CITY OF HEALDSBURG
ORDINANCE NO. 1253

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF
HEALDSBURG AMENDING HEALDSBURG MUNICIPAL
CODE TITLE 20, SECTION 20.20.010: ACCESSORY
DWELLING UNITS AND JUNIOR ACCESSORY DWELLING
UNITS, AND SECTION 20.28.310: DEFINITIONS TO REFLECT
CHANGES IN STATE ADU LAW AND RELATED CEQA
EXEMPTION

WHEREAS, the City of Healdsburg Municipal Code (HMC) Title 20 Land Use Code
(LUC) regulates allowable and development standards within the City; and

WHEREAS, on January 1, 2025, Senate Bill 1211 went into effect, expanding
opportunities for the construction of accessory dwelling units on multifamily properties; and

WHEREAS, HMC amendments (“Amendments’) are proposed to provide greater clarity
to Title 20, Land Use Code, all as provided herein; and

WHEREAS, the Amendments are proposed to implement Housing Policy 4 (Expanding
Housing Development Capacity) within the Healdsburg Housing Element that calls to amend the
City’s Land Use Code to conform to current State development standards and approval procedures
for accessory dwelling units (ADUs) and junior accessory dwelling units (JADUs); and

WHEREAS, the proposed Amendments will continue to promote the development of
accessory dwelling units and junior accessory dwelling units in the City of Healdsburg (“City”),
providing a potentially affordable housing option for the community; and

WHEREAS, the proposed Amendments implement state law requirements and add local
policies that are consistent with state law and implement the City’s General Plan and Housing
Element; and

WHEREAS, the Planning Commission held a Workshop on September 23, 2025, at which
time it reviewed the proposed Amendments and considered all public comments, written and oral,
and provided input on policy options to staff on the revisions; and

WHEREAS, the Planning Commission held a duly noticed public hearing on October 28,
2025, at which time it reviewed the proposed Amendments and considered all public comments,
written and oral, on the revisions and the related CEQA exemption; and

WHEREAS, the Planning Commission made the following affirmative findings pursuant
to HMC Section 20.28.280 in support of the proposed Amendments and recommended the City
Council adopt an ordinance approving them:



Ordinance No. 1253
Page 2

A. The Amendments are consistent with the Healdsburg 2030 General Plan including the
goals, and policies, in that no conflicts with any Goals, Policies, Programs or measures
of the Healdsburg General Plan 2030 have been identified.

B. The Amendments are consistent with the objectives of the Land Use Code contained in
Section 20.04.010 given that: a) adoption of the proposed Amendments will continue to
protect and promote the public health, safety and general welfare of the community by
providing updated standards; and b) the Amendments will implement the goals, policies,
and programs contained in the Healdsburg 2030 General Plan.

C. The Planning Commission has conducted a public hearing on the draft Amendments
with hearing notices provided as prescribed in Land Use Code Section 20.28.080,
including newspaper publication at least 20 days prior to the hearing date.

D. The Amendments are exempt from the California Environmental Quality Act (CEQA)
pursuant to Public Resources Code section 21080.17 and CEQA Guidelines section
15282(h), which exempts adoption of ordinances implementing state law regarding
accessory dwelling units. Further, the proposed Amendments are categorically exempt
from CEQA because it can be seen with certainty that there is no possibility that the
adoption of the proposed Amendments will have a significant effect on the environment.
(CEQA Guidelines, 14 Cal. Code of Regs. Section 15061(b)(3)).

WHEREAS, on November 17, 2025, the City Council held a duly-noticed public hearing
at which time it reviewed the proposed Amendments and considered all public comments, written
and oral, on the Amendments and the related CEQA exemption; and

WHEREAS, based upon the Planning Commission’s findings and recommendation, the
City Council finds that the Amendments are consistent with the General Plan including the Goals,
Policies, and Implementation Measures of the Housing, Land Use, and Economic Development
Elements of the adopted General Plan, and that the Amendments are internally consistent with all
other provisions of the Municipal Code.

NOW, THEREFORE, the City Council of the City of Healdsburg does ordain as follows:

Section 1. Findings.

The above recitals are hereby declared to be true and correct findings of the City Council
of the City of Healdsburg.

