
SURFSIDE III CONDOMINIUM OWNERS’ ASSOCIATION, INC. 
OPEN AGENDA (AUDIO CONFERENCE) 

SATURDAY, OCTOBER 10, 2020 @ 10:00am 
PLEASE CALL 1-844-854-2222 (Toll Free) 

Access Code = 822680# 

OWNER’S QUESTIONS 

Each homeowner wishing to make comments to the Board is required to sign in prior to the start of the 
meeting. The comments will be taken in turn during the Open Forum and the homeowner will be given 3 
minutes to speak. Comments may or may not be addressed by the Board at that time. Homeowners may not 
give their time to another homeowner.  

CALL TO ORDER THE ANNUAL ELECTION MEETING     10:00 am 

a) Determination and Announcement of Quorum or Lack of Quorum
b) Proof of Notice of Meeting
c) Reading of the Minutes of the Last Annual Meeting and approval by the members
d) Presentation of the Financial Report and approval of the Tax Resolution by the members
e) Ballot Tabulation
f) Results of the Election
g) Board organization – Board elects its officers
h) Adjournment of the Annual Meeting

1. CALL TO ORDER OF REGULAR MEETING
Andy Santamaria – President
Randy Stokes – Vice -President
Page LaPenn – Treasurer
Barbara Lopez – Secretary
Carol Falin – Director

EXECUTIVE SESSION SUMMARY

GUEST/PRESENTATION

2. EMERGENCY ADDITIONS TO AGENDA

3. CONSENT AGENDA
Expenditures (sample)

o $16,661 – Sewer Line Repairs
o $5,391 – Insurance Premium
o $4,100 – Landscaping Fee
o $1,733 – WC Insurance Premium
o $1,700 – Management Fee
o $1,250 – CPA Fee
o $1,000 – Attorney Fee
o $825 – Pool Service Fee
o $799 – Printing/Postage
o $480 – Termite Fee
o $450 – Tree Branch Removal



o $406 – Bike Room Keys
o $393 – Phone Bill
o September 12, 2020 Minutes

4. COMMITTEE REPORTS

5. OFFICER REPORTS
o President

o Reserve Study Discussion
o Review of Rules and Regulations, IV, A General Rules 1-26

o Vice-President
o Civil Code 5551 – Balcony Inspections
o Assembly Bill 3182 – Rental Restriction Prohibition

o Treasurer
o 2021 Budget Discussion
o Board Approval of Association Finances per SB2912

o Secretary
o Director

6. ARCHITECTURAL APPLICATIONS – REVIEW/APPROVAL/DENIAL
o 741 Reef Circle, Bldg 5, 3rd floor - Installation of Security Door with approved material

7. LIENS

8. OPEN FORUM

9. NEXT MEETING – The next meeting will be held at 10:00am, November 14, 2020

10. MEETING ADJOURNED

 ATTACHED: 

 2021 Draft Budget 
 Reserve Analysis 
Report  AB3182     
Davis-Stirling



 
 
 
2021 DRAFT BUDGET DISCUSSION 
 
The draft budget for 2021 will be presented by the Treasurer at the October 10, 2020 Board Meeting 
which starts at 10:00 am. 
The COA’s budget includes $20,000 ($5.40x12x309) to start the process of satisfying the recently 
approved Senate Bill SB 326 (Civil Code Section 5551). 
This Section requires California Homeowners Association of a condominium project with 3 or more units 
to inspect not just their decks, but all “exterior elevated elements”. The inspections must be done every 
9 years and must use a Licensed Structural Engineer or Architect to determine if there is an “immediate 
threat to safety of occupants. 
The Structural Engineer or Architect shall issue a written report containing the following information: 
Identification of the building components; the current physical condition of the load-bearing components 
and associated waterproofing system; whether the conditions present an immediate threat to the health 
and safety of residents; the expected future performance and useful life of the loadbearing components 
and associated waterproofing system; recommendations for any necessary repair or replacement; and 
the report shall be stamped and signed by the Structural Engineer or Architect. 
If there is a threat to the health and safety of residents, the association shall take preventative measures 
immediately, including preventing occupant access to the exterior elevated element. Repairs shall be 
inspected and approved by the local enforcement agency before allowing occupant access to the exterior 
elevated element again. Any needed repairs may be funded by using loans, issuing a Special 
Assessment or using Reserves. 

 
The COA’s budget also includes an additional $18,200 ($4.91x12x309) to pay for the increase in 
insurance premiums. 
 



Reserve Analysis Report

Surfside III

600 Sunfish Way

Port Hueneme, CA  93041

Level II Study with Site Inspection

Fiscal Year End Date: December 31, 2020

Phone: 858-764-1895

Fax: 800-436-3816

brian@mccafferyreserveconsulting.com

www.mccafferyreserveconsulting.com



1-1 

Preface 
 

A reserve study is a detailed report that assists common interest developments (CID) in planning for 
long-term common area repair and replacement expenses.  These common areas differ for every 
development.  They can include streets, roofs, recreational facilities and many other items.  
A reserve study estimates the costs of common area repairs and replacements over a 30 year period.  
Each component is given a useful life, remaining life, and estimated cost.   A reserve study then 
calculates the funds necessary to cover these expenses by creating funding plans. 
 

 

The Big Picture - What are the significant figures to look at in the report? 
 

 The Component List – What are our reserve components and when will they need maintenance 
 
Every reserve study must start with a list of the components.  The component summary contains the list 
of all the components, their useful and remaining lives, and their estimated costs.  These numbers are 
the building blocks for most of the figures in the study.   

 Percent Funded  - What is our current financial standing 

Probably the most important number in a reserve study is percent funded.  It’s almost like a credit score 
for an association.  It tells them the current strength of their reserve fund.   

Over 70% = Well Funded     Between 30-70% = Fairly Funded      Below 30% = Poorly Funded  
 
The lower your percent funded the higher the risk of a special assessment.  A low percent funded also 
increases the likelihood of deferred maintenance which can cause declining property values. 
 

 Funding Plans - How much do we need to save for the future 
 
The next important part of the study is the theoretical 30 year funding plans.  The study contains 3 
funding plans.  It projects what the percent funded will be over the next 30 years if the CID follows each 
of these plans.  
 
Current Funding Plan – This plan is based on what the association is currently contributing to its reserve 
fund.  This information is supplied by the board or management 
 
Recommended Funding Plan – This is McCaffery’s recommendation,  if a CID follows the recommended 
plan they should end up well funded and near the 100% funded level.   
 
5% Threshold Funding Plan - The threshold funding plan is a 30 year cash flow plan that calculates the 
minimum amount a CID should contribute so their reserve balance won’t fall below 5% funded and 
cause the need for a special assessment.   The percent funded will at some point fall into poorly funded 
levels but will never drop below 5%.  If a CID has a funding plan that is below this threshold plan they 
should also plan on a future special assessment and/or a deferred maintenance.    (Following this plan 
does carry higher risk of a special assessment if a component fails early or costs more than expected) 

 



Executive Summary

Surfside III

This is a Homeowners Association with 309 Condominium Units. 

The common area components include: asphalt, pool, and building exterior.

A Level II Study with an on-site inspection was performed on July 29, 2020.

Reserve Fund Balance at Fiscal Year End

Fully Funded Reserve Balance 3,051,575$      

Projected Balance 1,280,308$      

Under Funded (Deficiency in Reserve Funding) 1,771,267$      

Deficiency in Reserve Funding Per Unit 5,732.25$        

Percent Funded 42.0%

Poorly Funded Fair Well Funded

2021 2022 2023 2024 2025

45% 48% 49% 51% 47%

Funding Plans Annually Monthly Per Unit Monthly

Depreciation of Components in 2020 374,072$         31,173$           100.88$           

Budgeted Reserve Contribution 2020 338,388$         28,199$           91.26$             

5% Threshold Reserve Contribution for 2021 342,000$         28,500$           92.23$             

Recommended Reserve Contribution for 2021 420,000$        35,000$          113.27$          

5 Year Percent Funded

Projection

December 31, 2020
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Theoretical 30 Year Funding Plans Before Tax Interest Rate 1.5%

Surfside III Annual Inflation Rate 3.0%

Above 70% = Well Funded Between 30% and 70% = Fairly Funded Below 30% = Poorly Funded Annual Funding Increase 3.0%

(Low Risk of Special Assessment) (Higher Risk of Special Assessment)

Year Annual Fully Funded Current Funding Plan Recommended Funding Plan 5% Threshold Funding Plan

End Expenses Balance Contribution Balance % Funded Contribution Balance % Funded Contribution Balance % Funded

2020 -$            3,051,575$   338,388$      1,280,308$    42% -$             1,280,308$    42% -$           1,280,308$   42%

2021 94,760$      3,425,933$   348,540$      1,553,292$    45% 420,000$      1,624,753$    47% 342,000$    1,546,753$   45%

2022 115,638$    3,800,502$   358,996$      1,819,949$    48% 432,600$      1,966,086$    52% 352,260$    1,806,576$   48%

2023 197,142$    4,110,067$   369,766$      2,019,873$    49% 445,578$      2,244,013$    55% 362,828$    1,999,361$   49%

2024 145,191$    4,497,366$   380,859$      2,285,839$    51% 458,945$      2,591,428$    58% 373,713$    2,257,873$   50%

2025 662,429$    4,349,522$   392,284$      2,049,981$    47% 472,714$      2,440,584$    56% 384,924$    2,014,236$   46%

2026 126,570$    4,789,784$   404,053$      2,358,214$    49% 486,895$      2,837,518$    59% 396,472$    2,314,351$   48%

2027 333,296$    5,033,080$   416,175$      2,476,466$    49% 501,502$      3,048,287$    61% 408,366$    2,424,137$   48%

2028 196,977$    5,444,905$   428,660$      2,745,297$    50% 516,547$      3,413,582$    63% 420,617$    2,684,139$   49%

2029 446,460$    5,613,484$   441,520$      2,781,535$    50% 532,043$      3,550,369$    63% 433,235$    2,711,176$   48%

2030 476,307$    5,769,484$   454,765$      2,801,716$    49% 548,005$      3,675,321$    64% 446,232$    2,721,769$   47%

2031 547,188$    5,868,588$   468,408$      2,764,962$    47% 564,445$      3,747,708$    64% 459,619$    2,675,027$   46%

2032 334,223$    6,216,521$   482,460$      2,954,674$    48% 581,378$      4,051,079$    65% 473,408$    2,854,337$   46%

2033 583,207$    6,321,615$   496,934$      2,912,720$    46% 598,820$      4,127,457$    65% 487,610$    2,801,555$   44%

2034 1,462,131$ 5,495,786$   511,842$      2,006,123$    37% 616,784$      3,344,022$    61% 502,239$    1,883,686$   34%

2035 1,208,294$ 4,936,681$   527,197$      1,355,117$    27% 635,288$      2,821,176$    57% 517,306$    1,220,952$   25%

2036 545,374$    5,095,235$   543,013$      1,373,083$    27% 654,346$      2,972,466$    58% 532,825$    1,226,717$   24%

2037 1,202,281$ 4,566,109$   559,304$      750,702$       16% 673,977$      2,488,748$    55% 548,810$    591,646$      13%

2038 961,866$    4,299,667$   576,083$      376,179$       9% 694,196$      2,258,409$    53% 565,274$    203,928$      5%

2039 540,080$    4,500,498$   593,365$      435,107$       10% 715,022$      2,467,227$    55% 582,232$    249,139$      6%

2040 334,850$    4,948,989$   611,166$      717,951$       15% 736,473$      2,905,858$    59% 599,699$    517,726$      10%

2041 557,005$    5,190,942$   629,501$      801,217$       15% 758,567$      3,151,008$    61% 617,690$    586,177$      11%

2042 970,404$    5,013,939$   648,386$      491,217$       10% 781,324$      3,009,193$    60% 636,221$    260,787$      5%

2043 832,183$    5,002,615$   667,838$      334,241$       7% 804,763$      3,026,911$    61% 655,307$    87,823$        2%

2044 426,887$    5,451,427$   687,873$      600,241$       11% 828,906$      3,474,335$    64% 674,967$    337,220$      6%

2045 516,647$    5,839,440$   708,509$      801,106$       14% 853,774$      3,863,576$    66% 695,216$    520,847$      9%

2046 215,659$    6,588,108$   729,765$      1,327,229$    20% 879,387$      4,585,258$    70% 716,072$    1,029,073$   16%

2047 714,533$    6,843,906$   751,658$      1,384,262$    20% 905,768$      4,845,272$    71% 737,554$    1,067,530$   16%

2048 323,731$    7,554,959$   774,207$      1,855,502$    25% 932,941$      5,527,162$    73% 759,681$    1,519,493$   20%

2049 885,302$    7,705,678$   797,433$      1,795,466$    23% 960,930$      5,685,697$    74% 782,471$    1,439,455$   19%

2050 739,914$    8,044,602$   821,356$      1,903,840$    24% 989,758$      6,020,825$    75% 805,945$    1,527,078$   19%

Note: All future projections are theoretical.  The estimated lives and costs of components will likely change over time depending on factors such as inflation rates and

levels of maintenance.  Reserve analysis should be performed annually to account for these factors.
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12/31/2020 Component Summary
Surfside III

Category Approx. Unit of Useful Remaining Unit  Total Cost

Component Quantity Measure Life Life Cost Cost Source

Asphalt

Concrete Repairs 1 Allowance 25 2 4,120$       4,120$            1

Overlay & Replace (Parking Areas) 35000 SF 25 22 2.83$         99,050$          1

Overlay & Replace (Streets) 125000 SF 25 21 2.83$         353,750$        1

Seal Coat/Repair/Restripe 160000 SF 5 2 0.28$         44,800$          1

501,720$        

Clubhouse

Furnishings 1 Allowance 15 2 5,150$       5,150$            1

Carpet 650 SY 15 3 20.60$       13,390$          1

Office Equipment (Partial Replace) 1 Allowance 5 1 3,090$       3,090$            1

Bathrooms - Refurbish 2 Each 25 5 6,180$       12,360$          1

Copier 1 Each 10 2 5,150$       5,150$            1

Tile Flooring - Repair/Replace 1 Allowance 20 5 6,180$       6,180$            1

Game Tables 3 Each 10 6 4,120$       12,360$          1

Exercise Equipment 4 Each 10 8 3,605$       14,420$          1

Kitchen Area - Refurbish 1 Allowance 20 11 12,360$     12,360$          1

Gym Flooring - Replace 1 Allowance 18 10 3,605$       3,605$            1

88,065$          

Common Areas

Recreation and Outdoor Furnishings 1 Allowance 22 4 4,120$       4,120$            1

