal Land Use Plan is contained within its General Plan, which was 
extensively revised in 1994. There are no certified coastal policies which explicitly address 
second units. There are many relevant policies designed to prevent adverse impacts on 
coastal resources. Non-certified provisions of the General Plan call for implementing "the newly 
adopted Accessory Dwelling Ordinance so that more property owners are encouraged to 
provide second units." The Plan's stated objective is for 11,398 accessory dwelling units in the 
rural area and 4,373 units in the urban area at buildout, with a limitation of 5 units per year in 
the Live Oak planning area (which is mostly in the coastal zone). 

The referenced ordinance, approved by the Coastal Commission as Amendment #1-94, 
provided greater flexibility in the areas of accessory unit design, size, location, tenancy types, 
and eligibility criteria. Specifically, this amendment combined the provisions for both types of 
second units, while differentiating between second units and guest homes; allowed accessory 
dwelling units and guest houses that do not meet setbacks; allowed accessory dwelling units on 
any legal residential parcel; allowed accessory units on parcels smaller than minimum size; 
increased maximum permitted size to 800 sq. ft. on rural parcels over 2.5 acres in size; allowed 
occupancy by any family member regardless of income; restricted occupancy limits 
permanently (as opposed to for just 30 years); limited Live Oak to having a maximum of 5 units 
annually; allowed accessory units to have the same water connection as the main unit; and set 
processing at "Level 5." 

This latter amendment was modified at the Commission's direction to include an annual review 
of coastal resource impacts (see Section 13.10.681 (g) in Attachment). If a threat to coastal 
resources is found, then no more coastal permit applications for accessory units are to be 
accepted until the issue is resolved. The most recent report showed an average of one building 
permit for accessory structures issued per year in the coastal zone and hence no adverse 
cumulative impacts to date. 

B. ISSUES 

Many of the elements of the proposed amendment do not entail significant changes which 
would result in any conformance problems with the land use plan and by themselves could be 
considered "minor." None of the proposed changes, for example, would allow more accessory 
dwelling units to be built than currently would be allowed. But two aspects of this amendment 
are problematic: permit processing level and the allowable size of granny units . 
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1. Processing Level 

The proposed amendment changes the processing level for accessory dwelling units from 
"Level5" (public hearing) to "Level4" (public notice). Under "Level5" permits are heard by the 
Zoning Administrator, and then may be appealed to the Planning Commission, the Board of 
Supervisors, and in some cases prescribed by the Coastal Act, to the Coastal Commission. In 
contrast, appeals of "Level 4" permits beyond the Planning Director are typically discretionary: 

Processing Level IV (Public Notice) includes those projects for which plans are 
required, field visits are conducted, and for which public notice is provided in the form 
of a posting of the property, a published newspaper announcement of the pending 
project, notice to each member of the Board of Supervisors, and a mailed notice to 
surrounding property owners as well as to occupants of the subject property prior to 
administrative action on permits. (Section 18.1 0.112a) 

A County staff report of April14, 1995 further explains: 

Appeals to the Plannfng Director may be made to the issuance of a Development 
Permit at Level IV; the Planning Director's decision on an appeal is final, unless the 
Director refers the application for hearing by the Zoning Administrator or Planning 
Commission, or unless the permit is set for special consideration by the Board of 
Supervisors at the request of a member of the Board. 

However, in this case an additional caveat is included in the amendment: 

Applications for accessory dwelling units which receive any negative public comment 
following the notice of application submittal, which can not be resolved administratively, 
shall require a public hearing and action by the Zoning Administrator (Level V). 

Also requiring "Level V" review are accessory structures on any slope greater than 30%. And 
any exception to exceed allowable lot coverage requires a Variance Approval (also at "Level 
5"). 

The purpose of this proposed amendment is to lower application costs and reduce processing 
time. The County staff report indicates that to date, applications for second units have not 
engendered public comment. 

The problem with this proposal is that it, if read in isolation, sets up both an internal conflict 
within the Local Coastal Program and with the Coastal Act and State Administrative Code of 
Regulations. Section 13.20.1 00 of the certified local coastal program requires all coastal 
permits to be processed with a public hearing ("Level 5• at minimum). This section is not 
proposed for amendment thus resulting in an internal conflict in the County Code if the 
amendment is approved as submitted. The County staff report states that accessory units 
would still require coastal permits (Level 5) review, but two out of three sections in the County " 
code would not say this, thus causing confusion. 

