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WICHiTA-SEDGWICK‘OUNTY

METROPOLITAN AREA PLANNING DEPARTMENT April 26, 1983
To Jack H. Galbraith, Chief Planner, Current Plans Division
FROM Robert A. Lakin, Director of Planning

BUBJECT ECHO Housing

Irene Hart discussed with me a proposed project for her
staff on ECHO Housing. James has apparently been assigned
to review this subject matter and to make recommendations.

I told her that we had some preliminary discussions with the
Planning Commission on it and it related closely to the

work on manufactured housing/mobile homes. I indicated that
I would like for her to keep in close contact with us as she
works through on this and concludes what, if anything, are
impediments to ECHO Housing. I suggested that she contact
either you or myself and I prefer it be kept with senior
staff and not with the Junior Planners. I have also asked
her that the work be done with us and be kept internally
staffed, at least for our preliminary review before she
takes it to her Board. My concern is that a public position
be developed on this in which we may not be in concurrence,
and we get steam-rollered in the process. I would like for
the end result to be a position that both she and I can
agree on and we can jointly support changes in the ordinance.

She had some information from the American Association of
Retired Persons which I asked her to furnish us a copy. I
am attaching this and much of it looks pretty good with a
lot of interesting thoughts and issues being raised.

As we move into the second and third phase of Mobile Home
work I would think that we should begin to build-in the
ECHO Housing concept and again, assuming that Irene is in
concurrence with the concept as we envision it.

At the moment I see ECHO Housing as "detached" housing and
not conversion of an existing structure to duplexes. I see
it as temporary; tied to age group of occupants, with special
hearings through either BZA or before Staff, notice to
property owners, site plan, and exterior appearance control.

I would suggest that you take this material plus other that
we have and establish a DR file for it. Let me know when
you get ready to move onward with this.

£z
Robert A. Lakin, Director of Planning

RAL:vn
Attachments
cc: Glen Lytle, Special Assistant for Zoning
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RETHINKING SINGLE-FAMILY ZONING:
Growing Old in American Neighborhoods

Patrick H. Hare

Patrick H. Hare is a privare planning conasultant in Washington,
D.C. He kas a background in housing and the sociol (ssues sure
rounding it, and hes received granes from the Ford Foundation
and other sources. He has been o consultant to HUD's Office of
Policy Development and Resedrch and ¢ Stare of Connecticut’s
Department of Housing. His articles on housing have been pub-
fisnea by professionat journais and have uppeared in newspapers,
grmong tnem ine New York Times ona the Washingten Post. He
1§ currenlly working en g varicty of progects involving rone cnenges
o permur the installation of accessory apcrrments in single-family
homes, and ine suppGrt services aezessary for olcer nomeowners
1 tame odvantages of these changes.

SUMMER ISSUE 1981

rass-roots change is not often associatec with

the grass roots of suburbia. Consider, however,

the cseablishment of an estimated fificen thousand
iilegal apartments within single-farmily homes in suburban
Long Island.' Look at the increase in similar apartments
in places like Westport, Connecticut, Alexandria, Virginia,
and other supurbs, s reported in news Jdrticles with titles
like "The Hicden Rental Market'' and “Town Officials
Worry about iilegal Apariments These articles
placed ‘n the context of today s nousing market, 2coniomy,
ang dzmographics, may de indicators of growing pressure
for change in the zoning of suburban single-family neigh-
oarhoods.

Perhaps that pressure has gonc relatively unnoticed
tecause of the political risk entailed in proposing changes
in zoning. Taking on the sacred cow of singie-family
zcning makes bulifiznting look like cnild’s play. If we
assume that significant changes are needed in single-famiiy
zoning, local ieaders in politics and puolic service will
need equally significant assistance in proposing these
changes.

What are the pressures now affecting single-family
zoning? Figure 1 makes clear that as the baby-boom
generation leaves home, we are shifung away from the
need for large houses.” Instead, we need small homes both
for rnewly created young househoids and for newly
shrunken “smpty-nesier” househoids. The state of the
sconomy reinforces the need in several ways, Young
househoids are more often career oriented ana without
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children; empty-nesters are less au:m and less able to
support the heat, maintenance, and taxes on large homes.
At the same time, the fact that as of February 1981 we
are building only 1.34 million units annually® in com-
parison to 21 nct houschold-formation ratc of 1.75 mil-
tion,* and that similar shortfalls have been occurring for
several years, means a shortage of housing with soaring
rents and sale prices. The 1980 fourth-quarter national
average rental vacancy was 4.8 percent, the lowest it's
ever been.® =

In this context, it makes sensc for an older homeowner
to invest some ten or fifteen thousand dollars” to convert
2 walk-out basement rec room or unused upstairs into an
efficiency apartment for a young couple. The potential
benefits for everybody are impressive:

® |nexpensive small apartments for both young and

old households seeking rental heusing

® Rental income for older homeowners

Security for older homeowners from fear of criminal
intrusion or personal accidents when alone
Incidental inexpensive personal services for rent
reduction by tenants who have no overhead or
travel costs
Companionship
A way for older homeowners to stay comfortably in
homes they would otherwise have to leave.
Bur "accessory apartments,” “mother-in-law flats,” and
“single-family conversions,” as they are called in various
parts of the country, are not the oaly possibilities.

An alternative is the “granny flat,” a small independent
unit placed on the same lot as the original home and,
preferably, attached to it. This idea, which originated in
Australia, has received considerable attention. A Pennsyi-
vania firm now produces “elder homes" for about fifieen
thousand doilars each.®

The benerits of a small inexpensive unit for an older
nousehold alongside an existing singie-family house are
similar to those of a small unit inside an older home-
owner’s single-family house. Older householders can
maintain their independence and stll receive readily
available support, usually frem their children. Unfor-
tunately, granny flats face the snme‘problem as accessory
apartments—zoning.

Single-family zoning almost universally prohibits both
granny flats and accessory apartments. There is hope,
however. There are a few far-sighted cities like Portland,
Oregon, withitsnew "add-a-rental” zoning,” and Babylon,
Long Island, which found itself with so many illezal
conversions it nad to make its zoning laws bow to
reality.'® And there are regional planning agencies like
the Metropolitan Washington Council of Governments'!
and New York's Tri-State Regional Planning Commission
which are studying the issue.'?

Beyond granny flats and accessory apartments, there
are other land uses which, if they weren't prohibited by
zoning, might provide substantial benefits to residents of
single-family neighborhoods. It's generally agreed that the
suburbs grew because of the family car, and some ob-

servers havcaumi that high gas prices will resuft in
suburban declinc. In fact, the 1980 census shows that the
suburbs are spreading to the exurbs where people are
even more dependent on cars.' This may be in part
because new-car mileage has risen almost as fast as gas
prices. At the same time, the price of land and housing
in existing suburbs has soared, forcing people farther out.

High gas prices may not cause the decline of the
suburbs, but for older hameowners, suburban dependence
on the car may still be : preblem. The suburbs were built
not only for people who had cars to drive but also for
people who enjoyed driving. As the age structure of the
population changes, the number of suburban home-
owners for whom driving is a burcen is increasing
dramaticaily.” One solution—via accessory apartments
or granny flats—is a close association with someone who
can provide occasional transportation. Another is altering
zoning Lo permit small “mom and pop'* stores in single:
family neighborhoods to which people can walk. Again,
both solutions are prohibited by single-family zoning.

It is important, incidentaily, to emphasize that a major
benefit of the zoning changes being discussed would be
that many elderly homeowners wouid be able to stay
in their homes when economic pressures andfor declining
physical abilities would otherwise force them to move.
Statistics clearly indicate that they do not want to move,
even when their homes are too big for them.'S Lewis
Aiken points out, “One reason that the elderly do not
relocate even when it is advantageous to do so is that
they are greatly affected by the psvchological shocks
and losses that result from severing ties with their home
communities.""'® Leo Baldwin, housing consultant for the
AARP-NRTA, takes the same issue further. He points out
that as people retire from active roles in the community,
their homes become relatively more important to them,
both because they spend more time there and because
their homes hold innumerable associations with their
achievements and status in life, thus supporting their
sense of identity.!”

— e

... as the baby-boom generation leaves home, we
are shifting away from the need for large houses.

That association of home with status and achievement,
however, is what makes it so difficuit to even consider
changing single-family zoning. People see zoning as a
source of security against neighborhood deterioration,
which in turn means deterioration in status and in quality
of life. It can also mean deterioration of financial security,
since the home is many people’s largest financial asset. It’s
a truism that tinkering with single-family zoning means
tinkering with the underpinnings of the “good life” that
many people have worked s0 hard to achieve. The logical
conseguence of this truism is that if local political leaders
and public servants are to raise the issue of change in
single-family zoning, they are going to need assistance,
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Without that assistance and timely change, suburban
neighborhoods may develop a “dinosaur” aura presently
associated with Chevy Impalas and rocket-finned Cadillacs.
But necessary zoning changes conflict so strongly with the
American dream of the single-family house in the suburbs
that leaders may well postpone them out of fear of
fruitless controversy.

e

It's a truism that tinkering with single-family
zoning means tinkering with the underpinnings
of the “zood life”’ that many people have worked
s0 hard to achieve.

T —

Practical ways to help local leaders raise the question
of zoning changes are difficult to come by, It may be best
to start from the other end and consider who would be
the best constituency to raise the issue. The answer seems
to be the older homeowners themselves. They are
politically unassailable and would be acting out of legit-

-interest. A related group would be the sons
and daughters of older homeowners who cannot take their
parents into their own homes, but do not want to see
them forced into nursing homes or other institutions.
There are problems with the latter group in that many of
them do not live in the same political jurisdiction as their
parents. Nevertheless, along with their parents, they are
the logical constituency to effect zoning changes, and the
idea probably must be sald to them before it will becom
a viable option for local politicians. %

The logical first step in a program to convince thess
groups of the need for change might be an educational
program in a seminar-workshop format, along with a
slide show or other visual presentation. The program
should be brought into the community under the sponsar-

ship of a church, a nonprofit housing group, or a local
government, who could endorse it in general without
necessarily endorsing specific suggestions for change.
The program also should not require the SpONsor 1o possess
detailed background knowledge.

In a typical presentation, for example, the head of the
eiderly housing committee of a church or synagogue
might introduce a slide show at the committee’s monthly
meeting. Assuming interest was aroused, the next step
would be 1o present the same program to other churches.
in addition, the program could precede a panel discussion
by local leaders whom the sponsoring organization wished
to involve in the idea.

The sponsar should also offer information, available on
request, to any local organizations who might be develop-
ing specific change proposais. This information should
include names of potential speakers from the small num-
ber of jurisdictions that have had practical sxperience
with zoning changes. Overall, the educational program
should introduce the idea of Zoning change to eiderly
homeowners and their children and should help them
develop their interest in change to the point where they
must be taken seriously by political leaders and agency
heads.

The effect of a successful educational program could
be significant. Cansider, for example, the number of ad-
ditional heusing units that could be created by accessory
apartrnents. A recent survey by the Connecticut De-
partment on Aging showed that 75 percent of the elderly
live in households of two persons or less and that 7]
percent have homes of five rooms or more.'® Although it
is difficult to estimate the number of additional units
that would be created, the potential is large, as is the
need. Connecticut is currently building about eight
thousand new units per year; it should have about twenty
thousand just to meet new household-formation needs, **

Figure 1. Change in housing-type needs with aging of typical suburban population, 1970 ta 1980

Population
1970 13980

S

At the same time, parents of that generation are
left with more space in their homes than they need.

As the baby boom generation reaches the age
of leaving home in the early eighties, the demand

for small homes increases.

Age 10
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One problem with this approach is that it appears to
be difficult for one of the groups most likely to see the
potential benefits of rethinking single-family zoning.
1t will be hard for federal and state bureaucrats to support
educational programs to revise single-family zoning,
since zoning is both a sensitive issue and a local pre-
rogative. However, they may be able to provide support
indirectly and thus make an asset out of a liability. They
can urge publicSupport for efforts to bring together as
common interest groups the aduit children of older
parents. These associations will probably have three out-
standing characteristics. First, they will be preoccupied
with the issue of independent living arrangements for
parents, which means almost necessarily being preoccu-
pied with the kinds of zoning changes described in this
article. Second, since many adult children of older parents
do not live in the same jurisdiction as their parents, their
associations must turn to state or federal palitical insti-
tutions for assistance in zoning reform. Third, such
associations will create an opportunity for states to better
face their problems with long-term care.

People see zoning as a source of security against
neighborhood deterioration, which in turn means
deterioration in status and in quality of life. :

rs are blocking the use of
untapped housing resources. Releasing these resources is
a question of local community creativity. Is the suburban
local-government process capable of responding to strong
economic and demographic changes? Can it hammer out
ordinances that preserve the character of single-family
neighborhoods while ailowing those neighborhoods to
continue to serve the households who liv them—both
the parents who have become empty-nesters and the
children who are searching for homes of their own? L]
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Carving up the American Dream

By Patrick H. Hare

Suppose a planner had a:
method of developing invi
rental units in single-family neigh-
borhoods. Suppose the planner
knew that a public proposal to per-
mit development of the units would
probably be opposed by neighboring
homeowners. Suppose the planner
also knew that if nothing were said,
the units would be developed any-
way—in violation of the town's
zoning and building ordinances.

Roughly speaking, this is the only
course of acticn open to a planner
who feels there are benefits to
“singie-family conversions” —sub-
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dividing large, single-family houses
to create small “accessory apart-
ments,” or “mother-in-law apart-
ments.” There is a catch, however.
If nothing is done, illegal apartments
may spread until they become so
common they have to be made legal.
But, if planners propose legaliza-
tion, they may trigger strict anforce-
ment, which could delay or even stop
development of the units.

It's clear, though, that interest is
growing. Led by the articles of
Andree Brooks in the New York
Times, newspapers in Long Isiand,
Connecticut, and New Jersey have

begun to follow the spread of ac-
cessory apartments. Phyllis Santry
ot the Tri-State Regional Planning
Commission in New York City
surveyed the communities her com-
mission serves and estimated that
over 70 percent of them have noted
the existence of legal or illegal conver-
sions. Many communities estimate
that 10 to 20 percent of their single-
family housing stock contains
conversions.

George Sternlieb of Rutgers Uni-
versity says thal accessory apart-
ments are the wave of the future, In
newspaper interviews, he has talked




about turning “onesies into twosies.”
“Whoever invented the split-level
ranch must have been clairvoyant,”
he says. "It converts overnight.”

Tit for tat

In today’s housing market, single-
family conversions offer practical
advantages to both owners and ten-
ants. The owner trades unused space
and a small investment for rental
income. The tenant gets an apart-
ment in a single-family neighborhood
at below-market rent, because the
apartment can be created at lower
cost than a new unit. According to
Frank Thompson, the building in-
spector of Babylon, Long Island,
which has about 4,000 conversions,
the cost of conversion varies from
$1,000 to add a kitchen to the lower
level of a ranch house to over 530,000
to add a double dormer and make
other modifications to a Cape Cod.

Obviously, the less expensive a
house is to convert, the more likely
it is to be converted. Plainfield, New
Jersey, which has a model program
designed to help older homeowners
convert, estimates the costs at about
$10,000 per unit. The monthly in-
come from the rental units varies
widely but can easily be two or
three times the monthly cost of the
additional investment, even if that
investment reflects today's interest
‘rates.

In addition, older homeowners
can bargain with tenants about re-

ductions in rent in return for such -

services as helping with home main-
tenance and occasional transporta-
tion. Tenants may be able to provide
these services fairly easily, and both
landlords and tenants benefit, Finally,
tenants add security just by being
there. They alleviate two common
fears of older homeowners: the fear
of break-ins and the fear of being
alone in an emergency.

There goes the neighborhood

However, according to Santry's
survey, many homeowners view
single-family conversions as the be-
ginning of a movement to change the
single-family character of the neigh-
borhood. Some express fear that
speculators will buy up houses for
conversion to rental duplexes. They

worry about absentee landlords,
increased traffic, and code violations.

How does the planner deal with
such a politically controversial hous-
ing trend? Proposals to legalize
single-family conversions have met
with stong resistance. On Long
Island, for example, where it's
generally accepted that illegal conver-
sions are widespread, only one town,

e R P
Accessory apartments may be
the wave of the future, but
right now there's resistance to
legalization.

Babylon, has taken steps to legalize
them. Town planner Richard Spirio
has an inch-high stack of rews clip-
pings devoted to the public outcry
over Babylon's ordinance. Mel Barr,
the town planner of Westport, Con-
necticut, is caught between 4,650
accessory apartments that zoning
officials can't shut down without
controversial evictions and the oppo-
sition of homeowners who fight
any proposal to legalize the illegal
apartments.

Keep them on the QT

Ironicaily, it appears to be in al-
most everybody’s interest to “keep
them on the QT,” according to
Santry, For homeowners who have
installed illegal apartments, making
them legal means higher assessments
and the risk of being caught if rental
income is not reported on tax returns.
Even neighbors concerned about
deterioration of their area have a
stake in keeping quiet about the
apartments, because the fact that
they are illegal makes landlords take
special care to keep their tenants in
line.

A few years ago, Hartford's West
End Civic Association considered
trying to legalize the apartments in
its large single-family houses and
then decided against it. Members
reasoned that, if the apartments were
illegal, an anonymous call to the
building department could shut
down an undesirable landlord. A
proposal to make them legal in an
adjoining West Hartford neighbor-
hood was roundly defeated.

Going legit

There are ways to deal with many
of the objections to conversions.
One is to permit conversions only
by owner-occupants, who presum-
ably will not want to see the neigh-
borhood they live in deteriorate.
This provision also keeps speculators
from entering the single-family mar-
ket and creating investment prop-
erties. Another approach is to pass
regulations that minimize such exte-
rior changes as additional front
doors that could change the visual
character of the neighborhood. A
third approach is to grant permits
on a case-by-case basis so each con-
version can be checked out,

Yet another means of dealing with
opposition is to point to a nearby
town where accessory apartments
are already legal. Babylon surrounds
the incorporated village of Linden-
hurst, where accessory apartments
have been legal for years; and Baby-
lon could easily use the stability of
Lindenhurst's housing stock as an
example. Even so, there was still
substantial oppesition in Babylon,
as noted earlier,

Some towns make the occupants’
age a criterion for granting cony er-
sions. Westport permits conversions
if either the owner or renter is 62 or
over. Another common approach is
to permit apartments only for rela-
tives of homeowners; these apart-
ments often are referred to as in-law
apartments.

Policing problems

The problem with these two ap-
proaches is enforcement. What hap-
pens when the relatives move out?
What happens when the old people
die? What happens when the prop-
erty is sold? The extra units tend to
be rented to someone who is neither
elderly nor related.