Recreation and Outdoor Furnishings 1 Allowance 22 9 4,120$       4,120$            1

Recreation and Outdoor Furnishings 1 Allowance 22 14 4,120$       4,120$            1

Recreation and Outdoor Furnishings 1 Allowance 22 19 4,120$       4,120$            1

16,480$          

Decks & Landings

Balcony Inspection/Repairs 1 Allowance 9 2 20,000$     20,000$          1

Balcony Decks - Repair 2 Each 10 0 6,180$       12,360$          1

Balcony Decks - Repair 2 Each 10 1 6,180$       12,360$          1

Balcony Decks - Repair 2 Each 10 2 6,180$       12,360$          1

Balcony Decks - Repair 2 Each 10 3 6,180$       12,360$          1

Walkways/Landings - Reseal 8 Each 12 11 10,300$     82,400$          1

Stairs/Landings- Repair 2 Each 12 1 3,090$       6,180$            1

Stairs/Landings- Repair 2 Each 12 2 3,090$       6,180$            1

Stairs/Landings- Repair 2 Each 12 3 3,090$       6,180$            1

Stairs/Landings- Repair 2 Each 12 4 3,090$       6,180$            1

176,560$        

Fencing/Rails/Gates

Metal Fence/Railings - Repair 1 Allowance 20 10 10,300$     10,300$          1

Surfside Drive Fence 1 Allowance 20 16 30,900$     30,900$          1

Townhome Fences 1 Allowance 25 21 57,680$     57,680$          1

Trash Enclosures - Replace 32 Each 30 17 2,060$       65,920$          1

Vehicle Gates 3 Each 30 13 7,210$       21,630$          1

186,430$        

Landscaping

Irrigation Replacement 1 Allowance 12 9 12,360$     12,360$          1

12,360$          

Lighting Electrical

Campus Lighting - Replace 1 Allowance 25 24 72,100$     72,100$          1

Hallway Lighting - Replace 1 Allowance 25 18 25,750$     25,750$          1

Main Electrical Junction Box 1 Allowance 40 4 61,800$     61,800$          1

159,650$        

Mechanical/Plumbing

Electrical Box Replacement Condos 10 each 25 4 824$          8,240$            1

Electrical Box Replacement Condos 10 each 25 5 824$          8,240$            1

Electrical Box Replacement Condos 10 each 25 6 824$          8,240$            1

Electrical Box Replacement Condos 30 each 25 7 824$          24,720$          1

Electrical Box Replacement Condos 30 each 25 8 824$          24,720$          1

Electrical Box Replacement Condos 30 each 25 9 824$          24,720$          1

Electrical Box Replacement Condos 131 each 25 10 824$          107,944$        1

Elevators - Modernization 8 Each 25 13 72,100$     576,800$        1

Fire Control Panels 8 Each 18 13 3,605$       28,840$          1

Plumbing Repairs 2 Allowance 1 0 41,200$     82,400$          1

894,864$        
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Category Approx. Unit of Useful Remaining Unit  Total Cost

Component Quantity Measure Life Life Cost Cost Source

Miscellaneous

Bridge - Repair 1 Allowance 40 39 103,000$   103,000$        1

Concrete Walkways - Repair 1 Allowance 5 4 20,000$     20,000$          1

Directional Signage 1 Allowance 18 17 2,575$       2,575$            1

Intercom (Gate) 1 Each 12 2 5,665$       5,665$            1

Mailbox Kiosks 20 Each 20 19 1,750$       35,000$          1

Monument Sign 1 Each 20 4 3,090$       3,090$            1

Utility Doors 1 Allowance 30 26 188,670$   188,670$        1

358,000$        

Painting

Exterior Stucco - Partial (A) 66 Each 12 4 2,060$       135,960$        1

Exterior Stucco - Partial (B) 66 Each 12 6 2,060$       135,960$        1

Exterior Stucco - Partial (C) 66 Each 12 8 2,060$       135,960$        1

Exterior Stucco - Partial (D) 66 Each 12 10 2,060$       135,960$        1

Exterior Surfaces - High Fascia 8 Each 5 4 5,150$       41,200$          1

Exterior Stucco - Townhome 12 Allowance 12 4 3,090$       37,080$          1

Exterior Stucco - Townhome 12 Allowance 12 6 3,090$       37,080$          1

Exterior Stucco - Townhome 12 Allowance 12 8 3,090$       37,080$          1

Exterior Stucco - Townhome 15 Allowance 12 10 3,090$       46,350$          1

742,630$        

Plumbing

Sewer Main Lines - Partial Replace 1 Allowance 50 4 180,250$   180,250$        1

Sewer Main Lines - Partial Replace 1 Allowance 50 9 180,250$   180,250$        1

Sewer Main Lines - Partial Replace 2 Allowance 50 14 180,250$   360,500$        1

Sewer Main Lines - Partial Replace 2 Allowance 50 16 180,250$   360,500$        1

Sewer Main Lines - Partial Replace 2 Allowance 50 17 180,250$   360,500$        1

1,442,000$     

Pool/Spa

Pool Bathrooms - Refurbish 2 Each 20 15 5,665$       11,330$          1

Pool Resurface 1352 LF 25 24 19$            25,066$          1

Pool Hardware 1 Allowance 25 24 10,300$     10,300$          1

Spa 1 Each 10 3 10,300$     10,300$          1

56,996$          

Roofing

Carports (Metal Roof) - Replacement 20 Allowance 40 11 1,030$       20,600$          1

Carports (Metal Roof) - Replacement 20 Allowance 40 14 1,030$       20,600$          1

Carports (Metal Roof) - Replacement 20 Allowance 40 17 1,030$       20,600$          1

Carports (Metal Roof) - Replacement 20 Allowance 40 20 1,030$       20,600$          1

Carports (Metal Roof) - Replacement 20 Allowance 40 23 1,030$       20,600$          1

Carports (Metal Roof) - Replacement 20 Allowance 40 26 1,030$       20,600$          1

Carports (Metal Roof) - Replacement 138 Allowance 40 29 1,030$       142,140$        1

Comp Shingle - Replace Condo (Ph. 1) 29000 SF 25 12 6.70$         194,300$        1

Comp Shingle - Replace Condo(Ph. 2) 29000 SF 25 13 6.70$         194,300$        1

Comp Shingle - Replace Condo(Ph. 3) 29000 SF 25 14 6.70$         194,300$        1

Comp Shingle - Replace Condo(Ph. 4) 27650 SF 25 15 6.70$         185,255$        1

Flat Roof (Clubhouse) 5100 SF 20 8 6.70$         34,170$          1

Gutters & Downspouts - Repair 1 Allowance 20 8 15,450$     15,450$          1

Tile Roof (Clubhouse) 8000 SF 30 28 7.21$         57,680$          1

Townhome Roofs Including Garage 10 Allowance 20 12 6,180$       61,800$          1

Townhome Roofs Including Garage 10 Allowance 20 13 6,283$       62,830$          1

Townhome Roofs Including Garage 10 Allowance 20 14 6,386$       63,860$          1

Townhome Roofs Including Garage 10 Allowance 20 15 6,489$       64,890$          1

Townhome Roofs Including Garage 11 Allowance 20 16 6,592$       72,512$          1

1,467,087$     

Water Heaters

Water Heaters - Partial Replace 2 Each 15 1 4,120$       8,240$            1

Water Heaters - Partial Replace 2 Each 15 3 4,120$       8,240$            1

Water Heaters - Partial Replace 2 Each 15 4 4,120$       8,240$            1

Water Heaters - Partial Replace 2 Each 15 7 4,120$       8,240$            1

Water Heaters - Partial Replace 2 Each 15 8 4,120$       8,240$            1

Water Heaters - Partial Replace 2 Each 15 10 4,120$       8,240$            1

Water Heaters - Partial Replace 2 Each 15 11 4,120$       8,240$            1

Water Heaters - Partial Replace 2 Each 15 12 4,120$       8,240$            1

65,920$          

Contingency

5% 1

TOTALS 6,168,762$   

Notes:  Any other items not listed are included in operating budget.
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Assessment and Reserve Funding Disclosure Summary

Surfside III

(1)  The current regular assessment per ownership interest per month is:

459.00$        per month for the year ending 12/31/20

(2)  Additional regular or special assessments that have already been scheduled to be

     imposed or charged, regardless of the purpose, if they have

     been approved by the board and/or members: As of 8/4/2020

Date Assessment is Due Purpose of Assessment

NA

Total:

(3)  Based upon the most recent reserve study and other information

     available to the board of directors, will currently projected

     reserve account balances be sufficient at the end of each year

     to meet the association's obligation for repair and/or

     replacement  of major components during the next 30 years?

Yes No

Note: This calculation assumes the association will raise their current reserve contribution 3%

         per year over the next 30 years.

(4) If the answer to #3 is no, what additional assessments or other

    contributions to reserves would be necessary to ensure that

    sufficient reserve funds will be available each year during the

    next 30 years?

Not Applicable

Note: This calculation assumes the association will raise their current reserve contribution 3%

         per year over the next 30 years.

(5)  All major components appropriate for reserve funding are included in the reserve study and are

included in it's calculations.

(6) Based on the method of calculation in paragraph (4) of subdivision (b) of Section 5570 of the

civil code the estimated amount required in the reserve fund at the end of the current fiscal year is:

3,051,575$   

based in whole or in part on the last reserve study or update prepared by McCaffery Reserve Consulting

as of 12/31/2020  the projected reserve fund cash balance at the end of the current

fiscal year is: 1,280,308$   resulting in the reserves being 42% funded at this date.

Amount per unit

www.mccafferyreserveconsulting.com  6-61



(7) Based on the method of calculation in paragraph (4) of subdivision (b) of Section 5570 of the

civil code the projected required amount in reserves, projected reserve fund cash balance and

projected percent funded for each of the next 5 years is:

Year Amt Required Proj. Balance % Funded

2021 3,425,933$   1,553,292$           45%

2022 3,800,502$   1,819,949$           48%

2023 4,110,067$   2,019,873$           49%

2024 4,497,366$   2,285,839$           51%

2025 4,349,522$   2,049,981$           47%

For more detail see attached theoretical 30 year funding plans.

Note: This calculation assumes the association will raise their reserve contribution 3%

         per year over the next 30 years.

NOTE: The financial representations set forth in this summary

are based on the best estimates of the preparer at that time.  The

estimates are subject to change.  At the time this summary was

prepared, the assumed long-term before-tax interest rate was : 1.50%

per year, and the assumed long-term inflation rate to be applied to major

component repair and replacement costs was: 3.00%  per year

   (b) For the purposes of preparing a summary pursuant to this

section:

   (1) "Estimated remaining useful life" means the time reasonably

calculated to remain before a major component will require

replacement.

   (2) "Major component" has the meaning used in Section 5530.

Components with an estimated remaining useful life of more than 30

years may be included in a study as a capital asset or disregarded

from the reserve calculation, so long as the decision is revealed in

the reserve study report and reported in the Assessment and Reserve

Funding Disclosure Summary.

   (3) The form set out in subdivision (a) shall accompany each pro

forma operating budget or summary thereof that is delivered pursuant

to this article.  The form may be supplemented or modified to clarify

the information delivered, so long as the minimum information set

out in subdivision (a) is provided.

   (4) For the purpose of the report and summary, the amount of

reserves needed to be accumulated for a component at a given time

shall be computed as the current cost of replacement or repair

multiplied by the number of years the component has been in service

divided by the useful life of the component.  This shall not be

construed to require the board to fund reserves in accordance with

this calculation.

The Preparer of this form will be indemnified and held harmless against all losses,

claims, action, damages, expenses or liabilities, including reasonable attorneys'

fees, to which we may become subject in connection with this engagement, because 

of any false, misleading or incomplete information which has been provided to Preparer 

by others and relied upon by Preparer which may result from any improper use or 

reliance on this disclosure.
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CALIFORNIA LEGISLATURE— 2019–2020 REGULAR SESSION

Introduced by Assembly Member Ting

February 21, 2020

An act to amend Section 4740 of, and to add Section 4741 to, the Civil Code, and to amend Section
65852.2 of the Government Code, relating to housing.

LEGISLATIVE COUNSEL'S DIGEST

AB 3182, Ting. Housing:governing documents: rental or leasing of separate interests: accessory dwelling units.

Existing law, the Davis-Stirling Common Interest Development Act, defines and regulates common interest
developments. Existing law provides that an owner of a separate interest in a common interest development
shall not be subject to a provision in a governing document or an amendment to a governing document that
prohibits the rental or leasing of any separate interest in that common interest development to a renter, lessee,
or tenant unless that governing document, or amendment thereto, was effective before the date the owner
acquired title to the owner’s separate interest. Existing law permits an owner of a separate interest of a common
interest development, despite the above provision, to expressly consent to be subject to a governing document
or an amendment to a governing document that prohibits the rental or leasing of any of the separate interests in
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the common interest development to a renter, lessee, or tenant. Existing law makes these provisions applicable
only to a provision in a governing document or a provision in an amendment to a governing document that
became effective on or after January 1, 2012.

This bill would delete the provision limiting the application to governing documents that became effective on or
after January 1, 2012, and would also delete the provision authorizing an owner to expressly consent to be
subject to a prohibition on renting or leasing of the owner’s separate interest. The bill would provide that an
owner of a separate interest in a common interest development is not subject to a provision in a governing
document or an amendment to a governing document that prohibits, has the effect of prohibiting, or
unreasonably restricts the rental or leasing of any of the separate interests, accessory dwelling units, or junior
accessory dwelling units in that common interest development to a renter, lessee, or tenant. The bill would
prohibit a common interest development from adopting or enforcing a provision that restricts the rental or lease
of separate interests to less than 25% of the separate interests in the common interest development. The bill
would specify that these provisions do not prohibit a common interest development from adopting a provision in
a governing document that prohibits transient or short-term rentals of 30 days or less.

