AGENDA
CITY OF IONE
PLANNING COMMISSION MEETING

Amber Hoiska, Chairman
Mark Gebhardt Vice Chairman
Michael Politi Commissioner
Joe Wylie, Commissioner
Vacant, Commissioner

DUE TO THE GOVERNOR’S EXECUTIVE ORDER N-25-20 ADOPTED
MARCH 17, 2020, THE PLANNING COMMISSION OF THE CITY OF IONE WILL BE CONDUCTING
THEIR MEETING VIA ZOOM AND IN PERSON AT 1 E. MAIN STREET

City of Ione is inviting you to a scheduled Zoom meeting.

Join Zoom Meeting
https.//zoom.us/i/235196 1316 2pwd=d3IWTWO0zbVJL bipQNXBDQWtoZkRyUT09
Meeting ID: 235 196 1316
Passcode: 95640
One tap mobile
+16699006833,,2351961316#,,,,*95640# US (San Jose)
+12532158782,,2351961316#,,,,*95640# US (Tacoma)

Dial by your location
+1 669 900 6833 US (San Jose)
+1 253 215 8782 US (Tacoma)
+1 346 248 7799 US (Houston)
+1 929 205 6099 US (New York)
+1 301 715 8592 US (Washington DC)
+1 312 626 6799 US (Chicago)
Meeting ID: 235 196 1316
Passcode: 95640

Find your local number: https://zoom.us/u/aex3ZLbgap

Tuesday, May 10, 2022 at 6:00 p.m.
City Council Chambers, 1 E. Main Street, lone 95640

PLEASE LIMIT PUBLIC COMMENT/TESTIMONY TO FOUR MINUTES
Government Code 54954.3

The lone Planning Commission welcomes, appreciates, and encourages participation in the lone Planning
Commission Meeting. The Planning Commission reserves the right to reasonably limit the total time for
public comment on any particular noticed agenda item as it may deem necessary.

Full staff reports and associated documents are available for public review at the Office of the City Clerk,
City Hall, 1 E. Main Street, lone, California. Hard copies may be obtained for $3.60 for pages 1-5 and $.45
for each additional page. Documents that are not available when the agenda is posted will be made cents
per page. Documents that are not available when the agenda is posted, will be made available for public

review at the meeting.
AGENDA

CALL TO ORDER: 6:00 PM

A
B. PLEDGE OF ALLEGIANCE
C. ROLL CALL

D.

APPROVAL OF AGENDA



E. APPROVAL OF MINUTES:
1. November 11, 2021, December 14, 2021 and January 11, 2022

F. PRESENTATIONS/ANNOUNCEMENTS: None
G. PUBLIC COMMENT: EACH SPEAKER IS LIMITED TO 4 MINUTES

This is the time for members of the public who wish to be heard on matters that do not appear on the
Agenda. Persons may address the lone Planning Commission at this time on any subject within the
Jurisdiction of the lone Planning Commission. Please be mindful of the 4 minute time limit per person.

Pursuant to the Brown Act, the Planning Commission may not take action or engage in a detailed discussion
on an item that does not appear on the Agenda. However, matters that require Commission action will be
referred to staff for a report and/or recommendation for possible action at a future Commission meeting.

Is there any person in the audience who wishes to address the Commission at this time?
H. REGULAR AGENDA:

2. Presentation of the 2021 Housing Element Annual Progress Report

3. Presentation of the Accessory Dwelling Unit Handbook
I. APPOINTMENT OF CHAIRMAN AND VICE CHAIRMAN - 2022

J. CITY PLANNER REPORTS/PLANNING COMMISSIONER REPORTS/FUTURE AGENDA ITEMS

K. ADJOURNMENT

NOTICE REGARDING APPEALS
Pursuant to §17.16.060 of the Zoning Code, appeals of a final action by the Planning Commission must be filed with
the City Clerk no later than ten calendar days after the day on which the final action was taken, along with the

‘appropriate fee.

NOTICE REGARDING CHALLENGES TO DECISIONS
Pursuant to all applicable laws and regulations, including without limitation, California Government Code Section 65009
and or California Public Resources Code Section 21177, if you wish to challenge in court any of the above decisions
(regarding planning, zoning and/or environmental decisions), you may be limited to raising only those issues you or
someone else raised at the public hearing(s) described in this notice/agenda, or in written correspondence delivered to
the City at, or prior to, this public hearing.