In other words, legalizing apart-
ments for specific groups tends to
seed a crop of illegal apartments
available for use by anyone. Fairfax
County, Virginia, has responded to
this threat by making homeowners
who install apartments for relatives
sign an agreement making them liable
to pay a 51,000-a-day fine for every
day the apartment is used by some-
one other than relatives.
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Short of such a regulation, there
isn't much that can be done to stop a
legal apartmen! from becoming il-
legal. The homeowner has very little
to lose by trying to rent an apart-
ment that is zlready installed. As-
suming the neighbors don't compiain,
the building inspector’s only recourse
is what one planner calls a “search
and destroy mission.” The resulting
evictions are less than ideal from
evervone's point of view. Also, as a
study by the Metropolitan Area
Planning Council in Boston points
out, provisions restricting use to
relatives or older people may inhibit
homeowners from creating apart-
ments, They fear that their in-
vestment will become worthless if
their relative no longer lives in the
apartment.

Going slow

Nonetheless, regulations that
subtly sow the seed of conversions
may be the planner's only politcally
feasible choice. When zoning to
legalize accessory apartments was
proposed to a midwestern pianning
director, his reaction was, “It's hap-
pening anyway, so let's just let it
happen.” Letting it happen. either
by nonenforcement of existing regu-
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lations or partial legalization, may

build a constituency for eventual

legalization, if only to permit inspec-
on and correction of code violations.
It also may build in a problem that
has to be solved later, New that con-
versions are legal in Babylon, the
town is considering offering low-
interest loans to owners whao are
willing to legalize their two-family
arrangements; the loans wouid help
pay for the upgrading now required
betore a two-family permit can be
issued.

Tax trouble

One of the carrots often held out
to taxpayers is the tax revenue that
accessory apartments would provide.
But this benefit may be illusory. In
Babylon, the average assessment
increase has been only $115, and a
report on mother-in-iaw apartments
by the Portland, Oregon, Growth
Management Task Force suggests
that new revenue would, at best, be
offset by zdministrative and enforce-
ment costs.

Clearly, advocates of legalization
can't promise too much. Large tax
increases will substantially reduce
the incentive to create accessory
apartments or even to bring existing

bfwsiid b=t

illegal zpartments under the auspices
of the law,

Closely related to the question of
assessments is the possibility that
families in accessory apartments will
add to the school population, thus
leading to an increase in property
taxes to meet school costs. Parbara
Dietz, a real estate agent and active
member of the North End Civic
Association of Floral Park, Long
Island, estimates there are about 500
accessory apartments in her town,
60 of them with children. She feels
that it is particularly unjust that
owners of houses occupied by school-
age children don't pay increased as-
sessments for their illegal apartments.

On the other hand, the lack of
children might make some older sub-
urbs feel a sense of loss of commu-
nity. These towns might bend over
backwards to be lenient toward fam-
ilies with children.

How big?

Children also raise the question of
the size of accessory apartments—an
area in which regulations vary
greatly. Boston's Metrepolitan Area
Planning Council surveyed 23 com-
munities with accessory apartments.
It found that only 10 towns regulated




apartment size and five specified a
maximum, usually 600 square feet.
This inconsistency persists in
ordinances in other regions. It
reflects local residents’ competing
concerns about.the quality of the
apartments to be created as opposed
to the desire to maintain the single-
family character of the neighborhood.
The Weston ordinance avoids the
issue by using subjective language.
It permits one accessory apartment
in a “single family owner occupied
dwelling. . . . provided it is . . .
clearly a subordinate part thereof.”
However logical it may seem to
some, to others planning for the
creation of accessory apartments
seems to be planning for the subdivi-
sion of the American dream. This
may be the real cause of the contro-

versy surrounding the legalization
of accessory apartments, not practi-
cal matters like apartment size.

Such feelings may also explain
the lack of enthusiasm in towns
where accessory apartments have
been made legal. Two months after
Portland, Oregon, began its Add-a-
Rental program, no applications to
create legal accessory apartments
had been received. When Lincoln,
Massachusetts, legalized accessory
apartments several years ago, it in-
cluded a provision in its zoning
bylaws restricting the apartments to
a maximum of 10 percent of the
houses in the town, This restriction
was removed in 1978 because no-
where near that number of apart-
ments was created.

And in Babylon, which legalized

accessory apartments in February
1980, almost every one of the 900
applications received within the
first 10 months were to legalize exist-
ing apartments. "Only five or six
applications for new apartments
have come in since the program
started,” says Ed Thompson of
Babylon’s building division.

It's clear that simply legalizing
accessory apartments will not neces-
sarily result in the creation of large
numbers of them. On the other
hand. prohibiting them may not do
much to keep them from spreading.
Apparently, they involve a planning
issue on which the curtain is only
beginning to rise.

Patrick Hare 1s @ planning consultant in Washington,

D.C. He is preparing a PAS report on accessory
apartments for APA,
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- Thenation’s largest
untapped housing resource
: X prohibits accessory apartments except for

By Patrick H: Hare
relatives. There is hope, however. There are a
Grass-roots change is not often assoclated  few far-sighted local governments like Port
with the grass roots of suburbia. Consider, - land, Ore., with its new *Add-a-Rental” -
however, the growth of an estimated 15. zoning. And there are places like- Babylon,
illegal apartments in the single-family homes  Long Island, which found itseif with so many
of suburban Long Island. Look at the increase  illegal accessory apartments it had to make
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in similar apartments in places like Westport.
Conn., Alexandria, Va.. and other suburbs,
reported in news articles.with titles like ““The

its zoning bow to reality. In both cases acces-
sory apartments are legal only for owner oc-
cupiers, and changes to the appearance of the

Hidden Rental Market” and “Town Officials home are effectively prohibited.
Worry About Illegal Apartments.” Thesearti- - It is important to emphasize that legaliz-
cles may be indicators of growing pressures  ing accessory apartments would-enable many
for change in the zoning of suburban single- older homeowners to stay in their homes
family neighborhoods, pressures that have when.economic pressures and/or declining
gone relatively unnoticed because of the po- physical abilities might otherwise force them
litical risk of proposing changes inzoning. to move. Statistics clearly indicate that they
‘What are the pressures now affecting sin- . do not want to move, even when their homes

gle-family zoning? For years it has been de- are too big for them. Leo Baldwin, housing

signed to produce more and mare comfort-  coordinator for the American Association of
able houses for raising familles. Today, in~ Retired Persons, points out that, as people re-

contrast, we need small homes both for newly - tire from active roles in the community, their

created young households and for newly - long-term homes often become relatively
shrunken *‘empty- nester'" households. The more important to them; both because they
economy tends to make the young households  spend' more time there and because their
more childless and career oriented, and it homes hold inniimerable associations with

tends to make the empty nesters less affluent
and less able to support the heat, mainte-
nance, and taxes on their large family homes..

In this context, it makes sense for an-older
homeowner to invest the $10,000- it takes to
convert a walk-out basement “‘rec-room” or
unused upstairs into an efflciency apartment
for a young couple. e

The potential benefits for everybody are
impressive: e SR

- @ Inexpensive small apartments for both
young and old households seeking rental
housing; . -

® Rental income for older homeowners;

® Security for older homeowners from
fear of criminal intrusion and pérsonal acci-
dents when alone: TR 2

@ Incidental personal services for older
homeowners provided inexpensively in return
for rent reduction by tenants who have no
overhead or travel costs; :

e Companionship: "~~~ =

® A way for older homeowners to stay in’
comfortable independence’ in homes they
would otherwise need to leave.

But “‘accessory apartmen other-in-
law flats,” and “single-family conversions,"
as they are called in various parts of the coun-
try, are rarely legal. E ;

Single-family zoning almost universally’

. the achievement and status in life that sup:
port their sense of who they are. i
- Who would be the best constituency to
raise the issue of zoning changes that would

benefit older  homeowners? The answer

seems to be older homeowners. Few people
are likely to accuse'them of changing zoning
'r.hey have lived for years. They would be act-
ing out of more than legitimate self-interest.

In additicn. older homeowners, through-

changing zoning regulations. would be turn-
ing the unused space in their homes into the
nation’s largest untapped housing resource. It

would be @ resource they would control and

one they could release as they saw fit for their
- own benefit and the community's.
* It may go even deeper than that. Changing
3 the bargaining power of the elderly
homeowner in our society. As the basic work
on filial responsibility by Alvin Schorr points
out, “bargaining power is vital to the aging
person." With bargaining: power comes. in-
* ereased dignity. = 5

' Patrick.H. Hare. a planning consul-
* tant specializing In housing, lives in ~
Washington.

in order to run down neighborhoods in which.

zoning to permit accessory apartments will -
increase
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Wide

Appeal for

~‘Accessory Apartments’

*Use of Space in

Householders
under 55

30,300,000

Owner-Occupiéd Housing.

Total owner-occupied
househoids

51,600,000
,Househalders
" aged 55 orolder

21,300,000

Cuntrary to predictions by many
professionals in the housing fleid, the -
homeowners who have created acces-”
sory apartments inside their single-
family houses are not necessarily
“‘empty nesters,” a planning consuit-.
ant .
Instead, many young couples are

grasp. Others who create rental apart-
ments in their homes include people
‘who spend much time away but are not
eager 1o leave their house unoccupied.
The practice is also being adopted
by young single-parent families who
View an accessory apartmentasa way
tolessen the trauma of divores on their
children. With a renter, they are more
likely to be able to afford to stay in the
same house. In addition, these single
‘parents often select their tenants with
the expectation that the individual will
provide baby-sitting services, A trade-

With 1 or 2/
personsin ° -
Srooms ar
more

Source: Spscial Tabulation Annual
Housing Survay, 1979 National, Housing
Division, Bursau of the Cansua.

By ANDREE BROOKS ,

off in services is often as important a
consideration in creating an accessory
apartment as the income generated
from the unit, o

These are ‘among the conclusions
reached by Patrick H. Hare, a consult-
ant based in Washington, on the basis
of information from about 40 home-

owrers, their tenants and municipal .

officials connected with zoning for ace
Ceasory apartments in Westport and
‘Weston, Conn., and in Babylon, L.I
‘Workshops at which tapings took place
last November and December were fi-
nanced with a £2,000 grant {rom the
American Association of Retired Per-

sons,

The sampling, considered an in.
terim survey, attempts to provide in-
formation for Federal and- local offi-

cials studying the addition of apart-
'ments if single-family homes,
A regional i

ment of Housing and Urban Develop-
ment is scheduling a national confer-
m::unm_r in thespring.
year ago ri-State Re,
Planning Commission mdmm

were almost no apartments in single-
family homes, ]
““We found that even though many
people were gerting interested in the
idea there was nothing available on
the experiences of people actually liv-
ing with accessory apartments,” said
Mr. Hare. '*We couldn’t afford'to wait.
lor something more acadtmic and pre-
cise. 50 we got some people together to




talk about their experiences on tape. "
There are no.clear statistics on how
many homes across the country have
been divided In such a fashion. Esti-
mates range from 500,000, the number
suggested by George Sternlieb, direc-
tor of the Center for Urban Policy Re--
search at Rutgers University, to the
three million recently quoted by offi-
cials of the Ferd Foundation.
ever,

"y
mnusignmmmmhunluldxpm-
ple have surplus space that could be
turned into accessory apartments. Ac-
conding to the Bureau of the Census 63
percent of all homegwners 65 years of
age ot alder are part of one-person or
two-person households where accom-

modations consist of five rooms or .

more. These people represent 7.3 mil-
lion households, or 14 percent of the na-
ton's 51.6 million owner-occupied
househoids. At age 55 or older, there

5 pproxi-
mazely 53 square miles and has 38,000
homes. About 12 percent of the houses
now include an accessory apartment.

through a special permit procedure,
came int effect in January 1980,
Westan is a rustic dormitory town of
senior and middle management exec-
utives living in Juxury homes on:two-
acre lots thar sell for an average of
$140,000. About 12 percent of the 2,:
houses in the town have accessory

smaller lots and there are a few condo-
nﬂwninmpwjlm

estport accessory aj
ments in 1972 but only for cases where -
the tenant and the eowner

% y ccessary

apartments in the town, only a third of
+Which are considered legal according
tothe 1972 regulation.

Westpart and Weston are the towns
Wwhere more affluent homegwners ex-
press enthusiasm over the value of
‘having someone on the premises while
they were traveling. The arrangement
appeared 50 beneficial, they said, that.
tenants were encouraged to stay on at
lower than market rents. i

One finding was that houses in which

, owmers took in renters were less likely
to affect neighborhood values unfavor-

ably than houses where absentee own-
er3 brought in up to five unrelated indi-
viduals as tenants. The reason was
that on-premises owners were much
concerned with the social habits of
their tenants. “They seem_to want to
be very careful about who lives sa
closeto them," Mr. Hare said.

Richard Spirio, the commissioner of
planning and development in Babylon,
also said that “for the most part, the'
unit is rented by word of mouth or ta
{friends of the people who lived in the
unit." The market for these apart-
ments was 5o strong that advertsing
was rarely needed.

The ayerage length of tenancy in all
communities was about five years,
This was somewhat surprising, Mr.
Haresaid, because critics of accessory
apartments in the past had claimed
that the units encouraged a transient
element. .

Some homeowners told of situations.

ship. Parking was also noted by a.
Westporr official to be less of a prob-
iem than when a house was rented toa
groupof singles, |

But there are problems. A Westport.
homeowner complained that the age
limitation in his town on permitting.
accessory apartments inadvertently
broadcast the homeowner’s age.

The application that has to be posted
on the front lawn of a house in Babylon
10 days prior to the public hearing that.
precedes lhﬂgrl.ﬂﬂf’g :;:w an amg
apartment permit proving an-
embarrassment to  homeowners.
“They. see the sign as advertising the
fact thar they are in need of money or
are perhaps doing something embar-
b or wrong,'" reported Mr, Hare.

Babylon officials felt vigilance was
needed or otherwise there was a dan-

of

to poor maintenance,

Bath Mr. Spirio and Mrs. Hutchin--
son suggested that houses with-acces-
sory apartments were already com-
manding a higher price than identical
homes without such-am option.- Mr.
Spirio said thatbanks in Babylon con-
sidering a mortgage application had

checking to see if an accessory
apartment had been approved. If so,
the new owners could be eligible for
extended credit because the income

J range of opportunities for such a large

number of people at different stages of
their lives that regardless of whether
or not communities legalized acces-
sory apartmer ‘‘they are clearly
heretostay.”




Following the lead of the Amish—and the
Australians—U.S. planner{Yye showing interest
in housing for extended families.

nNing
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Lancaster County, Pennsylvania

Why granny flats are

By Patrick H. Hare

There is a Hebrew saying, “One
mother can take care of 10 children,
but 10 children can't take care of one
mother.” To which advocates for the
elderly may add, “because of zoning.”

Single-family zoning almost
universally prohibits granny flats, the
Australian adaptation of extended
family living that fits suburban single-
family development patterns. Granny
flats are small, self-contained,
removable dwelling units designed for
installation in the backyard of an ex-
isting single-family home. They per-
mit adult children to take care of ag-
ing parents who need some measure
of support and companionship.

Removable echo housing can take
any number of forms, from panel
construction to mobile homes. The
issue is not so much the physical form
as it is the changes in public palicy
that would open up single-family
neighborhoods to new social patterns.

Leo Baldwin, housing coordinator
for the American Association of
Retired Persons, has fully committed
his organization to the concept,
though not the name. Older men
generaﬂy find the term “granny flats”
insulting. In an effort to estep
debate over the name, Baldwin came
up with “echo housing,” for “elder
cottage housing opportunities.”

Family benefits

The benefits of echo housing ap-
pear to be substantial. Frederick
County, Maryland, permits echo
units as special exceptions in certain
districts, and people there who have
taken advantage of the program are
cloqu.r-t spokesmen for the concept.
dow who moved into an echo
unit behind her aaubhcr s house says
her new home allows her to make
ends meet on a limited income. Her
daughter adds, "All of us were wor-

a good idea

ried about her being by herself. With
not having to keep up her big house,
she's free to do things she has never
been able to do before.”

A daughter in another family says
that echo housing provides a way to
support older people while leaving
them their independe"tre “It gives
them freedom when they need it,
when they have company. You're not
in their way. Theyre not in your
way.”

There is also mutual support be-
tween households. An elderly mother
talks about how she and her daughter
help each other: “There are a lot of
things I can do that are not physical-
ly detrimental to me. [ do for her, and,
of course, she does for me.”

Others talked about the close rela-
tionship between grandparents and
grandchildren; about the time saved
by not having to travel to visit elder-
ly parents; about the guilt spared

February 1082




ister County Office of Aging

This model of an ‘Elder Cottage’ has attracted
Iots of attention in Lancaster County.

because the parents are taken care of;
and about being able to keep parents
out of nursing homes, a place one out
of five of us will spend some time in,
according to current projections.

Better than nursing homes

A recent public television program,
"No Place Like Home, " suggested that
nursing homes may be good places to
avoid. It reported that even though 78
percent of the 53 billion spent annual-
ly on the elderly through Medicaid
goes into nursing homes, 90 percent of
the direct care is given by untrained
aides, whose annual turnover rate ex-
ceeds 75 percent.

The program also pointed out that
experts estimate that as many as one-
third of the people now in nursing
homes would not need to be there if
alternative means of providing for the
frail elderly at home were available.

Amish concept

Peter Dys, executive director of the
Office of Aging in Lancaster, Penn-
sylvania, heard of the granny flat con-

cept five years ago and saw its poten- -

tial as an alternative to the high cost
and lack of independence of nursing
homes. He also appreciates the poten-
tial reduction in heating costs. A well-
insulated echo unit could be heated
for under 5200 a year, even in a
northern state. Many elderly people

pay more than that each month to heat
big houses.

Dys's enthusiasm stems in part
from the fact that Lancaster County is
the home of the Amish, who have
great reverence for their elderly and
seldom use public services to care for
them.The Amish have long lived in
“Grossmutter” and “Grossdawdy"
houses, clearly intended for extended
family living.

Dys encouraged a local housing
manufacturer, Ed Guion, of Coastal
Colony Corporation, to develop an
“elder cottage.” His idea was to have
a fleet of factory-built cottages to rent
for installation as needed, much as the
Ministry of Housing in Victoria,
Australia, rents granny flats to adult
children who want to take in older
parents.

Dys never got funding for the proj-
ect, but that did not stop Guion, who
saw a clear need for the product and
found an investor to back him. More
than 5,000 people, including the
governor of Pennsylvania, went
through Guion’s model unit when it
was on display in Lancaster.

Zoning

But all that interest does not mean
market acceptance. No matter how
much an individual family may want
an echo house, zoning may not permit
it. Very few towns do. However, as of
this writing, Guion has received tem-

porary permission to install the First
unit near Whitehorse, Pennsylvania.
He also has discussed the idea with the
zoning boards of five neighboring
jurisdictions, which have been
generally receptive, indicating that
they would grant approval so long as
the units were removable. In
Australia, the law requires granny flat
units to be removable so they cause no
permanent visual change in the
neighborhood.