Existing law requires a local agency to ministerially approve or deny a permit application for the creation of an
accessory dwelling unit or junior accessory dwelling unit within 60 days from the date the local agency receives a
completed application if there is an existing single-family or multifamily dwelling on the lot.

This bill would deem a permit application for the creation of an accessory dwelling unit or junior accessory
dwelling unit approved if the local agency has not acted upon the completed application within 60 days.

Existing law requires ministerial approval of an application for a building permit within a residential or mixed-use
zone to create one accessory dwelling unit or one junior accessory dwelling unit per lot with a proposed or
existing single-family dwelling if certain requirements are met.

This bill would instead require ministerial approval of an application for a building permit within a residential or
mixed-use zone to create one accessory dwelling unit and one junior accessory dwelling unit per lot with a
proposed or existing single-family dwelling if certain requirements are met.

Existing law authorizes a local agency to require, as part of the application for a permit to create an accessory
dwelling unit connected to an onsite water treatment system, a percolation test completed within the last 5
years, or, if the percolation test has been recertified, within the last 10 years.

This bill would instead specify that the percolation test, described above, may be required as part of the
application for a permit to create an accessory dwelling unit connected to an onsite wastewater treatment
system.

This bill would incorporate additional changes to Section 65852.2 of the Government Code proposed by SB 1030
to be operative only if this bill and SB 1030 are enacted and this bill is enacted last.

The bill would include findings that changes proposed by this bill address a matter of statewide concern rather
than a municipal affair and, therefore, apply to all cities, including charter cities.

By increasing the duties of local agencies with respect to land use regulations, this bill would impose a state-
mandated local program.

The California Constitution requires the state to reimburse local agencies and school districts for certain costs
mandated by the state. Statutory provisions establish procedures for making that reimbursement.

This bill would provide that no reimbursement is required by this act for a specified reason.

Vote: majority   Appropriation: no   Fiscal Committee: yes   Local Program: yes  

THE PEOPLE OF THE STATE OF CALIFORNIA DO ENACT AS FOLLOWS:

SECTION 1. Section 4740 of the Civil Code is amended to read:

4740. (a) An owner of a separate interest in a common interest development shall not be subject to a provision in
a governing document or an amendment to a governing document that prohibits the rental or leasing of any of
the separate interests in that common interest development to a renter, lessee, or tenant unless that governing



document, or amendment thereto, was effective prior to the date the owner acquired title to their separate
interest.

(b) For purposes of this section, the right to rent or lease the separate interest of an owner shall not be deemed
to have terminated if the transfer by the owner of all or part of the separate interest meets at least one of the
following conditions:

(1) Pursuant to Section 62 or 480.3 of the Revenue and Taxation Code, the transfer is exempt, for purposes of
reassessment by the county tax assessor.

(2) Pursuant to subdivision (b) of, solely with respect to probate transfers, or subdivision (e), (f), or (g) of,
Section 1102.2, the transfer is exempt from the requirements to prepare and deliver a Real Estate Transfer
Disclosure Statement, as set forth in Section 1102.6.

(c) Prior to renting or leasing their separate interest as provided by this section, an owner shall provide the
association verification of the date the owner acquired title to the separate interest and the name and contact
information of the prospective tenant or lessee or the prospective tenant’s or lessee’s representative.

(d) Nothing in this section shall be deemed to revise, alter, or otherwise affect the voting process by which a
common interest development adopts or amends its governing documents.

SEC. 2. Section 4741 is added to the Civil Code, to read:

4741. (a) An owner of a separate interest in a common interest development shall not be subject to a provision in
a governing document or an amendment to a governing document that prohibits, has the effect of prohibiting, or
unreasonably restricts the rental or leasing of any of the separate interests, accessory dwelling units, or junior
accessory dwelling units in that common interest development to a renter, lessee, or tenant.

(b) A common interest development shall not adopt or enforce a provision in a governing document or
amendment to a governing document that restricts the rental or lease of separate interests within a common
interest to less than 25 percent of the separate interests. Nothing in this subdivision prohibits a common interest
development from adopting or enforcing a provision authorizing a higher percentage of separate interests to be
rented or leased.

(c) This section does not prohibit a common interest development from adopting and enforcing a provision in a
governing document that prohibits transient or short-term rental of a separate property interest for a period of
30 days or less.

(d) For purposes of this section, an accessory dwelling unit or junior accessory dwelling unit shall not be
construed as a separate interest.

(e) For purposes of this section, a separate interest shall not be counted as occupied by a renter if the separate
interest, or the accessory dwelling unit or junior accessory dwelling unit of the separate interest, is occupied by
the owner.

(f) A common interest development shall comply with the prohibition on rental restrictions specified in this
section on and after January 1, 2021, regardless of whether the common interest development has revised their
governing documents to comply with this section. However, a common interest development shall amend their
governing documents to conform to the requirements of this section no later than December 31, 2021.

(g) A common interest development that willfully violates this section shall be liable to the applicant or other
party for actual damages, and shall pay a civil penalty to the applicant or other party in an amount not to exceed
one thousand dollars ($1,000).

(h) In accordance with Section 4740, this section does not change the right of an owner of a separate interest
who acquired title to their separate interest before the effective date of this section to rent or lease their
property.

SEC. 3. Section 65852.2 of the Government Code, as amended by Section 1.5 of Chapter 659 of the Statutes of
2019, is amended to read:

65852.2. (a) (1) A local agency may, by ordinance, provide for the creation of accessory dwelling units in areas
zoned to allow single-family or multifamily dwelling residential use. The ordinance shall do all of the following:



(A) Designate areas within the jurisdiction of the local agency where accessory dwelling units may be permitted.
The designation of areas may be based on the adequacy of water and sewer services and the impact of
accessory dwelling units on traffic flow and public safety. A local agency that does not provide water or sewer
services shall consult with the local water or sewer service provider regarding the adequacy of water and sewer
services before designating an area where accessory dwelling units may be permitted.

(B) (i) Impose standards on accessory dwelling units that include, but are not limited to, parking, height,
setback, landscape, architectural review, maximum size of a unit, and standards that prevent adverse impacts on
any real property that is listed in the California Register of Historic Resources. These standards shall not include
requirements on minimum lot size.

(ii) Notwithstanding clause (i), a local agency may reduce or eliminate parking requirements for any accessory
dwelling unit located within its jurisdiction.

(C) Provide that accessory dwelling units do not exceed the allowable density for the lot upon which the
accessory dwelling unit is located, and that accessory dwelling units are a residential use that is consistent with
the existing general plan and zoning designation for the lot.

(D) Require the accessory dwelling units to comply with all of the following:

(i) The accessory dwelling unit may be rented separate from the primary residence, but may not be sold or
otherwise conveyed separate from the primary residence.

(ii) The lot is zoned to allow single-family or multifamily dwelling residential use and includes a proposed or
existing dwelling.

(iii) The accessory dwelling unit is either attached to, or located within, the proposed or existing primary
dwelling, including attached garages, storage areas or similar uses, or an accessory structure or detached from
the proposed or existing primary dwelling and located on the same lot as the proposed or existing primary
dwelling.

(iv) If there is an existing primary dwelling, the total floor area of an attached accessory dwelling unit shall not
exceed 50 percent of the existing primary dwelling.

(v) The total floor area for a detached accessory dwelling unit shall not exceed 1,200 square feet.

(vi) No passageway shall be required in conjunction with the construction of an accessory dwelling unit.

(vii) No setback shall be required for an existing living area or accessory structure or a structure constructed in
the same location and to the same dimensions as an existing structure that is converted to an accessory dwelling
unit or to a portion of an accessory dwelling unit, and a setback of no more than four feet from the side and rear
lot lines shall be required for an accessory dwelling unit that is not converted from an existing structure or a new
structure constructed in the same location and to the same dimensions as an existing structure.

(viii) Local building code requirements that apply to detached dwellings, as appropriate.

(ix) Approval by the local health officer where a private sewage disposal system is being used, if required.

(x) (I) Parking requirements for accessory dwelling units shall not exceed one parking space per accessory
dwelling unit or per bedroom, whichever is less. These spaces may be provided as tandem parking on a
driveway.

(II) Off street parking shall be permitted in setback areas in locations determined by the local agency or through
tandem parking, unless specific findings are made that parking in setback areas or tandem parking is not
feasible based upon specific site or regional topographical or fire and life safety conditions.

(III) This clause shall not apply to an accessory dwelling unit that is described in subdivision (d).

(xi) When a garage, carport, or covered parking structure is demolished in conjunction with the construction of
an accessory dwelling unit or converted to an accessory dwelling unit, the local agency shall not require that
those offstreet parking spaces be replaced.

(xii) Accessory dwelling units shall not be required to provide fire sprinklers if they are not required for the
primary residence.



(2) The ordinance shall not be considered in the application of any local ordinance, policy, or program to limit
residential growth.

(3) A permit application for an accessory dwelling unit or a junior accessory dwelling unit shall be considered and
approved ministerially without discretionary review or a hearing, notwithstanding Section 65901 or 65906 or any
local ordinance regulating the issuance of variances or special use permits. The permitting agency shall act on
the application to create an accessory dwelling unit or a junior accessory dwelling unit within 60 days from the
date the local agency receives a completed application if there is an existing single-family or multifamily dwelling
on the lot. If the permit application to create an accessory dwelling unit or a junior accessory dwelling unit is
submitted with a permit application to create a new single-family dwelling on the lot, the permitting agency may
delay acting on the permit application for the accessory dwelling unit or the junior accessory dwelling unit until
the permitting agency acts on the permit application to create the new single-family dwelling, but the application
to create the accessory dwelling unit or junior accessory dwelling unit shall be considered without discretionary
review or hearing. If the applicant requests a delay, the 60-day time period shall be tolled for the period of the
delay. If the local agency has not acted upon the completed application within 60 days, the application shall be
deemed approved. A local agency may charge a fee to reimburse it for costs incurred to implement this
paragraph, including the costs of adopting or amending any ordinance that provides for the creation of an
accessory dwelling unit.

(4) An existing ordinance governing the creation of an accessory dwelling unit by a local agency or an accessory
dwelling ordinance adopted by a local agency shall provide an approval process that includes only ministerial
provisions for the approval of accessory dwelling units and shall not include any discretionary processes,
provisions, or requirements for those units, except as otherwise provided in this subdivision. If a local agency
has an existing accessory dwelling unit ordinance that fails to meet the requirements of this subdivision, that
ordinance shall be null and void and that agency shall thereafter apply the standards established in this
subdivision for the approval of accessory dwelling units, unless and until the agency adopts an ordinance that
complies with this section.

(5) No other local ordinance, policy, or regulation shall be the basis for the delay or denial of a building permit or
a use permit under this subdivision.

(6) This subdivision establishes the maximum standards that local agencies shall use to evaluate a proposed
accessory dwelling unit on a lot that includes a proposed or existing single-family dwelling. No additional
standards, other than those provided in this subdivision, shall be used or imposed, including any owner-occupant
requirement, except that a local agency may require that the property be used for rentals of terms longer than
30 days.

(7) A local agency may amend its zoning ordinance or general plan to incorporate the policies, procedures, or
other provisions applicable to the creation of an accessory dwelling unit if these provisions are consistent with
the limitations of this subdivision.

(8) An accessory dwelling unit that conforms to this subdivision shall be deemed to be an accessory use or an
accessory building and shall not be considered to exceed the allowable density for the lot upon which it is
located, and shall be deemed to be a residential use that is consistent with the existing general plan and zoning
designations for the lot. The accessory dwelling unit shall not be considered in the application of any local
ordinance, policy, or program to limit residential growth.

(b) When a local agency that has not adopted an ordinance governing accessory dwelling units in accordance
with subdivision (a) receives an application for a permit to create an accessory dwelling unit pursuant to this
subdivision, the local agency shall approve or disapprove the application ministerially without discretionary
review pursuant to subdivision (a). The permitting agency shall act on the application to create an accessory
dwelling unit or a junior accessory dwelling unit within 60 days from the date the local agency receives a
completed application if there is an existing single-family or multifamily dwelling on the lot. If the permit
application to create an accessory dwelling unit or a junior accessory dwelling unit is submitted with a permit
application to create a new single-family dwelling on the lot, the permitting agency may delay acting on the
permit application for the accessory dwelling unit or the junior accessory dwelling unit until the permitting
agency acts on the permit application to create the new single-family dwelling, but the application to create the
accessory dwelling unit or junior accessory dwelling unit shall still be considered ministerially without
discretionary review or a hearing. If the applicant requests a delay, the 60-day time period shall be tolled for the
period of the delay. If the local agency has not acted upon the completed application within 60 days, the
application shall be deemed approved.



(c) (1) Subject to paragraph (2), a local agency may establish minimum and maximum unit size requirements
for both attached and detached accessory dwelling units.

(2) Notwithstanding paragraph (1), a local agency shall not establish by ordinance any of the following:

(A) A minimum square footage requirement for either an attached or detached accessory dwelling unit that
prohibits an efficiency unit.

(B) A maximum square footage requirement for either an attached or detached accessory dwelling unit that is
less than either of the following:

(i) 850 square feet.

(ii) 1,000 square feet for an accessory dwelling unit that provides more than one bedroom.

(C) Any other minimum or maximum size for an accessory dwelling unit, size based upon a percentage of the
proposed or existing primary dwelling, or limits on lot coverage, floor area ratio, open space, and minimum lot
size, for either attached or detached dwellings that does not permit at least an 800 square foot accessory
dwelling unit that is at least 16 feet in height with four-foot side and rear yard setbacks to be constructed in
compliance with all other local development standards.

(d) Notwithstanding any other law, a local agency, whether or not it has adopted an ordinance governing
accessory dwelling units in accordance with subdivision (a), shall not impose parking standards for an accessory
dwelling unit in any of the following instances:

(1) The accessory dwelling unit is located within one-half mile walking distance of public transit.

(2) The accessory dwelling unit is located within an architecturally and historically significant historic district.

(3) The accessory dwelling unit is part of the proposed or existing primary residence or an accessory structure.

(4) When on-street parking permits are required but not offered to the occupant of the accessory dwelling unit.

(5) When there is a car share vehicle located within one block of the accessory dwelling unit.