• 

• 

• 
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State Law generally requires that at least appealable coastal permits be subject to a public 
hearing. County Coastal permits are appealable in two circumstances. One is if they are in the 
mapped appeal zone. Thus, notwithstanding other provisions, this category of proposed 
accessory dwelling units will always be appealable and thus must always receive Level V 
processing. The proposed amendment language fails to provide for this situation. 

The amendment.language could be read or interpreted in a manner to indicate that the County 
would be issuing coastal permits for accessory units without public hearings. This would be the 
first instance of the Commission approving this type of processing. The governing Code of 
Regulations sets several notice and related procedural requirements for a local government to 
issue {non-appealable) coastal permits without a public hearing under Section 13568. The 
County's Level IV procedures are similar to these requirements, but are lacking in some 
respects. For example, the County regulations do not specify notification of persons outside of 
the immediate project area who have requested notification which the State regulations require. 
The required contents of the notices also are not totally consistent. Thus, the County would 
have to restructure various zoning provisions were it to desire to process non-appealable 
coastal permits below Level V. Such changes are beyond the scope of this amendment 
request. 

In conclusion, in order to approve an Implementing amendment, it must be found to be 
adequate to carry out the Land Use Plan. One test of adequacy is adherence to the State 
Regulations. Another test is assurance that all development be analyzed through the coastal 
permit process. Given the internal Code inconsistencies that this amendment could be read to 
create, as well as the inconsistency with the noted State regulations, the requisite finding can 
not be made and the amendment is denied as submitted. 

2. Size of Granny Units 

The proposed amendment would increase the allowable size of accessory dwelling units from 
640 to 800 square feet on rural parcels of one to 2.5 acres in size and from 800 to 1 ,200 square 
feet on rural parcels 2.5 acres or larger. The County justified the increased size in order to 
accommodate low-income families and to make it easier to be able to legalize existing illegal 
units which might be greater in size than currently allowed. In County deliberations regarding a 
maximum size, the Planning Commission recommended 1,000 square feet, while County staff 
originally suggested no absolute maximum. The certified Land Use Plan does not give any 
direct guidance on granny unit size. 

Increasing the maximum permissible size of second units raises potential cumulative impact 
concerns. The purpose of granny units is to provide housing for the elderly or low-income 
persons. Eight hundred square feet is a reasonable size for a modest one or two-bedroom 
home, which should be more than adequate for an elderly person or couple and even a small 
family. As noted, when the ordinance was first adopted in 1983, the maximum size was set at 
640 square feet and occupancy was limited to one or two person households. Later, the 
maximum size was increased to 800 square feet for rural parcels greater than 2.5 acres. 

The Commission has studied this issue of second unit size and concluded that 750 square feet 
is a reasonable maximum for the Malibu/Santa Monica Mountains area, given cumulative 
impact considerations regarding road capacity, services, recreational facilities and beaches. 



-·-·-----------------------------------

Santa Cruz County LCP Major Amendment #1-97 Page 8 

The Commission's Malibu analysis found it had approved a range of maximum sizes from 500 
square feet in the City of Santa Cruz to 1,200 in San Luis Obispo County. Each jurisdiction has 
somewhat different criteria which would govern how many and what sizes of second units could 
actually be built and has different resource constraints. Since the Santa Cruz County provision 
for 1 ,200 square feet only applies to large rural lots, since the Commission has approved a 
similar limit for San Luis Obispo County, and since State Law has a 1 ,200 square foot limit, this 
figure seems reasonable. 

The likely effect of the amendment would be to allow an extra moderate bedroom (i.e., 160 sq. 
ft.) in second units on rural lots from one to 2.5 acres and an extra one or two bedrooms {i.e., 
400 sq. ft. more) on rural lots greater than 2.5 acres {over what would currently be allowed). 
There are estimated 557 rural parcels of at least one acre in size in the County's coastal zone. 
Thus, assuming this amendment results in the accommodation on the average of one to three 
more people per second unit than the current size limitations would allow them to 
accommodate, the result could be an additional 557 to 1,671 additional people. While this 
could result in some cumulative impacts on services and infrastructure, the figure is not very 
significant for the following reasons. It represents no more than two years of the County's 
historical population growth. There are no restrictions on home sizes or bedrooms for main 
houses in rural areas; most bedroom additions would not even require coastal permits. Any 
approved unit would still have to be in conformance with all County resource protection policies. 
Larger rural parcels are generally served by on-site water and septic systems, and those would 
have to be found adequate in order to approve second units. Thus, the potentially most 
noticeable impact could be on rural roads, especially in Bonny Doon, where the vast majority of 
these parcels are located. Bonny Doon roads are not major coastal access routes, and the 
County has a congestion management plan to address any roads that have a deteriorated level 
of service. Most significantly, as noted above, this amendment retains a certified provision 
requiring an annual report on cumulative impacts with the ability to place a moratorium on new 
second unit applications if adverse effects are discovered. 