Mobile homes

One issue that surfaces imm liate-
ly when zone changes are proposed is
mabile homes, with their reputation
for poor aesthetics and poor quality.
Removable echo housing seems
ready-made for mobile home
manufacturers, particularly where
there is enough distance between
houses to allow access to backyards,
or, of course, in parts of the country
where alleys are common. The
Frederick, Maryland, ordinance,
referred to earlier, specifically permits
a "temporary mobile home.” It does
not mention other housing types.

Ordinances can be developed to en-
sure aesthetic compatibility regardless
of means of manufacture. Quality
may be a harder nut to crack, and it
is one aspect that Baldwin and others,
such as Paul Sheppard of the Univer-
sity of Maryland's Senior Center In-
stitute, insist on.

The cost of providing echo housing
is another important issue. Guion's
unit, which Dys believes is well-built,
costs about 518,000 installed. HAUS,
a West Coast group based in Santa
Maria, California, is developing a
unit that it expects to be very similar
in price. In contrast, HUD estimates
that the current cost of a conventional
unit of elderly housing, allowing for
regional variations, is about $48,000.

Thus, echo units make it possible to
provide affordable housing for the
elderly. The savings to the public sec-
tor should be sigrificant. So should
the improvements in many people’s
lives, whether they're elderly people
in need of support, adult children, or
grandchildren.

Patrick H. Hare is a planning consultant in

Washington, D.C.. who specializes in innovati: -
ing arrangements. C. Fay Lewis and Elissa Rozov

helped with the research for this article,

16 Planning
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=Your Money’s: Worth

Accessory Apartment Legalization Urged

In the affluent residential commu-
nity of Westport, Conn., an officer of
the respected League of Women
Voters is openly urging homeowners
to violate the zoning laws. The vio-
lations are “illegal, but not very il-
legal"—and actually simply ignore
single-family zoning laws that are
obsolete and an anachronism in to-
day's era.

The fact is that the baby boom is
leaving home and we no longer are a
nation dedicated to family raising. In
contrast, we are suddenly a nation
with a desperate need for large num-

of small housing units for
households that' are just starting
families, will never start them or
have finished rearing them. This
surge of small households coincides
with -interest rates that have heen
choking construction of new units
and also with the buildup of vast
reserves of surplus shelter in the
homes of empty nesters.

It's only logical for an older ho-
meowner who doesn't need all the
€mpty rooms to convert a one-family
into a two-family dwelling. There are
an estimated 15,000 such illegal ac-_
cessory apartments on Long lsland.
Across the nation, the total may run
an high a8 2.5 million.

By Sylvia Porter

A basement “rec” room with a
walk-out basement and a wet bar
has a short life expectancy when
you, the homeowner, no longer need
a place to get your teen-agers out of
sight and mind; when your taxes,
maintenance and heating costs are
soaring; and when it would be a joy
to go off on a long vacation knowing
your home was under the secure con-
trol of a trusted tenant. Having an
daccessory apartment can provide not

. only a source of income, security and

companionship, but also a source of
services.

. Tha economics are plain common
sense. Because the provider of the
services (the tenant) has no travel

costs and no overhead, you can trade-.,
" rent reductions for personal assist. .

ance, ;
The average cost of installing an

accessory apartment is $10,000, but

in many homes it will be much less.

! Assume interest remains at 18 per-
cent over 10 years (I'm assuming
this just for illustration), this works
out to a cost per month of about
. 5180 in principal and interest.

The _apartment  generally will _
“ bring in a rental income of 3300 to

3400 a month—and this probably

iii rize rapidly as the growing hous-
ing shortage in our nation sweils.
Accessory apartments

2 2 way 10 ol
adult children ¢

quita

It's more than likely that acces-
sory apartments may not be-illegal
much longer in many communities,
Patrick Hare, a city planner, has just
prepared a manual for the Americon
Association- of City Planners on
amending zoning to permit accessory
apartments. The National Council
on Aging has hired Hare to do more
research on the issue.

‘The American Association of Re-
tired Persons also has indicated con-
siderable interest in this subject. Leo
Baldwin, the association’s housing
coordinator, strongly helieves that
accessory apartments are an option
that should be available to older
Americans. He emphasizes particu-
larly the advantages of income and
services that permit older people to
stay in their own homes.

Hare's draft manual on amending
zoning reflects an overriding voncern
with protecting the character of sin-
gle-family neighborhoods,

nly owner-occupiers are per-
mitted to install or rent accessory
2 ents; there can be no visuz!
change in the way the home looks:
the zoning must be “special® to pro-
tect the neighborhood against bad
élfects, With these restrictions, re-
peal of the single-family'zoning laws
seems a3 sure a thing as the repeal of

Prohibition.
1962 Universal Press Syndicate
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Pursuing the Potential of
is

Accessory Apartme

Broader sanctions of accessory
apartments could result in a
much-needed boost to the
homebuying market.

ck H.
sa J. Rozov
Washington, D.C.

From Marin County on the Wesl
Coasl to Long Island on the East
Coast, the accessory apariment is
gaining popularity as a productive
use of extra space in American
homes. Also known as single-family
conversions, accessory aparl-
ments—often created in violation of
long-standing communily building
codas—are separate, complete liv-
ing units established within another
living unit such as a house or aparl-
ment building. In spite of the illegal
status of accessory apariments,
rough figures suggest there are as
many as 2.5 million nationwide, with
the potential for many more.

Traditionally, the illegal conversions
have preceded changes in the
zoning law. Babylon, Long Island,
for example, amended its zoning
law only after it found itsell with
more than 4,000 illegal conversions.
Also traditionally, however, the zon-
ing amendments have restricted the
creation of accessory apariments
by requiring that either the
homeowner ar tenant be elderly. In
addition, zoning amendments often
specily a number of years the
homeowner must have lived in the
home. Some municipalities permit
conversions only in homes built
prior to a certain year in the hope of

may 1982

discouraging developers from
building homes intended for
conversion.

Zoning laws have been amended in
this restrictive fashion to permit
creation ol accessory apartments
because of a concern lor the
character of a residential
neighborhood. Such changes in
zoning regulations for single-family
neighborhoods appear threatening
to the homeowner, who fears a ioss
in both properly value and quality of
lilestyle. Yet this well-placed cau-
tion should not be allowed to under-
mine the opporlunities presented by
accessory apariments, oppor-
tunities that are not limited to older
people and older homes.

Properly overseen, accessory
apartments can partially solve many
problems facing those in the real
eslate business. With the low
number of new homes being built,
and the low number of homes being
sold, the housing market is stalled.
The reduced number of property
transfers can be linked to a reduc-
tion in sale prices. As continual in-
creases in house prices are a
touchstone of home ownership, if
the increases disappear, so will
much of the eagerness to own,
causing the market to deteriorate
further. Al today's interest rates, or

even al yesterday's, a dropping
housing market will have to drop a
long way before many potential
buyers consider home ownership
worth the cost.

Such a drop possibly would have a
ripple effect. The financial security
ol many—particularly older
homeowners—would be shaken as
lhey would see the value of their
homes, their largest asset, shrink.
Further, they would no longer have
a ready way lo dispose of il In-
vestors in single-family homes
would be similarly alfected.

This polential collapse of con-
fidence can be avoided by finding a
way lor more people to buy al to-
day's prices and interest rates. The
promise of additional income to be
generated by accessory apart-
ments can give interested
homebuyers the encouragement
they need to assume morigage
payments on houses bought at to-
day's prices. Although the
homeowners will have to bear the
expense of modifying their homes to
creale accessofy apariments, in
most cases this can be done
relatively inexpensively.

Likewise, more liberal zoning
amendments, which would not ex-
clude accessory apartments from
new homes, would help make new
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homes atlordable by providing the
opportunity for rental income. The
approved crealion of such aparl-
ments in new homes would skirt the
current political debate about the
necessity for roll-backs in zoning
standards. Aflordable housing need
not be smaller or substandard if ac-
cessory apartments are allowed.

If he can rely on rental income from
an accessory apariment, the first-
lime buyer may be motivated lo buy.
But a homeowner, too, may need
additional income if he is to plan on
staying in his home. Recent reports
indicate that the housing market
has been suflering from the
increased number of home-
morlgage defaults. By providing ad-
ditional monthly income, accessory
aparlments help homeowners meet
their morigage paymenis and help
savings and loans avoid the trouble
of repossessing.

Recent zoning amendments have
enabled the elderly to remain in
single-family homes as tenants or
as homeowners supplementing a
lixed income. Although the elderly
as a group have benefited from the
favorable zoning changes, their
crealion of accessory apartments
has done little for the housing
markel as a whole,

However, some cbservers say the
successful modification of extra
rooms lo accessory apartments for
and by the elderly is the first slep
loward broader zoning changes that
would benefit the entire housing
market. The chief elecled official of
Weslon, Connecticut, has com-
mented that “Age restrictions are a
way to gel a foot in the door. Even-
tually the restrictions will be removed
when the fear is gone, when the
neighborhoods haven't fallen down,
and the quality of life is intact."

The controversy surrounding
accessory apartments and amend-
ments to outdated zoning regula-
tions can be extinguished by the
united support of a coalition of
special-interest groups that stand to
benefil. To builders, accessory
apartments represent a means lo
build alfordable new homes without
negotiating for a roll-back of zoning
standards. To real estate sales-
people such amendments provide
another way to help homebuyers
see thal home ownership still is
leasible. Young householders can
rent out rooms as apariments,
enabling them to buy homes now
and expand into them as their in-
comes and families grow.

School districts should see in ac-
cessory apartments a way o keep
their schools open by providing
young families with available, inex-
pensive housing. Too, parents wha
find themselves suddenly single
through death or divorce can rent
out their rooms as a way of keeping
their children in neighborhoods they
might otherwise be lorced to leave.
And, of course, older homeowners
can turn their empty rooms into a
source of income—aor possibly ex-
change the rent for services they
can no longer provide for
themselves.

These groups, organized as a coali-
tion, may wield sufficient power in
many communities to lobby for zon-
ing amendments thal encompass
more than the elderly and existing
homes. Farsighted zoning officials
will avoid such restrictions, and by
doing so will protect the value of
their residents’ homes and the
strength of the local businesses that
make up the housing industry, in ad-
dition to providing more affordable
housing within the community, [

Mr. Hare is president of Patrick H. Hare,
Planning and Design, and Ms. Rozov is
an associate in the company, which
recently prepared for the American
Planning Association a manual on
Zoning amendments to permit
accessory apartments.
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Second housing options for aging suburbs

Patrick H. Hare
Linda E. Holl

Accessory apartments and echo
housing may help attract younger
families to older suburban neigh-
borhoods

many subur-
e-family neighborhoods in
the United States may become
“serendipitous retirement communi-
—places that ug ionally
lop heavy concentrations of res-
idents over sixt ¥ i
Typical candidates are
hoods built ar Il and
first occupied over a short period by
people of roughly the same age. The
original occug s for the most part
will have aged in place ulting in
large and growing percentages of
older residents. The neighborheods
have relatively large homes, as op-
posed 1o the rier” homes that
any people ed out of as their
incomes and f: 5 grew,
alls Church, Va.. is an example
of a town with such neighborhoods
The city of Falls Church was incor-
in the postwar period in re-
sponse 1o citizens’ leelings about
community controi of the public
schools. 11 is now faced with the
possibility of ing to close
schools that prof

1 for other communities,

To the best of our knowledge
that of other sources such as
Young, director of the Housing Di-
vision of the U.S. Census Bureau,
Stephen Golant of the Uni
Florida, and Michael R
Ohio’s Miami Univer
no available research on the degree
to which unintentional concentra-
tions of the elderly may develop in
suburban neighborhoods. Nor is
there any research on the impact of
such concentrations on either the
quality of residents’ lives or on the
quality of their neighborhoods, But
the problem will become increas-

y clear. In some northeastern

suburbs, it’s already hard to find
kids to deliver newspapers. [t
should be noted that this article is
not only exploratory but is also con-

iously intended to raise fears
about the future of serendipitous re-
tirement communities. |

Why will serendipitous retirement
communities have trouble attracting
the young? A variety of factors may
make these neighborhoods unattr:
Live

@ House prices that are too high
for young families

@ Homes that are too large for

rd-pressed young households plan-

ng smail families

@ Lack of kids for other children
1o play with

® Cuts in financial support for
schools voters with few children
react 1o rising property taxes

o Absence of neighborhood ele-
mentary schools, because declining
enrollment has resulied in their
closing

@ Lack of homes for sale, be-
cause residents holding mortgages
at favorable interest rates can't af-
ford 1o move

o Rundown housing, because of
unde ntenance by vlder home-
owners ay 1 be able
either (o handle it themselves or to

someone else
Nor are the suburbs the
choice for house-hunt
Two alterns :

2 suburban developments or
The 1980 census shows
that many voung families are ma
ing this choice, presumably because
land and housing are cheaper. The
i ceptance of manufac-
g in single-family sub-

d the resulting in-

i to home buyers, will
enhance this choice for many young
people. The other choice for young
households is to move back into the

nto the old houses their par-
ents or grandpar left behind. A
1982 report by the Conservation
Foundation suggests that si
numbers are making this choice,
even though the precise number is
unclear.




If young households do not have
to move into inner suburbs, and if,
because of the way many of those
neighborhoods have aged, young
households do not want to move
there, what will happen to the
neighborhoods? Serendipitous re-
tirement communities could follow
the path taken by many older city
neighborhoods after World War [1.
At that time, expensive Victorian
houses and disintegrating urban
schools lost their appeal for a new
generation of households with no
servants and many children, Peter
Muller, in Contemporary Suburban
America, makes a statement about

the suburbs that echoes that history:

**Demographic change foretells . . .
dissatisfaction: falling enrollments
necessitate education program cut-
backs and even closing schools, of-
ten beginning in the more affluent
municipalities into which today’s
younger families cannot afford to
buy.” Similarly, the Urban Insti-
tute's report, The Graying of Sub-
arbia, points out that under-
maintenance of housing stock by
the elderly, which was a sign of ini-
tial decline in central city neighbor-
hoods. is beginning to occur in the
suburbs.

Second housing units

Two new housing options, acces-
sory apartments and echo houses,
may help solve the problems of
serendipitous retirement communi-

partments are seli-

contained units installed inside sin-
gle-family homes. They are usually
not visible from the street, and gen-
erally produce no visual change in
the neighborhood. Echo houses are
removable units installed in the side

or rear yards of single-family homes.

Both can house at least one or two
adults, and both contain their own
kitchens, bathrooms, sleeping, din-
ing. and living areas.

Both accessory apartments and
<cho houses have their roots as
housing forms that permit adult
children to support aging parents.
They were originally known as
mother-in-law apartments and
grunny flats, respectively. However,

they are increasingly seen as a way
in which aging homeowners can
stay in their own neighborhoods, of-
ten by moving into the smaller units
and renting the larger units to
young lamilies.

Known collectively as “*second
housing units,” both housing options
offer privacy with proximity, en-
abling two independent households
to exchange services. These com-
monly include maintenance of house
and yard, transportation, and shop-
ping. The relevance of these new
housing types to serendipitous re-
tirement communities is that they
provide a way for young houscholds
to move into expensive suburban
neighborhoods, Rental income from

cessory apartments can supple-
ment other sources of income in
qualifying young buyers for mort-
gages and helping th:m meet
monthly payments. This use of
accessory apartments is particu-
larly appropriate for four- and five-
bedroom homes that are too large
for today’s familics and today’s
economy.

In addition, both types of second
units can increase available rental
openings for young families in sin-
gle-Tamily neighborhoods. From the
neighborhood viewpoint, accessory
apartments and ccho houses have
the advantage of eliminating absen-
tee landlords. Under most current
zoning ordinances, the owner must
live on the premiscs if either type of
unit is to be permitted.

Second units are already gaining
acceptance. Significant numbers of
communities in Connecticut, New
York, and California permit them,
and in these states, as well as in
such states as Virginia, Colorado,
and Minnesota, many communitics
have new ordinances under consider-

reasons for not doing so 1o the §
Department of Housing and Com-
munity Development by July 1,
1983, In addition, the American

sociation of Retired Persons is ac-
tively engaged in efforts to educate
its 13.5 million members and the

Elissa Rozow

Accessory apartments encourage
ilies withou! altering a hom,
exterior.

public at large on accessory apart-
ments and echo housing, and Leo
Baldwin, the association's housing
coordinator, is developing and dis-
seminating a slide show and a vari-
ety of other related materials. Falls
Church, Va., secs its proposed ordi-
nance as a way to attract young
households.

Double dependency

Second housing units are also a
possible solution to another social
problem related to aging and hous-
ing. Many of today’s families with
two full-time workers are facing the
prospect of supporting dependents
at both ends of the age spectrum.
Such families are becoming com-
mon for a variety of reasons:

® The number of women working
outside the home is increasing. In
March 1982, 49.9 percent of all
U.S. females sixteen and over with
children under six were in the labor
force.

® The number of children under
six is increasing. The baby boom
generation is in its childbearing
vears, producing a baby boom echo.
At the same time. women in their
thirties, some of them older sisters
of baby boomers, are taking their
last chance to become mothers. Be-




tween 1970 and 1979, the percent-
age of women thirty and over hav-
ing a first child doubled.

In addition to young dependents,
working couples are increasingly
likely to have old dependents as
well. ol

® Aged people are the fastest-
growing segment of the U.S. popula-
tion. In 1980 one out of nine Ameri-
cans was over 65, By 2000 at least
one out of eight Americans will be
this old.

® Within the aged population it-
self, the fastest-growing group is
those elderly persons most in danger
of becoming frail and needing daily
support. The number of people aged
80 and over is expected to increase
by 60 percent by the year 2000.

Many working couples in their
thirties are likely to have parents in
their sixties who are rapidly ap-
proaching the age where they can-
not live independently. There was a
small boom in the number of births
in the early 1920s. The children of
that age group were born primarily
in the 1940s and 1950s, They are
now in their thirties, and their par-
enls are over sixty. As a result of
these age spreads, many families
find themselves caught in a doubie
dependency dilemma, On one hand
they must worry about supervision
for their young children during the
day. On the other hand they may
also worry about their aging parents
needing support and a sense of secu-
rity. The situation is particularly
acute for two-paycheck families,

Here, 100, accessory apartments
and echo housing may present a pos-
sible solution. If working families
were able 1o live near their aging
parents in second housing unit ar-
rangements, the barriers of time and
distance between residences would
be eliminated. Working couples
would not have to make special eve-
ning or weekend trips to visit their
aging parents. Instead they could
see them daily and provide them
with essential services like 1aking
out the garbage or changing light-
bulbs. Close daily contact would
even make it feasible for adult chil-
dren to provide aging parents with

basic health care and added secu-
rity. The grandparent generation, on
the other hand, could provide their
adult children with assistance in
childrearing, (There are now twice
as many children whose parents are
seeking day care as there are slots
available nationwide.)