ADA COMPLIANCE STATEMENT

In compliance with the American with Disabilities Act, if you need special assistance to participate in this meeting,
please contact City Clerk Janice Traverso at (209) 274-2412, 102. Notification 24 hours prior to the meeting will enable
the City to make reasonable arrangements to ensure accessibility to this meeting.
I, Janice Traverso, the City Clerk of the City of lone, declare under the penalty that the foregoing agenda for the May
10, 2022 regular meeting of the lone Planning Commission was posted on May 7, 2022 at the office of the City of lone,
City Hall at 1 East Main Street, lone, CA 95640 and was available for public review at that location.

Signed this 7th day of May, 2022 at lone, California

Janice Traverso, City Clerk, City of lone



PLANNING COMMISSION MEETING MINUTES
November 9, 2021

Chairman Hoiska called the Planning Commission Meeting to order at 6:00 PM.

I. ROLL CALL:

Present: Amber Hoiska, Chairperson
Mark Gebhardt, Vice Chairperson
Greg Morris, Commissioner
Michael Politi, Commissioner
Joe Wylie, Commissioner

Staff:  Beth Thompson, City Planner
Jeff Setterlund, Assistant Planner
Janice Traverso, City Clerk

il. PLEDGE OF ALLEGIANCE:
Chairman Hoiska led the Pledge of Allegiance.

ill. APPROVAL OF AGENDA
It was moved by Commissioner Morris, seconded by Vice Chairman Gebhardt and

carried to approve the agenda as written.
AYES: Hoiska, Gebhardt, Morris, Politi, Wylie
NOES: None

ABSENT: None

ABSTAIN: None

IV. APPROVAL OF MINUTES:
It was moved by Commissioner Morris, seconded by Vice Chairman Gebhardt and carried to

approve the following:
* June 8, 2021 Minutes (with correction to the vote on Site Plan Review for the Castle Oaks
Sign: AYES: Hoiska, Gebhardt, Politi NOES: Wylie ABSTAIN: Morris ABSENT: None

e Study Session Notes — August 10, 2021
e  Study Session Notes — October 12, 2021
AYES: Hoiska, Gebhardt, Morris, Politi, Wylie
NOES: None
ABSENT: None
ABSTAIN: None

V. PRESENTATIONS/ANNOUNCEMENTS: None

Vi. PUBLIC COMMENT:
Jim Nevin—reminded the Commission to speak clearly into the microphones.

VII. PUBLIC HEARING:
1. Focused Zoning Code Update which includes revisions to clarify, streamline, and recrganize

zoning provisions and revisions to address requirements of State law pertaining to a variety of
housing types. The revisions to the Focused Zoning Code are citywide. The public is invited to
comment on the Focused Zoning Code Update. The Planning Commission will consider the




Focused Zoning Code and make a recommendation to the City Council regarding adoption of the
Focused Zoning Code Update.

Beth Thompson, City Planner explained that the Focused General Plan and Zoning Code Updates
projects is funded through the SB 2 Grant administered by the State Housing and Community
Development Department (HCD). The Focused General Plan and Zoning Update project includes:
1) an update to the Land Use, Circulation, Housing, and Health and Safety Elements of the
General Plan to address requirements of State law and to meet the commitments of the City’s
grant funding for the project; 2) an update to the Zoning Code to streamline housing approvals,
and 3) an Accessory Dwelling Unit (ADU) Handbook to streamline and expedite ADU approvals.
The Focused Zoning Code Update will amend the Zoning Code to: 1) Streamline the permitting
and approval process, 2) Establish objective standards for multifamily and mixed use
development, 3) Address requirements of State Law related to housing permitting, and 4) Revise
the Zoning Code to remove inconsistencies and improve ease-of-use.

Vice Chairman Gebhardt asked that each commissioner receive a copy of the current Zoning
Map before the next meeting and have the map on the next Planning Commission meeting for

discussion.

There was discussion by the Commission on Community Benefit; Transitional Housing; Low
Barrier Navigation Center; and Commercial Zoning Districts and provisions placed on existing

properties.
Chairman Amber Hoiska opened the Public Hearing at 6:26 p.m.

Larry Rhoades asked if any changes have been made to the Zoning Code that affects properties
that burn—is it still three years to rebuild—yes. When they did the last Zoning Code update my
property was changed from Commercial to Commercial Transitional, which took away my ability
to have a Commercial business.

With no further comments, the Public Hearing was closed at 6: 30 p.m.