Section 2. Title 20, Section 20.20.010 Accessory dwelling units and junior accessory dwelling
units shall read as follows:

The purpose of this section is to comply with state law, which provides for cities to set standards
for the development of accessory dwelling units and junior accessory dwelling units so as to
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increase the supply of small and affordable housing while ensuring that they remain compatible
with existing primary structures and neighborhoods. It is the intent that accessory dwelling units
will be permitted to be established as a permanent housing option on any property that either
contains or is constructed concurrently with a primary single-family or multifamily residential use,
and when established in compliance with state law and local ordinances. It is the intent that junior
accessory dwelling units will be permitted to be established as a permanent housing option on any
property that either contains or is constructed with a primary single-family residential use, and
when established in compliance with state law and local ordinance. An efficiency unit or
manufactured home, as defined in Section 18007 of the Health and Safety Code, are types of
accessory dwelling units.

A. General Requirements — Accessory Dwelling Units.

1.  Accessory dwelling units shall not be counted when calculating the permitted density
requirements of the General Plan, but shall otherwise be considered a component of a
residential land use on a property consistent with the General Plan text and diagrams.

2. Accessory dwelling units are exempt from the growth control measures set forth in Chapter
17.24 HMC.

3. Accessory dwelling units shall be allowed to be established either simultaneously with or
subsequent to the construction of a primary dwelling unit(s) that is located on the same lot of
record and under one common ownership subject to provisions of subsection (C) of this
section. Accessory dwelling units shall not be sold, transferred or owned separately from the
primary residential unit on the property, except when the accessory dwelling unit or primary
dwelling unit was built or developed by a qualified nonprofit corporation per Government
Code Section 66341, as that section may be amended.

4. The owner of the lot upon which an accessory dwelling unit is located is neither required
to reside in the primary dwelling unit or accessory dwelling unit.

5. Accessory dwelling units shall only be used for residential purposes.

6. Rental accessory dwelling units shall only be used for rentals of terms longer than 30 days
and shall not be converted to accommodate residential visitor lodging.

7. Accessory dwelling units shall be allowed in all zoning districts that permit single-family
and multifamily uses when proposed on a lot that is developed or proposed to be developed
with one or more legally permitted primary dwelling units.

8. Factory-built housing or a manufactured home may be used as an accessory dwelling unit
so long as it conforms to all provisions of this section.

9. Accessory dwelling units may be attached to the primary dwelling unit, detached from the
primary dwelling unit or may involve the conversion of floor area of an existing structure.



Ordinance No. 1253
Page 4

Accessory dwelling units shall be placed on a permanent foundation. Refer to HMC 20.28.310
for definitions of various types of accessory dwelling units and efficiency units.

B. General Requirements — Junior Accessory Dwelling Units.

1. One junior accessory dwelling unit shall be allowed to be established either simultaneously
with or subsequent to the construction of a single-family dwelling under one common
ownership subject to provisions of subsection (C) of this section. Junior accessory units shall
not be sold, transferred or owned separately from the primary residential unit on the property.

2. A junior accessory dwelling unit shall be allowed in all zoning districts that permit single-
family and multifamily uses when proposed on a lot that is developed or proposed to be
developed with one legally permitted single-family dwelling.

3. The owner of the single-family dwelling shall reside on a property containing a junior
accessory dwelling unit, either in the single-family dwelling or in the junior accessory
dwelling unit. Owner occupancy is not required if the owner is a governmental agency, land
trust, or housing organization.

4. A junior accessory dwelling unit shall be no more than 500 square feet in size, contained
within the exterior walls of a proposed or existing single-family dwelling and include a
separate entrance from the main entrance to the proposed or existing single-family dwelling.
A junior accessory dwelling unit shall have an efficiency kitchen including a cooking facility
with appliances, a food preparation counter, and storage cabinets.

5. If a proposed junior accessory dwelling unit does not include a separate bathroom, the
junior accessory dwelling unit shall include a separate entrance from the main entrance to the
junior accessory dwelling unit, with an interior entry to the main living area.

6. A junior accessory dwelling unit shall not be considered a separate or new unit for purposes
of any fire or life protection ordinance or for purposes of providing water, wastewater or power
services. Single-family dwellings containing a junior accessory dwelling unit may be subject
to such requirements as applied to single-family dwellings not containing a junior accessory
dwelling unit.

7. Junior accessory dwelling units shall not be counted when calculating the permitted
density requirement of the General Plan, but shall otherwise be considered a component of a
residential land use on a property consistent with the General Plan text and diagrams.

8. Junior accessory dwelling units are exempt from the growth control measures set forth in
Chapter 17.24 HMC.

9. Rental of a junior accessory dwelling unit shall be for a term longer than 30 days.

C. Development Standards.
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Table 20 Development Standards for Attached and Detached Accessory Dwelling Units
(ADUs) and Junior Accessory Dwelling Units (JADUs)

Development Junior Accessory Attached Accessory |Detached Accessory
Standard Dwelling Unit Dwelling Unit Dwelling Unit

Number of 1 1 1
ADUSs/JADUs New or
Existing Single-Family
Dwelling!

