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DEFINITION 

An accessory or second unit  is an addit ional 

resident ial  uni t  on the same lot  as a pr imary single -

family dwel l ing that  provides complete,  independent 

l iv ing faci l i t ies for  one or more persons. An 

accessory uni t  includes permanent faci l i t ies for  

l iv ing,  s leeping,  eat ing,  cooking and sanitat ion.  

State Legislat ion was passed in1982 & 1983 

and amended in 1986 and 1990.  
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HOUSING AFFORDABIL IT Y IS  AN INCREASING PROBLEM.  

CALIFORNIA LEGISLATORS ARE ST RUGGLING WIT H WAYS TO 

ADDRESS T HE PROBLEM INCLUDING:  

 

o  Mult i  fami ly big block resident ial  developments.    

 

o  Mixed use retai l /commercial  with resident ial  

housing on upper f loors above shared parking.  

 

 

o Accessory Dwelling Units.  
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ADUs, are a way to repair  /  repurpose the 

urban fabr ic.  In the 1950’s Cal i fornia Car 

Centr ic cul ture drove planning that  made 

automobi les happy! Today archi tects and 

urban designers are taking a human centr ic 

approach.  

 

Today new disrupt ive  t ransportat ion 

al ternat ives provide al ternat ives to owning an 

automobi le.  (Uber/  Lyf t ,  Bird,  Bike Rentals,  

Publ ic t ransi t ,  Zimride and BEV/AVs.)  

  

ACCESSORY DWELLING UNITS,  LEGAL AND 

INFRASTRUCTURE OVERVIEW 



ACCESSORY DWELLING UNITS ,   

LEGAL AND INFRASTRUCTURE OVERVIE W  

 People per household has decreased over the past 4 decades.  

 The percentage of single-person households has been on the rise since 

1970 and made up the second largest proportion of households in the U.S. 

in 2016, at 28 percent.  
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ACCESSORY DWELLING UNITS ,  
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 Average Square Feet of Floor Area in new Single Family Houses 

increased from 1,660 in 1973 to 2,392 in 2010 
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ACCESSORY DWELLING UNITS ,  

 LEGAL AND INFRASTRUCTURE OVERVIE W  

 Trend for New Single Family Residential Construction is Increasing SF ? 

 City of Los Angeles ordinance allows new ADUs up to 1,200 sf (Green) 

 City of Santa Monica ordinance allows new ADUs up to 650 sf (Blue) 
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TYPICAL SINGLE FAMILY RESIDENTIAL LOT of 6,500sf  with 

400sf Garage 

1,500sf Residence  

ACCESSORY DWELLING UNITS ,  
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AVAILABLE FOR ADU CONSTRUCTION 

UP TO 650 SF IN THE CITY OF SANTA MONICA 

UP TO 1,200 SF IN THE CITY OF LOS ANGELES 

ACCESSORY DWELLING UNITS ,  
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Sustainabi l ty  Goals 

• SMART Systems Contro ls  (Nest ,  Gr idpower,  e tc . )  
• NZE Operat ion for  both Residence & ADU  
• BEV Charg ing s tat ion  
• Bat tery  Storage for  Off  Gr id  Operat ion /  Resi l ience  
• Solar  Hot  water  generat ion for  space heat ing  
• Radiant  Space Heat ing water  source  
• Rainwater  capture /  percolat ion  
• Graywater  for  i r r igat ion  

ACC E S S O RY  D W E L L I N G  U N I T S ,  

 L E G A L  A N D  I N F R A S T R U C T U R E  O V E R V I E W  

Lessons Learned 

• Photo Vol ta ic  Panels  – Locate at  2 nd f loor  roof  
• Min imize increase of  hardscape and ADU footpr in t  
• S ide yard setback of  5 ’ =  120sf  x  $200/s f  ($24,000)  
• A l ley for  Vehic le  Ci rcu lat ion /  ADU Entry  
• L iv ing Bui ld ing Chal lenge -  Scale Jumping  



UP TO 50% DEMOLITION ALLOWED EXISTING GARAGE 

ACC E S S O RY  D W E L L I N G  U N I T S ,  

 L E G A L  A N D  I N F R A S T R U C T U R E  O V E R V I E W  

Sustainable Site Design 101  

• Reuse the exis t ing s t ructure.  
• Reduce mater ia ls  sent  to  landf i l l .  
• Min imize Haz.  Mat .  d isposal  (Or ig ina l  Stucco) .  
• Preserve 120sf  o f  open space ($24,000)  
 