It was moved by Commissioner Politi, seconded by Commissioner Wylie and carried to adopt
Resolution No. 2021-04 recommending that the City Council adopt an ordinance amending the
lone Municipal Code, Title 17 Zoning and direct staff to hold the Zoning Code Update until the
Commission reviews the current Zoning Map.

AYES: Hoiska, Gebhardt, Morris, Politi, Wylie

NOES: None

ABSENT: None

ABSTAIN: None

Viil. REGULAR AGENDA: None
IX. FUTURE AGENDA ITEMS:

1. Restrooms at the Train Park — SNG Engineering will present the Planning Commission three
different options for placement of the restrooms.




X. ADJOURNMENT:
Chairman Amber Hoiska adjourned the meeting at 6:45 p.m.

Respectfully submitted,

Janice Traverso
City Clerk




PLANNING COMMISSION MEETING MINUTES
December 14, 2021

Chairman Hoiska called the Planning Commission Meeting to order at 6:00 PM.

. ROLL CALL:

Present: Amber Hoiska, Chairperson
Michael Politi, Commissioner
Joe Wylie, Commissioner

Absent: Mark Gebhardt, Vice Chairperson (Excused)
Greg Morris, Commissioner

Staff: Beth Thompson, City Planner
Michael Rock, Interim City Manager
Janice Traverso, City Clerk

Il. PLEDGE OF ALLEGIANCE:
Chairman Hoiska led the Pledge of Allegiance.

Iil. APPROVAL OF AGENDA
It was moved by Commissioner Wylie, seconded by Commissioner Politi and carried to approve
the agenda as written.
AYES: Hoiska, Politi, Wylie
NOES: None
ABSENT: Gebhardt, Morris
ABSTAIN: None

IV. PRESENTATIONS/ANNOUNCEMENTS: None

V. PUBLIC COMMENT:
Rodney Plamondon, 124 Callaway Lane thanked the Commission for volunteering their time.

Vi. PUBLIC HEARING:
1. The Planning Commission will be presented with the Zoning Map and provided an opportunity
to identify mapping errors and map refinements, including application of Light Commercial {C-1)
and Commercial Transition (C-2) in the Downtown and along Preston Avenue in the vicinity of
Welch Lane. The public is invited to comment on the Zoning Map. The Planning Commission
will consider the Zoning Map, and make a recommendation to the City Council regarding

changes to the Zoning Map.
Chairman Hoiska opened the Public Hearing:

A request was received from Andrea Bonham, 343 Preston Avenue requesting a Zone Change
from C-1 to C-T for the following reasons 004-080-044.
e The ability to rebuild residential in case of a fire — very important
e The ability to refinance—cannot get a residential loan
¢ Ability to rent the property for a couple of years (while caring for aging parent) and live
at the property again




Gary Thomas, 125 Maple Street agreed with the requested Zone Change for Andrea Bonham.

Larry Rhoades, would like to see all the parcels zoned C-3 instead of putting limits on parcels
Zoned C-1, C-2 and C-T. Also, if the City does change zoning on parcels in the City, the owners

need to be notified.

Commissioner Gebhardt added for the record that he reviewed the map very thoroughly and
everything looked good.

Chairman Hoiska closed the Public Hearing.

It was moved by Commissioner Wylie, seconded by Commissioner Politi and carried to adopt
Resolution No. 2021-05 recommending that the City Council adopt an Ordinance amending the
lone Municipal Code, Title 17 Zoning, to include Zoning Map Revisions needs to be amended to
also include 343 Preston Avenue with Zoning to go from C-1 to C-T.

AYES: Hoiska, Politi, Wylie

NOES: None

ABSENT: Gebhardt, Morris

ABSTAIN: None

VIHI. REGULAR AGENDA:
2. Study Session — Focused General Plan Update — As part of the Focused Zoning Code

Update, the Commission is reviewing the Zoning Map. To ensure consistency between
the Zoning Map and the General Plan Land Use Map, the Land Use Map is provided for
the Planning Commission to review and discuss. There was discussion by the
Commission and no action was taken.

IX. ADJOURNMENT:
Chairman Hoiska adjourned the meeting at 7:08 pm.

Respectfully submitted,

lanice Traverso
City Clerk




PLANNING COMMISSION MEETING MINUTES
January 11, 2022

Chairman Hoiska called the Planning Commission Meeting to order at 6:00 PM.