In the absence of direct size guidance in the Land Use Plan, and with the assurances that Land 
Use Plan resource policies are not compromised, especially given that cumulative impacts are 
addressed by the annual evaluation and other criteria, this amended provision is found 
consistent with and adequate to carry out the certified Land Use Plan. This approval should not 
be construed to support a higher maximum size in other jurisdictions. 

C. MODIFICATION 

The proposed amendment can be simply modified to address the noted issue of processing 
level. Section 13.10.322 use chart can include an additional notation for accessory dwelling 
units in the coastal zone. This entry would show the level of processing to remain at Level 5 
(Public hearing) to be consistent with Section 13.20.100. The language of Section 13.10.681d 
can be similarly revised (see suggested modifications 1 and 2 on pages 3 and 4). If the 
Implementation Plan is accordingly modified, it will be internally consistent as well as consistent 
with and adequate to carry out the certified Land Use Plan and hence can be approved. 

• 

• 

• 
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• D. CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 

• 

• 

The Coastal Commission's review and development process for LCPs and LCP amendments 
has been certified by the Secretary of Resources as being the functional equivalent of the 
environmental review required by CEQA Therefore, local governments are not required to 
undertake environmental analysis on LCP amendments, although the Commission can and 
does utilize any environmental information the local government has developed. The County 
issued a Negative Declaration for the proposed accessory dwelling unit amendment, with one 
mitigation regarding utility requirements. It found the part of the amendment regarding 
accessory structures to be categorically exempt from CEQA under the "Alterations in Land Use 
Limitations" category. The Commission concurs and finds no significant adverse impacts from 
this proposal·for the reasons given in the above finding . 
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SANTA CRUZ COUNTY LOCAL COASTAL 
PROGRAM MAJOR AMENDMENT# 1-97 

ATTACHMENT 

FULL TEXT OF PROPOSED AMENDMENT 

ADDITIONS INDICATED BY HIGHLIGHTS 
DELETIONS INDICATED BY STRIKE-OUTS 
AS ADOPTED BY SANTA CRUZ COUNTY 

Page 10 

(CLEAN COPY OF ADOPTED ORDINANCE ON FILE AT COMMISSION OFFICE) 

• 

• 

• 
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"STRIKEOUT" VERSION WITH CHANGES FROM EXISTING ORDINANCE 
SHOWN BY Btt;i':·:'·l~(l.:::Hfjl~ ADDITIONS) AND CROSSOUT (DELETIONS) 

?''''•''• •••• Bii ... ~••,•,•.·.·.·.·.·.w ..... }! ( 

ORDfNANCE ______ __ 

ORDrNANCE AMENDfNG COUNTY CODE SECTIONS 13.10.322 RELATING TO 
RESIDENTIAL USES, SECTION 13.10.611 RELATfNG TO ACCESSORY STRUCTURES, 

AND SECTION 13.10.681 RELATING TO ACCESSORY DWELLING UNITS 

The Board of Supervisors of the County of Santa Cruz ordains as follows: 

SECTION I 

Section 13.10.322 of the County Code is hereby amended to read as follows: 

USE RA RR R-1 RB RM · 

Accessory structures and uses, including: 

One Accessory structure, habitable 
...... v.·v ..... to Sections 13.10.611 and .323, ~n§tif.~~'iit§b 

Total area of 640 square feet 
or less and not to exceed 
1-story and 1 7 feet in height 

BP BP BP BP BP 
Only Only Only Only Only 

Total area of more than 640 
square feet or exceeding 
1-story or 17 feet in height 

Accessory structures, non-habitable 

5 

to Sections 13.10.611 and .323 ~ri§tiiUitiB.fi .. ··.···. . . •,·.•.•.•.·.·.·.·.· . ..-.•,•,•,•,•,•.·.·.·.· . ..-.-...·. 

comprised of: 

Animal enclosures: barns, stables, 
paddocks, hutches and coops (subject 
to the provisions ofSections 13.10.644 
Family Animal Raising; .64~ Animal 
Keeping in the RA Zones; .645 bird and 
small animal raising; . 641 Stables and 
Paddocks; . 646 Turkey Raising: these 
provisions require Level 5 in some cases) . 