PROPOSED SITE PLAN 650 SF ADU 

ACC E S S O RY  D W E L L I N G  U N I T S ,   
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NSW Consulting 
Resilient, Adaptable, Sustainable Architecture & Planning 

STRUCTURAL 

ENGINEERING FOR 

NEW 2 STORY 

STRUCTURE WITH ROOF 

TO SUPPORT PV PANELS 

AND COLUMNS AND 

FOUNDATIONS TO 

SUPPORT 2ND FLOOR 

 

STRUCTURAL DESIGN FOR PHOTO VOLTAIC PANELS  

NZE Design Coordination 

Bruce Resnick, SE Principal 

Parker Resnick Structural 

Engineering 



19 PV Panels on roof 

of ADU will provide 

power for both the 

existing residence, 

new ADU and EV 

charging. On an 

annual basis both 

buildings will then 

be Net Zero Energy 

(NZE) Battery 

Storage will power 

12 circuits which will 

remain active even if 

SCE grid goes down.  

ACC E S S O RY  D W E L L I N G  U N I T S ,  

 L E G A L  A N D  I N F R A S T R U C T U R E  O V E R V I E W  

NZE Design Coordination 

 

ELECTRICAL DESIGN FOR PHOTO VOLTAIC PANELS  

William C. Ishii, P.E. President 

Ishii Engineering, Inc. 



SECOND FLOOR                   F IRST FLOOR  
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INTEGRATED STRUCTURAL, MEP & ARCHITECTURAL  



Impediments to Construct ion of  Sustainable ADUs 

• Design is  more compl icated.  St ructura l  and MEP 
consul tants  are needed.  

• Mul t ip le  Concurrent  Approvals ,  Ci ty,  Ut i l i ty,  F i re  
Marshal ,  e tc .  

• Civ i l  and Soi ls  repor ts  may be requi red.  
• Vet t ing of  PV panels  and providers  
• Ut i l i ty  approvals  for  Bat tery  Storage 
• Qual i f ied cont ractors  for  Solar  Hot  water /  rad iant .   
• Rainwater  capture /  perco lat ion and so i ls  repor ts   
• Graywater  for  i r r igat ion – LA County Heal th  

approval  and Ci ty  may or  may not  approve.  
• L i fe  Cyc le Cost  Analys is  –  Compar ison of  h igher  

f i rs t  cost  wi th  fu ture energy savings.  
• Uncer ta in ty  regard ing incent ives,  rebates and tax 

savings.  
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What is an ADU? 
 

A complete second home on a lot 

with an existing primary dwelling 

already in existence  

 

Can be: 

 

• Detached and separate 

• Conversion of existing space  

• Added to main home or other 

structure 

ADU in Los Angeles, CA 

Intro New State Laws 
Implementing State 

Law 

Proposed Local 

Ordinance 
Additional Information 

http://www.houzz.com/photos/7523416/10x12-Americana-Photographers-Studio-contemporary-shed-los-angeles
http://www.houzz.com/photos/7523416/10x12-Americana-Photographers-Studio-contemporary-shed-los-angeles


State Intent 
ADUs are a valuable form  
and an essential supply of 
housing: 
 
• Lower construction costs 

• Serves diverse housing needs 

• Can extend homeownership 

• Low environmental impact 

Local ordinances should have the effect of providing for ADUs  

Local ordinance should not unreasonably restrict the ability of 
homeowners to create ADUs 

 

ADU in Seattle, WA 
Photo courtesy of houzz.com 

Intro New State Laws 
Implementing State 

Law 

Proposed Local 

Ordinance 
Additional Information 

http://www.houzz.com/photos/1061033/Montlake-Backyard-Office-modern-patio-other
http://www.houzz.com/photos/1061033/Montlake-Backyard-Office-modern-patio-other


New State Laws 
AB 2299 (2016) requires cities to have an ADU ordinance that: 

 

• Provides a by-right “ministerial” process 

• Complies with certain State standards 

 

City’s 1985 second unit law (§12.24 W.43-44) has neither 

 

As a result: 

 

• All local ADU laws became “null and void” on 1/1/17 

• State’s ADU standards effective until a new ADU ordinance  

• New City ordinance must include most State standards 

 

 

 

Intro New State Laws 
Implementing State 

Law 

Proposed Local 

Ordinance 
Additional Information 



State’s Main ADU Standards 
Size 
• 1,200 SF for detached  

• No more than 50% of structure for attached 

 

Parking 
• 1 space per ADU, or 0 if ½ mile from transit, in historic district, etc. 