. ROLL CALL:

Present: Amber Hoiska, Chairperson
Mark Gebhardt, Vice Chairman (Zoom) 7:05 PM
Michael Politi, Commissioner
Joe Wylie, Commissioner

Absent: Greg Morris, Commissioner

Staff: Beth Thompson, City Planner
Michael Rock, Interim City Manager
Janice Traverso, City Clerk

Il. PLEDGE OF ALLEGIANCE:
Chairman Hoiska led the Pledge of Allegiance.

lil. APPROVAL OF AGENDA
It was moved by Commissioner Wylie, seconded by Commissioner Politi and carried to approve
the agenda as written.
AYES: Hoiska, Politi, Wylie
NOES: None
ABSENT: Morris, Gebhardt
ABSTAIN: None

IV. PRESENTATIONS/ANNOUNCEMENTS: None
V. PUBLIC COMMENT: None

Vi. PUBLIC HEARING:
1. The Planning Commission will consider a Site Plan Review Permit for the Train Depot Museum

and Park Restroom Facility at 315 S. Mill Street. The project proposes construction of a restroom
facility at the Train Depot Museum and Park. Under the California Environmental Quality Act,
the project is exempt from CEQA review pursuant to Section 15303: New Construction or
Conversion of Small Structures.

On May 12, 2020, the Planning Commission held a public hearing and approved a Site Plan
Review Permit for the renovation of the train depot and construction of a park at 315 S. Mill
Street. The Planning Commission approved the Site Plan Review Permit, which did not include
review and approval of the restroom facility. On June 20, 2020, an information items on the
approval of the Site Plan Review was presented to the City Council. The City had planned to
construct a restroom facility to serve the museum and park, but the plans for the facility were
not ready for review at the time the overall project was reviewed and approved. Site plan
reviewed by the Planning Commission and approval of a Site Plan Review Permit are required for
public/quasi-public developments pursuant to lone Municipal Code Section 17.10.090 — Site Plan

Review.




Subsequently, the City initiated construction of the facility and nearby residents/property
owners contacted the City. Construction was halted. Michael Rock, on behalf of the City
submitted a Site Plan Review Permit for the Train Depot Museum and Park Restroom Facility.
The project would include the construction of a stand-alone restroom facility and, in addition,
the City would design and implement a landscaping plan to camouflage the exterior view of the
facility with fast-growing species of trees and shrubs to mitigate impacts of the facility’s
appearance for property owners across the street from the facility.

At its regular meeting of June 8, 2021, the Planning Commission reviewed the staff report and
presentation and held a public hearing at which time interested residents, property owners and
the public provided comment on the proposed project. The Planning Commission approved the
Site Plan Review Permit.

An appeal to the Planning Commission decision was timely filed and rescheduled for the City
Council to hold a de novo (new) public hearing on July 20, 2021. The City Council reversed
Planning Commission decision and referred the restroom facility back to the Planning
Commission for consideration of alternatives.

Public Hearing was opened at 6:20 p.m.

Mark Bentley asked that the Planning Commission postpone the hearing until the public has a
chance to review the different options and not rush into a decision; and also, would like staff to
look at the setbacks, which { think it should be 25 feet.

Jim Scully cautioned the neighbors of the proposed Train Park landscaping. When the solar
panels were installed at the Tertiary Plant, the neighbors were told we would not see the panels
because of the landscaping the City proposed. It has been two years and there still has been no
landscaping around the panels.

Mike Bohl commented that nine years ago before we closed escrow on our property next to the
Depot, we were told about the future construction of the Park. We are in favor of the Train
Depot, but not the option of the restrooms on the west side of the lot next to our house.

Rosemary Jordan--1 am in favor the Park, but if the restrooms are approved, | would prefer
Option C-Mirrored Layout.

Lydia Johnson, if the restrooms are approved, | would like the restrooms parallel to the Train
Depot.

Mark Bentley, | agree with Lydia Johnson, that if the restrooms are approved, | would like them
placed parallel to the Train Depot.

Chairman Hoiska closed the public hearing.



After discussion by the Commission, it was moved by Commissioner Wylie, seconded by Vice
Chairman Gebhardt and carried to adopt Resolution No. PC 2022-01 Approving a Site Plan
Review Permit for Train Depot Museum and Park Restroom Facility Option C — Mirrored Layout ~
would rotate the facility 180 degrees so that the restroom doorways would face the interior of
the site rather than South Mill Street. As with Options A and B, two trees would be planted in
front of the facility to buffer views from South Mill Street. This option could provide the
opportunity for a community-oriented mural or new ghost sign on the wall facing South Mill
Street, which could celebrate lone and enhance the appearance of the building.

