MEMORANDUM
TO:

Marin County Planning Commission

FROM:

Jeremy Tejirian

DATE:

November 21, 2016

RE:

2017 Development Code Amendments

Planning Division staff received a number of emails and other correspondence related to the
Development Code amendments during and after the initial Planning Commission workshop
held on November 14, 2016. All of these are enclosed for your Commission’s review and any
correspondence received after November 21st will be provided to you directly and made
available to the public during the next workshop on November 28th.
In addition, planning staff has further refined the alternative previously presented to your
Commission related to Junior Accessory Dwelling Units (JADUs).
JADU Alternative
In the Summary and Guide to the 2017 Development Code amendments attached to the staff
report provided for the Planning Commission workshop on November 14, 2017, Planning staff
included the following alternative:
“Another alternative is to redefine living areas with wet bars within an existing residence,
which do not exceed 500 square feet and have separate entrances as separate units
(JADUs), and place additional exemptions for these in both the standards section
(32.140.C) and the ADU permits section (56.040). This would render a high number of
existing residences legal non-conforming with respect to maintaining their existing wet
bars.”

For a number of years, the County has allowed wet bars to be installed in single family
residences without defining those areas as separate living units or requiring any special
Planning permits. This has led many homeowners throughout the County to install wet bars in
their pool cabanas, artist studios, and room rentals in their homes. Wet bars are characterized
by small sinks, mini-refrigerators, and kitchen appliances, but do not include full ovens or other
kitchen conveniences, and are sometimes referred to as efficiency kitchens or partial kitchens.
The County’s approach has been more permissive than many surrounding jurisdictions and has
provided homeowners with a lot of flexibility in how they develop and use their properties.
Redefining living areas with wet bars as JADUs, with the concomitant requirements such as
having exterior access and a maximum floor area of 500 square feet, has both disadvantages
and advantages. One of the disadvantages is that making the Development Code far more
restrictive than it is currently would render many homes with existing wet bars legal

nonconforming with respect to the JADU requirements. However, one important advantage is
that the financing options available to homeowners who want to treat living areas with wet bars
as distinct dwelling units could be expanded by providing them with a voluntary path towards
creating JADUs. As long as this path is voluntary, it could broaden homeowners’ financing
options and avoid penalizing homeowners with existing wet bars. In order to accomplish this
objective, a number of amendments should be considered by your Commission as an
alternative to supplement the proposal for Accessory Dwelling Units, as discussed below.
1. Add the following exemptions to Sections 32.140.C and 56.040 for JADUs, as
specified by State Law (AB 2406):
•

Limit JADUs to one per residential lot zoned for single-family residences with a
single-family residence already built on the lot.

•

Require owner occupancy in the single-family residence in which the JADU will be
permitted. The owner may reside in either the remaining portion of the structure or
the newly created JADU. Owner occupancy shall not be required if the owner is
another governmental agency, land trust, or housing organization.

•

Require that a recorded deed restriction, which shall run with the land, be filed with
the permitting agency, and shall include both of the following:
 A prohibition on the sale of the JADU separate from the sale of the single
family residence, including a statement that the deed restriction may be
enforced against future purchasers.
 A restriction on the size and attributes of the JADU that conforms to this
section.

•

Require the JADU to be constructed within the existing walls of the structure, and
require the inclusion of an existing bedroom.

•

Require the JADU to include a separate entrance from the main entrance to the
structure, with an interior entry to the main living area. A JADU may also include a
second interior doorway for sound attenuation.

•

Require the JADU to include a wet bar.

2. Include a definition of a JADU in Article VIII that reflects the criteria listed above and
indicates that living areas with wet bars are not JADUs unless they meet all of these
criteria.
The effect of these amendments would be to provide a path for homeowners to voluntarily
establish JADUs, thereby taking advantage of financing options that may not otherwise be
available to them.
Attachments:
1. Assembly Bill 2406
2. Public comments
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