• Garage doesn't need replacement (uncovered & tandem ok) 

 

Setbacks 
• Not required for garage conversions  

• 5 ft if built in top of a garage (or otherwise per LAMC) 

 

Passageways n/a (except still need 10 ft. b/w buildings) 

 

Allows conversions within existing buildings, with independent 

access and fire-safety setbacks.  

 

 

Intro New State Laws 
Implementing State 

Law 

Proposed Local 

Ordinance 
Additional Information 



December 2016 DCP-DBS Memo 

• State’s Development Standards 

• Implementation and Timing 

• Building Permits  

• Reasonable Accommodation 

• ADU Checklist 

 

Available at planning.lacity.org under “What’s New!” 

Intro New State Laws 
Implementing State 

Law 

Proposed Local 

Ordinance 
Additional Information 



ADUs in LA (1/1/17 - 10/12/17) 

• 2,100 ADU permit applications (210/mo.) 

• 650 permits issued 

• Many represented pent up demand 

 

Intro New State Laws 
Implementing State 

Law 

Proposed Local 

Ordinance 
Additional Information 



ADUs Now Significant Part of 

Single-Family Construction in LA 

Source: data.lacity.org, as analyzed by Jason Neville, CEO, www.buildinblocks.net 

Intro New State Laws 
Implementing State 

Law 

Proposed Local 

Ordinance 
Additional Information 



Most ADUs are Conversions of 

Existing Space 

Source: data.lacity.org, as analyzed by Jason Neville, CEO, www.buildinblocks.net 

Intro New State Laws 
Implementing State 

Law 

Proposed Local 

Ordinance 
Additional Information 



Source: data.lacity.org, as analyzed by Jason Neville, CEO, www.buildinblocks.net 

Most ADUs Built by Owner-Builders 

Intro New State Laws 
Implementing State 

Law 

Proposed Local 

Ordinance 
Additional Information 



Proposed Ordinance (CPC-2016-4345-CA) 

Key Differences from State Law: 
 
Movable Tiny Homes   
 
Restricts ADUs in hillside districts*  
 
Prevents parking in front setback 
 
Equine (Horsekeeping) Zones 
 
State’s size limits?  
 

 

Intro New State Laws 
Implementing State 

Law 

Proposed Local 

Ordinance 
Additional Information 



Hillside Restriction 

 Hillside defined in LAMC §12.03 

 

 136,000 single-family lots (28%) 

 

About 11% of these lots are exempt 

from restrictions because ½ mile 

from transit and standard streets  

 

 

 

 

Intro New State Laws 
Implementing State 

Law 

Proposed Local 

Ordinance 
Additional Information 



Other (e) Regulations  

ADU is an “Accessory Building” Per LAMC §12.21 A.5 

• 2 story height limit 

• Must be located in rear (up to 55 ft) 

• 5 ft. rear and side setbacks  

 

Baseline Mansionization/Baseline Hillside 

R1 Variation Zones  

• Mass envelope 

• Encroachment Planes  

• Floor Area Limits  

• Max Height 

• Lot Coverage  

 

  

Intro New State Laws 
Implementing State 

Law 

Proposed Local 

Ordinance 
Additional Information 



Other Relevant Considerations 

• Assessment of Property 

 

• Rent Stabilization Ordinance (RSO) 

 

• Utility Connections 

 

• Building Codes Still Apply  

 

