Thursday, January 04, 2007 : Meeting with City Planner Thomas Carter

5936 NE Mason  |  Zoned R7h  |  10,000 sq foot lot  |  Existing Structure: 964 Sq Feet

Description: COMMUNITY AC; E 50' OF LOT 5 BLOCK 6

Garage Questions/Sq Footage

· Can you build an ADU atop of a garage, even if the garage doesn’t have access via a full driveway? A: Yes. However creating an ADU on TOP of a garage will create a conflict with the city zoning requirement that the main house is the largest structure on the lot. This scenario would actually be two buildings – an ADU and an Accessory Unit, both of which have their own specific requirements. 
· If one is granted the 800sq ft exception, does the sq footage of the garage (or shop) count against the total sq footage? Similarly, is the 800 sq feet defined as FOOTPRINT or LIVING space? Will need to apply for TWO adjustments. Adjustment #1 for the ADU size is pretty standard practice and granted all the time. Adjustment #2 will be more difficult – I will be required to demonstrate that the new structure’s scale will not overwhelm the main house. This is what’s called a “discretionary review” and requires money and a review process (total money is around $1200). There is also a public comment period, so it’s crucial to get neighbor support. The likelihood of approval from the city diminishes significantly if a neighbor complains. An alternative tactic would be to build two separate structures – a shop and an ADU. This would require only ONE exception (for ADU size) provided that the total square footage (footprint) of the structures does not exceed 15% of the lot size (1500 square feet)
Usage

· Are there any prohibitions regarding the ADU as a completely separate living space? E.g. can one build in a complete kitchen, bath, etc.? No prohibitions. That’s what they are designed for!
· Can the new ADU be used as a rental if the owner occupies the main house? What about the converse situation? Can the owner live in the ADU and rent the house? Yes, you can rent it legally. The owner does NOT have to live on the property to rent the ADU
Construction

· Is the 18’ height measured at the midpoint on the roof slope? Yes
· Does the Roof Slope have to match the slope of the main house, or can it vary to some degree? Yes. It should match very closely
· Does the roof have to mirror the house (for example – the main house has a simple side gable construction. Could the ADU use a “shed roof” construction?) It is possible to create a shed-roof, provided the pitch matches the main house. The architectural style must still conform, however.
· Can a deck be part of the second story structure? Does this count against sq. footage? A deck DOES count against overall square footage if it is on the 2nd floor. A PATIO or deck on the 1st floor, however, does not. 