(e) (1) Notwithstanding subdivisions (a) to (d), inclusive, a local agency shall ministerially approve an application
for a building permit within a residential or mixed-use zone to create any of the following:

(A) One accessory dwelling unit and one junior accessory dwelling unit per lot with a proposed or existing single-
family dwelling if all of the following apply:

(i) The accessory dwelling unit or junior accessory dwelling unit is within the proposed space of a single-family
dwelling or existing space of a single-family dwelling or accessory structure and may include an expansion of not
more than 150 square feet beyond the same physical dimensions as the existing accessory structure. An
expansion beyond the physical dimensions of the existing accessory structure shall be limited to accommodating
ingress and egress.

(ii) The space has exterior access from the proposed or existing single-family dwelling.

(iii) The side and rear setbacks are sufficient for fire and safety.

(iv) The junior accessory dwelling unit complies with the requirements of Section 65852.22.

(B) One detached, new construction, accessory dwelling unit that does not exceed four-foot side and rear yard
setbacks for a lot with a proposed or existing single-family dwelling. The accessory dwelling unit may be
combined with a junior accessory dwelling unit described in subparagraph (A). A local agency may impose the
following conditions on the accessory dwelling unit:

(i) A total floor area limitation of not more than 800 square feet.

(ii) A height limitation of 16 feet.

(C) (i) Multiple accessory dwelling units within the portions of existing multifamily dwelling structures that are
not used as livable space, including, but not limited to, storage rooms, boiler rooms, passageways, attics,
basements, or garages, if each unit complies with state building standards for dwellings.



(ii) A local agency shall allow at least one accessory dwelling unit within an existing multifamily dwelling and
shall allow up to 25 percent of the existing multifamily dwelling units.

(D) Not more than two accessory dwelling units that are located on a lot that has an existing multifamily
dwelling, but are detached from that multifamily dwelling and are subject to a height limit of 16 feet and four-
foot rear yard and side setbacks.

(2) A local agency shall not require, as a condition for ministerial approval of a permit application for the creation
of an accessory dwelling unit or a junior accessory dwelling unit, the correction of nonconforming zoning
conditions.

(3) The installation of fire sprinklers shall not be required in an accessory dwelling unit if sprinklers are not
required for the primary residence.

(4) A local agency shall require that a rental of the accessory dwelling unit created pursuant to this subdivision
be for a term longer than 30 days.

(5) A local agency may require, as part of the application for a permit to create an accessory dwelling unit
connected to an onsite wastewater treatment system, a percolation test completed within the last five years, or,
if the percolation test has been recertified, within the last 10 years.

(6) Notwithstanding subdivision (c) and paragraph (1) a local agency that has adopted an ordinance by July 1,
2018, providing for the approval of accessory dwelling units in multifamily dwelling structures shall ministerially
consider a permit application to construct an accessory dwelling unit that is described in paragraph (1), and may
impose standards including, but not limited to, design, development, and historic standards on said accessory
dwelling units. These standards shall not include requirements on minimum lot size.

(f) (1) Fees charged for the construction of accessory dwelling units shall be determined in accordance with
Chapter 5 (commencing with Section 66000) and Chapter 7 (commencing with Section 66012).

(2) An accessory dwelling unit shall not be considered by a local agency, special district, or water corporation to
be a new residential use for purposes of calculating connection fees or capacity charges for utilities, including
water and sewer service, unless the accessory dwelling unit was constructed with a new single-family dwelling.

(3) (A) A local agency, special district, or water corporation shall not impose any impact fee upon the
development of an accessory dwelling unit less than 750 square feet. Any impact fees charged for an accessory
dwelling unit of 750 square feet or more shall be charged proportionately in relation to the square footage of the
primary dwelling unit.

(B) For purposes of this paragraph, “impact fee” has the same meaning as the term “fee” is defined in
subdivision (b) of Section 66000, except that it also includes fees specified in Section 66477. “Impact fee” does
not include any connection fee or capacity charge charged by a local agency, special district, or water
corporation.

(4) For an accessory dwelling unit described in subparagraph (A) of paragraph (1) of subdivision (e), a local
agency, special district, or water corporation shall not require the applicant to install a new or separate utility
connection directly between the accessory dwelling unit and the utility or impose a related connection fee or
capacity charge, unless the accessory dwelling unit was constructed with a new single-family home.

(5) For an accessory dwelling unit that is not described in subparagraph (A) of paragraph (1) of subdivision (e), a
local agency, special district, or water corporation may require a new or separate utility connection directly
between the accessory dwelling unit and the utility. Consistent with Section 66013, the connection may be
subject to a connection fee or capacity charge that shall be proportionate to the burden of the proposed
accessory dwelling unit, based upon either its square feet or the number of its drainage fixture unit (DFU)
values, as defined in the Uniform Plumbing Code adopted and published by the International Association of
Plumbing and Mechanical Officials, upon the water or sewer system. This fee or charge shall not exceed the
reasonable cost of providing this service.

(g) This section does not limit the authority of local agencies to adopt less restrictive requirements for the
creation of an accessory dwelling unit.

(h) (1) A local agency shall submit a copy of the ordinance adopted pursuant to subdivision (a) to the
Department of Housing and Community Development within 60 days after adoption. After adoption of an



ordinance, the department may submit written findings to the local agency as to whether the ordinance complies
with this section.

(2) (A) If the department finds that the local agency’s ordinance does not comply with this section, the
department shall notify the local agency and shall provide the local agency with a reasonable time, no longer
than 30 days, to respond to the findings before taking any other action authorized by this section.

(B) The local agency shall consider the findings made by the department pursuant to subparagraph (A) and shall
do one of the following:

(i) Amend the ordinance to comply with this section.

(ii) Adopt the ordinance without changes. The local agency shall include findings in its resolution adopting the
ordinance that explain the reasons the local agency believes that the ordinance complies with this section despite
the findings of the department.

(3) (A) If the local agency does not amend its ordinance in response to the department’s findings or does not
adopt a resolution with findings explaining the reason the ordinance complies with this section and addressing
the department’s findings, the department shall notify the local agency and may notify the Attorney General that
the local agency is in violation of state law.

(B) Before notifying the Attorney General that the local agency is in violation of state law, the department may
consider whether a local agency adopted an ordinance in compliance with this section between January 1, 2017,
and January 1, 2020.

(i) The department may review, adopt, amend, or repeal guidelines to implement uniform standards or criteria
that supplement or clarify the terms, references, and standards set forth in this section. The guidelines adopted
pursuant to this subdivision are not subject to Chapter 3.5 (commencing with Section 11340) of Part 1 of
Division 3 of Title 2.

(j) As used in this section, the following terms mean:

(1) “Accessory dwelling unit” means an attached or a detached residential dwelling unit that provides complete
independent living facilities for one or more persons and is located on a lot with a proposed or existing primary
residence. It shall include permanent provisions for living, sleeping, eating, cooking, and sanitation on the same
parcel as the single-family or multifamily dwelling is or will be situated. An accessory dwelling unit also includes
the following:

(A) An efficiency unit.

(B) A manufactured home, as defined in Section 18007 of the Health and Safety Code.

(2) “Accessory structure” means a structure that is accessory and incidental to a dwelling located on the same
lot.

(3) “Efficiency unit” has the same meaning as defined in Section 17958.1 of the Health and Safety Code.

(4) “Living area” means the interior habitable area of a dwelling unit, including basements and attics, but does
not include a garage or any accessory structure.

(5) “Local agency” means a city, county, or city and county, whether general law or chartered.

(6) “Nonconforming zoning condition” means a physical improvement on a property that does not conform with
current zoning standards.

(7) “Passageway” means a pathway that is unobstructed clear to the sky and extends from a street to one
entrance of the accessory dwelling unit.

(8) “Proposed dwelling” means a dwelling that is the subject of a permit application and that meets the
requirements for permitting.

(9) “Public transit” means a location, including, but not limited to, a bus stop or train station, where the public
may access buses, trains, subways, and other forms of transportation that charge set fares, run on fixed routes,
and are available to the public.



(10) “Tandem parking” means that two or more automobiles are parked on a driveway or in any other location
on a lot, lined up behind one another.

(k) A local agency shall not issue a certificate of occupancy for an accessory dwelling unit before the local agency
issues a certificate of occupancy for the primary dwelling.

(l) Nothing in this section shall be construed to supersede or in any way alter or lessen the effect or application
of the California Coastal Act of 1976 (Division 20 (commencing with Section 30000) of the Public Resources
Code), except that the local government shall not be required to hold public hearings for coastal development
permit applications for accessory dwelling units.

(m) A local agency may count an accessory dwelling unit for purposes of identifying adequate sites for housing,
as specified in subdivision (a) of Section 65583.1, subject to authorization by the department and compliance
with this division.

(n) In enforcing building standards pursuant to Article 1 (commencing with Section 17960) of Chapter 5 of Part
1.5 of Division 13 of the Health and Safety Code for an accessory dwelling unit described in paragraph (1) or (2)
below, a local agency, upon request of an owner of an accessory dwelling unit for a delay in enforcement, shall
delay enforcement of a building standard, subject to compliance with Section 17980.12 of the Health and Safety
Code:

(1) The accessory dwelling unit was built before January 1, 2020.

(2) The accessory dwelling unit was built on or after January 1, 2020, in a local jurisdiction that, at the time the
accessory dwelling unit was built, had a noncompliant accessory dwelling unit ordinance, but the ordinance is
compliant at the time the request is made.

(o) This section shall remain in effect only until January 1, 2025, and as of that date is repealed.

SEC. 3.5. Section 65852.2 of the Government Code, as amended by Section 1.5 of Chapter 659 of the Statutes
of 2019, is amended to read:

65852.2. (a) (1) A local agency may, by ordinance, provide for the creation of accessory dwelling units in areas
zoned to allow single-family or multifamily dwelling residential use. The ordinance shall do all of the following:

(A) Designate areas within the jurisdiction of the local agency where accessory dwelling units may be permitted.
The designation of areas may be based on the adequacy of water and sewer services and the impact of
accessory dwelling units on traffic flow and public safety. A local agency that does not provide water or sewer
services shall consult with the local water or sewer service provider regarding the adequacy of water and sewer
services before designating an area where accessory dwelling units may be permitted.

(B) (i) Impose standards on accessory dwelling units that include, but are not limited to, parking, height,
setback, landscape, architectural review, maximum size of a unit, and standards that prevent adverse impacts on
any real property that is listed in the California Register of Historic Resources. These standards shall not include
requirements on minimum lot size.

(ii) Notwithstanding clause (i), a local agency may reduce or eliminate parking requirements for any accessory
dwelling unit located within its jurisdiction.

(C) Provide that accessory dwelling units do not exceed the allowable density for the lot upon which the
accessory dwelling unit is located, and that accessory dwelling units are a residential use that is consistent with
the existing general plan and zoning designation for the lot.

(D) Require the accessory dwelling units to comply with all of the following:

(i) The accessory dwelling unit may be rented separate from the primary residence, but may not be sold or
otherwise conveyed separate from the primary residence.

(ii) The lot is zoned to allow single-family or multifamily dwelling residential use and includes a proposed or
existing dwelling.

(iii) The accessory dwelling unit is either attached to, or located within, the proposed or existing primary
dwelling, including attached garages, storage areas or similar uses, or an accessory structure or detached from



the proposed or existing primary dwelling and located on the same lot as the proposed or existing primary
dwelling.

(iv) If there is an existing primary dwelling, the total floor area of an attached accessory dwelling unit shall not
exceed 50 percent of the existing primary dwelling.

(v) The total floor area for a detached accessory dwelling unit shall not exceed 1,200 square feet.

(vi) No passageway shall be required in conjunction with the construction of an accessory dwelling unit.

(vii) No setback shall be required for an existing living area or accessory structure or a structure constructed in
the same location and to the same dimensions as an existing structure that is converted to an accessory dwelling
unit or to a portion of an accessory dwelling unit, and a setback of no more than four feet from the side and rear
lot lines shall be required for an accessory dwelling unit that is not converted from an existing structure or a new
structure constructed in the same location and to the same dimensions as an existing structure.

(viii) Local building code requirements that apply to detached dwellings, as appropriate.

(ix) Approval by the local health officer where a private sewage disposal system is being used, if required.

(x) (I) Parking requirements for accessory dwelling units shall not exceed one parking space per accessory
dwelling unit or per bedroom, whichever is less. These spaces may be provided as tandem parking on a
driveway.

(II) Off street parking shall be permitted in setback areas in locations determined by the local agency or through
tandem parking, unless specific findings are made that parking in setback areas or tandem parking is not
feasible based upon specific site or regional topographical or fire and life safety conditions.

(III) This clause shall not apply to an accessory dwelling unit that is described in subdivision (d).

(xi) When a garage, carport, or covered parking structure is demolished in conjunction with the construction of
an accessory dwelling unit or converted to an accessory dwelling unit, the local agency shall not require that
those offstreet parking spaces be replaced.

(xii) Accessory dwelling units shall not be required to provide fire sprinklers if they are not required for the
primary residence.

(2) The ordinance shall not be considered in the application of any local ordinance, policy, or program to limit
residential growth.

(3) A permit application for an accessory dwelling unit or a junior accessory dwelling unit shall be considered and
approved ministerially without discretionary review or a hearing, notwithstanding Section 65901 or 65906 or any
local ordinance regulating the issuance of variances or special use permits. The permitting agency shall act on
the application to create an accessory dwelling unit or a junior accessory dwelling unit within 60 days from the
date the local agency receives a completed application if there is an existing single-family or multifamily dwelling
on the lot. If the permit application to create an accessory dwelling unit or a junior accessory dwelling unit is
submitted with a permit application to create a new single-family dwelling on the lot, the permitting agency may
delay acting on the permit application for the accessory dwelling unit or the junior accessory dwelling unit until
the permitting agency acts on the permit application to create the new single-family dwelling, but the application
to create the accessory dwelling unit or junior accessory dwelling unit shall be considered without discretionary
review or hearing. If the applicant requests a delay, the 60-day time period shall be tolled for the period of the
delay. If the local agency has not acted upon the completed application within 60 days, the application shall be
deemed approved. A local agency may charge a fee to reimburse it for costs incurred to implement this
paragraph, including the costs of adopting or amending any ordinance that provides for the creation of an
accessory dwelling unit.