• Power Line Easements 

Intro New State Laws 
Implementing State 

Law 

Proposed Local 

Ordinance 
Additional Information 



Active Projects 

ADU Pilot Project https://mayorschallenge.bloomberg.org/

competition-overview/ 

Intro New State Laws 
Implementing State 

Law 

Proposed Local 

Ordinance 
Additional Information 

https://citylab.ucla.edu/projects/
https://citylab.ucla.edu/projects/
http://www.hcd.ca.gov/policy-research/AccessoryDwellingUnits.shtml
http://www.hcd.ca.gov/policy-research/AccessoryDwellingUnits.shtml
http://www.hcd.ca.gov/policy-research/AccessoryDwellingUnits.shtml
http://www.hcd.ca.gov/policy-research/AccessoryDwellingUnits.shtml
http://www.hcd.ca.gov/policy-research/AccessoryDwellingUnits.shtml


Additional Resources 

https://citylab.ucla.edu/projects/ http://www.hcd.ca.gov/policy-

research/AccessoryDwellingUnits.shtml 

Intro New State Laws 
Implementing State 

Law 

Proposed Local 

Ordinance 
Additional Information 

https://citylab.ucla.edu/projects/
https://citylab.ucla.edu/projects/
http://www.hcd.ca.gov/policy-research/AccessoryDwellingUnits.shtml
http://www.hcd.ca.gov/policy-research/AccessoryDwellingUnits.shtml
http://www.hcd.ca.gov/policy-research/AccessoryDwellingUnits.shtml
http://www.hcd.ca.gov/policy-research/AccessoryDwellingUnits.shtml
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P-3 ON A MICRO LEVEL 
PUBLIC, PRIVATE PARTNERSHIP 

 Housing & Homelessness Crisis 

 Effect of Concentrating Poverty 

 “Containing” Growth 

 Sound Public Policy 

 SFR Owners Can Participate 

 Leverage Primary Asset – Economic Driver 

 Self Interest – Financial Security – Supplemental Income 

 



NUMEROUS SUITABLE PROPERTIES 

 M a n y  P r o p e r t i e s  o n  t h e  E d g e  

 I m p r o v e d  M i x  i n  L a r g e  L o t  C o m m u n i t i e s  

 R e t r o f i t  A f f o r d a b l e  i n  U n a f f o r d a b l e  A r e a s  

 A d d i t i o n a l  H o u s i n g  w i t h  M i n i m a l  I m p a c t  

 A v o i d  C o n c e n t r a t i o n  o f  Po v e r t y  

 E f f e c t  o n  R H N A  A l l o c a t i o n s  

 



TYPICAL ADU USES 
MARKETING TO THE HOMEOWNER 

 A g i n g  P a r e n t s  –  A i l i n g  F a m i l y  

 I n d e p e n d e n t  b u t  N e a r b y  

 M u l t i - G e n e r a t i o n a l  F a m i l y  S o l u t i o n s  

 E x t e n d e d  F a m i l i e s  

 B a b y  B o o m e r s  D o w n s i z i n g  

 O p t i o n  t o  R e n t  A D U  o r  S F R  

 P a r e n t  C h i l d  S w i t c h - u p  A D U / S F R  

 N u r s i n g  a n d  D o m e s t i c  A c c o m m o d a t i o n  

 A c c e s s o r y  U n i t  f o r  O f f i c e ,  S t u d i o s ,  e t c .  

 D e f r a y  M o r t g a g e  f o r  F i r s t - t i m e  B u y e r s  

 Po o l  H o u s e  o r  G u e s t  H o u s e  

 M a n / Wo m a n  “ C a v e ”  



FINANCIAL ISSUES 

 N o  L a n d  A c q u i s i t i o n  C o s t  

 B y - R i g h t  E n t i t l e m e n t s / Pe r m i t t i n g  

 S e c o n d  M o r t g a g e s  &  H E LO C s  

 E q u i t y  f r o m  S e a s o n e d  M o r t g a g e s  

 L a c k  o f  R e t i r e m e n t  

 G e n e r a t e  R e v e n u e  t o  K e e p  S F R  

 F u t u r e  S u p p l e m e n t  t o  R e v e r s e  M o r t g a g e  



FINANCIAL ISSUES 

 N o  L a n d  A c q u i s i t i o n  C o s t  

 C o n v e r t  F a l l o w  L a n d  t o  R e s i d e n t i a l  U n i t  

 L e g a l  U n i t  B a n k a b l e  –  2 n d  T D  o r  H E LO C  

 S a f e  E q u i t y  I n v e s t m e n t  f r o m  S e a s o n e d  T D  

 A d d  V a l u e  t o  H o m e  –  F u t u r e  S e c u r i t y  

 A l t e r n a t i v e  o r  S u p p l e m e n t  t o  R e v e r s e  
M o r t g a g e  