Not everyone wants to live with
their parents or their children, of
course. However, given the practi-
cal advantages, the actual number
of those interested may be higher
than most people would believe, The
March/April 1982 issue of Dy-
namic Years, a publication of the
American Association of Retired
Persons, carried a story that cast
this issue in an interesting light.
The author, a retired homeowner
whose pregnant daughter and her
husband returned home so they
could save o buy a house of their
own, wrote that “the house [shrank]
to a third of its former size but—
most pleasant of all surprises—it
made life more bearable, our goals
more attainable because of the fresh
mativation. Anyone considering an
extended family household should
by all means include a baby.” It
should be added that the same kinds
of intergenerational exchanges can
also work between well-matched
houscholds that are not related by
blood or marriage. In some cases
the absence of a prior relationship
may make the people involved less
demanding of cach other, and the
relationship casi

The business perspective

The potential of sccond housing
units to alleviate serendipitous re-
tirement communities and double
dependency should be of practical
interest to major corporations for a
variety of reasons. First, the affluent
suburban neighborhoods that could
become serendipitous retirement
communities are home to many se-
nior exccutives, and will probably
continue to be so long into their r
tirement. Second. the quality of
of those neighborhoods is a recruit-
ing incentive for junior management
talent, and as such needs to be
preserved.

In addition, senior management
should be interested in alleviating
the double dependency dilemma be-
cause it adversely affects the pro--
ductivity of employees, particularly
women workers. A November 21,
1982, New York Times Magazine
article, “Working Motherhood,"
documented the child-care portion
of the dilemma and suggested that
increasing numbers of women are
abandoning their careers, at least
temporarily, or modifying their
work schedules by negotiating part-
time positions or looking for flexible
hours elsewhere. Abandoning ca-
reers, cutting back hours, and
changing firms all represent losses
in productivity to companies that
may have invested years of training
in female employees. The problem
has prompted some businesses to
open on-site child-care centers. If
working mothers could count on
child care from other trusted adults
in a second unit arrangement, they
might not have to cut back on their
commitments to their employers.

In sum, we nced to study the po-
tential of second housing units to in-
troduce young families into estab-
lished neighborhoods as a means of
preventing serendipitous retirement
communities. Similarly, we need to
investigate second units as a way to
lacilitate the exchange of services
between households and to alleviate
double dependency. Both types of
study may result in a new vision for
the future of what are now single-
family suburbs. Both should also be
of particular interest to older cor-
porations that have already wit-
nessed one cycle of decay in neigh-
borhoods that were once built fr-
their executives and ended up as
housing of last resort. ®

Patrick H. Hare and Linda E. Hollis are
president and research associaie, respecs
i P H. Hare Planning & De-

1 @ housing consulting firm thai has
prepared a number of manuals and stud-
ies on second housing for such organ:
Huns as the Americ Assaciation of Re-
tired Persons and the American Planning
Associotion. An expanded, jootnoted ver
sion of this article is available for 32, and
a packet of materials on second housing
Jor 35,40 from the firmt at 2027 Q Streer,
NW, Washington, D.C. 20009,
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The
Empty Nest
asa
Golden Egg

by Patrick H. Hare

and neighborhoods for raising families, isa

reflection of **the American Dream.” In
neighborhaod after neighborhood, it stands guard over
that dream. As much as anything else in our society, it
seems unchangeable . . . except that the society itsell
is changing.

Neighborhoods once devoted to raising children no
longer have many lo raise; elementary-school
enrollments are dropping at epidemic rates, and high
schools and colleges are nol far behind. With the
emphasis on women'’s careers and the state of the
economy, many new young households formed by the
maturing baby-boom generation are postponing having
chilaren. Young adults and parents who once lived
together in single-family neighborhoods are breaking
away into smaller households, often respectively
dubbed as **young professionals’’ and **empty
nesters.””

Which raises two questions: Where will young
households find enough small homes?! How can older
households utilize the extra space in homes that have
suddenly become too large?

The second question could provide a partial answer
10 the first: Adapting large, single-family homes to
needs for small units is both relatively simple and offers
the older homeowner substantial benefits. However,
there is a legal problem in many areas: Single-family
zoning.

The iwo basic means of adapting existing single-
family homes 1o new needs, accessory apartments and
“*echo’’ housing,* both often violate conventional
single-family zoning. But some areas—among them

Weston, Connecticut,
Port| , Oregon, and Babylon, a town in Long Island,
New York, have legalized such types of housing
alternatives

Accessory apartments are created when the owner-
occupier of a single-family home converts it by
installing a new rental unit. Mosl versions probably
occur after the homeowner is finished with child
rearing or when the newly single parent needs help to
meet the mortgage payments. The relatively few areas
that permit accessory housing almost universally limit
the privilege 1o owner-occupiers, with the intent of
protecting the neighborhood from absentee landiords
and poor maintenance.?

Echo housing, similar in many ways to accessory
apartments, is a small, temporary, independent living
unit for older persons installed in the back of a single-
family home. The concept, developed in Australia as
**granny Mats’" and spreading to England, was

S INGLE-FAMILY ZONING, producing homes

_. introduced into the United States by such groups as the

Council of International Urban Liaison.* Echo housing
allows older persons to live independently but in close

* For elder cottage housing opportunities, @ term suggested
by Leo Baldwin, senior program coordinator for the
American Association of Retired Persons, s a substitute for
**granny fMats,”” which may be offensive to men.?
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proximity to younger households, often related, from
whom they can receive various kinds of support.

Both kinds of housing alternatives can add new,
appropriately sized units to the nation’s housing stocks
at costs of under $20,0005 each, and sometimes much
less for the accessory apartments.®

Though moving is generally unpleasant for anyone,
it is particulary so for most older persons; both
‘housing alternatives obviate the need for them to leave
their homes because of reduced income or declining
physical ability. As Struyk points out, it is fundamental
to recognize that. . . “‘adwellingislocated ina
neighborhood with a particular set of attributes . . "7
These include relationships to neighbors and friends,

shops, recreation, institutions, trees, parks, gardens,
etc. No matter how well the home is designed in a new
location, it cannot replace that set of relationships.

Perhaps one of the most important benefits of
alternative housing for older homeowners is that it can.
provide income and services that enable them to stay in
their own homes or in immediate proximity and in the
same geographical relationship to familiar people and
places.

Generally, echo housing is seen asa way fora
younger household to more easily take care of older
parents. When and where zoning permits, an equally
common usage may evolve in which the older
homeowners instead move into the backyard unit,
renting their original home and bargaining with lenants
for services such as maintenance, taking out the:
garbage and furnishing occasional transportation in
exchange for rental reduction. Given the zoning
option, it is reasonable to believe that echo housing will
become increasingly popular in that conlext—not in its
original concept as a way for adult children (o take care
of their aging parents but as a means for older persons
to take care of themselves longer. Many would prefer
smaller homes—if they could have them without
moving away. As one woman put il, she does not want
to spend her *‘golden years’’ cleaning three
bathrooms.3

In Weston, Connecticut, which permits accessory
apartments but limits them to 25 percent of the original
home's floor area, for homeowners to move into the
small apartment themselves? is not uncommon. The
size of the original homes may be another reason why
older homeowners install such housing in the first
place. In moderate-cost suburbs built soon after World
War I, the houses are now often loo large for the
elderly couples or single persons but not big enough to
install an accessory apartment. However, many are on
lots large encugh for an echo house.

Often such vintage houses are located in suburbs
with short commuting times and access 1o the new
mass transit systems, insuring that the original home
will bring a good price as a rental unit. A good example
of an area where older homeowners might benefit from
echo housing is Arlington. Virginia, in the
Washington, D.C., suburbs, which is served by the
Metro rail/bus system.

[tseems likely that changes in single-family zoning .0

2 PERSPECTIVE ON AGING

permit installation of echo housing and accessory

apartments will become issues of growing interest lo

local organizations of older persons. The potential

benefits for society are impressive:

@ inexpensive small rental units for both young and old
households

@ rental income for older homeowners

® more securily for isolated older persons against both
criminal intrusion and personal accidents

®incidental personal services for older homeowners
provided by tenants in return for rent reduction, a
two-way benefit

‘@ companionship

®older homeowners can stay in or near homes they
would otherwise have to leave

A less obvious social benefitalso needs 1o be
mentioned. Zoning changes lo permit echo housing
and accessory apartments will result in single-family
neighborhoods that offer housing appropriate fora
variety of households at different stages in the life
cycle, not just families raising children, thus stabilizing
the demands for services, such as elementary
education. Another benefit may be increased by
trading services between households along the lines
traditionally associated with extended families.

Perhaps the major drawback for older homeowners
who might consider installing accessory apartments or
moving into echo housing is to lose the independence
of a single-family home. Alvin Schorr, writing about
parents and adult children living together, states that
**independent living isan article of the American
creed, and living together thus becomes a failure and
in imposition."* 10 The stigmata of failure and loss of
independence may make some older homeowners
hesilate to take in a tenant even after installing an
accessory apartment or echo house. However, his/her
growing awareness of the real independence and more
comfortable life o be gained from an additional source
of income and services should mitigate those feelings.

Zoning changes to permit such alternative housing
will enable the older homeowner to bargain for
resources from a position of strength. And that extra
space in homes and on lots is the nation’s largest
untapped housing resource. Zoning changes would
release that resource for older homeowners (and the
nation), increasing their bargaining power, dignity and
independence.

The issue of zoning changes to permit such usage wil
begin to surface in more and more communities,
though at this point any discussion of alternative
housing still produces instant outrage among civic
associations in some single-family neighborhoods.
However, as mentioned earlier, Portland, Oregon,
legalized accessory apartments,!!

£ smm | in any single-family
zone. Babylon, in Long Island, is at least one town
forced to legalize such zoning because of the sheer
numbers!? of illegal accessory apartments.

Long Island!* itselif has an estimated 15,000 illegai
accessory apartments, and many towns in other areas




have growing numbers of them, as indicated in news
articles with titles like ** The Hidden Rental Market™
and " Town Officials Worry About lllegal
Apartments.” 15 Arthur Young, Bureau of the Census,
eslimales there may be a million and a half illegal
accessory apartments nationwide. 16

For the benefits of accessory apariments and echo
houses to reach more older homeowners, there must
be zoning changes—and the active support of older
homeowners themselves. The instinctive cautiousness
of civic associations faced with any proposal that
conceivably could afTect either property values or
quality of life must also be overcome. Probably the
only group capable of effecting the change is that of the
older homeowners themselves, the long-term
residents who cannot decently be accused of wanting to
run down the neighborhood—the same neighborhoods
they want to continue living in,

Without their active support on behalf of legitimate
self-interest, the necessary changes in single-family

will probably never occur. o
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nnovative living ~arrang-

ments (ILAs) offer several
opportunities to improve not
only the quality of housing for
many elderly but also the
quality of life. The accompa-
nying chart defines the terms
that are generally used in

reference to ILAs. :
“Second Umits” describes

both accessory apartments and
echo housing, both of which
offer “‘privacy with
proximity.” An accessory
apartment is usually installed
in surplus space in a single-
family home. An echo house,
also known as a “granny flat,”
is a separate, movable, small
unit usually installed in the
side or rear yard of a singl
family home.

Shared housing involves, at
the simplest level, a rented
room. At the other end of the
spectrum, it may be sponsored
by an agency, which owns the
house. At its best, shared
housing creates a “family of
choice.” It benefits from mat-
ching and counseling services
to insure that'the individuals
involved will be personally
compatible.

None of the “innovative liv-
ing arrangments” are really
that innovative. They are
simply a revival of boarding
houses and of extended family
and surrogate extended family
living.. Necessity has been the
mother of reinvention.

All of the ILAs offer vary-
ing degrees of the same
benefits:

Added income from rent

or from  reduced housing

costs.
* Added security from
criminal intrusion, from ac-
cidents while alone and from
damage to an unwatched
home while away on vacation.
* Increased companio

ship.

+ Services provided, in
return for rent reductions, by
people who have no overhead
or travel costs.

* Increased ability to stay in
one's own home, because of
these benefits.

Finally, innovative living ar- *

rangements offer the elderly a
potential source of inexpensive
housing — accessory apart-

‘ments, for example, are usual-

ly rented as well below the
rates for conventional apart-
ments — and they provide new
ways of meeting the demand
for housing created by “the
“baby boom" generation.

One of the advantages of in-
novative living arrangements
is that they benefit not just
low-income elderly, or older
persons who are “house rich
and cash poor,” but other
groups as well — particularly
single parents and the affluent
elderly. All three ar-
rangements can offer single
parents and their children the

financial and childrearing sup-

port necessary to help them
stay in their own homes and
neighborhoods following a
divorce. Accessory apartments
and echo homes offer the af-
fluent elderly a means of either
staying in their own homes or
remaining close to their
children and grandchildren. In
other words, [LAs are not
likely to be sigmatized as being
associated solely with the
“elderly” or the “low-income.”

Similarly, in principle, none
of these ideas needs substan-
tial public subsjdy. Shared
housing requires nothing more
than a spare bedroom and the
willingness to share your
home. Accessory apartments
typically cost $10,000 to
create. Principle and interest
on a loan for this amount, plus
added taxes and insurance,
may run as high as $200 per
month — far less than the ren-
tal income from a small apart-
ment in most areas.

The cost of an echo house,
based on existing manufac-
turers’ prices, is about
$18,000, installed. This can be
compared with the 548,000
cost for a new federally sub-
sidized housing unit for the
elderty, or with the 51,500 to
$2,000 per month it costs for
long-term institutional care.

It should also be added that
elderly homeowners might in-
stall echo units in their own
backyards and rent, out their .
original homes. This arrang-f
ment would provide them both .
rental income and more ap-
propriate living space,

The economics of in-
novative living arrangements
suggest that the housing
resources controlled by elderly
_homeuwners may significantly
improve the status of older
people in our society. Seventy
percent of the elderly own
their own homes, and they are
often large homes. Some 7.3

million households are headed
by homeowners over age 65
and consist of two persons or
fewer occupying five rooms or
more.  Elderly home-owners

control the nation’s largest un-
tapped housing resource. The
scarcity of that resource is in-
dicated by the fact that the
baby boom generation is now
forming new households at
roughly twice the rate of new
home construction. Elderly
homeowners with surplus
spacc have bargaining power,
because they have a resource
the rest of society needs. Such
power, as Alvin Schorr has
pointed out in his study, Thy
Father and Thy Mother
(Social Security Adminisira-
tion Pub. No. 13-11953, Jul.
1980), is essential to real digni-
ty for the elderly.

here is, however, one ma-
jor problem: single family
zoning regulations. Shared
housing, accessory apartments
and echo housing each pre-
sent, in that order, pro-
gressively greater challenges to
established regulations.
However, resolving the con-
flict between ILAs and single
family zoning is not a
technical problem for town
planners. The technical solu-
tions are cither already there
or becoming available.




The Amgm Planning®
Association has published a
manual on amending zoning
to permit accessory apart-
ments, and the American
Association of Retired Per-
sons will soon publish a
preliminary study of zoning o
permit echo housing. In addi-
tion, community experience
with both types of zoning is
growing rapidly. The real pro-
blem is political. Changing
single family zoning means
changing zoning designed to
protect the quality of life in

single family neighborhoods.
Such: changes will not be
achieved without the support
of long-time residents who can
advocate for zoning changes at
public hearings. Specifically,
change will not be achieved
without the elderly, who can
legitimately ask whose quality
of life zoning is intended to
protect, if not that of long-
term residents.

To ask the elderly to provide
leadership for zoning changes
to permit innovative living ar-
rangements is to ask that
organizations serving the
elderly provide leadership.
Happily, providing that
leadership should coincide
with a growing instinct for sur-
vival. There are several ways
that aging agencies can use
ILAs to insure survival:

« Since the middle class also
benefits from ILAs, a middle-
class * constituency can be
developed not only for zoning
changes but also to provide
political support for aging
agencies.

* Since ILAs also benefit

groups in addition to the elder-
Iy, such as single parents, fun-
ding requests based on a

* broader constituency can be
used to compete effectively
against other groups pursuing
public funds for social service
programs that benefit narrow-
1y defined interest groups.

» Since [LAs do not require
either significant inival fun-
ding or ongoing subsidies, re-
quests to promote and develop
ILAs are likely to be viewed
favorably.

There are also other, more
altruistic reasons why aging
organizations will probably

0 get involved in [LAs. |
First, it is a rare pleasure for |
any social service organization
to be able to take the lead in
_helping its constituency make
a resource like housing
available to the rest of society,
rather than continually asking
society for resources for that
constituency.

Second, ILAs offer a chance
to dramatically increase the
productivity of existing hous-
ing resources at a time when
society is gripped by economic
problems and low productivi-
ty.

Finally, ILAs offer an op-
portunity not only to release
untapped housing resources
but also untapped human
resources. Single family zon-
ing, almost by definition, has
prohibited once-common
lifestyles that permit the ex-
change of services and support
between households and be-
tween generations. Local ef-
forts to change single family
zoning to permit ILAs are
both a step back into the best
of the past and at the same
time, a step forward into a bet-
ter future.

Patrick H. Hare is a consul-
tant on innovative living ar-
rangements. A list of publica-
tions and other materials he
has prepared for the American
Planning Association, the
American Association of
Retired Persons, the National
Council on Aging and other
groups is available from
Patrick H. Hare Planning and *
Design, 2027 Q St., N.W.,
Washington, D.C. 201
(202) 234-1219.
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— The Future of Granny

Flats

From Housi a Maturing Population,
Pp. 218-223 Washington, D.C.
Urban Land Institute, 1983.

Patrick H. itan’ is an urban planning consultant based in Washington, D.C. He
Is the author of a manual on amending local zoning lo permit accessory
apartmenls, published by the American Planning Association. and Is preparing
a similar manual on echo housing (granny flats). He is the founder of Accessory
Dwellings. Inc.. which helps older homeowners convert their homes and se
tenants, and provides services which enable them to remain in their homes as
they grow older.

Granny flats are at least the ripple of
the future in housing for the elderly.
There is no doubt that they have been
successful In Victoria, Australia, where
the concept was formally developed and
where over 1,000 granny flats had been
installed by March 1982. There is no
doubt that the concept has been recog-
nized in the media. having been covered
In stories in the Washington Post, Mc-
Calls, the Wall Street Journal, and many
others. And there is no doubt that the
two formally baptized granny fats in-
stalled In the United States as of 1982 in
Lancaster County, Pennsylvania, have
been successful for their owners.