(4) An existing ordinance governing the creation of an accessory dwelling unit by a local agency or an accessory
dwelling ordinance adopted by a local agency shall provide an approval process that includes only ministerial
provisions for the approval of accessory dwelling units and shall not include any discretionary processes,
provisions, or requirements for those units, except as otherwise provided in this subdivision. If a local agency
has an existing accessory dwelling unit ordinance that fails to meet the requirements of this subdivision, that
ordinance shall be null and void and that agency shall thereafter apply the standards established in this
subdivision for the approval of accessory dwelling units, unless and until the agency adopts an ordinance that
complies with this section.



(5) No other local ordinance, policy, or regulation shall be the basis for the delay or denial of a building permit or
a use permit under this subdivision.

(6) This subdivision establishes the maximum standards that local agencies shall use to evaluate a proposed
accessory dwelling unit on a lot that includes a proposed or existing single-family dwelling. No additional
standards, other than those provided in this subdivision, shall be used or imposed, including any owner-occupant
requirement, except that a local agency may require that the property be used for rentals of terms longer than
30 days.

(7) A local agency may amend its zoning ordinance or general plan to incorporate the policies, procedures, or
other provisions applicable to the creation of an accessory dwelling unit if these provisions are consistent with
the limitations of this subdivision.

(8) An accessory dwelling unit that conforms to this subdivision shall be deemed to be an accessory use or an
accessory building and shall not be considered to exceed the allowable density for the lot upon which it is
located, and shall be deemed to be a residential use that is consistent with the existing general plan and zoning
designations for the lot. The accessory dwelling unit shall not be considered in the application of any local
ordinance, policy, or program to limit residential growth.

(b) When a local agency that has not adopted an ordinance governing accessory dwelling units in accordance
with subdivision (a) receives an application for a permit to create an accessory dwelling unit pursuant to this
subdivision, the local agency shall approve or disapprove the application ministerially without discretionary
review pursuant to subdivision (a). The permitting agency shall act on the application to create an accessory
dwelling unit or a junior accessory dwelling unit within 60 days from the date the local agency receives a
completed application if there is an existing single-family or multifamily dwelling on the lot. If the permit
application to create an accessory dwelling unit or a junior accessory dwelling unit is submitted with a permit
application to create a new single-family dwelling on the lot, the permitting agency may delay acting on the
permit application for the accessory dwelling unit or the junior accessory dwelling unit until the permitting
agency acts on the permit application to create the new single-family dwelling, but the application to create the
accessory dwelling unit or junior accessory dwelling unit shall still be considered ministerially without
discretionary review or a hearing. If the applicant requests a delay, the 60-day time period shall be tolled for the
period of the delay. If the local agency has not acted upon the completed application within 60 days, the
application shall be deemed approved.

(c) (1) Subject to paragraph (2), a local agency may establish minimum and maximum unit size requirements
for both attached and detached accessory dwelling units.

(2) Notwithstanding paragraph (1), a local agency shall not establish by ordinance any of the following:

(A) A minimum square footage requirement for either an attached or detached accessory dwelling unit that
prohibits an efficiency unit.

(B) A maximum square footage requirement for either an attached or detached accessory dwelling unit that is
less than either of the following:

(i) 850 square feet.

(ii) 1,000 square feet for an accessory dwelling unit that provides more than one bedroom.

(C) Any other minimum or maximum size for an accessory dwelling unit, size based upon a percentage of the
proposed or existing primary dwelling, or limits on lot coverage, floor area ratio, open space, and minimum lot
size, for either attached or detached dwellings that does not permit at least an 800 square foot accessory
dwelling unit that is at least 16 feet in height with four-foot side and rear yard setbacks to be constructed in
compliance with all other local development standards.

(d) Notwithstanding any other law, a local agency, whether or not it has adopted an ordinance governing
accessory dwelling units in accordance with subdivision (a), shall not impose parking standards for an accessory
dwelling unit in any of the following instances:

(1) The accessory dwelling unit is located within one-half mile walking distance of public transit.

(2) The accessory dwelling unit is located within an architecturally and historically significant historic district.

(3) The accessory dwelling unit is part of the proposed or existing primary residence or an accessory structure.



(4) When on-street parking permits are required but not offered to the occupant of the accessory dwelling unit.

(5) When there is a car share vehicle located within one block of the accessory dwelling unit.

(e) (1) Notwithstanding subdivisions (a) to (d), inclusive, a local agency shall ministerially approve an application
for a building permit within a residential or mixed-use zone to create any of the following:

(A) One accessory dwelling unit and one junior accessory dwelling unit per lot with a proposed or existing single-
family dwelling if all of the following apply:

(i) The accessory dwelling unit or junior accessory dwelling unit is within the proposed space of a single-family
dwelling or existing space of a single-family dwelling or accessory structure and may include an expansion of not
more than 150 square feet beyond the same physical dimensions as the existing accessory structure. An
expansion beyond the physical dimensions of the existing accessory structure shall be limited to accommodating
ingress and egress.

(ii) The space has exterior access from the proposed or existing single-family dwelling.

(iii) The side and rear setbacks are sufficient for fire and safety.

(iv) The junior accessory dwelling unit complies with the requirements of Section 65852.22.

(B) One detached, new construction, accessory dwelling unit that does not exceed four-foot side and rear yard
setbacks for a lot with a proposed or existing single-family dwelling. The accessory dwelling unit may be
combined with a junior accessory dwelling unit described in subparagraph (A). A local agency may impose the
following conditions on the accessory dwelling unit:

(i) A total floor area limitation of not more than 800 square feet.

(ii) A height limitation of 16 feet.

(C) (i) Multiple accessory dwelling units within the portions of existing multifamily dwelling structures that are
not used as livable space, including, but not limited to, storage rooms, boiler rooms, passageways, attics,
basements, or garages, if each unit complies with state building standards for dwellings.

(ii) A local agency shall allow at least one accessory dwelling unit within an existing multifamily dwelling and
shall allow up to 25 percent of the existing multifamily dwelling units.

(D) Not more than two accessory dwelling units that are located on a lot that has an existing multifamily
dwelling, but are detached from that multifamily dwelling and are subject to a height limit of 16 feet and four-
foot rear yard and side setbacks.

(2) A local agency shall not require, as a condition for ministerial approval of a permit application for the creation
of an accessory dwelling unit or a junior accessory dwelling unit, the correction of nonconforming zoning
conditions.

(3) The installation of fire sprinklers shall not be required in an accessory dwelling unit if sprinklers are not
required for the primary residence.

(4) A local agency shall require that a rental of the accessory dwelling unit created pursuant to this subdivision
be for a term longer than 30 days.

(5) A local agency may require, as part of the application for a permit to create an accessory dwelling unit
connected to an onsite wastewater treatment system, a percolation test completed within the last five years, or,
if the percolation test has been recertified, within the last 10 years.

(6) Notwithstanding subdivision (c) and paragraph (1) a local agency that has adopted an ordinance by July 1,
2018, providing for the approval of accessory dwelling units in multifamily dwelling structures shall ministerially
consider a permit application to construct an accessory dwelling unit that is described in paragraph (1), and may
impose standards including, but not limited to, design, development, and historic standards on said accessory
dwelling units. These standards shall not include requirements on minimum lot size.

(f) (1) Fees charged for the construction of accessory dwelling units shall be determined in accordance with
Chapter 5 (commencing with Section 66000) and Chapter 7 (commencing with Section 66012).



(2) An accessory dwelling unit shall not be considered by a local agency, special district, or water corporation to
be a new residential use for purposes of calculating connection fees or capacity charges for utilities, including
water and sewer service, unless the accessory dwelling unit was constructed with a new single-family dwelling.

(3) (A) A local agency, special district, or water corporation shall not impose any impact fee upon the
development of an accessory dwelling unit less than 750 square feet. Any impact fees charged for an accessory
dwelling unit of 750 square feet or more shall be charged proportionately in relation to the square footage of the
primary dwelling unit.

(B) For purposes of this paragraph, “impact fee” has the same meaning as the term “fee” is defined in
subdivision (b) of Section 66000, except that it also includes fees specified in Section 66477. “Impact fee” does
not include any connection fee or capacity charge charged by a local agency, special district, or water
corporation.

(4) For an accessory dwelling unit described in subparagraph (A) of paragraph (1) of subdivision (e), a local
agency, special district, or water corporation shall not require the applicant to install a new or separate utility
connection directly between the accessory dwelling unit and the utility or impose a related connection fee or
capacity charge, unless the accessory dwelling unit was constructed with a new single-family home.

(5) For an accessory dwelling unit that is not described in subparagraph (A) of paragraph (1) of subdivision (e), a
local agency, special district, or water corporation may require a new or separate utility connection directly
between the accessory dwelling unit and the utility. Consistent with Section 66013, the connection may be
subject to a connection fee or capacity charge that shall be proportionate to the burden of the proposed
accessory dwelling unit, based upon either its square feet or the number of its drainage fixture unit (DFU)
values, as defined in the Uniform Plumbing Code adopted and published by the International Association of
Plumbing and Mechanical Officials, upon the water or sewer system. This fee or charge shall not exceed the
reasonable cost of providing this service.

(g) This section does not limit the authority of local agencies to adopt less restrictive requirements for the
creation of an accessory dwelling unit.

(h) (1) A local agency shall submit a copy of the ordinance adopted pursuant to subdivision (a) to the
Department of Housing and Community Development within 60 days after adoption. After adoption of an
ordinance, the department may submit written findings to the local agency as to whether the ordinance complies
with this section.

(2) (A) If the department finds that the local agency’s ordinance does not comply with this section, the
department shall notify the local agency and shall provide the local agency with a reasonable time, no longer
than 30 days, to respond to the findings before taking any other action authorized by this section.

(B) The local agency shall consider the findings made by the department pursuant to subparagraph (A) and shall
do one of the following:

(i) Amend the ordinance to comply with this section.

(ii) Adopt the ordinance without changes. The local agency shall include findings in its resolution adopting the
ordinance that explain the reasons the local agency believes that the ordinance complies with this section despite
the findings of the department.

(3) (A) If the local agency does not amend its ordinance in response to the department’s findings or does not
adopt a resolution with findings explaining the reason the ordinance complies with this section and addressing
the department’s findings, the department shall notify the local agency and may notify the Attorney General that
the local agency is in violation of state law.

(B) Before notifying the Attorney General that the local agency is in violation of state law, the department may
consider whether a local agency adopted an ordinance in compliance with this section between January 1, 2017,
and January 1, 2020.

(i) The department may review, adopt, amend, or repeal guidelines to implement uniform standards or criteria
that supplement or clarify the terms, references, and standards set forth in this section. The guidelines adopted
pursuant to this subdivision are not subject to Chapter 3.5 (commencing with Section 11340) of Part 1 of
Division 3 of Title 2.

(j) As used in this section, the following terms mean:



(1) “Accessory dwelling unit” means an attached or a detached residential dwelling unit that provides complete
independent living facilities for one or more persons and is located on a lot with a proposed or existing primary
residence. It shall include permanent provisions for living, sleeping, eating, cooking, and sanitation on the same
parcel as the single-family or multifamily dwelling is or will be situated. An accessory dwelling unit also includes
the following:

(A) An efficiency unit.

(B) A manufactured home, as defined in Section 18007 of the Health and Safety Code.

(2) “Accessory structure” means a structure that is accessory and incidental to a dwelling located on the same
lot.

(3) “Efficiency unit” has the same meaning as defined in Section 17958.1 of the Health and Safety Code.

(4) “Living area” means the interior habitable area of a dwelling unit, including basements and attics, but does
not include a garage or any accessory structure.

(5) “Local agency” means a city, county, or city and county, whether general law or chartered.

(6) “Nonconforming zoning condition” means a physical improvement on a property that does not conform with
current zoning standards.

(7) “Passageway” means a pathway that is unobstructed clear to the sky and extends from a street to one
entrance of the accessory dwelling unit.

(8) “Proposed dwelling” means a dwelling that is the subject of a permit application and that meets the
requirements for permitting.

(9) “Public transit” means a location, including, but not limited to, a bus stop or train station, where the public
may access buses, trains, subways, and other forms of transportation that charge set fares, run on fixed routes,
and are available to the public.

(10) “Tandem parking” means that two or more automobiles are parked on a driveway or in any other location
on a lot, lined up behind one another.

(k) A local agency shall not issue a certificate of occupancy for an accessory dwelling unit before the local agency
issues a certificate of occupancy for the primary dwelling.

(l) Nothing in this section shall be construed to supersede or in any way alter or lessen the effect or application
of the California Coastal Act of 1976 (Division 20 (commencing with Section 30000) of the Public Resources
Code), except that the local government shall not be required to hold public hearings for coastal development
permit applications for accessory dwelling units.

(m) A local agency may count an accessory dwelling unit for purposes of identifying adequate sites for housing,
as specified in subdivision (a) of Section 65583.1, subject to authorization by the department and compliance
with this division.

(n) In enforcing building standards pursuant to Article 1 (commencing with Section 17960) of Chapter 5 of Part
1.5 of Division 13 of the Health and Safety Code for an accessory dwelling unit described in paragraph (1) or (2)
below, a local agency, upon request of an owner of an accessory dwelling unit for a delay in enforcement, shall
delay enforcement of a building standard, subject to compliance with Section 17980.12 of the Health and Safety
Code:

(1) The accessory dwelling unit was built before January 1, 2020.

(2) The accessory dwelling unit was built on or after January 1, 2020, in a local jurisdiction that, at the time the
accessory dwelling unit was built, had a noncompliant accessory dwelling unit ordinance, but the ordinance is
compliant at the time the request is made.

(o) This section shall remain in effect only until January 1, 2025, and as of that date is repealed.

SEC. 4. Section 65852.2 of the Government Code, as added by Section 2.5 of Chapter 659 of the Statutes of
2019, is amended to read:



65852.2. (a) (1) A local agency may, by ordinance, provide for the creation of accessory dwelling units in areas
zoned to allow single-family or multifamily dwelling residential use. The ordinance shall do all of the following:

(A) Designate areas within the jurisdiction of the local agency where accessory dwelling units may be permitted.
The designation of areas may be based on the adequacy of water and sewer services and the impact of
accessory dwelling units on traffic flow and public safety. A local agency that does not provide water or sewer
services shall consult with the local water or sewer service provider regarding the adequacy of water and sewer
services before designating an area where accessory dwelling units may be permitted.