FINANCIAL ISSUES 

 R e n t s  A v e r a g e   L o s  A n g e l e s  $ 2 , 2 0 0  

     S a n t a  M o n i c a  $ 3 , 4 0 0  

 H E LO C  o n  $ 1 0 0 K  1 5  Ye a r   $ 7 3 6 / m o  

     3 0  Ye a r  $ 4 7 3 / m o  

 N e t  R e n t a l  I n c o m e  $ 75 0  –  $2 , 0 0 0 / m o *   

 

 L E G A L  U N I T  W I T H  P E R M I T S  

   A d d e d  p r o p e r t y  v a l u e  $ 25 0 , 0 0 0 +  

 B a s e d  o n  G r o s s  R e n t  M u l t i p l e  o r  I n c o m e  
* L e s s  e x p e n s e s  
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EXEC UTIVE D IREC TOR MULHOLL AND INST ITUTE ,   

SCOT T & ASSOCIATES ,  AV RATED  L AW F IRM,  L AND  USE  

FMR PRESIDENT L.A.  CITY PLANNING COMMISSION  

AMANDA DAFLOS,  D IREC TOR,  INNOVATION TEAM 

MAYOR’S  OFF ICE  OF  BUDGET AND INNOVATION  



Accessory Dw el l ing Uni ts  -  C i ty Benef i ts  

• Permi t ted  cons t ruc t ion .  

• Permi t  fees  and c i ty  inspec t ion  fees .  

• Cont rac tor  Bus iness  l i censes .  

• Economic  Mul t ip l ie r  e f fec t  cons t ruc t ion  goods  /  

serv ices  

• Improves  loca l  jobs  hous ing  ba lance. (SCAG issue) .  

• Way to  address  ex is t ing  i l lega l  garage convers ion .  

• Way to  d iscourage fu tu re  boot leg  garage convers ions .  

• Way to  encourage sus ta inab le  des ign  to  meet  2020 

res ident ia l  energy  requ i rements  

• Does  no t  requ i re  new road cons t ruc t ion  

• Does  no t  requ i re  new sewer  cons t ruc t ion .  

• Young fami l ies  in  ADUs more  s tab le  schoo l  popu la t ion .  
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Accessory Dwel l ing Units -  Community Benef i ts  

•  Prov ides  hous ing  where  peop le  want  to  l i ve ,  ex i t ing   

•   res ident ia l  ne ighborhoods .  

•  Improves  loca l  jobs  hous ing  ba lance.  

•  Conver ts  a  garage in to  a  res idence.  

•  Makes  ne ighborhood more  pedes t r ian  f r iend ly.  

•  Promotes  o ther  modes o f  t ranspor ta t ion .  

•  Uses  A l leys  fo r  Ent ry  /  Ex i t   

•  D i f fe ren t  marke t  and de l ivery  than la rge  sca le  

deve lopment .   

•  Oppor tun i ty  fo r  very  Sus ta inab le  des ign  so lu t ions .  

•  Oppor tun i ty  fo r  o f f  the  gr id  energy genera t ion  /  

s to rage.  

•  Success fu l  loca l  des igns  so lu t ions  w i l l  be  emula ted  

fo r  s imi la r  p ro jec ts  (  loca l  sus ta inab le  vernacu lar  )  
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Accessory Dwel l ing Owner Benef i ts  

•  Oppor tun i ty  to  make upgrades  to  the  ex is t ing  

dwe l l ing .  

•  A l lows owner  to  remain  in  loca t ion  as  fami ly  g rows 

and ages .  

• F inanc ia l  –  Way to  f inance upgrades  to  ex is t ing  home.  

• F inanc ia l  –  Prov ides  fu tu re  ren ta l  income (  Home or  

ADU) .  

•  Oppor tun i ty  fo r  very  Sus ta inab le  des ign  so lu t ions  tha t  

wi l l        reduce fu tu re  u t i l i t y  and opera t ing  cos ts .  

• F inanc ia l  –  Tax c red i ts  and rebates  fo r  sus ta inab le  

op t ions  

• Permi t ted  cons t ruc t ion  inc reases  va lue  a t  resa le .  
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