5 5 5 5 
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USE RA RR R-1 RB RM 

When total area of the structure is: 

1, 000 square feet or less BP 3 3 
Only 

more than 1, 000 square feet 3 5 5 

... ... 
when total area of structure is: 

1, 000 square feet or less 

more than 1, 000 square feet 

Dwelling unit, accessory, 
subject to Section 13.10.681 

BP BP 
Only Only 

3 3 

BP BP BP 
Only Only Only 

3 3 3 

lli~t~:~;::mrE:::aag~~::a::::m;::;:::::~:llit::::::::~:::::::::::::=:~::::::i::~:::;:~::~:::::::;;::::::l:;::::m::!:::::::::::::~:::~:::::;::::~:::::::::::::::l:::::m::;:::I1::;:::1 

· lii.i.t~t~::tlili.Bi~::~••::~R.!:;;;::::;;;:::::::::I:;m::::;:~:;:::::*im::::::::::::::::::;ml:::::::::::;::u::::::::~::~::::;:t::::::::::::::ut:::::::::::::~:m::;;;; 

SECTION II 

Subsection 13.10.6ll(c)(3) ofthe County Code is hereby amended to read as follows: 

(3) Plumbing and electrical equipment appropriate to the use of the structure may be 
installed, l!iliiJij:j[~l§lliliii.llfigg: . 

@.~ No electrical service exceeding 100N220V/single phase may be installed to an 
accessory, structure incidental to a residential use unless a Level V approval is 
obtained; 

• 

• 

• 
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• 
SECTIONID 

Section 13.10.681 of the County Code is hereby amended to read as follows: 

(a) Purpose. The purpose of this section is to provide for and regulate accessory dwelling units 
in order to provided needed housing for County residents and to further the housing goals of 
.the Housing Element of the County General ?Ian. 

( c~) ~i\!llii!tm;iimifimiQ'f§. Approval of all accessory dwelling units shall be processed in 
accordance with the provisions in C~pter 18.10 and. s.~a.II . 

• (b§) Required Findings. Before a development permit for an accessory dwelling unit can be 

• 

granted, the general findings for development permits set forth in Subsection 18.1 0.230(a), 

a~~· ~oa:~l ;ermit findbings dof S~~~!.~~'ti'~ .. ?, .. ,:,;,2.;.}:}~9j~v,.,'.~.~~ .. :J>~.l,.i,,~~~.!:L ... ~~~······~·?;~F~~.~!.~~ing 
a rttona n mgs must e rna e. ¥!~~=~9~~9:\WB:g~W:y.§q~,~~ifumm~m-~fu§p~::~;:ml~§: 

( 1) ~It~ The accessory dwelling unit shall be located on a residentially-zoned parcel 
or on a parcel designated for residential use in the General Plan which contains no 
more than one existing detached, single-family dwelling, or-on which~~~~~;~:ione 
detached single-family dwelling shall be constructed concurrently with the proposed 
accessory dwelling unit~ 

(2) 

(3) mevelh,itfialt~·:·smfidatis: All development standards for the applicable residential 
zone district shall be satisfied, with allowance for a setback exception as provided for 

/lm# 1-97 



in Subsection 13.10.323(e)(6)(ii); and the development shall be consistent with all 
County policies and ordinances; • 

(4) The design of the accessory dwelling is consistent with the design B 
staJrtaa.ras and guidelines set forth in Subsection 13.10.681(d)(67; and. 

(d) Design and Development Standards. The following design :::!".:==::,:. 

guidelines and occupancy requirements shall be applied to .-.m....,_~~~F=~-t:Jj;jjru:::: 
dwelling unit and shall be conditions for any approval under this section: 

(1) 

(2) 

Maximum Gross Floor Area Within the Urban Services Line (USL) 

Type of Sewer Service Parcel Size 

Less than 10,000 square feet (1) 10,000 square feet or larger(l) 

With Public Sewer 640 square feet 640 square feet 

Without Public Sewer 

(I ) The size of the parcel must be no smaller than that required by the minimum lot size standards of the zoning 
district 

• 

• 
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Maximum Gross Floor Area Outside of the Urban Services Line (USL) 

Type of Sewer Service Parcel Size 

Less than 10,000 10,000 square feet, 1 acre or larger, to 
square feet to less than I acre less than 2.5 acres 