Even if only two have been Installed in
the United States, the growing recogni-
tlon of granny flats as an Idea whose time
has come makes it worthwhile to look at
the future of the concept. That same
reputation also makes it worthwhile to
take a step back and look at how new the
concept really Is.

The practicality of granny flats will
come as no surprise to people in rural
areas who have been using mobile homes
as extensions to the family home for
years. The zoning ordinances of locations
like Rockingham, North Carolina, Freder-
ick County, Maryland. and other areas
suggest that they have had granny flats
in everything but name. Vermont has
them alongside farmhouse after farm-
house.

However, the fact that granny fats
scem lo work well in some parts of
Australia and rural America does not
guarantee general acceptance. To gain
acceptance the Idea will have to clear
some hurdles. and will change in the
process. The nature of the hurdles and




the resulting cha.iges can best be scen
against the backdrop of the original
Australian concept.

The Australian granny flat Is a sepa-
rate. self:contained unit that s installed
as temporary living quarters for an elderly
person in the yard of the single-family
home of the adult son or daughter of the
elderly person. It enables the son’s or
daughter's family to take care of the aging
parent (or parents as the case may be)
while maintaining the Independence of
both households. In Australia, all flats
were initially rented from a “fleet” bullt
and owned by the Victoria Ministry of
Housing. The Ministry is exempt from
local zoning, and that power extends to
the granny flats it owns. The flats are
made in prefabricated panels for on-site
assembly. The Ministry removes the gran-
ny flat when no longer needed and rents
it to another family.

The relevance of granny flats in the
United States Is suggested by the
$48,000 it cost in 1981 to build a
federally subsidized housing unit for the
elderly. By contrast. the only American
producer of housing units designed as
granny flats |s sclling them for $18,000.
It is thought that they could even be
produced for considerably less. Aslde
from the low cost of the housing, some
clderly people prefer granny flats because
they allow them to be close to their
families and with people of different age
groups.

The first American modification to the
granny flat has been to change Its name.
Older men, as well as women, often find
the name unattractive or derogatory. Leo
Baldwin, housing coordinator of the
American Association of Retired People
(AARP), colned the term “echo house™

which Is now almost as well

granny flat.” The word “echo” was
chosen In part to suggest that the new
unit is in concept an echo of the older
one, It is also a term which lends itself to
use by other groups, such as handi-
capped persons who need to be near
sources of support.

The next clear change in the concept
will be to make the echo house attachable
to the main house. Victoria. Australia’s
climate is similar to that of Southern
California, which is highly dissimilar to
the climate in many other parts of the
United States. Although it is no problem
Lo cross the yard to care for a parent
where the climate is mild. it Is altogether
different to do so in an area like Min-
nesota where it could well be 20 degrees
below zero and snowing. Attaching the
echo house to the principal residence
would solve this problem in many re-
glons.

e

Kitchenette

Efficicncy Cottage
280 Square Feet

Granny flats can be developed In a variety of configurations.

Bedroom

i

Kitchen

One-Bedroom Cottage
508 Square Feet

Two-Bedroom Cottage
702 Square Feet
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A structure placed “temporarily” In the yard of a home In
Australla.

Theoretically, the attached echo house
would be harder to remove. While it
would seem designers and manufacturers
have the high-tech capabilities to make
attachable and detachable units relatively
easily, the practicalities of these systems
being emplaced so they work without
major expense and without leaving
scarred exteriors will require extra effort
and expensc on the part of echo housing
suppliers and purchasers. Some housing
professionals and many homeowners will
question the need for removal and there-

fore the need for the effort and expense of

making echo housing removable.

The justification for its being removable
is that in America, as in Australia,
removal will be a political prerequisite
which will make echo housing possible.
Few areas—rural, suburban, or urban—

now have zoning which permits echo

This granny flat could have been attached to the existing home beslde It.

housing. In order to amend the zoning
regulations, residents of single-family
neighborhoods will have to approve the
amendments. That approval will be diffi-
cult to get. Most homeowners regard
zoning regulations as the first line of
defense against (Hreats not only to neigh-
borhood quality, but also to the security
of their largest financial assets. There-
fore, the less impact echo houses have on
the neighborhood, the more likely il is
that residents will approve zoning amend-
ments o permit them. Removal capabilil
clearly lessens their impact. It dissolves
any fears residents might have that the
units will be transformed into bunk-
houses for leenagers with megawatt ster-
cos, or even worse, bunkhouses for
“translent tenants.”

The same fears of neighborhood deteri-
oration will probably result in echo hous-
ing being restricted to the elderly. even
though it is evident that it could also
benelit ot groups. Mike Gurnee, Plan-
ning Director of Rockingham, North Car-
olina, has devised a zoning ordinance
which permits divorced daughters and
their children to use mobile home:
echo houses. It allows children and
grandchildren to receive support [rom
their familles without giving up their
independence or identity as a separate
household. In developing the ordinance,
Gurnee was, in fact, giving legitimacy to
a practice that had cvolved in neighbor-
hoods where zoning was not strict.




‘At this point In time, it seems likely
that only a few, primarily rural commu-
nitles will permit such a use of echo
units, regardless of whether or not they
are mobile homes or conventional homes.
Few other groups have the overall sympa-
thy engendered by the elderly, and mak-
ing echo housing available to other
groups will be viewed as possibly jeopar-
dizing the future of the neighborhood. In
summary, to be accepted in most commu-
nities, echo housing will have to be both
removable and restricted in use to elderly
family members. At most, disabled and
handicapped family members and per-
haps elderly persons not directly related
to the homeowner may be accepted as a
relatively small additional user group.
These particular modifications have been
adopted in Australia.

Efforts to amend zoning regulations to
permit accessory apartments are already
underway In a significant and growing
number of Jurisdictions. Like efforts to
amend zoning to permit echo housing,
they require neighborhood residents to
assess the risks to their property values
and quality of life. The zoning changes
required for the two types of housing arc
similar enough so that some commu-
nitles such as Belvedere and San An-
selmo in California have dealt with
accessory apartments and echo homes
under one ordinance, referring to them
jointly as "second units.” However. in
more conservative states and towns, the
combination may be too much to ask
nelghborhood civie gssociations to deal
with at one time. THus, in most commu-
nities, the two Issues will probably be
dealt with separately.

Because accessory apartments—com-
plete units customarily installed within
surplus space in single-family houses—
have little visibllity, they will be accepted
more rapidly and made available more
frequently to people of ail ages. By the
same measure, echo houses will be ac-
cepted more slowly and restricted more
frequently to use by the elderly because ol
their greater visual Impact. Finally, resi-
dents are more likely to accept zoning
amendments for accessory apartments
and echo housing if they are Introduced
one at a time because singly they will
have less general impact on the neighbor-
hood. Separation of the concepts tends to
oceur less [requently in rural areas.
However. if housing conditions continue
to deteriorate, the public may be more
open Lo more radical and simultaneous
changes in regulations aflecting the
provision of housing.

Manufactured Housing

The most likely method of producing
echo housing in the United States will be
to use manufactured modular units
rather than the panel construction meth-
od used In Australia. The principal rea-
son for this is that in the United States,
the manufactured modular housing In-
dustry is more developed and therefore

units can be manufactured more cost-
effectively. This factor will probably over-
ride the advantage of panel construction
which by its nature can be applied more
easily to sites with limited rear yard
access. The manufactured modular hous-
ing industry, as mobile home producers
are now called, Is ideally suited to pro-
duce echo houses economically. However.
the cost of modular housing will be
affected by whether it Is manufactured to
mobile home standards or to building
code standards.

The president of the Manufactured
Housing Institute estimated in 1981 that
a fully equipped echo house of 500
square feet would cost about $5,500 il




built to mobile home standards on site.
This should be compared with the
$18.000 mentioned earlier for a similarly
sized factory buliit echo unit produced by
Ed Gulon of Coastal Colony Corporation,
in Lititz, Pennsylvania. Guion's unit.
although factory built, Is of conventional
construction and meets the BOCA (Build-
ing Officlals and Code Administrators)
model building code. Guion is the only
known producer of specillcally designed
echo units In this country. and his units

Echo house in transit.

have a reputation for being well bullt. His
demonstration unit has been moved
seven times with no signs of deteriora-
tion. The comparlson between Guions
cost of $18,000 and the Manufactured
Housing Institutes estimate of 85,500
logically raises the question of compara-
ble quality. Is the unit costing less a
reflection of lower construction standards
for mobile homes and therefore, “one gets
what one pays for™? If so, would the use
of mobile home construction standards
for echo housing, no matter how eco-
nomical, transfer to ccho houses the low
regard homeowners in traditional “stick
bullt” nelghborhoods have for mobile
homes? The use of echo housing could
thus gain a reputation as a back door
method to move essentially mobile homes
Into conventional single-family neighbor-
hoods. Should this attitude develop. it
would make zoning amendments to per-
mit echo housing Impossible. 1t would be

a disaster from three polnts of view. First,
many elderly people would lose an oppor-
tunity for improved housing and more
support from their families. Second, the
manufactured housing industry would
lose a new market. Third, the country
would lose a means to both reduce the
need for long-term care facllitles and to
free homes that can be used for younger
households. Thus. the use of manufac-
tured housing methods to produce echo
housing must be handled carefully to
avold a political problem.

The way to avold this disaster Is for
two major institutional actors to take
parallel actions. The manufactured hous-
ing industry should voluntarily set high
national standards for the industry’s echo
housing units. and it should police these
standards aggressively. The standards
must cover design features appropriate to
the elderly as well as energy efficiency
and overall quality. Although this process
may erode some of the cost differential
between units constructed to mobile
home and building code standards. 1t
would still result in lower costs than stick
built housing.

Leo Baldwin of the American Associa-
tion of Retired Persons has also empha-
sized there should be standards .
regulating the exterfor appearance of an
echo unit, including the requirement that
manufacturing techniques permit exterl-
or alterations, at little or no additional
cost, so that the unit will match or be




‘ compatible with the siding. window de-
tails, roof pitch, roof materials, and
foundation of the single-family dwelling
unit on whose site it is to be located. Ed
Gulon’s Coastal Colony Corporation al-
ready follows this standard. AARP and
others advocate the design and construc-
tion standards suggested here which
clearly distinguish eche units from
mobile homes and which protect the
public and the user from Inadequate or
flimsy products that fail to reflect the
need for emergency access, barrier free-
dom, and the ability to withstand repeat-
ed moves.

On the other side of the fence. in
amending zoning, local jurisdictions
should Include strict design reviews of
construction standards and exterior [ea-
tures as a precondition of zoning per-
mits. The objective of both these
exercises will be to ensure that as average
homeowners are exposed to the granny
flat concept and what its implementation
in other communities has meant, they
will be reassured that their Interests are
protected. As anyone familiar with local
zoning knows, if that reassurance Is
lacking, little zoning to permit echo
housing will be forthcoming, and both
the elderly and the manufactured home
Industry will be the losers.

Broader Market

Finally. it may be useful to look at echo
housing not only as a way lo meet the
housing needs of the elderly, but also as a
way to make life better for people who are
affluent enough so that housing in itself

{s not an Issue. It presents an opportuni-
ty for architects to deslgn custom-built
echo homes for affluent elderly people.
Custom-built homes should provide a
source of new design ideas which can in
turn strengthen the manufactured hous-
Ing industry.

Echo housing offers something almost
no other housing, regardless of price,
offers the elderly: Increased access to
family support. It also offers an increased
supporl system to other family members.
The exchange of services implied by echo
housing is not necessarlly a one-way
street. As young mothers increasingly
participate in the work force, grand-
parents may increasingly participate In
child rearing. The privacy with proximity
to relatives provided by echo housing will
make that participation much more prac-
tical. .

Echo housing need not be limited to
older persons who want to move closer to
their children’s restdences. Many elderly
people may want to remain in their old
neighborhoods, but the burdens of main-
taining their large houses have become
too much. In such cases, they might

prefer to Install new echo units in their
own backyards, move Into them, and pay
for them by renting their houses to their
childrens' families or to other familles
they like.

Preserving the dignity of the elderly
should well be a goal of soclety. The
efficient use of community resources |s
another. Echo housing appears to offer a
varlety of ways to approach these goals.

e ————————————
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ECHO is the acronym for “Elder Cottage Housing
Opportunity.” It refers to small, free-standing, barrier-
free, energy efficient, and removable housing units that
are installed adjacent to existing single family homes. In
Australia, where this housing concept originated, they
are known as granny flats. When ECHO units are in-
stalled on the property of adult children, they are ap-
propriate residences for many elderly parents or other
aging relatives.

ECHO units, (which are designed for only one or two
occupants), can also be installed on the property of the
older homeowner. If the large home is too costly and
difficult for the older homeowner to maintain, he/she
can move into the smaller ECHO unit and arrange for
adult children or other relatives to live in the primary
house. Or, an older homeowner can continue to live in
the primary house and install an ECHO unit adjacent to
it for a younger relative. In any case, the two families
are expected to provide support for each other and help
with home maintenance and expenses.

AARP recommends that one of the housing units be
owner occupied to help promote family relationships
which provide both households with independence,
support, security, and companionship.

ECHO units can also form elderly housing cluster ar-
rangements on small tracts of land and be leased out by
non-profit corporations, local housing authorities, or

observed and “zero” lot line placement be permitted at
side and back when necessary. Accessibility of emer-
gency equipment and personnel should also be con-
sidered in the placement of ECHO units. When possible,
utilities for the ECHO unit should be tied into the ser-
vices of the primary house, thus minimizing the expense
of new hookups and trenching.

R

Many elderly homeowners are unable because of
finances or personal needs to remain in their large
homes, but other housing and services are scarce and ex-
pensive. ECHO housing is an affordable option for
many older persons and their families. Completely
equipped and installed, the estimated cost is about
$18,000 as of mid-1982. Taxes, utilities, and
maintenance should average about $1,400 per year, in
contrast to $3,600 per year for an average free-standing
home.

In the thousands
of dollars

L

ECHO HOUSING STANDARD ELDERLY
UNIT COST HOUSING UNIT COST

private investors. These clusters can be intersp d in
residential areas as infill housing, integrating the elderly
into the larger community, or the units can be located
adjacent to a health care facility to provide easy access
to the elderly at various stages of need.

The amount of land required to “site” an ECHO unit,
as well as setback requirements, will normally be deter-
mined locally. AARP recommends front setbacks be

ECHO housing encourages day-to-day support that
benefits both households yet permits the separate
households to share meal preparation, shopping,
household chores, Iransportation, and other daily ac-
tivities. The proximity of the families should result in
each feeling more secure about property and personal
safety, and less vulnerable in the event of an accident or

Housing Program * Program Department * American Association of Relired Persons




ness. Young ren can be given more attention dur-
ing the absence of parents. Lawn work and heavy
household duties can be shared. The environment helps
both families enjoy independence, mutual concern, and
sharing as economically as possible.

¢ SECURITY
o COMPANIONSHIP
¢ GIVING SUPPORT
S'I:hIITGS ¢ GETTING SUPPORT
-e ECONOMY
¢ INDEPENDENCE

Economy, uniform standards, and portability
generally dictate that ECHO units be manufactured,
either as panel structures or factory assembled modular
buildings. Efficiency units can be as small as 300 square
feet, with one and two bedroom units up to 900 square
feet in size. A variety of finish materials allow con-
siderable flexibility in appearance. Completely wired
and plumbed, units are fully equipped with
heating/cooling, kitchen and bathroom fixtures. Floor
covering, drapery and decor can be chosen by the occu-
pant and is included in the purchase price. Doorways
and other design features make the ECHO unit suitable
for the frail or handicapped.

Zoning, lack of public information, and concern
about changes to the neighborhood are the major bar-
riers to the development of ECHO housing. AARP
believes that neighborhoods will maintain their
character and preserve their quality if local ECHO units
are designed to:

? = provide a temporary residence for relatives of

the property owner;

® be removed from the site when they are no
longer needed by the relative of the owner;
and

® compliment the exterior of the original home.
"

ty, you and others who believe it should be available
may need to gather information and develop a broad
constituency which supports ECHO housing. For infor-
mation and technical assistance, contact AARP and
other aging organizations, civic leaders, public officials,
and non-profit corporations which are established
leaders in providing community services such as Area
Agencies on Aging.

Two federal agencies which have studied ECHO
Housing are: the Department of Housing and Urban
Development (HUD), Room 8518, 451 7th Street, SSW.,
Washington, D.C. 20410, and the Administration on
Aging, 300 Independence Avenue, S.W., Washington,
D.C. 20201. A number of state or governor’s Commis-
sions on Aging as well as universities and colleges have
organized educational programs to assist the public in
understanding the opportunities of this housing program.

In 1981, California Senate Bill 1160 provided that
local jurisdictions, by passing zoning variance, special
use or conditional use permits, can allow ECHO units in
single family zones for persons 60 years or older, not to
exceed 640 square feet of floor space.

- A *
Zoning has been amended to accommodate ECHO
housing in the following communities. Their experience
and information may guide you in amending zoning in
your locality:

e e o

Single copies of the AARP manual on ECHO
housing, Zoning lssues and Other Considerations, are
available free by writing:

Housing Program

Program Department

American Association

of Retired Persons

1909 K Street, N.W.

Washington, D.C. 20049
Prepared by:
Leo E. Baldwin, AARP Housing Consultant
Gerilyn R. Miller, AARP Housing' Intern
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HOUSE-SHARING
House-sharing is a living arrangement in which several unrelated persens reside together,
sharing living expenses and housekeeping duties. Generally, it is 3 to 7 individuals living
in a large house, each having private space but sharing other common areas.

Advantages

The most obvious advantage of house-sharing is the reduction in costs for any one individual
in maintaining a large home. For older homeowners who might otherwise not be able to keep
up an independent home, house-sharing is a means of remaining in their neighborhood with
friends and community connections that have been established over a number of years. Home=

sharing can help in overcoming loneliness, in providing a sense of security and in offering
a care-giving peer support system, mtually peneficial to all residents of a house.

Disadvantages

House-sharing requires +houghtful decisions in selecting sharers. A cooperative cutlook is
necessary, as privacy may be reduced and living patterns adjusted. House-sharing may not
be adaptable to meeting special needs stemming from medical or personal problems. Further-
more, it is possible that additional inceme accrued from rental incames may affect an older
hameowner's eligibility for such public benefits as Supplemental Security Income, food
stamps, and Medicaid. Assistance in setting up and maintaining shared housing programs,
from either public or private sources, is also minimal.

Restraints

The principal restraint facing house-sharing is restrictive zoning ordinances which, in an
effort to safeguard property values and neighborhoods from intrusions which might detract
from their residential nature, have prohibited two or more unrelated individuals from sharing
a home. Specifically, "single-family yesidence" zoning is an obstacle in situations in which
"family" is defined in terms of biology. marriage or adoption.