AYES: Hoiska, Gebhardt, Politi, Wylie

NOES: None

ABSENT: Morris

ABSTAIN: None

VIil. REGULAR AGENDA: None

IX. ADJOURNMENT:
Chairman Hoiska adjourned the meeting at 6:55 p.m.

Respectfully submitted,

Janice Traverso
City Clerk




Agenda Item # _é_{

CITY OF IONE
PLANNING COMMISSION
STAFF REPORT
DATE: May 10, 2022
TO: Honorable Planning Commission
FROM: Beth Thompson, City Planning
SUBJECT: 2021 Housing Element Annual Progress Report

STAFF RECOMMENDED ACTION

Staff recommends that the Planning Commission:

1. Receive the staff report and presentation on the 2021 Housing Element Annual Progress
Report; and
2. Take public comment.

DISCUSSION:

The City is required to submit an Annual Progress Report (APR) each year to report on
residential entitlement and permitting activity in the City. The APR is prepared on a form
prescribed by the State Department of Housing and Community Development and includes the

following:

- Start page: Identifies the submitting jurisdiction (Ione) and contact information.

- Table A2 — Annual Building Activity Report: Identifies entitlement, permit issuance, and
certificate of occupancy data for residential units during 2021.

- Table B — Regional Housing Needs Allocation (RHNA) Progress: Identifies the City’s
progress by year for the 5™ Cycle RHNA.

- Table D — Program Implementation Status: Describes the City’s progress on
implementing Housing Element programs during 2021.

- Summary Table: Summarizes building permits issued by affordability, units by structure
type, housing applications, and use of State streamlining provisions during 2021.

- Local Early Action Planning (LEAP): Describes progress on LEAP activities during
2021.

PLANNING COMMISSION RECOMMENDATION

This is an informational item. No action from the Planning Commission is requested.

EXHIBITS
Exhibit A — 2021 Housing Element Annual Progress Report
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ANNUAL ELEMENT PROGRESS REPORT

Housing Element Implementation

(CCR Title 25 §6202)
Jurisdiction lone |
Reporting Year 2021 (Jan. 1 - Dec. 31) |

Table D

Program Implementation Status pursuant to GC Section 65583

Housing Programs Progress Report

Describe progress of all programs including local efforts to remove governmental constraints to the maintenance, improvement, and developmant of housing as identified in the housing

Potable Water Capacity

element.
1 2 3 4
Name of Program Objective Timeframe in H.E Status of Program mentation
H.-1 .1 Provide Adequate None identified Annial Completet:] annually. Adequ.ate sites for 5th Cycle identified and have been maintained.
Sites Work on sites for 6th Cycle is underway.
Completed annually or as NOFAs are released. Discussed opportunities to provide
Hﬂ: .fa?nsse state and federal None identified Annual assistance with CDBG or HOME applications with developer interested in developing
o 401 Waterman with affordable multifamily housing.

. . y The Draft Focus Zoning Code Update was completed in 2020, Provisions for Accessory
fi-1-3'Second ufits None identified Annual Dwelling Units and Junior Accessory Dwelling Units were revised to address State law.
H-1.4 Affordable housing None identified Annual Under review
H-1.5 Affordable Housing | igentified 2016 Not implemented, no funding
Trust Fund
H-2.1 Variety of housin The City addressed housing needs to accommodate a variety of housing types through
ty e:s 9 None identified Annual its Focused Zoning Code Update and Focused General Plan Update community