Number of ADUs New |N/A 1 1
Multifamily!

Maximum Size 500 square feet 1,200 square feet 1,200 square feet

Site Coverage N/A See Table 20a

Exception: ADUs 850 square feet or less are
not subject to the maximum site coverage
requirements of the underlying zoning.

Height? See Table 20a See Table 20a Two stories or 25
Exception: ADUs feet

located within required
rear and side yard of
the zoning district
cannot exceed two
stories or 25 feet.

Setbacks®

Front N/A See Table 20a See Table 20a
Interior Side N/A 4 feet 4 feet

Street Side N/A 4 feet 4 feet

Rear N/A 4 feet 4 feet

Parking Spaces: On Site

Accessory Dwelling |0 0 0
Unit New Construction
or Conversion

Replacement Parking |0 0 0
for Primary Dwelling
Garage or
Covered/Uncovered
Off street Parking
Conversion
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Notes:

1. One JADU and one attached or detached ADU is allowed on the site of a new or existing
single-family dwelling.

2. An ADU located over a detached accessory building may exceed the maximum height stated
in HMC 20.16.030 (Accessory structures), up to two stories or 25 feet, and the maximum required
interior side and rear setbacks are four feet as noted in Table 20.

3. 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.

4. If any one of the following standards set forth in Table 20a: maximum size and/or lot coverage
would prohibit the issuance of a building permit for an accessory dwelling unit, the applicant for
said building permit will be entitled to a permit for an 850-square-foot accessory dwelling unit that
is 16 feet high, with four-foot side and rear yard setbacks.

Table 20a Development Standards: Front Setback, Site Coverage, Height for Specific
Zoning Districts

Development| o R-1- RZ-(} ) PR
Standard by « | R-1-6 12.5 d RM | DR | and | CS MU GMU
Zone 35 = | an CD
40

Front setback (20" (20" |25' 30" |20' |[20" |None |None [None 30'

Site coverage |50% |35% |30% (25% [40% |40% [100% [60% |60% 30%

Height** 35 40" (35" |35'when 35 35
abutting or abutting/across
across street [street or alley
or alley from |from zone
R-1 zone allowing

single- family
as permitted
use

*20" setback for garage frontage. Non-garage frontage: [40' when 40'

10' abutting zone |abutting/across
allowing street or alley
multifamily |from zone
as primary allowing
use to include |multi-family
RM, ORM, |as permitted
RMP, DR use
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Development| o R-1- RZ-(} ) PR
Standard by 3.5% R-1-6 125 | and RM | DR | and | CS MU GMU
Zone ) ) 40 CD
**Exceptions to this requirement are prescribed in HMC [50' in all 50" in all other
20.16.065 other instances
instances

If any one of the standards set forth in Table 20a would preclude the construction of an 850 square
foot, 16-foot-high accessory dwelling unit with four-foot side and rear setbacks, then that standard
shall be waived.

If a proposed ADU is 800 square feet or less, it is exempt from front setback provisions.

D. Design Criteria. All new accessory dwelling units shall comply with the following objective
design criteria:

1. Placement. Detached and attached accessory dwelling units (and all associated outdoor
living areas and accessory structures) shall comply with the front yard setback requirements
of the zoning district in which the accessory dwelling unit is to be located, as shown in Table
20a. An attached or detached accessory dwelling unit shall not be placed between a required
front yard setback from a public right-of-way and the primary dwelling unit.

2. Building Design. The materials and colors of the accessory dwelling unit’s exterior walls,
roof, windows, and doors shall match the primary dwelling(s). The roof slope of the accessory
dwelling unit shall match the primary dwelling(s).

3. Landscape Design. Landscaping shall be provided around accessory dwelling units, and
shall comply with fire code regulations for defensible space. Fire-resistant and low-water-use
plants shall be utilized.

4. Entrance. A separate entrance shall be provided for accessory dwelling units and junior
accessory dwelling units. Access to the public right-of-way may be provided through the rear
yard of the primary residence or a dedicated pathway.

5. Privacy. Windows in an accessory dwelling unit that is located less than 10 feet from a
rear or side property line shall be clerestory windows or use frosted or obscure glass. Balconies
and doors shall be oriented toward units on site.