Room Rental

Instead of a house-sharing arrangement, an older homeowner with a larger than necessary home
may opt to rent out 2 bedroam, making kitchen and laundry privileges optional. The advant-
ages, in terms of extra income, companionship and a sense of security, are similar to those
of a house-sharing situation. The disadvantage may be a loss of privacy, particularly if a
bathroom mast also be shared. Although zoning laws may restrict the number of roams which
may be rented to non-related individuals, these ordinances, like all legislation, can be
amended when the pressure for change is strong enough, making house-sharing and room rentals
Viable housing options for elderly persons.

For Assistance

There are an increasing number of "match-up" programs in commnities across the country which
assist in matching home-seekers with home-cwners. Trained counselors attempt to minimize
potential problems by educating both parties about responsibilities they may incur. For more

information contact Shared Housing Resource Center, 6344 Greene St, Phil. PA 19144.
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ACCESSORY APARTMENTS

Accessory apartments are complete private living units built into or attached to an existing
single-family hane. The two units share, at most, an entrance, yard and parking. By this
means, unused space in a home can be utilized more effectively.

Accessory apartments may be an appropriate housing option for an older person. A homeowner
may wish to continue to live in an established residence, but would benefit from having a
tenant to provide a source of income, to assist with maintenance, and to add tne security of
having samecne else around. Accessory apartments promote independence, privacy and ex-
tended family living by allowing homeowners to live adjacent to, but separate fram, related
tenants.

Advantages

The principal advantage of creating an accessory apartment may be the additional income that
can be realized through rental of the apartment. Although some expense will be incurred in
creating and maintaining such a unit,' these expenses, as well as the depreciation of the
apartment, qualify for incame tax deductions. Arrangements can be made for the occupant

of an accessory apartment to provide personal support services or assistance in maintenance
and chores, in exchange for a reduction in rent. Finally, a person who may otherwise be
forced to give up a large home may find an accessory apartment, perhaps in a familiar
neighborhood, to be an attractive place to rent.

Disadvantages

The primary disadvantage of accessory apartments is the initial construction or rehabil-
jtation costs. Converting a walk-out basement "rec-room" or an upstairs area into an
accessory apartment may exceed $10,000. Neighborhood cpposition may stem fram the. fear that
an accessory apartment would devalue other properties. For the homeowner, the enhanced
property value may result in increased property taxes. When the house is sold, capital gains
taxes will apply 100 percent to the rental unit portion of the house.

Restraints

Although the validity of restrictive zoning as a device to control density in residential
neighborhoods has been challenged on a number of occasions, "single-family residence" zoning
remains the principal restraint against widespread use of accessory apartments. Interpre-
tations of ordinances and deed convenants vary dramatically from state to state.

Some areas are considering age-related zoning changes, or limitations on the number of con-
versions in any one neighborhood. These changes can be justified as a locality's good faith
effort to meet the special needs of its elderly population. Ideally, these ordinances would
permit the elderly homeowner to live in either apartment, and would permit only owner-
occupied units to prevent investor speculation and to perserve the character of the neighbor-
hood.,

For Assistance

Additional information may be found in Legal Issues in Accessory Apartments: Zoning and
Covenants Restricting Land to Residential Uses, available at no charge from AARP Housing

Saction, or in Accessory Apartments: Using Surplus Space in Single-Family Houses, available
for $10 from the American Planning Association, 1313 East 60th St, Chicago, IL 60637.
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PREFACE

The American Association of Retired
Persons is the nation’s largest membership
organization, dedicated to helping older
Americans achieve retirement lives of in-
dependence, dignity and purpose. AARP
encourages older citizens to remain active in
community and public affairs, provides
legislative representation at all levels of
government, and sponsors services to help
stretch fixed retirement incomes. AARP
publishes magazines and other materials of
special interest to older persons. It is a non-
profit, non-partisan, educational public ser-
vice organization.

AARP receives numerous communica-
tions from the older population regarding
the difficulties they face in their housing and
living arrangements. The home they own or
rent often becomes less suitable for their
needs because of its size, location,
maintenance needs, structural barriers, or
the burdens imposed financially.

Elder Cottage Housing Opportunity

(ECHO) is a housing arrangement which of-
fers the older person an opportunity to live
in close proximity to those who can help
maintain independence and privacy. An
ECHO unit is a small house installed in the
side or back yard of an existing single family
home to be occupied by one or two people
who benefit from living close to the other
family.

The opportunity for older persons and
their families to make this arrangement is
thwarted in many jurisdictions by zoning.
The purpose of this review is to educate
families and public officials about ECHO
housing's potential for responding to the
needs of the diverse population of older per-
sons. ECHO housing’s promise lies in the
fact that it gives older persons and their
families wide latitude in providing safe, de-
cent, and economic housing, with assistance
readily available.

Leo E. Baldwin
AARP Housing Coordinator
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This booklet represents a review of the
technical zoning issues raised by Elder Cot-
tage Housing Opportunity (ECHO) units,
small temporary units placed in side or rear
yards to enable adult children to take care of
aging parents. The role of local zoning
boards, however, is not limited to technical
issues. They serve in many ways as gate-
keepers for the community. As such, they
often have to consider questions that go
beyond narrowly defined limits of planning
and zoning. In the case of ECHO housing
they have to decide whether or not to let a
totally new concept of housing into their
communities. Only a few ECHO homes, de-
signed as such, have been built and occupied
in this country.

The only clear fact about ECHO homes at
this time is that most will be produced in
factories rather than built by conventional
methods. Many zoning boards have little
contact with factory-built housing, and
what contact they do have occasionally in-
volves controversy. They are going to have
to know more about ECHO housing than
how to zone for it, or few will zone for it at
all. Specifically, to protect themselves and
their communities they need national stan-
dards for ECHO housing that control such
things as design for barrier-free access,
energy efficiency, ability to withstand re-
peated moves, and exterior appearance. The
same standards can also protect and guide
consumers, financial institutions, manufac-
turers, and others involved in making
ECHO housing a viable option for the el-
derly. The discussion of energy efficiency
and other topics at the end of this report is
included to emphasize this need for national
standards.

Zoning in principle permits land to be
used in certain ways, without too much con-
cern for who individually will use it. The use
“runs with the land,” regardless of the
owner or occupant, However, in zoning for
ECHO housing, a permit is given for oc-

cupancy by a specific individual or in-
dividuals, with the precondition that they
will be the only occupants. The unit will be
removed when occupants no longer need it.
This unique usage may make it possible to
eliminate many zoning requirements. For
example, if the occupant of an ECHO house
does not have a car, there is little need to re-
quire a parking area. Also, any ECHO
house for only one occupant can be substan-
tially smaller than one for two people and
therefore suitable for a smaller lot.

This flexibility, which on the one hand
will help individual occupants keep down
the costs of installation for ECHO units,
may make it difficult to communicate to a
community just what an amendment to per-
mit ECHO housing means. ECHO housing
will involve a variety of possibilities de-
pending on occupancy. Here again the need
for standards arises. If the options are de-
fined, described and delineated in a set of
nationally endorsed standards that, for ex-
ample, cover minimum square footage for a
single-person ECHO unit, the community
will feel protected. In contrast, without
standards, zoning for ECHO housing will be
more rigid, simply because communities
want to feel secure about what they are get-
ting. The opportunities ECHO housing can
provide will therefore be limited.

Finally, many of the ordinances cited in
this review are from California. Com-
munities there frequently permit what they
refer to as “second units,” a term which en-
compasses both accessory apartments and
small separate units like ECHO houses.
Under these ordinances, however, the sep-
arate units are generally not required to be
either temporary or restricted to use by
elderly and disabled persons. We have none-
theless relied heavily on these California or-
dinances because they represent a significant
amount of the limited experience we have in
this country with the problem of zoning for
ECHO housing.
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Reasons for Size Requirements

Size requirements for all dwelling units
are generally included in the housing and
building codes in local jurisdictions.
Minimum size requirements are intended to
insure that occupants have adequate space
for sleeping, eating, cooking, bathing and
other activities of daily life. In ECHO hous-
ing, as in all housing, a certain amount of
square feet of living area is necessary to
avoid unsanitary and unsafe conditions.

The scale of residential development,
which includes size of dwelling unit and its
coverage of the lot, is also very important
from an esthetic viewpoint. Residents of
single-family suburban neighborhoods usu-
ally take great pride in the appearance of
their houses and lots, and feel this ap-
pearance is enhanced by low density of
development. Except in areas with large lots
of one acre or more, the size of the ECHO
unit will probably be an issue of concern to
local citizens.

Having in an ordinance a specific range of
sizes for ECHO units will help people im-
agine how the arrangement will work in
their neighborhoods. This should increase
the likelihood that zoning amendments to
permit ECHO housing will be approved.

Existing Size Requirements

ECHO units now in place in Frederick
County, Maryland, and Colerain Town-
ship, Lancaster County, Pennsylvania, have
maximum size requirements of 800 and 900
square feet (SF) respectively. The state
enabling legislation in California specifies a
maximum of 640 SF for two adults. (A copy
of the California law is in the Appendix.)
Even so, local jurisdictions in that state have
set higher maximums; for example, Bel-
vedere, 750 SF, and Claremont, 900 SF.
None of the ordinances reviewed contains
minimum sizes.

F ECHO

HUD's Minimum Property Standards for
One- and Two-Family Dwellings now con-
tain minimum room size requirements, but
these minimums are among the sections to
be deleted under a proposed streamlining of
the standards.

The One- and Two-Family Dwelling Code
of the Building Official and Code Adminis-
trators, Inc. (BOCA), a trade association,
contains minimum room size requirements
similar to those now in the Minimum Prop-
erty Standards. These include at least one
habitable room of 150 SF or more; a mini-
mum of 50 SF for the kitchen and a mini-
mum of 70 SF for other rooms. Appendix B,
References, contains the full citations for the
BOCA Code and the HUD Minimum Prop-
erty Standards.

The Federal Housing Administration fol-
lows minimum dwelling size requirements
for combined living space, such as efficiency
apartments. Space for living, dining,
kitchen, and sleeping areas must be at least
220 SF. To this is added the bathroom,
usually about 35 SF. One U.S. manufacturer
of ECHO homes produces units that total
280, 336, 508, and 720 SF.

In addition to requirements for width and
length of dwelling units, some ordinances
specify their height. Four California ordi-
nances set maximums for accessory struc-
tures of between 15 and 16 feet for one story
and 35 feet for two stories.

Recommendations

ECHO housing is too valuable a concept
to be limited to two-person occupancy.
Requiring a minimum size large enough for
two people will impose unnecessary cost
and site requirements on many single elderly
persons. Therefore we recommend two dif-
ferent minimum sizes. For the single person
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a unit of 280 SF is workable. For two per-
sons a unit of 400 SF should be adequate.
Although these minimums may be too small
for many communities, they represent an at-
tempt to enhance individual choices by not
making units larger than necessary. It
should be remembered that for some elderly
persons, the ECHO unit will be a retreat
from involvement with the principal
residence, and not the total living space.

A maximum of 900 SF for ECHO units

s should work in most moderate density

residential areas. A lower maximum such as
in the California law may result in units
which are too small to satisfy some people.
If conversion of existing structures to dwell-
ing units is contemplated on single-family
lots, the lower maximum may make this
impractical. However, a small maximum
size may be appropriate where density is
high. A higher maximum size may be possi-
ble on large lots or in rural areas.

Most ECHO units will be only one story
high so that they can be removable. A two-

story ECHO unit would probably be a con-
version from an existing structure such as a
garage, or an attachment to a two-story
principal dwelling. ECHO units placed in
rear yards should generally not exceed one
story or 16 feet in height.

The size of the ECHO unit will depend on
the number of occupants, the size of the lot
on which it is to be placed, the size of the
principal dwelling, and the location of the
ECHO unit on the lot. Lot size and location
are discussed in the following sections.

Local jurisdictions may also wish to set a
maximum percentage of the lot that can be
covered by both dwelling units as a way of
limiting the size of the ECHO unit. In this
case, each building permit application or site
review process must involve a field trip for
inspection. In general, however, the public
will have an easier time understanding the
ECHO housing concept if the zoning ordi-
nance includes a specific range of ECHO
unit sizes.
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Reasons for Lot Size/Coverage
Requirements

The reasons for inclusion of lot size
and/or coverage requirements in zoning or-
dinance amendments for ECHO housing are
practical as well as esthetic.

One practical reason is that the lot must
be large enough so that after the addition of
the ECHO unit, there remains usable yard
space both for it and for the principal dwell-
ing. Also if the property has a private water
and sewer system (usually a well and septic
tank), any additional facilities required for
the ECHO unit will have to be accommo-
dated on the existing lot.

An esthetic reason for considering lot size
is that a principal dwelling with an attached
ECHO unit must continue to fit in with the
overall appearance of the neighborhood.

Existing Lot Size/Coverage
Requirements

ECHO housing lot size requirements in
existing zoning ordinances vary over a
broad range. Within the state of California
alone, there are minimums of 4,000 SF in
Carpinteria and 35,000 SF in Claremont.
Some other California jurisdictions require
that the lot be twice as large as the minimum
requirement for that residential zone.

The Ministry of Housing in Victoria,
Australia, originator of the modern “granny
flat” concept, requires a minimum lot of
6,000 SF. Tucson, Arizona, has a minimum
lot size requirement of 10,000 SF in addition
to a coverage requirement.

Coverage generally refers to the ratio be-
tween the square feet contained within
buildings on a lot, to the square feet of the
lot itself. Usually it is expressed as a percen-
tage figure. That is, in Figure 1, a one-story
dwelling of 1,440 SF and ECHO unit of 720
SF are on a lot of 7,560 SF. These sizes were
chosen to illustrate what will probably be
the most difficult siting problem for ECHO

housing. 7,560 SF is a typical lot of 60 x 126
feet likely to be found in a modest subdivi-
sion. As lot sizes increase, siting problems
generally decrease. 720 SF was chosen for
the ECHO unit because that is a large-size
elder cottage. 1,440 SF makes the principal
dwelling twice as large as the ECHO unit,
and is a house size normally found in a
modest residential area.

Using Figure 1 to calculate coverage, we
add the square footage of the principal
dwelling (1,440) to that of the ECHO unit
(720) and get 2,160. Dividing 2,160 by the
lot size (7,560) we get 29%, the percent of
the entire lot covered by both dwellings.

Tucson’s coverage requirement, like
several other ECHO ordinances, compares
the ECHO unit's square footage to that of
the rear yard only. Tucson'’s rear yard max-
imum is 25% coverage. Three California or-
dinances set a maximum of 30%, with
Arcata describing the rear yard as extending
from the back of the single-family dwelling
to the rear lot line. (Arcata’s provison is in
the Appendix.) On Figure 1 this would mean
a rear yard of 3,900 SF. Dividing the size of
the ECHO unit (720 SF) by that, we get a
rear yard coverage of 18%, well be-
low 30%.

If the main house in Figure 1 were built of
two stories of 1,440 SF each, coverage of the
lot by both units would still be less than
50% and therefore permitted in many rela-
tively dense residential areas.

Figure 2 shows a 900 SF ECHO house with
the same size main house and lot as Figure 1.
Whole lot coverage becomes 31%; rear lot
coverage by the ECHO unit is 23%.

Figure 3 shows a 4,000 SF lot, as per-
mitted in Carpinteria, California, with a 280
SF ECHO unit and a 1,000 SF main house.
Whole lot coverage is 32%; rear lot
coverage 22%. Figure 4 contains the same
size lot and main house as Figure 3, with a
larger ECHO unit of 400 SF. Whole lot
coverage is 35%; rear lot coverage 32%.
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Fig. 1

SINGLE FAMILY LOT:
7560 SF 60’ x 126’

SINGLE FAMILY
HOUSE

1440 SF
(40’ x 36°)

ECHO

HOUSE

720 SF
(24’ x 30")

Fig. 2

SINGLE FAMILY LOT
7560 SF, 60’ x 126’

SINGLE FAMILY
'HOUSE

1440 SF
(40 x 36°)

ECHO HOUSE
900 SF
(30 x 30°)
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SINGLE FAMILY
HOUSE

1000 SF
(40’ x 25')

Fig. 4 SINGLE FAMILY LOT 4000 SF, 50’ x 80’

SINGLE FAMILY
HOUSE

1000 SF
(40" x 25')

ECHO

HOUSE

280 SF
(20’ x 14')

ECHO
HOUSE

400 SF
(26%" x 15')
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Recommendations

As Figures 1 through 4 indicate, minimum
lot size depends on the size of the principal
dwelling and the ECHO unit. In most situa-
tions two of these three variables will
already be fixed. That is, a property owner
wishing to install an ECHO unit already has
a certain sized lot and principal dwelling.
These in turn are determined by the type of
residential density for which the area is
zoned. The lot size shown in Figure 1, 7,560
SF, is about one-sixth acre. This is a mod-
erate size lot likely to be found in many
single family suburban developments.
Below one-sixth or one-seventh of an acre,
or a lot of 6,000-7,000 SF, placement of a
600-700 SF ECHO unit on a lot with a larger

house may be difficult, and may result in
too high a density of development for many
neighborhoods.

However, as mentioned in the discussion
of ECHO unit sizes, a 280 SF unit is feasible
for a single individual. Small one-person
ECHO units may work on lots that are
smaller than 6,000-7,000 SF. For this reason,
some communities may want to use lot cov-
erage rather than lot size as a basis for decid-
ing whether or not to permit an ECHO unit.
This approach will make the opportunity to
use ECHO housing available to the largest
number of people while still protecting
neighborhoods at all levels. Existing practice
indicates that a 30% rear yard coverage
figure is workable.
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Reasons for Location Requirements

Location of the ECHO unit on thelotisan
issue because of existing zoning setback
requirements. These also serve both prac-
tical and esthetic purposes.

Practically, setback requirements protect
buildings from the noise of street traffic or
of neighboring buildings. They permit ac-
cess to the side and rear portions of lots for
deliveries and services such as refuse collec-
tion, meter reading, fire fighting, and am-
bulances. Space between buildings also re-
duces the risk of a fire spreading from one
house to the next.

Esthetically, space between dwelling units

" gives the occupants privacy. Careful place-
ment of an ECHO unit can also permit oc-
cupants of both houses to use the remaining
outdoor space as they choose. Finally,
where a private water and sewer system is in
use, location of the ECHO unit may depend
on which areas of the lot have been reserved
for the well and septic tank.

Existing Location Requirements

' Available ordinances do not discuss
placement of ECHO units on single-family
lots in much detail, except to say that exist-
ing zoning setback and coverage require-
ments must continue to be met.