2.5 acres or 
larger 

With Public Sewer 

Without Public Sewer 

640 sq. ft. 

ff.gfi~i.~t~~ 

~Q~::@liil1 

m'.~!~JW:~i$ 

~~:lM.PW' 

~Q2i~1!W' 

~!g~!l~U!l1 

~:gm!¥.K!l1 

(4) Set'Ml.BR\§: Setback requirements of the zoning district in which the accessory dwelling 
is proposed may be adjusted in accordance with Subsection 13.10.323(e)(6)(ii) based 
on site plan review and approval by the Zoning Administrator. However, a minimum 
5-foot setback is required from any side property line and may be increased, at the 
discretion of the Zoning Administrator ~~l:i~ggj,:mm{ffg'!l~~y, to insure neighboring 
privacy and architectural compatibility within the proposed building site and within 
the surrounding neighborhood. If setback requirements are reduced, pursuant to a 
Variance Approval, a one-story height limit may be imposed on the proposed 
accessory dwelling. 

(5) shall be provided to meet the requirements of Section 
the main dwelling and one additional non-tandem space for 

accessory dwelling unit. 

(6) ~~~~: The design, materials and color of the accessory dwelling shall be compatible 
with that of the main dwelling and the existing scale and character of the 
neighborhood. The placement of any decks, balconies, stairs, doors, windows, and 
other features which may affect the privacy of adjacent properties shall be situated and 
designed to minimize potential privacy disturbance. Accessory dwellings proposed 
on smaller lots (e.g., 10,000 square feet or less) should be one-story unless adequate 
setbacks between adjacent parcels are provided for privacy purposes. 

(7) 

fl./11 # /-97 



(8) Sew.ii.iifl&tiiiihiiiii: Written acknowledgments shall be provided from the 
applicable sanitation, water, and fire districts and/or Environmental Health Services 
indicating that there will be adequate water, sanitation and fire protection services to 
the project site with the inclusion of an accessory dwelling unit. All requirements of 
the respective service agencies shall be satisfied. · 

(9) lf~s: Prior to the issuance of a building permit for the accessory dwelling unit, the 
applicant shall pay to the County of Santa Cruz capital improvement fees in 
accordance with the Planning Department's fee schedule as may be amended from 
time-to-time~1i!i.lli1:1JJ:1ifml'1!f.l~P~~A~li1:[ql. 

(10) mtfi~J:::~Inlltil: Other conditions deemed appropriate by the decision- making 
body may be applied to the development permit of an accessory dwelling to further 
the purpose of this Section and to implement the design standards of Subsection 
13.10.68l(c)(6). 

(I) 

(2) 

(i) One- or two-person Households that meet the Income and Asset Guidelines 
requirements established by the-Board of Supervisors resolution for lower 
income households; or 

(ii) One or two person Senior households, where one household member is sixty
two years of age or older, that meet the Income and Asset Guidelines 
requirements established by Board resolution for moderate or lower income 
households; or 

(iii) One or two Persons sharing residency with the property owner and who are 
related by blood, marriage, or operation oflaw, or have evidence of a stable 
family relationship with the property owner. 

• 

• 

• 



~ (3) 

-~ 

~ 

m~]~:\!J(¢ID·~~-· ·• :.' · Whenever 
:acisilt~ani~v=:'<)cc:ur the owner shall notifY the Santa 

Cruz County Housing Authority .' by registered or certified mail, 
that the unit is available for tental, or the owner shall request that the permit for the 
accessory dwelling unit be rev oked-~~-~~~~~~§~~[[~~~g~~~:!ru1~ll~~-g-jt;Jti,:J.II 
~IJJJ.J.):ji'f.li'lli'~!~~~- If revocation of the per mit occurs for any 1 eason, all kitchen 
i~Cilities iela:teci t~ the accessory dwelling shall be removed. If the ptoperty owner 
intends to have family mentbers, as defined by Subsection 13.10.681(c)(6), occupy the 
access01y dwelling, notification to the I lousing Authority, as prescribed above, shall 
occut with evidence of fas:uilial t elationship also provided. 

( 4) R\BjlJifli~:j~':~r;,~11~.[~birli~~!::Jhe rent level for the accessory dwelling, or for the 
main unit, if the property owner resides in the accessory dwelling, shall not exceed that 
established by the Section 8 Program of the Department of Housing and Urban 
Development (HUD) or its successor, or the rent level allowed for affordable rental 
units pursuant to Chapter 17.10 of the County Code, whichever is higher. 