(B) (i) Impose standards on accessory dwelling units that include, but are not limited to, parking, height,
setback, landscape, architectural review, maximum size of a unit, and standards that prevent adverse impacts on
any real property that is listed in the California Register of Historic Resources. These standards shall not include
requirements on minimum lot size.

(ii) Notwithstanding clause (i), a local agency may reduce or eliminate parking requirements for any accessory
dwelling unit located within its jurisdiction.

(C) Provide that accessory dwelling units do not exceed the allowable density for the lot upon which the
accessory dwelling unit is located, and that accessory dwelling units are a residential use that is consistent with
the existing general plan and zoning designation for the lot.

(D) Require the accessory dwelling units to comply with all of the following:

(i) The accessory dwelling unit may be rented separate from the primary residence, but may not be sold or
otherwise conveyed separate from the primary residence.

(ii) The lot is zoned to allow single-family or multifamily dwelling residential use and includes a proposed or
existing dwelling.

(iii) The accessory dwelling unit is either attached to, or located within, the proposed or existing primary
dwelling, including attached garages, storage areas or similar uses, or an accessory structure or detached from
the proposed or existing primary dwelling and located on the same lot as the proposed or existing primary
dwelling.

(iv) If there is an existing primary dwelling, the total floor area of an attached accessory dwelling unit shall not
exceed 50 percent of the existing primary dwelling.

(v) The total floor area for a detached accessory dwelling unit shall not exceed 1,200 square feet.

(vi) No passageway shall be required in conjunction with the construction of an accessory dwelling unit.

(vii) No setback shall be required for an existing living area or accessory structure or a structure constructed in
the same location and to the same dimensions as an existing structure that is converted to an accessory dwelling
unit or to a portion of an accessory dwelling unit, and a setback of no more than four feet from the side and rear
lot lines shall be required for an accessory dwelling unit that is not converted from an existing structure or a new
structure constructed in the same location and to the same dimensions as an existing structure.

(viii) Local building code requirements that apply to detached dwellings, as appropriate.

(ix) Approval by the local health officer where a private sewage disposal system is being used, if required.

(x) (I) Parking requirements for accessory dwelling units shall not exceed one parking space per accessory
dwelling unit or per bedroom, whichever is less. These spaces may be provided as tandem parking on a
driveway.

(II) Off street parking shall be permitted in setback areas in locations determined by the local agency or through
tandem parking, unless specific findings are made that parking in setback areas or tandem parking is not
feasible based upon specific site or regional topographical or fire and life safety conditions.

(III) This clause shall not apply to an accessory dwelling unit that is described in subdivision (d).

(xi) When a garage, carport, or covered parking structure is demolished in conjunction with the construction of
an accessory dwelling unit or converted to an accessory dwelling unit, the local agency shall not require that
those offstreet parking spaces be replaced.



(xii) Accessory dwelling units shall not be required to provide fire sprinklers if they are not required for the
primary residence.

(2) The ordinance shall not be considered in the application of any local ordinance, policy, or program to limit
residential growth.

(3) A permit application for an accessory dwelling unit or a junior accessory dwelling unit shall be considered and
approved ministerially without discretionary review or a hearing, notwithstanding Section 65901 or 65906 or any
local ordinance regulating the issuance of variances or special use permits. The permitting agency shall act on
the application to create an accessory dwelling unit or a junior accessory dwelling unit within 60 days from the
date the local agency receives a completed application if there is an existing single-family or multifamily dwelling
on the lot. If the permit application to create an accessory dwelling unit or a junior accessory dwelling unit is
submitted with a permit application to create a new single-family dwelling on the lot, the permitting agency may
delay acting on the permit application for the accessory dwelling unit or the junior accessory dwelling unit until
the permitting agency acts on the permit application to create the new single-family dwelling, but the application
to create the accessory dwelling unit or junior accessory dwelling unit shall be considered without discretionary
review or hearing. If the applicant requests a delay, the 60-day time period shall be tolled for the period of the
delay. If the local agency has not acted upon the completed application within 60 days, the application shall be
deemed approved. A local agency may charge a fee to reimburse it for costs incurred to implement this
paragraph, including the costs of adopting or amending any ordinance that provides for the creation of an
accessory dwelling unit.

(4) An existing ordinance governing the creation of an accessory dwelling unit by a local agency or an accessory
dwelling ordinance adopted by a local agency shall provide an approval process that includes only ministerial
provisions for the approval of accessory dwelling units and shall not include any discretionary processes,
provisions, or requirements for those units, except as otherwise provided in this subdivision. If a local agency
has an existing accessory dwelling unit ordinance that fails to meet the requirements of this subdivision, that
ordinance shall be null and void and that agency shall thereafter apply the standards established in this
subdivision for the approval of accessory dwelling units, unless and until the agency adopts an ordinance that
complies with this section.

(5) No other local ordinance, policy, or regulation shall be the basis for the delay or denial of a building permit or
a use permit under this subdivision.

(6) (A) This subdivision establishes the maximum standards that local agencies shall use to evaluate a proposed
accessory dwelling unit on a lot that includes a proposed or existing single-family dwelling. No additional
standards, other than those provided in this subdivision, shall be used or imposed except that, subject to
subparagraph (B), a local agency may require an applicant for a permit issued pursuant to this subdivision to be
an owner-occupant or that the property be used for rentals of terms longer than 30 days.

(B) Notwithstanding subparagraph (A), a local agency shall not impose an owner-occupant requirement on an
accessory dwelling unit permitted between January 1, 2020, to January 1, 2025, during which time the local
agency was prohibited from imposing an owner-occupant requirement.

(7) A local agency may amend its zoning ordinance or general plan to incorporate the policies, procedures, or
other provisions applicable to the creation of an accessory dwelling unit if these provisions are consistent with
the limitations of this subdivision.

(8) An accessory dwelling unit that conforms to this subdivision shall be deemed to be an accessory use or an
accessory building and shall not be considered to exceed the allowable density for the lot upon which it is
located, and shall be deemed to be a residential use that is consistent with the existing general plan and zoning
designations for the lot. The accessory dwelling unit shall not be considered in the application of any local
ordinance, policy, or program to limit residential growth.

(b) When a local agency that has not adopted an ordinance governing accessory dwelling units in accordance
with subdivision (a) receives an application for a permit to create an accessory dwelling unit pursuant to this
subdivision, the local agency shall approve or disapprove the application ministerially without discretionary
review pursuant to subdivision (a). The permitting agency shall act on the application to create an accessory
dwelling unit or a junior accessory dwelling unit within 60 days from the date the local agency receives a
completed application if there is an existing single-family or multifamily dwelling on the lot. If the permit
application to create an accessory dwelling unit or a junior accessory dwelling unit is submitted with a permit
application to create a new single-family dwelling on the lot, the permitting agency may delay acting on the



permit application for the accessory dwelling unit or the junior accessory dwelling unit until the permitting
agency acts on the permit application to create the new single-family dwelling, but the application to create the
accessory dwelling unit or junior accessory dwelling unit shall still be considered ministerially without
discretionary review or a hearing. If the applicant requests a delay, the 60-day time period shall be tolled for the
period of the delay. If the local agency has not acted upon the completed application within 60 days, the
application shall be deemed approved.

(c) (1) Subject to paragraph (2), a local agency may establish minimum and maximum unit size requirements
for both attached and detached accessory dwelling units.

(2) Notwithstanding paragraph (1), a local agency shall not establish by ordinance any of the following:

(A) A minimum square footage requirement for either an attached or detached accessory dwelling unit that
prohibits an efficiency unit.

(B) A maximum square footage requirement for either an attached or detached accessory dwelling unit that is
less than either of the following:

(i) 850 square feet.

(ii) 1,000 square feet for an accessory dwelling unit that provides more than one bedroom.

(C) Any other minimum or maximum size for an accessory dwelling unit, size based upon a percentage of the
proposed or existing primary dwelling, or limits on lot coverage, floor area ratio, open space, and minimum lot
size, for either attached or detached dwellings that does not permit at least an 800 square foot accessory
dwelling unit that is at least 16 feet in height with four-foot side and rear yard setbacks to be constructed in
compliance with all other local development standards.

(d) Notwithstanding any other law, a local agency, whether or not it has adopted an ordinance governing
accessory dwelling units in accordance with subdivision (a), shall not impose parking standards for an accessory
dwelling unit in any of the following instances:

(1) The accessory dwelling unit is located within one-half mile walking distance of public transit.

(2) The accessory dwelling unit is located within an architecturally and historically significant historic district.

(3) The accessory dwelling unit is part of the proposed or existing primary residence or an accessory structure.

(4) When on-street parking permits are required but not offered to the occupant of the accessory dwelling unit.

(5) When there is a car share vehicle located within one block of the accessory dwelling unit.

(e) (1) Notwithstanding subdivisions (a) to (d), inclusive, a local agency shall ministerially approve an application
for a building permit within a residential or mixed-use zone to create any of the following:

(A) One accessory dwelling unit and one junior accessory dwelling unit per lot with a proposed or existing single-
family dwelling if all of the following apply:

(i) The accessory dwelling unit or junior accessory dwelling unit is within the proposed space of a single-family
dwelling or existing space of a single-family dwelling or accessory structure and may include an expansion of not
more than 150 square feet beyond the same physical dimensions as the existing accessory structure. An
expansion beyond the physical dimensions of the existing accessory structure shall be limited to accommodating
ingress and egress.

(ii) The space has exterior access from the proposed or existing single-family dwelling.

(iii) The side and rear setbacks are sufficient for fire and safety.

(iv) The junior accessory dwelling unit complies with the requirements of Section 65852.22.

(B) One detached, new construction, accessory dwelling unit that does not exceed four-foot side and rear yard
setbacks for a lot with a proposed or existing single-family dwelling. The accessory dwelling unit may be
combined with a junior accessory dwelling unit described in subparagraph (A). A local agency may impose the
following conditions on the accessory dwelling unit:

(i) A total floor area limitation of not more than 800 square feet.



(ii) A height limitation of 16 feet.

(C) (i) Multiple accessory dwelling units within the portions of existing multifamily dwelling structures that are
not used as livable space, including, but not limited to, storage rooms, boiler rooms, passageways, attics,
basements, or garages, if each unit complies with state building standards for dwellings.

(ii) A local agency shall allow at least one accessory dwelling unit within an existing multifamily dwelling and
shall allow up to 25 percent of the existing multifamily dwelling units.

(D) Not more than two accessory dwelling units that are located on a lot that has an existing multifamily
dwelling, but are detached from that multifamily dwelling and are subject to a height limit of 16 feet and four-
foot rear yard and side setbacks.

(2) A local agency shall not require, as a condition for ministerial approval of a permit application for the creation
of an accessory dwelling unit or a junior accessory dwelling unit, the correction of nonconforming zoning
conditions.

(3) The installation of fire sprinklers shall not be required in an accessory dwelling unit if sprinklers are not
required for the primary residence.

(4) A local agency may require owner occupancy for either the primary dwelling or the accessory dwelling unit on
a single-family lot, subject to the requirements of paragraph (6) of subdivision (a).

(5) A local agency shall require that a rental of the accessory dwelling unit created pursuant to this subdivision
be for a term longer than 30 days.

(6) A local agency may require, as part of the application for a permit to create an accessory dwelling unit
connected to an onsite wastewater treatment system, a percolation test completed within the last five years, or,
if the percolation test has been recertified, within the last 10 years.

(7) Notwithstanding subdivision (c) and paragraph (1) a local agency that has adopted an ordinance by July 1,
2018, providing for the approval of accessory dwelling units in multifamily dwelling structures shall ministerially
consider a permit application to construct an accessory dwelling unit that is described in paragraph (1), and may
impose standards including, but not limited to, design, development, and historic standards on said accessory
dwelling units. These standards shall not include requirements on minimum lot size.

(f) (1) Fees charged for the construction of accessory dwelling units shall be determined in accordance with
Chapter 5 (commencing with Section 66000) and Chapter 7 (commencing with Section 66012).

(2) An accessory dwelling unit shall not be considered by a local agency, special district, or water corporation to
be a new residential use for purposes of calculating connection fees or capacity charges for utilities, including
water and sewer service, unless the accessory dwelling unit was constructed with a new single-family dwelling.

(3) (A) A local agency, special district, or water corporation shall not impose any impact fee upon the
development of an accessory dwelling unit less than 750 square feet. Any impact fees charged for an accessory
dwelling unit of 750 square feet or more shall be charged proportionately in relation to the square footage of the
primary dwelling unit.

(B) For purposes of this paragraph, “impact fee” has the same meaning as the term “fee” is defined in
subdivision (b) of Section 66000, except that it also includes fees specified in Section 66477. “Impact fee” does
not include any connection fee or capacity charge charged by a local agency, special district, or water
corporation.

(4) For an accessory dwelling unit described in subparagraph (A) of paragraph (1) of subdivision (e), a local
agency, special district, or water corporation shall not require the applicant to install a new or separate utility
connection directly between the accessory dwelling unit and the utility or impose a related connection fee or
capacity charge, unless the accessory dwelling unit was constructed with a new single-family dwelling.

(5) For an accessory dwelling unit that is not described in subparagraph (A) of paragraph (1) of subdivision (e), a
local agency, special district, or water corporation may require a new or separate utility connection directly
between the accessory dwelling unit and the utility. Consistent with Section 66013, the connection may be
subject to a connection fee or capacity charge that shall be proportionate to the burden of the proposed
accessory dwelling unit, based upon either its square feet or the number of its drainage fixture unit (DFU)
values, as defined in the Uniform Plumbing Code adopted and published by the International Association of



Plumbing and Mechanical Officials, upon the water or sewer system. This fee or charge shall not exceed the
reasonable cost of providing this service.

(g) This section does not limit the authority of local agencies to adopt less restrictive requirements for the
creation of an accessory dwelling unit.

(h) (1) A local agency shall submit a copy of the ordinance adopted pursuant to subdivision (a) to the
Department of Housing and Community Development within 60 days after adoption. After adoption of an
ordinance, the department may submit written findings to the local agency as to whether the ordinance complies
with this section.

(2) (A) If the department finds that the local agency’s ordinance does not comply with this section, the
department shall notify the local agency and shall provide the local agency with a reasonable time, no longer
than 30 days, to respond to the findings before taking any other action authorized by this section.

(B) The local agency shall consider the findings made by the department pursuant to subparagraph (A) and shall
do one of the following:

(i) Amend the ordinance to comply with this section.