P |workshop and in Planning Commission and City Council meetings in 2020.
No funding has been received for extremely low income housing during the planning
period. However, the City has worked to reduce infrastructure and development
H-2.2 AB 2634 None identified 2015 constraints at a potential affordable housing site in order to accommodate development
of that site for affordable housing, which may include units for extremely low income
households.
The City is coardinating with Amador County jurisdictions on a Countywide Housing
Element Update. The City has met jointly with planning staff in the County and other
. jurisdictions to discuss potential approaches to accommodating housing needs and to
H'Z':? ATICAfspeciaiineeds None identified Ongoing discuss efforts to implement each jurisdiciton’s Housing Element, No funding has been
housing X el v . ’ " N
received for transitional or other special needs housing during the planning period and
the City has not had interest from transitional or other special housing needs
developers
H-3.1 Maintain housing None identified 2016 This program has nt?_t be_;en implemented to the lack of funding for a citywide housing
stock condition and rehabilitation needs survey.
> . m . The City has adopted Title 24 and enforced the Califomnia Building Standards Code,
132 Titie 2, honelidentified Ongoing including the CalGreen Title 24 energy standards, as part of the City's municipal code.
H-3.3 Support PGE The City has reviewed available energy programs and began work on an update to the
y .pp. None identified Ongoing City's website to provide housing-related information, including weatherization
weatherization 3
assistance programs.
. . . y " The City has fair housing brochures available at City Hall and is underway on updating
H-4.1 Fair Housing bonclidentified Ongoing the City's website to provide housing-related information, including fair housing.
H4.2 F.a ir housing None identified Ongoing No fair housing inquiries received.
complaints
H-5.1 Reduce constraints to The Draft Zoning Code Update was prepared in 2020 and addresses streamiining
" None identified Ongoing housing approvals, remaving constraints to a variety of housing types, and providing
housing P e
clear objective standards for multifamilv develooment.
The City adopts the triennial updates to the Califoria Building Standards Code and
Program H-1: Building Code None identified Annuall review the building codes on an annual basis to ensure compliance with State law and
Review Y to ensure that local health and safety issues are addressed through amendments to the
CBSC.
Ongoing. The City is working on approaches to address wastewater treatment and
Program H-2: Wastewater None identified Ongoin capacity. The City has not had any applications for lower income developments, so
Capacity going Government Code Section 65589.7 requirements have not been applicable during the
planning period.
Program H-3: lone Program The City has worked with Amador Water Agency to ensure water provision to projects
rog ~ 9 None identified Ongoing and has coordinated with AWA to receive advance comments on potential multifamity

projects in order to ensure adequate water supply to future development projects.

Program H-4: fone
Beautification (Code
Enforcement) Program

None identified

Ongoing; biannual cleanup

The City continues to respond to code complaints and does not have a code inspection
or other program that conducts regular inspections of property and buildings in lone.
The City's solid waste services provider, ACES, offers junk removal services to lone
residents. The City has not made changes to the Municipal Code to imit garage sales.

Program H-5: Infill

The City prepared the Draft Zoning Code Update, which includes changes ta the Zoning
Code to allow infill development through allowing two units on eligible single family lots
and accessory dwelling units and junior accessory dwelling units on all lots with an

lexisitng or planned residential dwelling unit.

No projects subject to the requirement have been proposed during the planning period.
A nexus study has not been prepared due to lack of funding; the need for this program
will be reevaluated in the 6th Cycle Housing Element which is underway.

The City offers incentives to rental projects for large families, but has not had any
applications for rental housing. Staff assisted a potential multifamily rental project by
offering pre-application review of the project to assist the developer with identifying the
requirements of the City's Zonina Code and the General Pian.

Housing Program

Development Program: fone,identified Ongoing

Prog@m H-6: Affordable None identified Ongoing; Nexus Study in
Housing Program 2016

Program H-7: Large Family |\ . igentified Ongoing

Housing Program

Program H-8: Senior None identified Ongoing

The City offers incentives for affordable senior housing projects, but has not had any
interest during the planning period.




Program H-9: Child Care

None identified
Program.

Ongoing

The City promotes the provision of child care in conjunction with residential
development, but has not had any applications for residential projects, such as
multifamily devieopment or residential subdivisions, or non-residential projects that could
include a child care component,

Program H-10: Assisting “At-

Risk: Units None identified

Ongoing

There are no at-risk units in the City. The City continues to monitor the housing stock.




|Jurisdiction lone
[Reporting Year 2021 (Jan. 1 - Dec. 31)
|Planning Period 5th Cycle 06/30/2014 - 09/15/2021
| Building Permits Issued by Affordability Summary
Income Level Current Year
Very Low Deed Restricted 0
v Non-Deed Restricted 0
Deed Restricted 0
Low :
Non-Deed Restricted 0
Deed Restricted 0
Moderate Non-Deed Restricted 0
Above Moderate 41
Fotal Units 41

Note: Units serving extremely low-income households are included in the very low-income permitted units totals

Units by Structure Type Entitled Permitted Completed
SFA
SFD
2t04
5+
ADU
MH
Total 1