E. State-mandated units (Gov. Code Section 66323). Notwithstanding the requirements established
in subsections (A) through (D) of this section, the city shall ministerially approve an application
for a building permit within a residential or mixed-use zoning district to create any of the
following. Applications which meet the standards of this subsection E._shall not be subject to any
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other development standards, but shall be subject to all applicable state laws, including the
California Building Code.

1. 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:

a. 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.

b. The space has exterior access from the proposed or existing single-family dwelling.
c. The side and rear setbacks are sufficient for fire and safety.

d. The junior accessory dwelling unit complies with the requirements of Government
Code Section 66333 et seq.

e. An accessory dwelling unit or junior accessory dwelling unit created pursuant to this
subsection will not be required to install a new or separate utility connection unless the
unit is constructed concurrently with a new single-family dwelling.

2. One detached, new construction, accessory dwelling unit 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 subsection (F)(1) of this section. The accessory dwelling
unit must have:

a. A minimum of four-foot rear yard and side setbacks.
b. A total floor area of not more than 850 square feet.
c. A height limitation of 18 feet.

3. 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. “Livable space” means space in a dwelling intended for human
habitation, as the term appears in Government Code sections 66313, subdivision (e), and
66323, subdivision (a)(3)(A).

a. The city shall approve accessory dwelling units up to a number equal to 25 percent of
the existing units in the multifamily dwelling, or one accessory dwelling unit, whichever
1s greater.
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4. Multiple accessory dwelling units, not to exceed the number specified in clause (c) or (d)
below, as applicable, that are located on a lot that has an existing or proposed multifamily
dwelling but are detached from that multifamily dwelling. The accessory dwelling units must
comply with the following:

a. A height limitation of 18 feet
b. A minimum of four-foot rear yard and side setbacks.

c. On a lot with an existing multifamily dwelling, not more than eight detached
accessory dwelling units. However, the number of accessory dwelling units
allowable pursuant to this clause shall not exceed the number of existing units on
the lot.

d. On a lot with a proposed multifamily dwelling, not more than two detached
accessory dwelling units.

e. If the existing multifamily dwelling has a rear or side setback of less than four feet,
the City shall not require any modification of the existing multifamily dwelling as
a condition of approving the application to construct an accessory dwelling unit that
satisfies the requirements of this subsection. 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.

5. Rental of an accessory dwelling unit or junior accessory dwelling unit created pursuant to
this section shall be for a term longer than 30 days.

F. Additional provisions.

1. All accessory dwelling units and junior accessory dwelling units must comply with HMC
Title 15, Building Code, except as follows:

a. The city shall not deny a permit for an unpermitted accessory dwelling unit or junior
accessory dwelling unit that was constructed before January 1, 2020, for building code
violations, unless the city makes a finding that correcting the violation is necessary to
comply with conditions that would otherwise deem a building substandard, pursuant to
Section 17920.3 of the Health and Safety Code.

2. Nonconforming conditions.

a. For State-mandated ADUs and JADUs: The city shall not condition approval on the
correction of nonconforming zoning code violations.

b. For all other ADUs and JADUs: The city shall require the correction of nonconforming
zoning conditions, building code violations, or unpermitted structures that present a threat
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to public health and safety and are affected by the construction of the accessory dwelling
unit or junior accessory dwelling unit.

3. The installation of fire sprinklers shall not be required in an accessory dwelling unit if
sprinklers are not required for the primary residence. The construction of an accessory
dwelling unit shall not trigger a requirement for fire sprinklers to be installed in the existing
multifamily dwelling.

4. Accessory dwelling units up to 850 square feet are exempt from impact fees. Accessory
dwelling units that are 850 square feet or larger may be charged impact fees, but the fees must
be proportional in size (by square foot) to fees charged for the primary dwelling unit.

5. Accessory dwelling units constructed from existing space and junior accessory dwelling
units shall not be considered to be a new residential use for purposes of calculating connection
fees or capacity charges for utilities, unless constructed concurrently with a new single-family
dwelling. The connection fee or capacity charge shall be proportionate to the burden of the
proposed accessory dwelling unit, based on its square footage or plumbing fixtures as
compared to the primary dwelling.

G. Application Review.

1. Applications for accessory dwelling units and junior accessory dwelling units shall be
submitted on the form provided by the City, along with all supporting documentation and the
application fee.

2. The city shall review accessory dwelling unit and junior accessory dwelling unit
applications for completeness within 30 days of receipt. If an application is deemed
incomplete, the city shall provide an exhaustive list of items that were not complete. That list
shall be limited to those items required on the city’s submittal requirement checklist.