(ii) Adopt the ordinance without changes. The local agency shall include findings in its resolution adopting the
ordinance that explain the reasons the local agency believes that the ordinance complies with this section despite
the findings of the department.

(3) (A) If the local agency does not amend its ordinance in response to the department’s findings or does not
adopt a resolution with findings explaining the reason the ordinance complies with this section and addressing
the department’s findings, the department shall notify the local agency and may notify the Attorney General that
the local agency is in violation of state law.

(B) Before notifying the Attorney General that the local agency is in violation of state law, the department may
consider whether a local agency adopted an ordinance in compliance with this section between January 1, 2017,
and January 1, 2020.

(i) The department may review, adopt, amend, or repeal guidelines to implement uniform standards or criteria
that supplement or clarify the terms, references, and standards set forth in this section. The guidelines adopted
pursuant to this subdivision are not subject to Chapter 3.5 (commencing with Section 11340) of Part 1 of
Division 3 of Title 2.

(j) As used in this section, the following terms mean:

(1) “Accessory dwelling unit” means an attached or a detached residential dwelling unit that provides complete
independent living facilities for one or more persons and is located on a lot with a proposed or existing primary
residence. It shall include permanent provisions for living, sleeping, eating, cooking, and sanitation on the same
parcel as the single-family or multifamily dwelling is or will be situated. An accessory dwelling unit also includes
the following:

(A) An efficiency unit.

(B) A manufactured home, as defined in Section 18007 of the Health and Safety Code.

(2) “Accessory structure” means a structure that is accessory and incidental to a dwelling located on the same
lot.

(3) “Efficiency unit” has the same meaning as defined in Section 17958.1 of the Health and Safety Code.

(4) “Living area” means the interior habitable area of a dwelling unit, including basements and attics, but does
not include a garage or any accessory structure.

(5) “Local agency” means a city, county, or city and county, whether general law or chartered.

(6) “Nonconforming zoning condition” means a physical improvement on a property that does not conform with
current zoning standards.

(7) “Passageway” means a pathway that is unobstructed clear to the sky and extends from a street to one
entrance of the accessory dwelling unit.



(8) “Proposed dwelling” means a dwelling that is the subject of a permit application and that meets the
requirements for permitting.

(9) “Public transit” means a location, including, but not limited to, a bus stop or train station, where the public
may access buses, trains, subways, and other forms of transportation that charge set fares, run on fixed routes,
and are available to the public.

(10) “Tandem parking” means that two or more automobiles are parked on a driveway or in any other location
on a lot, lined up behind one another.

(k) A local agency shall not issue a certificate of occupancy for an accessory dwelling unit before the local agency
issues a certificate of occupancy for the primary dwelling.

(l) Nothing in this section shall be construed to supersede or in any way alter or lessen the effect or application
of the California Coastal Act of 1976 (Division 20 (commencing with Section 30000) of the Public Resources
Code), except that the local government shall not be required to hold public hearings for coastal development
permit applications for accessory dwelling units.

(m) A local agency may count an accessory dwelling unit for purposes of identifying adequate sites for housing,
as specified in subdivision (a) of Section 65583.1, subject to authorization by the department and compliance
with this division.

(n) In enforcing building standards pursuant to Article 1 (commencing with Section 17960) of Chapter 5 of Part
1.5 of Division 13 of the Health and Safety Code for an accessory dwelling unit described in paragraph (1) or (2)
below, a local agency, upon request of an owner of an accessory dwelling unit for a delay in enforcement, shall
delay enforcement of a building standard, subject to compliance with Section 17980.12 of the Health and Safety
Code:

(1) The accessory dwelling unit was built before January 1, 2020.

(2) The accessory dwelling unit was built on or after January 1, 2020, in a local jurisdiction that, at the time the
accessory dwelling unit was built, had a noncompliant accessory dwelling unit ordinance, but the ordinance is
compliant at the time the request is made.

(o) This section shall become operative on January 1, 2025.

SEC. 4.5. Section 65852.2 of the Government Code, as added by Section 2.5 of Chapter 659 of the Statutes of
2019, is amended to read:

65852.2. (a) (1) A local agency may, by ordinance, provide for the creation of accessory dwelling units in areas
zoned to allow single-family or multifamily dwelling residential use. The ordinance shall do all of the following:

(A) Designate areas within the jurisdiction of the local agency where accessory dwelling units may be permitted.
The designation of areas may be based on the adequacy of water and sewer services and the impact of
accessory dwelling units on traffic flow and public safety. A local agency that does not provide water or sewer
services shall consult with the local water or sewer service provider regarding the adequacy of water and sewer
services before designating an area where accessory dwelling units may be permitted.

(B) (i) Impose standards on accessory dwelling units that include, but are not limited to, parking, height,
setback, landscape, architectural review, maximum size of a unit, and standards that prevent adverse impacts on
any real property that is listed in the California Register of Historic Resources. These standards shall not include
requirements on minimum lot size.

(ii) Notwithstanding clause (i), a local agency may reduce or eliminate parking requirements for any accessory
dwelling unit located within its jurisdiction.

(C) Provide that accessory dwelling units do not exceed the allowable density for the lot upon which the
accessory dwelling unit is located, and that accessory dwelling units are a residential use that is consistent with
the existing general plan and zoning designation for the lot.

(D) Require the accessory dwelling units to comply with all of the following:

(i) The accessory dwelling unit may be rented separate from the primary residence, but may not be sold or
otherwise conveyed separate from the primary residence.



(ii) The lot is zoned to allow single-family or multifamily dwelling residential use and includes a proposed or
existing dwelling.

(iii) The accessory dwelling unit is either attached to, or located within, the proposed or existing primary
dwelling, including attached garages, storage areas or similar uses, or an accessory structure or detached from
the proposed or existing primary dwelling and located on the same lot as the proposed or existing primary
dwelling.

(iv) If there is an existing primary dwelling, the total floor area of an attached accessory dwelling unit shall not
exceed 50 percent of the existing primary dwelling.

(v) The total floor area for a detached accessory dwelling unit shall not exceed 1,200 square feet.

(vi) No passageway shall be required in conjunction with the construction of an accessory dwelling unit.

(vii) No setback shall be required for an existing living area or accessory structure or a structure constructed in
the same location and to the same dimensions as an existing structure that is converted to an accessory dwelling
unit or to a portion of an accessory dwelling unit, and a setback of no more than four feet from the side and rear
lot lines shall be required for an accessory dwelling unit that is not converted from an existing structure or a new
structure constructed in the same location and to the same dimensions as an existing structure.

(viii) Local building code requirements that apply to detached dwellings, as appropriate.

(ix) Approval by the local health officer where a private sewage disposal system is being used, if required.

(x) (I) Parking requirements for accessory dwelling units shall not exceed one parking space per accessory
dwelling unit or per bedroom, whichever is less. These spaces may be provided as tandem parking on a
driveway.

(II) Off street parking shall be permitted in setback areas in locations determined by the local agency or through
tandem parking, unless specific findings are made that parking in setback areas or tandem parking is not
feasible based upon specific site or regional topographical or fire and life safety conditions.

(III) This clause shall not apply to an accessory dwelling unit that is described in subdivision (d).

(xi) When a garage, carport, or covered parking structure is demolished in conjunction with the construction of
an accessory dwelling unit or converted to an accessory dwelling unit, the local agency shall not require that
those offstreet parking spaces be replaced.

(xii) Accessory dwelling units shall not be required to provide fire sprinklers if they are not required for the
primary residence.

(2) The ordinance shall not be considered in the application of any local ordinance, policy, or program to limit
residential growth.

(3) A permit application for an accessory dwelling unit or a junior accessory dwelling unit shall be considered and
approved ministerially without discretionary review or a hearing, notwithstanding Section 65901 or 65906 or any
local ordinance regulating the issuance of variances or special use permits. The permitting agency shall act on
the application to create an accessory dwelling unit or a junior accessory dwelling unit within 60 days from the
date the local agency receives a completed application if there is an existing single-family or multifamily dwelling
on the lot. If the permit application to create an accessory dwelling unit or a junior accessory dwelling unit is
submitted with a permit application to create a new single-family dwelling on the lot, the permitting agency may
delay acting on the permit application for the accessory dwelling unit or the junior accessory dwelling unit until
the permitting agency acts on the permit application to create the new single-family dwelling, but the application
to create the accessory dwelling unit or junior accessory dwelling unit shall be considered without discretionary
review or hearing. If the applicant requests a delay, the 60-day time period shall be tolled for the period of the
delay. If the local agency has not acted upon the completed application within 60 days, the application shall be
deemed approved. A local agency may charge a fee to reimburse it for costs incurred to implement this
paragraph, including the costs of adopting or amending any ordinance that provides for the creation of an
accessory dwelling unit.

(4) An existing ordinance governing the creation of an accessory dwelling unit by a local agency or an accessory
dwelling ordinance adopted by a local agency shall provide an approval process that includes only ministerial
provisions for the approval of accessory dwelling units and shall not include any discretionary processes,



provisions, or requirements for those units, except as otherwise provided in this subdivision. If a local agency
has an existing accessory dwelling unit ordinance that fails to meet the requirements of this subdivision, that
ordinance shall be null and void and that agency shall thereafter apply the standards established in this
subdivision for the approval of accessory dwelling units, unless and until the agency adopts an ordinance that
complies with this section.

(5) No other local ordinance, policy, or regulation shall be the basis for the delay or denial of a building permit or
a use permit under this subdivision.

(6) (A) This subdivision establishes the maximum standards that local agencies shall use to evaluate a proposed
accessory dwelling unit on a lot that includes a proposed or existing single-family dwelling. No additional
standards, other than those provided in this subdivision, shall be used or imposed except that, subject to
subparagraph (B), a local agency may require an applicant for a permit issued pursuant to this subdivision to be
an owner-occupant or that the property be used for rentals of terms longer than 30 days.

(B) Notwithstanding subparagraph (A), a local agency shall not impose an owner-occupant requirement on an
accessory dwelling unit permitted between January 1, 2020, to January 1, 2025, during which time the local
agency was prohibited from imposing an owner-occupant requirement.

(7) A local agency may amend its zoning ordinance or general plan to incorporate the policies, procedures, or
other provisions applicable to the creation of an accessory dwelling unit if these provisions are consistent with
the limitations of this subdivision.

(8) An accessory dwelling unit that conforms to this subdivision shall be deemed to be an accessory use or an
accessory building and shall not be considered to exceed the allowable density for the lot upon which it is
located, and shall be deemed to be a residential use that is consistent with the existing general plan and zoning
designations for the lot. The accessory dwelling unit shall not be considered in the application of any local
ordinance, policy, or program to limit residential growth.

(b) When a local agency that has not adopted an ordinance governing accessory dwelling units in accordance
with subdivision (a) receives an application for a permit to create an accessory dwelling unit pursuant to this
subdivision, the local agency shall approve or disapprove the application ministerially without discretionary
review pursuant to subdivision (a). The permitting agency shall act on the application to create an accessory
dwelling unit or a junior accessory dwelling unit within 60 days from the date the local agency receives a
completed application if there is an existing single-family or multifamily dwelling on the lot. If the permit
application to create an accessory dwelling unit or a junior accessory dwelling unit is submitted with a permit
application to create a new single-family dwelling on the lot, the permitting agency may delay acting on the
permit application for the accessory dwelling unit or the junior accessory dwelling unit until the permitting
agency acts on the permit application to create the new single-family dwelling, but the application to create the
accessory dwelling unit or junior accessory dwelling unit shall still be considered ministerially without
discretionary review or a hearing. If the applicant requests a delay, the 60-day time period shall be tolled for the
period of the delay. If the local agency has not acted upon the completed application within 60 days, the
application shall be deemed approved.

(c) (1) Subject to paragraph (2), a local agency may establish minimum and maximum unit size requirements
for both attached and detached accessory dwelling units.

(2) Notwithstanding paragraph (1), a local agency shall not establish by ordinance any of the following:

(A) A minimum square footage requirement for either an attached or detached accessory dwelling unit that
prohibits an efficiency unit.

(B) A maximum square footage requirement for either an attached or detached accessory dwelling unit that is
less than either of the following:

(i) 850 square feet.

(ii) 1,000 square feet for an accessory dwelling unit that provides more than one bedroom.

(C) Any other minimum or maximum size for an accessory dwelling unit, size based upon a percentage of the
proposed or existing primary dwelling, or limits on lot coverage, floor area ratio, open space, and minimum lot
size, for either attached or detached dwellings that does not permit at least an 800 square foot accessory
dwelling unit that is at least 16 feet in height with four-foot side and rear yard setbacks to be constructed in
compliance with all other local development standards.



(d) Notwithstanding any other law, a local agency, whether or not it has adopted an ordinance governing
accessory dwelling units in accordance with subdivision (a), shall not impose parking standards for an accessory
dwelling unit in any of the following instances:

(1) The accessory dwelling unit is located within one-half mile walking distance of public transit.

(2) The accessory dwelling unit is located within an architecturally and historically significant historic district.

(3) The accessory dwelling unit is part of the proposed or existing primary residence or an accessory structure.

(4) When on-street parking permits are required but not offered to the occupant of the accessory dwelling unit.

(5) When there is a car share vehicle located within one block of the accessory dwelling unit.

(e) (1) Notwithstanding subdivisions (a) to (d), inclusive, a local agency shall ministerially approve an application
for a building permit within a residential or mixed-use zone to create any of the following:

(A) One accessory dwelling unit and one junior accessory dwelling unit per lot with a proposed or existing single-
family dwelling if all of the following apply:

(i) The accessory dwelling unit or junior accessory dwelling unit is within the proposed space of a single-family
dwelling or existing space of a single-family dwelling or accessory structure and may include an expansion of not
more than 150 square feet beyond the same physical dimensions as the existing accessory structure. An
expansion beyond the physical dimensions of the existing accessory structure shall be limited to accommodating
ingress and egress.

(ii) The space has exterior access from the proposed or existing single-family dwelling.

(iii) The side and rear setbacks are sufficient for fire and safety.

(iv) The junior accessory dwelling unit complies with the requirements of Section 65852.22.