Figures 1 and 2 were drawn using a
moderate lot width of 60 feet, length of 126
feet, and setbacks of 25 feet for the front
yard, 10 feet for the side yards, and 20 feet
for the rear yard. Fifteen feet is shown be-
tween the principal dwelling and the ECHO
unit. Figures 3 and 4 show lower setbacks,
still within the range of traditional require-
ments. Figure 5 shows another possible
placement of the ECHO unit on the lot—at-
tachment to the principal dwelling by a tem-
porary three-foot-wide breezeway. Depend-
ing on the size and shape of the three vari-
ables (lot, principal dwelling and ECHO
unit), attachment may result in more yard
space for all occupants to enjoy.

A final consideration is placement of any
walls of the ECHO unit which have large
windows. Such windows should face the
house with which the ECHO unit shares a
lot. They should not be placed near a boun-
dary line or overlooking a neighbor's pro-
perty. HUD's Minimum Property Standards
and other authorities have developed com-
plex standards for distances between dwell-
ing units depending on sizes of windows.

Recommendations

So that necessary practical and esthetic
considerations can be properly dealt with
when locating the ECHO unit on a lot, the
property owner should submit a proposed
site plan as part of the application process.
The local authorities may ask for a sketch
showing the relationship between the ECHO
unit's major windows and those of adjoining
residences. The site plan and sketch can then
be reviewed and any necessary changes sug-
gested before the ECHO unit is installed.

For their part, designers and manufac-
turers of ECHO units should consider plac-
ing small high windows on walls likely to
face neighboring residences.

Fig. 5 SINGLE FAMILY LOT
7312Y; SF, 75' x 97 Vs

COVERED
WALKWAY

15 SF
(5" x 3']\

SINGLE
FAMILY

1440 SF
(36’ x 40')
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Reasons for Removability
Requirements

Many areas of the country, rural, subur-
ban, and urban, do not yet have zoning
which permits ECHO housing. Amending
these zoning regulations means getting the
approval of residents of single family neigh-
borhoods, and that approval may be hard to
get. Many homeowners see zoning regula-
tions as the first line of defense against
threats not only to neighborhood quality of
life, but also to the security of their largest
financial assets. The less neighborhood im-
pact ECHO houses have, the more likely
that zoning will be amended to permit them.
Removability clearly lessens their impact
since it eliminates the possibility that they
will be transformed into hide-aways for
teenage kids with megawatt stereos. It also
allays another homeowner fear that ECHO
units will be turned into bunkhouses for
“transient tenants.”

Careful attention to the details of
removability should overcome residents’
fear that these second units will be perma-
nent additions in single family neighbor-
hoods. Proper planning by local authorities
will also help property owners protect the
condition and value of their lots and prin-
cipal residences, and will make enforcement
of ECHO unit removal easier for
themselves. Although design features that
permit easy and inexpensive removal are not
generally addressed in existing ordinances,
there are two primary factors that affect
removability—type of foundation and at-
tachment method.

Foundations

Recently pressure-treated timber founda-
tions have been used for modular houses in-
stalled both permanently and temporarily.
These are easy to remove and inexpensive to
install (about $500). Another type of re-
_movable foundation is composed of piers of

cement block. This type may cost twice as
much as a timber foundation because it is
time-consuming to dig the holes for the
piers, while the holes for timbers can be dug
by a tractor with an auger. Labor costs are
also higher for a concrete foundation
because it requires the skills of a concrete
mason.

Either of these foundations is more
economical than full concrete pads or con-
ventional footer and block foundations,
which take a great deal of time and effort to
remove and leave the property worse for
wear.

Specifications for foundations can be
found in the HUD Minimum Property Stan-
dards and BOCA One- and Two-Family
Dwelling Code, although neither of these
deals directly with design for removability.

Attachment

Attachment of the ECHO unit to the prin-
cipal residence will often be necessary to
enable easy movement between dwellings in
those parts of the country with severe
climates. Care should be taken so that both
dwellings suffer only minimal damage when
they are detached.

An ECHO unit can be directly attached to
the principal residence by means of an ex-
pandable polyurethane foam, such as Com-
priband. This is a product originally used to
seal dams and other structures in Denmark,
which is now available in this country. It
would permit detachment of the ECHO unit
with no damage to the main house. The cost
of the sealant and the savings from leaving
siding off the attached end of the ECHO unit
should balance each other out.

To attach the ECHO unit to the main
house by a breezeway, a three-foot wide
wooden connecting structure can be built
for approximately $300 to $400. Later the
ECHO unit can easily be detached from this
breezeway. If siding on the ECHO house




needs to be replaced after detachment, the
cost should not exceed another $300 to $400.

Recommendations :

To ensure that ECHO homes are re-
movable, the local jurisdiction will probably
want to require that the property owner in-
clude a description of the type of foundation
and the means of attachment (if any) as part
of the application process for the ECHO

unit. In this way the local authorities can en-
sure that the applicant has considered the
time and expense that will be involved in
removing the ECHO unit and in restoring
the lot and principal residence to a condition
compatible with the neighborhood. It may
also be useful to require that the owner pro-
vide assurance that no permanent fencing,
walls, or other structures will be installed
that will impede removal of the ECHO unit.
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Reasons for Occupancy Requirements

As mentioned earlier, the less neighbor-
hood impact ECHO houses have, the more
likely it is that zoning will be amended to
permit them. Although ECHO units will
clearly have some impact simply because
they are visible, there are not likely to be
that many ECHO units in a single neigh-
borhood at any given time, particularly
since they will be removed after use.

Even so, fears of neighborhood impact
generally result in ECHO housing being
restricted to the elderly, although it is evi-
dent that it could also benefit other groups.
The Planning Director of Rockingham,
North Carolina, has developed a zoning or-
dinance which permits use of mobile homes
as ECHO houses for divorced daughters and
their children. This allows children and
grandchildren to get support from their
families without giving up their inde-
pendence or identity as a separate house-
hold. The ordinance gives legitimacy to a
practice that had evolved in neighborhoods
where zoning was not strict. Similarly, some
California ordinances open up the option to
use ECHO housing for all age groups.

At this time, however, it seems likely that
only a few, primarily rural communities will
permit unrestricted use of ECHO homes, re-
gardless of whether or not they are mobile
homes or conventional in appearance. In
most communities, ECHO housing will be
restricted to elderly family members. This
occupancy restriction based on age, unlike
racial or other types of discrimination,
should not be considered a “legally suspect
category” of discrimination when used for a
“permissible legislative purpose.” At best,
disabled family members may be accepted
as a relatively small additional user group,
and perhaps elderly persons not directly re-
lated to the homeowner. This particular
modification is being considered in
Australia.

Another issue some may raise with regard
to occupancy restrictions is the question of
what constitutes a family relationship. An
acceptable definition of family is “persons
related to one another through blood, mar-
riage, or adoption.”

Existing Occupancy Requirements

Existing ECHO housing ordinances re-
quire that the owners of record live in one of
the dwellings on the property. Many or-
dinances require a family relationship be-
tween the owners and occupants. They also
require that the occupants of one of the
dwellings, usually the ECHO unit, be el-
derly. This means over 60, 62, or 65 years of
age, depending on the ordinance.

In the few exceptions to this age restric-
tion, ECHO housing is permitted as a means
of providing support to non-elderly family
members. In Frederick County, Maryland;
Belvedere, California; and Colerain Town-
ship, Lancaster County, Pennsylvania, non-
elderly family members may occupy ECHO
units if they are disabled, physically handi-
capped, physically or mentally incapaci-
tated, or otherwise seriously ill. A proposed
zoning amendment to permit second units in
Fairfax County, Virginia, defines disability
as being eligible to receive Social Security
disability benefits or, more specifically,
“...unable to engage in any substantial
gainful activity by reasons of any medically
determinable physical or mental impairment
or deformity . . . ” A copy of this section of
the draft ordinance is included in Appendix B.

Finally, existing ordinances restrict oc-
cupancy of ECHO units to one or two
adults.

Recommendations

The following quite common occupancy
requirements for ECHO housing should
work in most jurisdictions.




1) ‘Property owners live in one of the
dwelling units on the lot.

2) Owners be related to occupants of
other unit by blood, marriage, or adoption.

3) Occupants of the ECHO unit be one or
two adults. :

4) Occupants of the ECHO unit be of

to live independently because of disability.

These requirements may be waived in
cases of extreme personal hardship such as
when an occupant is in serious ill health or
otherwise physically or mentally incapa-
citated. Such a waiver should be temporary,
not to exceed the duration of the hardship.

retirement age (usually over 65) or be unable

-
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OCCUPYING ECHO UNIT

Reasons Issue Is of Concern

ECHO hcusing as it has informally
developed has usually involved the property
owners remaining in the principal residence,
with family members occupying the ECHO
unit. However, retired persons often could
take advantage of ECHO housing's afford-
ability, barrier-free design and contem-
porary comforts by moving into the smaller
units themselves. Rental income from their
larger houses could more than cover the cost
of the ECHO unit. The larger houses could
then be occupied by families with more need
for the additional space. Also, ECHO units
can make it possible for elderly persons with
impaired mobility to avoid the limitations
common to many single family homes, such
as upstairs bathrooms and washers and
dryers in basements.

The families which occupy the larger
houses might be headed by the adult chil-
dren of the retired homeowners, but not all
retired persons are fortunate enough to live
near adult children. Additionally, all mem-
bers of different generations do not share
similar values and lifestyles that would
make living in such proximity a positive
choice. Parents and children also tend to
make emotional demands on one another
and sometimes have unrealistically high ex-
pectations of each others’ behavior.

Some retired persons would probably like
to live in ECHO units but do not have or
will not choose the option of their adult chil-
dren living in the main house. These individ-
uals should not be forced to struggle along
paying for taxes, utilities and maintenance
on their retirement income. Nor should they
be forced to sell their homes and move out
of their neighborhoods. Enabling property

owners to rent the principal residence to an
unrelated family could make the ECHO
housing option available to more retired
persons. It would make it possible for older
people who value their own independence to
remain in their own homes and maintain
their ties to religious institutions, friends,
neighbors, familiar doctors, lawyers and
other service people.

Existing Treatment of Issue

None of the available ordinances deal
with this issue in its entirety. Two of the
California jurisdictions require only that the
property owner live in one of the dwelling
units on the lot. Several permit the ECHO
unit to be rented. The government of Vic-
toria, Australia, is considering making
granny flats available to elderly property
owners on their own lots, with principal
residences occupied by tenants.'

Recommendations

Each jurisdiction considering ECHO
housing should tailor occupancy require-
ments to what is acceptable in that com-
munity at that time. In some cases this may
at first preclude property owners from occu-
pying ECHO units on their own lots and
renting the principal residence to tenants.
Wherever possible, however, we recom-
mend that permission for this type of ar-
rangement be included in the original zoning
amendment allowing ECHO housing.

' A similar arrangement is found in ordinances
permitting accessory apartments to be installed in
single-family houses. That is, homeowners can live in
the apartment and rent the main part of the house to
non-family members. Hare, Reference 5), Appendix B.
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Reasons for Parking Requirement

One concern that is often expressed when
there is public discussion about adding sec-
ond units to single-family neighborhoods is
parking. People are afraid that occupants of
second units will bring one or two
automobiles with them, just as occupants of
principal residences do. Even if the principal
residence already has off-street parking,
most lots cannot accommodate one or two
more cars. If there is no existing off-street
parking, one or two more cars on the street
in front of the principal residence may make
an existing crowded situation worse. Ex-
cessive on-street parking may represent a
practical hazard to street traffic, and also an
esthetic eyesore to some citizens.

In the case of ECHO housing, however,
parking should not be a critical problem.
ECHO units are assumed to be installed for
temporary occupancy by elderly, disabled
or physically handicapped persons. These
individuals very often do not own a car or,
if they are elderly or disabled, may no

longer drive it. If they are choosing to live in
an ECHO unit because of the support they
can receive from the occupants of the prin-
cipal residence, transportation will probably
be one of the forms of support available to
them, thus negating the need of the ECHO
occupants to be car owners.

Existing Parking Requirements

Most of the California ordinances address
parking for ECHO housing. Three do so
within a general discussion of neighbor-
hood impact by stipulating that there be no
excessive noise, traffic or overloading of
public facilities. Five others require that
parking be adequate, sufficient, maintain re-
quired setbacks if located on the lot, and
otherwise meet development standards.
Finally, five ordinances specify numbers of
parking spaces:

Arcata - one for ECHO unit

Hemet - one for ECHO unit

Martinez - one for ECHO unit if one

bedroom; otherwise follow existing codes.
Corte Madera - one for ECHO unit if one
bedroom; two for ECHO unit if two or more
bedrooms; two for principal residence.
Madera County - two for each dwelling.
Of these, only the Hemet ordinance applies
primarily to ECHO units for elderly per-
sons. The other four assume the second
units may be occupied by younger persons
more likely to own and use their own cars
on a regular basis. A copy of Hemet's pro-
posed zoning amendment is in Appendix A.

Recommendations

It does not seem necessary or prudent to
require a property owner to provide addi-
tional off-street parking for the occupant(s)
of an ECHO unit. Since the unit is intended
to be temporary, such a requirement would
result in a large expenditure for only a short
period of use, thereby discouraging many
property owners from trying the ECHO
concept. It will also generally end up mak-
ing them pave part of their yards, to the
detriment of the neighborhood.

There will be cases, however, in which the
provision of off-street parking will be
worthwhile. One is when the occupant(s) of
the ECHO unit have quite a long life expec-
tancy and, therefore, the cost of installing
parking might be justified. Another is when
the occupant of the ECHO unit is a physi-
cally handicapped person who drives a
specially equipped vehicle. In that case pro-
vision can be made for wheelchair access to
and from the ECHO unit. This can be ac-
complished by widening or lengthening any
existing paving such as a driveway or
sidewalk.

Local jurisdictions may be able to con-
sider the parking situation for each ECHO
application individually. Factors to consider
are the needs of the ECHO occupant(s) and
the existing parking situation on the par-
ticular lot or street. Proposed parking for
the ECHO unit, if any, should be included
on the site plan for review by the local
authorities.

e i (e s A Wl
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Reasons for Access Requirement

Even where the ECHO unit is attached to
the main house, it should feature separate
access to the rear yard. Traditionally such
access has been required for reasons of fire
safety. Where the occupants of the ECHO
unit are elderly or handicapped, access
requirements refer to adapting the site to
facilitate their mobility. The entrance to the
ECHO unit should be accessible for wheel-
chairs, stretchers, and persons using walk-
ing aids without going through the principal
dwelling.

Such access is important not only for the
elderly occupants of ECHO units, but also
for friends who may wish to visit them in
their new homes. An elderly woman in
Lancaster County, Pa., for instance, moved
into an ECHO unit on the same lot with the
home of her adult children. She has no
mobility impairment herself, but when she
moved into the ECHO unit, she installed a
ramp from ground to entrance level. This
enables her friends who use wheelchairs to
enter her home more easily than they could
when she lived in a traditional house.

Existing Access Requirements

Chula Vista, California, requires direct
access from the ECHO unit to usable open
space area of a minimum of 600 square feet,

and a maximum lot slope of 5%. The HUD
Minimum Property Standards also recom-
mends maximum lot and path slope of 5%.
Among its other recommendations for el-
derly and handicapped persons is that there
be a distance of no more than 100 feet from
dwelling unit to parking.

Detailed specifications about parking
spaces and necessary modifications for
physically handicapped persons are con-
tained in ANSI 117.1-1980, published by the
American National Standards Institute, Inc.
(see Appendix B for full citation).

Recommendations

ECHO units should have paths and open
yard space suitable for wheelchair and
stretcher access. If applicable, they should
also have walkways which are level and
smooth enough for use by handicapped and
disabled persons. Walkways should be
equipped with handrails if necessary. Ramps
may be installed at entrances.

Any adaptations for access may be expen-
sive. They will also vary in usefulness
depending on the needs of the individuals in-
volved. Zoning boards must make their
decisions on a case-by-case basis. Adequate
information to make such decisions should
be included in the application for permit.




ISSUEBCOMPATIBILITY OF BBHO UNIT
WITH SURROUNDINGS

Reasons Issue Is of Concern

Unless the general public can be assured
that ECHO units will be attractive additions
to existing single-family neighborhoods,
they will usually block 'efforts to amend
local zoning to permit their installation.
Even where zoning regulations allow ECHO
housing, property owners are likely to try to
block any instaliations in their neighbor-
hoods unless they are satisfied that the units
will not be eyesores. A clear distinction
must be drawn in the minds of property
owners between ECHO units and standard
mobile homes which are usually viewed
with distaste in single-family neighbor-
hoods. Mobile homes also are designed for
permanent installation on lots while ECHO
units are intended for temporary placement
and removal after use. Like mobile homes,
ECHO units built by companies which
specialize in their production are factory-
built, but they are of conventional construc-
tion with demonstrated durability during
removal or structural stress.

To avoid the problems that will invar-
iably arise if property owners assume that
allowing ECHO housing will open up their
neighborhoods to mobile homes, the major
institutional groups involved must take
several important steps. First, the manufac-
tured housing industry (which produces
mobile homes) should identify ECHO hous-
ing as a specific type of structure. Next, it
should develop, in coordination with aging
associations and the federal government,
high standards for what can be called ECHO
units. Finally, it should enforce these stan-
dards aggressively.

The standards should cover all ECHO
homes, factory-built, assembled on-site with
panels (prefabricated), or “stick-built.”
They should cover design features for el-
derly and disabled persons, energy effi-
ciency, portability and overall quality as

‘well as exterior appearance so the unit can
be altered, at the consumer’s choice, to repli-
cate the siding, window details, roof pitch,
materials, and foundation appearance of the
large majority of single-family dwelling
types in the country.

At the same time, local jurisdictions
should include in ECHO housing zoning
amendments strict design review of exterior
features as a precondition to receiving zon-
ing permits.

These actions will insure that, as average
homeowners are increasingly exposed to the
ECHO concept and what it has meant in
other communities, they will be reassured
that property owner interests are protected.

Although the legitimacy of having zoning
commissions make esthetic judgments is
often questioned, their power to do this was
established in principle, by the Supreme
Court in 1954 in Berman v. Parker. In prac-
tice their power is limited by the need to
provide clear and equitable design review
procedures as a basis for decisions. Without
such procedures local zoning boards are
liable for lawsuits on the grounds of uncon-
stitutionally limiting the rights of property
owners. This may be particularly true in
states where design review is not clearly
spelled out in zoning enabling legislation.

Existing Treatment of Issue

Among existing ECHO housing or-
dinances, many require submission of floor
plans, elevations and site plans as part of the
permit process. Of these, six California or-
dinances include descriptions of features the
ECHO unit should or should not display:

—In Belvedere it should not reduce neigh-
bors' privacy or otherwise constitute a
nuisance.

—In Carpinteria it should be compatible
with adjacent residences.




—In Claremont it should relate architec-
turally to the single-family house and
neighboring structures.