(5) 

(6) 

(7) 

: No person, including family members of the owner, shall 
an accessory dwelling unit unless he/she has first obtained 

certification of his/her eligibility from the · ······· 

The property owner tna:Yilli~l refer persons who wish to ·' .. ·· 1l_, r_;; __ occ~uo 
the unit to the Housing Authoiity i . . ' · · for certification, 
g~£!iliij9y. or the owner may request that the Housing Authority to refer eligible 
persons fiom a waiting list,. It is recognized that seniors sixty-two (62) years of age 
01 older may need to live in close p1oximity to another dwelling. ThetefOJe, in 
cert:ifYing and refer ring eligible per sons to the owner, the I lousing Authot ity shall give 
primity to seniors. The Housing Authotity llm.~(i,g~[~ay also charge a fee 
to the applicant for the certification process. 

Deed Restriction. Prior to the issuance of a building permit, the property owner shall 
provide to the Planning Department proof of recordation of a Declaration of 
Restrictions containing reference to the deed under which the property was acquired 
by the present owner and stating the following: 



a. The unit may be -!rented only under the conditions of the development 
permit and in accordance with Section 13.10.681 and any amendments thereto. • 

b. The declaration is binding upon all successors in interest; and 

c. The Declaration shall include a provision for the recovery by the County of 
reasonable attorney fees and costs in bringing legal action to enforce the 
Declaration together with recovery of any rents collected during any occupancy 
not authorized by the terms of the agreement or, in the alternative, for the 
recovery of the reasonable value of the unauthorized occupancy. 

(f) Permit Allocations. Each accessory dwelling unit shall be exempt from the Residential Permit 
Allocation System of Chapter 12.02 of this Code. However, due to public service deficiencies 
of roadway design and drainage withj.n the Live Oak planning area, no more than five (5) 
accessory units shall be approved within the Live Oak planning area in any calendar year. 

(g) Annual Review oflmpacts. As part of the County's annual review of the General Plan and 
County growth management system, the County shall include a section analyzing the impacts 
of the second unit ordinance. The annual analysis shall include the number of second units 
constructed and the impacts such construction has created in each planning area, with 
particular attention to the cumulative impacts within the Coastal Zone. The cumulative impact 
issue areas to be covered include, but are not limited to traffic, water supply (including the City 
of Santa Cruz water supply from Laguna, Majors, and Reggiardo Creeks. and the Davenport • 
water supply from Mill and San Vicente Creeks), public views, and environmentally sensitive 
habitat areas. The preliminary report shall be sent to the Executive Director of the Coastal 
Commission for review and comment 14 days prior to submittal to the Board of Supervisors, 
on an annual basis. 

If the Executive Director determines that specific enumerated cumulative impacts are 
quantifiably threatening to specific coastal resources that are under the authority of the Coastal 
Commission, the Executive Director shall inform the County in writing. Within 60 days of 
receipt of the Executive Director's written notice of a threat to coastal resources the County 
shall cease accepting applications for coastal development permits under this section in the 
planning area(s) in which the threat of coastal resources has been identified, pending review 
and approval by the Coastal Commission of the County's proposed method( s) of protecting the 
threatened resource. 

SECTION IV 

If any section, subsection, division, sentence, clause, phrase or portion of this ordinance is for any 
reason held to be invalid or unconstitutional by the decision of any court of c.cmpetent jurisdiction, 
sucli decision shall not affect the validity of the remaining portions of this ordinance. The Board of 
Supervisors of this County hereby declares that it would have adopted thi.s Ordinance and each 
section, subsection, division, sentence, clause, phrase, or portion thereof, irrespective of any such 
decision. • 



• 

• 

• 

SECTION V 

This Ordinance shall take effect outside of the Coastal Zone on the 31st day after final passage. 
This Ordinance shall take effect within the Coastal Zone on the 31st day after final ~-'"'"""'""''""'' 

certification the California Coastal Commission, whichever is later 
,..,;;;:;,::::::::::,:·; 

PASS ED AND ADOPTED by the Board of Supervisors of the County of Santa Cruz this 
____ day of 1997, by the following vote: 

AYES: 
NOES: 
ABSENT: 
ABSTAIN: 

CHAIRPERSON, BOARD OF SUPERVISORS 

ATTEST: 
Clerk of the Board 

APPROVED AS TO FORM: 
County Counsel 

ffm f;l-?7 
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