(B) One detached, new construction, accessory dwelling unit that does not exceed four-foot side and rear yard
setbacks for a lot with a proposed or existing single-family dwelling. The accessory dwelling unit may be
combined with a junior accessory dwelling unit described in subparagraph (A). A local agency may impose the
following conditions on the accessory dwelling unit:

(i) A total floor area limitation of not more than 800 square feet.

(ii) A height limitation of 16 feet.

(C) (i) Multiple accessory dwelling units within the portions of existing multifamily dwelling structures that are
not used as livable space, including, but not limited to, storage rooms, boiler rooms, passageways, attics,
basements, or garages, if each unit complies with state building standards for dwellings.

(ii) A local agency shall allow at least one accessory dwelling unit within an existing multifamily dwelling and
shall allow up to 25 percent of the existing multifamily dwelling units.

(D) Not more than two accessory dwelling units that are located on a lot that has an existing multifamily
dwelling, but are detached from that multifamily dwelling and are subject to a height limit of 16 feet and four-
foot rear yard and side setbacks.

(2) A local agency shall not require, as a condition for ministerial approval of a permit application for the creation
of an accessory dwelling unit or a junior accessory dwelling unit, the correction of nonconforming zoning
conditions.

(3) The installation of fire sprinklers shall not be required in an accessory dwelling unit if sprinklers are not
required for the primary residence.

(4) A local agency may require owner occupancy for either the primary dwelling or the accessory dwelling unit on
a single-family lot, subject to the requirements of paragraph (6) of subdivision (a).

(5) A local agency shall require that a rental of the accessory dwelling unit created pursuant to this subdivision
be for a term longer than 30 days.

(6) A local agency may require, as part of the application for a permit to create an accessory dwelling unit
connected to an onsite wastewater treatment system, a percolation test completed within the last five years, or,



if the percolation test has been recertified, within the last 10 years.

(7) Notwithstanding subdivision (c) and paragraph (1) a local agency that has adopted an ordinance by July 1,
2018, providing for the approval of accessory dwelling units in multifamily dwelling structures shall ministerially
consider a permit application to construct an accessory dwelling unit that is described in paragraph (1), and may
impose standards including, but not limited to, design, development, and historic standards on said accessory
dwelling units. These standards shall not include requirements on minimum lot size.

(f) (1) Fees charged for the construction of accessory dwelling units shall be determined in accordance with
Chapter 5 (commencing with Section 66000) and Chapter 7 (commencing with Section 66012).

(2) An accessory dwelling unit shall not be considered by a local agency, special district, or water corporation to
be a new residential use for purposes of calculating connection fees or capacity charges for utilities, including
water and sewer service, unless the accessory dwelling unit was constructed with a new single-family dwelling.

(3) (A) A local agency, special district, or water corporation shall not impose any impact fee upon the
development of an accessory dwelling unit less than 750 square feet. Any impact fees charged for an accessory
dwelling unit of 750 square feet or more shall be charged proportionately in relation to the square footage of the
primary dwelling unit.

(B) For purposes of this paragraph, “impact fee” has the same meaning as the term “fee” is defined in
subdivision (b) of Section 66000, except that it also includes fees specified in Section 66477. “Impact fee” does
not include any connection fee or capacity charge charged by a local agency, special district, or water
corporation.

(4) For an accessory dwelling unit described in subparagraph (A) of paragraph (1) of subdivision (e), a local
agency, special district, or water corporation shall not require the applicant to install a new or separate utility
connection directly between the accessory dwelling unit and the utility or impose a related connection fee or
capacity charge, unless the accessory dwelling unit was constructed with a new single-family dwelling.

(5) For an accessory dwelling unit that is not described in subparagraph (A) of paragraph (1) of subdivision (e), a
local agency, special district, or water corporation may require a new or separate utility connection directly
between the accessory dwelling unit and the utility. Consistent with Section 66013, the connection may be
subject to a connection fee or capacity charge that shall be proportionate to the burden of the proposed
accessory dwelling unit, based upon either its square feet or the number of its drainage fixture unit (DFU)
values, as defined in the Uniform Plumbing Code adopted and published by the International Association of
Plumbing and Mechanical Officials, upon the water or sewer system. This fee or charge shall not exceed the
reasonable cost of providing this service.

(g) This section does not limit the authority of local agencies to adopt less restrictive requirements for the
creation of an accessory dwelling unit.

(h) (1) A local agency shall submit a copy of the ordinance adopted pursuant to subdivision (a) to the
Department of Housing and Community Development within 60 days after adoption. After adoption of an
ordinance, the department may submit written findings to the local agency as to whether the ordinance complies
with this section.

(2) (A) If the department finds that the local agency’s ordinance does not comply with this section, the
department shall notify the local agency and shall provide the local agency with a reasonable time, no longer
than 30 days, to respond to the findings before taking any other action authorized by this section.

(B) The local agency shall consider the findings made by the department pursuant to subparagraph (A) and shall
do one of the following:

(i) Amend the ordinance to comply with this section.

(ii) Adopt the ordinance without changes. The local agency shall include findings in its resolution adopting the
ordinance that explain the reasons the local agency believes that the ordinance complies with this section despite
the findings of the department.

(3) (A) If the local agency does not amend its ordinance in response to the department’s findings or does not
adopt a resolution with findings explaining the reason the ordinance complies with this section and addressing
the department’s findings, the department shall notify the local agency and may notify the Attorney General that
the local agency is in violation of state law.



(B) Before notifying the Attorney General that the local agency is in violation of state law, the department may
consider whether a local agency adopted an ordinance in compliance with this section between January 1, 2017,
and January 1, 2020.

(i) The department may review, adopt, amend, or repeal guidelines to implement uniform standards or criteria
that supplement or clarify the terms, references, and standards set forth in this section. The guidelines adopted
pursuant to this subdivision are not subject to Chapter 3.5 (commencing with Section 11340) of Part 1 of
Division 3 of Title 2.

(j) As used in this section, the following terms mean:

(1) “Accessory dwelling unit” means an attached or a detached residential dwelling unit that provides complete
independent living facilities for one or more persons and is located on a lot with a proposed or existing primary
residence. It shall include permanent provisions for living, sleeping, eating, cooking, and sanitation on the same
parcel as the single-family or multifamily dwelling is or will be situated. An accessory dwelling unit also includes
the following:

(A) An efficiency unit.

(B) A manufactured home, as defined in Section 18007 of the Health and Safety Code.

(2) “Accessory structure” means a structure that is accessory and incidental to a dwelling located on the same
lot.

(3) “Efficiency unit” has the same meaning as defined in Section 17958.1 of the Health and Safety Code.

(4) “Living area” means the interior habitable area of a dwelling unit, including basements and attics, but does
not include a garage or any accessory structure.

(5) “Local agency” means a city, county, or city and county, whether general law or chartered.

(6) “Nonconforming zoning condition” means a physical improvement on a property that does not conform with
current zoning standards.

(7) “Passageway” means a pathway that is unobstructed clear to the sky and extends from a street to one
entrance of the accessory dwelling unit.

(8) “Proposed dwelling” means a dwelling that is the subject of a permit application and that meets the
requirements for permitting.

(9) “Public transit” means a location, including, but not limited to, a bus stop or train station, where the public
may access buses, trains, subways, and other forms of transportation that charge set fares, run on fixed routes,
and are available to the public.

(10) “Tandem parking” means that two or more automobiles are parked on a driveway or in any other location
on a lot, lined up behind one another.

(k) A local agency shall not issue a certificate of occupancy for an accessory dwelling unit before the local agency
issues a certificate of occupancy for the primary dwelling.

(l) Nothing in this section shall be construed to supersede or in any way alter or lessen the effect or application
of the California Coastal Act of 1976 (Division 20 (commencing with Section 30000) of the Public Resources
Code), except that the local government shall not be required to hold public hearings for coastal development
permit applications for accessory dwelling units.

(m) A local agency may count an accessory dwelling unit for purposes of identifying adequate sites for housing,
as specified in subdivision (a) of Section 65583.1, subject to authorization by the department and compliance
with this division.

(n) In enforcing building standards pursuant to Article 1 (commencing with Section 17960) of Chapter 5 of Part
1.5 of Division 13 of the Health and Safety Code for an accessory dwelling unit described in paragraph (1) or (2)
below, a local agency, upon request of an owner of an accessory dwelling unit for a delay in enforcement, shall
delay enforcement of a building standard, subject to compliance with Section 17980.12 of the Health and Safety
Code:

(1) The accessory dwelling unit was built before January 1, 2020.



(2) The accessory dwelling unit was built on or after January 1, 2020, in a local jurisdiction that, at the time the
accessory dwelling unit was built, had a noncompliant accessory dwelling unit ordinance, but the ordinance is
compliant at the time the request is made.

(o) This section shall become operative on January 1, 2025.

SEC. 5. Sections 3.5 and 4.5 of this bill incorporate amendments to Section 65852.2 of the Government Code
proposed by this bill and Senate Bill 1030. Those sections of this bill shall only become operative if (1) both bills
are enacted and become effective on or before January 1, 2021, (2) each bill amends Section 65852.2 of the
Government Code, and (3) this bill is enacted after Senate Bill 1030, in which case Section 65852.2 of the
Government Code, as amended by Senate Bill 1030, shall remain operative only until the operative date of this
bill, at which time Sections 3.5 and 4.5 of this bill shall become operative, and Sections 3 and 4 of this bill shall
not become operative.

SEC. 6. The Legislature finds and declares that Sections 3 and 4 amending Section 65852.2 of the Government
Code address a matter of statewide concern rather than a municipal affair as that term is used in Section 5 of
Article XI of the California Constitution. Therefore, Sections 3 and 4 apply to all cities, including charter cities.

SEC. 7. No reimbursement is required by this act pursuant to Section 6 of Article XIII B of the California
Constitution because this act provides for offsetting savings to local agencies or school districts that result in no
net costs to the local agencies or school districts, within the meaning of Section 17556 of the Government Code.
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DAVIS-STIRLING ACT
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Civil Code §5551. Elevated Wooden Structure Inspections.

(a) For purposes of this section, the following de!nitions apply:

(1) “Associated waterproo!ng systems” include "ashings, membranes, coatings, and sealants that protect
the load-bearing components of exterior elevated elements from exposure to water.

(2) “Exterior elevated elements” mean the load-bearing components together with their associated
waterproo!ng system.

(3) “Load-bearing components” means those components that extend beyond the exterior walls of the
building to deliver structural loads to the building from decks, balconies, stairways, walkways, and their
railings, that have a walking surface elevated more than six feet above ground level, that are designed for
human occupancy or use, and that are supported in whole or in substantial part by wood or wood-based
products.

(4) “Statistically signi!cant sample” means a su#cient number of units inspected to provide 95 percent
con!dence that the results from the sample are re"ective of the whole, with a margin of error of no
greater than plus or minus 5 percent.

(5) “Visual inspection” means inspection through the least intrusive method necessary to inspect load-
bearing components, including visual observation only or visual observation in conjunction with, for
example, the use of moisture meters, borescopes, or infrared technology.

(b)

(1) At least once every nine years, the board of an association of a condominium project shall cause a
reasonably competent and diligent visual inspection to be conducted by a licensed structural engineer or
architect of a random and statistically signi!cant sample of exterior elevated elements for which the
association has maintenance or repair responsibility.

(2) The inspection shall determine whether the exterior elevated elements are in a generally safe
condition and performing in accordance with applicable standards.

(c) Prior to conducting the !rst visual inspection, the inspector shall generate a random list of the locations of
each type of exterior elevated element. The list shall include all exterior elevated elements for which the
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association has maintenance or repair responsibility. The list shall be provided to the association for future use.

(d) The inspector shall perform the visual inspections in accordance with the random list generated pursuant to
subdivision (c). If during the visual inspection the inspector observes building conditions indicating that
unintended water or water vapor has passed into the associated waterproo!ng system, thereby creating the
potential for damage to the load-bearing components, then the inspector may conduct a further inspection. The
inspector shall exercise their best professional judgment in determining the necessity, scope, and breadth of
any further inspection.

(e) Based upon the inspector's visual inspections, further inspection, and construction and materials expertise,
the inspector shall issue a written report containing the following information:

(1) The identi!cation of the building components comprising the load-bearing components and
associated waterproo!ng system.

(2) The current physical condition of the load-bearing components and associated waterproo!ng system,
including whether the condition presents an immediate threat to the health and safety of the residents.

(3) The expected future performance and remaining useful life of the load-bearing components and
associated waterproo!ng system.

(4) Recommendations for any necessary repair or replacement of the load-bearing components and
associated waterproo!ng system.

(f) The report issued pursuant to subdivision (e) shall be stamped or signed by the inspector, presented to the
board, and incorporated into the study required by Section 5550.

(g)

(1) If, after inspection of any exterior elevated element, the inspector advises that the exterior elevated
element poses an immediate threat to the safety of the occupants, the inspector shall provide a copy of
the inspection report to the association immediately upon completion of the report, and to the local code
enforcement agency within 15 days of completion of the report. Upon receiving the report, the
association shall take preventive measures immediately, including preventing occupant access to the
exterior elevated element until repairs have been inspected and approved by the local enforcement
agency.

(2) Local enforcement agencies shall have the ability to recover enforcement costs associated with the
requirements of this section from the association.

(h) Each subsequent visual inspection conducted under this section shall commence with the next exterior
elevated element identi!ed on the random list and shall proceed in order through the list.
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(i) The !rst inspection shall be completed by January 1, 2025, and then every nine years thereafter in
coordination with the reserve study inspection pursuant to Section 5550. All written reports shall be maintained
for two inspection cycles as records of the association.

(j)

(1) The association shall be responsible for complying with the requirements of this section.

(2) The continued and ongoing maintenance and repair of the load-bearing components and associated
waterproo!ng systems in a safe, functional, and sanitary condition shall be the responsibility of the
association as required by the association's governing documents.

(k) The inspection of buildings for which a building permit application has been submitted on or after January 1,
2020, shall occur no later than six years following the issuance of a certi!cate of occupancy. The inspection shall
otherwise comply with the provisions of this section.

(l) This section shall only apply to buildings containing three or more multifamily dwelling units.

(m) The association board may enact rules or bylaws imposing requirements greater than those imposed by this
section.

(n) A local government or local enforcement agency may enact an ordinance or other rule imposing
requirements greater than those imposed by this section.

(Added by Stats.2019, Ch. 207, Sec. 1. E!ective January 1, 2020.)
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