3. Once an application for an accessory dwelling unit or junior accessory dwelling unit is
deemed complete, the city shall review the application for compliance with this section and
shall approve or deny the application ministerially, without discretionary review or a hearing,
within 60 days of receipt of a complete application. If the City does not approve or deny the
complete application within 60 days of receipt, the application is deemed approved.

4. If a permit application for an accessory dwelling unit or junior accessory dwelling unit is
submitted with a proposed primary dwelling(s), action on the accessory dwelling unit or junior
accessory dwelling unit shall occur concurrently with the permit for the primary dwelling(s).

5. If the city denies an accessory dwelling unit or junior accessory dwelling unit application,
it shall return in writing a full set of comments to the applicant with a list of items that are
defective or deficient and a description of how the application can be remedied by the
applicant, within 60 days from when a completed application is received.
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6. Applicants may appeal the denial of a building permit for an accessory dwelling unit permit
pursuant to the provisions set forth in Chapter 2.36 HMC.

H. Severability. To the extent possible, this section shall be interpreted to be consistent with the
provisions of Government Code Section 66310 et seq. If any part of this section is found to be
invalid or inconsistent with Government Code Section 66310 et seq., such provision shall be null
and void and the remaining sections will still be applied to the maximum extent feasible. (Ord.
1210 §9,2021; Ord. 1197 § 1 (Att. A),2019; Ord. 1189 § 3,2019; Ord. 1187 § 4,2019; Ord. 1172
§ 2,2018; Ord. 1159 § 11, 2016; Ord. 1006 § 2 (Exh. A § 1855), 2003; Ord. 1003 § 2 (Exh. A §
19), 2003.)

Section 3. Title 20, Section 20.28.310 Definitions.
1. The definition of “Accessory dwelling unit” shall be amended in its entirety to read as follows:

“Accessory dwelling unit” or “ADU”. An attached or a detached residential dwelling unit that
provides complete independent living facilities for one or more persons, is located on a lot with a
proposed or existing primary residence, and meets the requirements of HMC 20.20.010. An ADU
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 ADU also includes
the following:

(1) An efficiency unit.
(2) A manufactured home, as defined in Section 18007 of the Health and Safety Code.

2. The definition of “Accessory dwelling unit, junior” shall be amended in its entirety to read as
follows:

“Accessory dwelling unit, junior” or “JADU”. A residential unit that is no more than 500 square
feet in size, is contained entirely within a single-family residence, and meets the requirements of
HMC Section 20.20.010. A JADU may include separate sanitation facilities, or may share
sanitation facilities with the existing structure.

3. The definition of “Dwelling unit, accessory” shall be deleted in its entirety.

Section 4. Environmental Compliance.

The City Council finds that the proposed ordinance Amendments are exempt from the California
Environmental Quality Act (CEQA) pursuant to Public Resources Code section 21080.17 and
CEQA Guidelines section 15282(h), which exempts adoption of ordinances implementing state
law regarding accessory dwelling units. Further, the proposed Amendments are categorically
exempt from CEQA because it can be seen with certainty that there is no possibility that the
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adoption of the proposed Amendments will have a significant effect on the environment. (CEQA
Guidelines, 14 Cal. Code of Regs. Section 15061(b)(3)).

Section S. Severability.

If any provision of this ordinance or the application thereof to any person or circumstance is held
invalid, the remainder of the ordinance and the application of such provision to other persons or
circumstances shall not be affected thereby.

Section 6. Effective Date and Publication.

This Ordinance of the City of Healdsburg shall be effective thirty (30) days after the date of its
passage. Before expiration of fifteen (15) days after its passage, this Ordinance or a summary
thereof as provided for in Government Code Section 36933, shall be published at least once in a
newspaper of general circulation published and circulated in the City of Healdsburg, along with
the names of the City Council members voting for and against its passage.

INTRODUCED by the City Council of the City of Healdsburg on the 17th day of November, 2025,
and PASSED and APPROVED at a regular meeting of the Clty Counci] on the 15" day of
December, 2025, by the following vote:
AYES: Councilmembers: (5) Edwards, Hagele, Kelley, Herrod and Mayor Mitchell
NOES: Councilmembers: (0) None
ABSENT: Councilmembers: (0) None

ABSTAINING: Councilmembers: (0) None

SO ORDERED: ATTEST:
Evelw.' Ml’tchell, Mayor ' Raina Allan, City Clerk

Dated:rDQCJea\\\\a?\’ \_l 2-025
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I, RAINA ALLAN, City Clerk of the City of Healdsburg, do hereby certify that the
foregoing is a full, true, and correct copy of Ordinance No. 1253 passed and adopted by
the Healdsburg City Council on the 15th day of December 2025.