—In Martinez it should show continuity
with neighboring homes in color and
building materials.

—In Corte Madera and in Marin County
it should show appropriate scale, form,
height, materials, color and landscaping.

These last two jurisdictions are the only
ones with available ordinances requiring
formal design review for new construction.
In Chula Vista and Martinez, California, the
ECHO housing site plan undergoes
administrative review by the Planning
Director and the Planning Department,
respectively.

Texts and manuals on residential design
for compatibility with existing surroundings
empbhasize exterior appearance, proper pro-
portions, visual organization, material
usage and texture, scale, simplicity and
restraint, and color.2 More specifically, they
indicate that most U.S. detached homes
share the following attributes which should

2 Watkins, Ref. 11), App. B., pp. 94-7.

be reflected in accompanying ECHO units as
much as possible: main roof pitched, of
shingled appearance; main body rectan-
gular, not too narrow; exterior walls of
wood and masonry appearance and com-
pletely enclosing the foundation; overall ef-
fect similar in scale but not too similar in ap-
pearance to neighboring houses; and no
“weird” colors, window design, ornamenta-
tion, or shiny exterior finish.?

Recommendations

Design review boards are often set up in
association with zoning commissions to
make esthetic decisions. However, since the
main issue here is compatibility with ex-
isting structures, the esthetic decisions
should not be that complicated. The pri-
mary concern is that the ordinance reflect
the principle of compatibility, and that the
applicant for an ECHO house permit pro-
vide adequate information on the exterior of
the unit so that the zoning board or other
body can be confident that it will fit into its
surroundings.

1 Bair, Ref. 4), App. B., pp. 7-8.




ISSUE: APPLICATION
PROCEDURE

Reasons for Formal Application
Procedure

A formal application procedure will be re-
quired so that local jurisdictions can address
the various issues involved in the temporary
installation of an ECHO unit. Application
will generally be made to the authority re-
sponsible for zoning in a given jurisdiction,
perhaps a zoning board, planning commis-
sion or elected legislative body.

The ECHO housing application will nor-
mally be for a conditional or special use per-
mit. Many local zoning authorities have
dealt with another type of second unit, ac-
cessory apartments, by this means. Such
permits are generally appropriate for land
uses which may have a negative impact if
specific conditions are not met.

The specific application procedure a com-
munity chooses for ECHO housing will de-
pend on the local situation. Existing density
of residential development will be a critical
factor. In rural areas or single-family dis-
tricts already zoned for large lot sizes, the
jurisdiction may not need to control ECHO
housing as strictly as in more urban areas,
or ones with small residential parcels. In any
case, a balance should be struck between a
detailed application procedure designed to
protect neighborhood character and prop-
erty values, and the needs of homeowners
for a simple, straightforward process that
costs them little in time, expense, and
complexity.

Existing Application Procedures
Whatever the agency of local government
involved, existing ECHO housing ordi-
nances require that property owners apply
for permission to install the ECHO unit. In
Butte County, California, this application is
made to either the Health Department, the
Building Department, or the Board of

Supervisors. In Lancaster County, Penn-
sylvania, and many others, it is made to the
zoning board.

At the time of application owners pay an
application fee and supply information
about the property, usually including a site
plan. They also agree to abide by any
special conditions concerning use of the
ECHO unit.

The next step is generally administrative
review of the application. Four California
ordinances provide examples of this type of
review. In Chula Vista it involves site plan
and architectural approval by the Director
of Planning. In Martinez there must by writ-
ten consent from adjoining property owners
and design review of elevations and floor
plans by the Planning Department. In Butte
County the Health Department works out
an additional sewage disposal system for
each second unit. In Tuolumne County pro-
perty owners submit an application form
prescribed by the Planning Commission,
along with plans and elevations.

In all four of these jurisdictions, a permit
is issued if the application passes admin-
istrative review. If it fails to pass—for exam-
ple, in Martinez, if it varies from the specific
conditions set for ECHO housing—a hear-
ing is held before the Planning Commission.
In most other existing ordinances a public
hearing is routine after administrative
review. Residents of the jurisdiction are
notified of the hearing date in adequate time
to attend if interested. Owners of abutting
property, in particular, are notified.

Although no ordinance now provides for
it, it seems appropriate to include provision
for the application and hearing process to be
expedited if an emergency exists.

If the permit is issued, the property owner
is often asked to pay to have the jurisdiction
record the conditions of use on the deed. In
Butte County, California, recording is done




by means of a brief affidavit. A copy of the
affidavit and permit procedures is in Appen-
dix A. Information to be recorded includes
the names of the occupants of the ECHO
unit and principal residerce, their relation-
ship to one another, the length of time for
which the permit is granted, and the prop-
erty owners’ responsibility to remove the
unit or reapply to the jurisdiction if the per-
mit is revoked or expires. A principal reason
for recording the conditions of use is to in-
sure that prospective buyers of a house, lot,
and ECHO unit are aware that the ECHO
unit will have to be removed unless they
apply for and are granted a permit.

Recommendations

Whatever application procedure is set up,
special attention should be paid during the
application process to ensuring that the
ECHO unit is installed as a temporary struc-
ture. More specifically, owners must be able
to remove the unit with minimal expense
and minimal effort in restoring the property
to its original condition. This will minimize
enforcement problems for zoning officials.

Information requested from applicants
should consist of specific and verifiable data
about the property, its owners and occu-
pants. It should also be inexpensive for
applicants to obtain. Some materials appli-
cants may use will already be available,
such as brochures for manufactured ECHO
units.

The application process will need to be
more or less strictly controlled depending on
the density of development and the demand
for ECHO housing in any particular juris-
diction. Existing local housing, building,

health, and other zoning requirements
should be met by newly installed ECHO
units. Once basic requirements are met, it is
recommended that each locality make its ap-
plication procedure as simple and expe-
ditious as possible. This will ensure that
citizens are not prevented from taking ad-
vantage of ECHO arrangements by an appli-
cation procedure that is too complicated or
time-consuming.

Public Hearing

The completed application will be placed
on the agenda of the next regular meeting of
the zoning board. At that meeting the board
will set a date for public hearing to be held
within 45 days. If necessary, the chair of the
board may decide to hold the public hearing
sooner, for instance at the first meeting
following receipt of application. In that case
public notice will be made immediately.

Once the hearing date is set, the jurisdic-
tion will make public notice of the applica-
tion in time for concerned citizens to attend.
Such notice will be mailed at least 5 days
before the hearing to all owners of property
abutting the applicant's lot. Notice will also
be published in an official newspaper of the
jurisdiction and posted on or near the appli-
cant’s property at least five days before the
hearing,

Within 30 days after the hearing the zon-
ing board will make its decision and mail a
notice to the applicant. If the use permit is
issued, the property owner is responsible for
having a copy of it and the special condi-
tions officially filed with the Recorder of
Deeds. The permit is not valid until this is
done. A filing fee is required.
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CONSIDERATIONS

Energy Efficiency

Energy efficiency in ECHO homes is not a
direct concern of zoning commissions, but it
deserves mention because it might affect the
commissions’ decisions to allow ECHO units
into communities. The units should be
highly energy efficient for three reasons.
The first is to help in the national commit-
ment to conserve energy. The second is to
protect elderly inhabitants who may be
adversely affected by rapidly changing
temperatures. The third is to protect the
budgets of the elderly from high heating
costs. Energy efficiency would be most ap-
propriately addressed under national stan-
dards for ECHO housing.

Ability to Withstand Repeated Moves
Since ECHO housing is temporary, it
must be able to withstand repeated moves.
The useful lifetime of a unit may include
numerous moves. [t will not be in the in-
terest of most communities to permit in-
stallation of units that cannot withstand
such moves. Local authorities do not want
to be in the position of allowing ECHO units
that the owner cannot easily and econom-
ically remove. Structural ability to with-
stand moves should also be addressed under
national standards for ECHO housing.

Use of Garages and Other Permanent
Accessory Structures as ECHO Homes

Conversion of existing structures for use
as ECHO homes should be treated under
accessory apartment ordinances which are
intended to handle development of perma-
nent new units in single-family residential
districts. Few, if any, of the existing struc-
tures that might be converted to ECHO
units are likely to be removable. Where
communities want to permit such conver-
sions but do not have accessory apartment
ordinances, they may want to include in an
ECHO housing amendment some provision

for discretionary consideration of conver-
sion of garages and otRer existing structures.

Clusters of ECHO Housing

Some developers have suggested that
ECHO homes be installed in clusters or on
the grounds of nursing homes or other long-
term care facilities. The zoning problems of
this use of ECHO housing are outside the
scope of this review. “Cluster ECHO hous-
ing” can be dealt with appropriately under
such sections of zoning ordinances as those
covering planned unit development or hous-
ing for elderly persons.

Taxes

Some communities may tax ECHO homes
as real property, and some as personal
property, following the existing inconsisten-
cy with which tax law treats mobile homes.
Where the two tax rates are different, the
decision will have an impact on the cost of
ECHO housing to consumers. It may also
have an impact because of the difference in
the nature of the two taxes. If taxed as real
estate, ECHO house taxes initially will be
lower since most states tax only on the basis
of the materials that go into new homes, and
exclude construction labor costs and retail
sales effort. In contrast, those components
of cost would be taxable if ECHO houses are
considered personal property. A compen-
sating advantage, however, is that personal
property is generally depreciated rapidly so
after a few years a personal property tax
would be lower than a real estate tax.

Another possibility would be to treat
ECHO units as temporary structures which
are not taxed in most jurisdictions. This
would be particularly appropriate where
communities wanted to encourage ECHO
housing development, and would be consis-
tent with other tax abatements for elderly
persons.




Local authorities must also consider
another issue relating to tax policy. The
ECHO home may often be owned by an
elderly couple but placed on the land of
someone else, usually an adult child. Or the
ECHO unit may be owned by a third party,
such as a non-profit corporation, and placed
on land belonging to the principal
homeowner. The fact that the ownership of
the unit is separate from the ownership of
the land will complicate the real estate tax.

Finally, some local authorities, in deter-
mining tax policy, will probably wonder
whether permitting ECHO houses will at-
tract an influx of elderly persons and result
in an increased demand on public resources

to provide services for them. The answer
would appear to be no. By facilitating provi-
sion of support by adult children for elderly
parents already living in the community,
ECHO housing will probably reduce de-
mand for these services. The effect of aging
parents moving in from other communities
to live near their children will probably be
less than this reduction in demand for ser-
vices. This situation will vary, of course,
and might be very different in recently
developed areas where few elderly persons
lived until ECHO housing became available.
In any case, tax policy should not in princi-
ple become a basis for limiting the mobility
of elderly persons.
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{85UE: SIZE OF ECHO @NIT

State Enabling Legislation, California

Senate Bill No. 1160
CHAPTER 887
An act to add Section 65852.1 to the
Government Code, relating to land use
regulation.

|Approved by Governor September 27, 1981. Filed
‘with Secretary of State September 28, 1981.

LEGISLATIVE COUNSEL'S DIGEST

SB 1160, Mello. City and county zoning:
single-family residence: adults.

Under existing law a city or county may,
by ordinance, designate various zones
within the city or county and specify the
uses which may be permitted on the land
within those zones, Within such zones the
city or county may condition certain uses or
require special use permits or zoning var-
iances for certain uses.

This bill would permit a city, including a
charter city, a county, or city and county to
issue a zoning variance, special use permit,
or conditional use permit for a dwelling unit
to be constructed, or attached to, a primary
residence on land zoned for a single-family
residence, if the dwelling is intended for the
sole occupancy of an adult or adults who
have reached age 60 and the area of floor
space of the dwelling does not exceed 640
square feet.

The people of the State of California do
enact as follows:

SECTION 1. The Legislature finds and
declares that:

(1) Steps must be taken to encourage the
creation of more residential units for per-
sons over the age of 60.

(2) There is a serious shortage of housing
units for persons over the age of 60.

(3) There is an important need to main-
tain senior citizens in independent living
situations and also to encourage housing ar-
rangements that prevent isolation of elderly
persons and reunite families.

SEC. 2. Section 65852.1 is added to the
Government Code, to read:

65852.1. Notwithstanding Section 65906,
any city, including a charter city, county, or
city and county may issue a zoning var-
jance, special use permit, or conditional use
permit for a dwelling unit to be constructed,
or attached to, a primary residence on a
parcel zoned for a single-family residence, if
the dwelling unit is intended for the sole oc-
cupancy of one adult or two adult persons
who are 60 years of age or over, and the
area of floor space of the dwelling unit does
not exceed 640 square feet.




ISSE2: SIZE OF LOT/CO GE

Section 1.0311-4(e) from Arcata, California, Zoning Ordinance

(e) Yards. A supplemental living unit shall be subject to the minimum yard re-
quirements of the zoning district in which it is included except as follows:
(1) A detached supplemental living unit may be permitted in the required rear
yard so long as the building does not occupy more than thirty percent (30%)
of the lot area between the rear most part of the main building and the rear
property line. A detached supplemental living unit may not be constructed
within five (5) feet of the rear property line.
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Definition of Disability

from Spring 1982 Proposed Zoning Amendment,
Fairfax County Virginia
Any person permanently and totally disabled. If the application is made in reference
to a person because of permanent and total disability, the application shall be
accompanied by a certification by the Social Security Administration, the Veterans
Administration or the Railroad Retirement Board. If such person is not eligible for
certification by any of these agencies, there shall be submitted a written declaration
signed by two (2) medical doctors, licensed to practice medicine in the
Commonwealth, to the effect that such person is permanently and totally disabled.
The written statement of at least one of the doctors shall be based upon a physical
examination of the person by the doctor. One of the doctors may submit a written
statement based upon medical information contained in the records of the Civil
Service Commission which is relevant to the standards for determining permanent
and total disability.

For purposes of this Section, a person shall be considered permanently and totally
disabled if such person is certified as required by this Section as unable to engage in
any substantial or gainful activity by reasons of any medically determinable
physical or mental impairment or deformity which can be expected to result in death
or can be expected to last for the duration of the person’s life; provided however that
this provision shall not be deemed to exclude individuals who are able to seek or
engage in employment.
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Proposed Zoning Amendment, Hemet, California

DEPARTMENT OF
COMMUNITY DEVELOPMENT
STAFF REPORT
Planning Commission

Mark Goldberg, Director,
Community Development
DATE: February 3, 1982
SUBJECT: SENATE BILL 1160

TO:
FROM:

I. Request

The Planning Commission has initiated a
change in the Zoning Ordinance to allow
secondary housing units on single family
lots for persons over 60.

II. Environmental Status
A Negative Declaration is recommended.

III. History

Senate Bill 1160 was signed into law in
1981. The Planning Commission on January
6, 1982, instructed Staff to initiate a change

in the Hemet Zoning Ordinance to carry out
this bill.

IV. Staff Analysis

In enacting the bill, the State Legislature
found that “there is an important need to
maintain senior citizens in independent liv-
ing situations and also to encourage housing
arrangements that re-unite elderly persons
and their families.”

The statute allows cities to issue a plan-
ning permit for a second dwelling unit to be
constructed or attached to the primary resi-
dence on land zoned for single family resi-
dences. The dwelling must be for occupancy
of one or two adults over 60 years of age,
and cannot be larger than 640 square feet in
size.

A. A new definition:

Dwelling, Accessory—Shall mean liv-
ing quarters detached or attached to
the primary residence on a lot zoned
for Single Family Use. Said dwelling
shall not exceed a maximum of 640
squar= feet of floor area and shall be
occupied by not more than two per-
sons each of whom are over the age
of 60.

. An addition to the R-A Section 301.3
(Uses permitted by Conditional Use
Permit — which is referenced in the
other residential zones.)

n. Dwelling, Accessory

0. Any other use which is determined
by the Commission as provided in
Section 1000 (Determination as to
Uses Not Listed).

. An addition to Section 802.2 Schedule
of Off-Street Parking
Insert below Single Family Dwelling
Schedule:

Dwelling, Accessory
1 space on site
In recommending the approval of this
amendment to the City Council, the Plan-
ning Commission should find that it is con-
sistent with the objectives of the Zoning
Ordinance; and that it helps to fulfill the
purpose of the State Legislature to help
alleviate the shortage of housing units for
persons over 60 and to help provide inde-
pendent, but not isolated housing arrange-
ments for elderly persons.

Respectfully submitted,
Elizabeth J. Graff
Associate Planner

Mark Goldberg, Director,
Community Development
EJG/MG/Ir
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ISSUE: APPLICATION PROCEDURE
Affidavit and Permit Procedures, Butte County, California

AFFIDAVIT OF COMPLIANCE
WITH COUNTY ORDINANCE 2277
(ADDITIONAL DWELLING IN
SINGLE FAMILY RESIDENTIAL ZONES)

Applicantieisits s L BEn G e e e Date
AP # Bldg. Permit #
e R e e o I e B o Dl B do declare, that the dwelling
(Building Permit 4 ____ Jat address (present)
on AP # is intended

for the sole occupancy of one adult or two adult persons who are 60 years of age or over, and

the area of floor space of the dwelling unit does not exceed 640 square feet.

I also understand that violations of these provisions are subject to the penalties provided in

Section 24-63.1 of the Butte County Code.




Butte County, California, Inter-Departmental Memorandum

TO:
FROM:
SUBJECT:
DATE:

Building Department Staff
Department of Public Works
Second Living Unit

April 27, 1982

In zones where only one living unit per
parcel is permitted, there are three methods
or exceptions to allow an additional living
unit as follows:

(1) Ag worker affidavit system—may
be used for additional living units in
ag zones, provided Health Depart-
ment can work out each additional
sewage disposal system. Ag worker
affidavit must be submitted with
each permit application.

Aunt Minnie—may be used for one
additional living unit in zones per-
mitting mobile homes, for elderly or
sick relatives. Requires approval of
Board of Supervisors and Health
Department must process applica-
tion and work out sewage disposal
system.

Age 60 and 640 sq. ft. size—may be
used for one additional living unit of
640 sq. ft. area (maximum living
area) and provided Health Depart-
ment can work out sewage disposal.

Intended for a maximum of two peo-
ple, 60 years of age or older and can
be a separate building or an addition
to existing dwelling unit. Affidavit
must be submitted with permit ap-
plication. (This procedure goes into
effect on April 30, 1982).

In each of these systems, when the Health
Department clears sanitation they will state
on clearance forms whether living unit is (1)
Ag worker (2) Aunt Minnie or (3) 60-640. If
Health Department receives the affidavit
with their permit application, it will be for-
warded to the Building Department. (The
department first contacted. will furnish af-
fidavit to applicant).

Building Department will not issue a per-
mit for any of the above until the affidavit is
on file or the Board of Supervisors approves
Aunt Minnie.

Yours very truly,

Clay Castleberry
Director of Public Works

J.F. Glander
Chief Building Inspector