132 84

—

Ll (=] k=] (=] [=] [{] [=]
o
(=]

(=)
(=]

132 84

lHuuslng Applications Summary
Total Housing Applications Submitted:

Number of Proposed Units in All Applications Received:

Total Housing Units Approved:
Total Housing Units Disapproved:

(=] [o] foll o}

Use of SB 35 Streamlining Provisions
Number of Applications for Streamlining
Number of Streamlining Applications Approved
Total Developments Approved with Streamlining
Total Units Constructed with Streamlining

(=] (=] (=] ]

Units Constructed - SB 35 Streamlining Permits
Income Rental Ownership Total

Very Low 0

|Low

Moderate

Above Moderate

Total

o|o|o|o
(o] [=] =] {=} F=]
olo|o|o

Cells in grey contain auto-calculation formulas
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Agenda Item #ﬁ

CITY OF IONE
PLANNING COMMISSION
STAFF REPORT
DATE: | May 10, 2022
TO: Honorable Planning Commission
FROM: Beth Thompson, City Planning
SUBJECT: Accessory Dwelling Unit (ADU) Handbook

STAFF RECOMMENDED ACTION

Staff recommends that the Planning Commission:

1. Receive the staff report and presentation on the ADU Handbook; and
2. Take public comment.

BACKGROUND:

The Focused General Plan and Zoning Code Updates project is funded through the SB 2 grant
administered by the State Housing and Community Development Department (HCD). The
Focused General Plan and Zoning Update project includes: 1) an update to the Land Use,
Circulation, Housing, and Health and Safety Elements of the General Plan to address
requirements of State law and to meet the commitments of the City’s grant funding for the
project; 2) an update to the Zoning Code to streamline housing approvals, and 3) an ADU
Handbook to streamline and expedite ADU approvals.

This item is limited to the ADU Handbook component of the SB 2 effort.

DISCUSSION:

The ADU Handbook describes and illustrates the requirements for ADU and Junior ADU
(JADU) projects in Ione. The ADU Handbook is intended to assist property owners in
understanding the requirements for ADU and JADU development and to facilitate development
of ADUs in the City.

PLANNING COMMISSION RECOMMENDATION

This is an informational item. No action from the Planning Commission is requested.

EXHIBITS
Exhibit A — ADU Handbook
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INTRODUCTION

lone encourages homeowners to build accessory dwelling units or
ADUs. These housing units go by many names: second unit, granny
flat. garage apartment, and the one we use here - accessory dwelling
unit (ADU). There are many ways to use an ADU on your property -
to create additional income or for an elderly or ill relative, a caregiver,
or a grown child living at home. While the City of lone has made it
easier than ever to add a legal ADU to a lot with a home, there are
specific requirements to plan and build an ADU. This handbook serves
as a guide so homeowners can decide if it is possible to build an ADU
on their property. It provides preliminary answers to key questions,
including what types of ADUs can be built, and shows the steps for
planning, design, and construction of an ADU.

This handbook helps you to get started and to prepare the basic
information you will need to give the City for your ADU application and
provide to your lender, your designer, and your contractor. When you
have followed the steps in this handbook, including taking photographs,
measuring your yard, and sketching your idea for an ADU, you will be on
your way to planning your ADU!

There are architects, builders, and planners ready to help you at every
stage. This handbook does not replace their services, but it does provide
helpful advice, websites, phone numbers, and office locations where
your more specific questions can be answered. Because ADU rules
can change, check the date of the handbook in your hands (on the
front page). More up-to-date information will be available from the City
Departments of Planning and Building and Safety.

NOTE: Since every ADU project is unique, there are important guestions
that this handbook cannot answer, for instance: How much will it cost?
How long will it take to build? In addition, this handbook does not
substitute for required review by City departments. All questions should
be directed to the City Planning Department and the City Building
Department. Please see page 8 for contact information.

PUBLISHED: AUGUST 2021



WHAT IS AN ADU?

An Accessory Dwelling Unit (ADU) is a residential unit that can be added
to a lot with an existing single family or multifamily home. ADUs can be
detached (a separate building in a backyard), attached to or part of
the primary residence, or a garage conversion. ADUs are independent
rental units that have their own kitchens, bathrooms, living areas, and
entrances.

WHAT ARE IONE’S REQUIREMENTS FOR AN ADU?

The City's requirements for ADUs are established by Chapter 1762 of
the lone Municipal Code. These requirements are based on State law
and may be amended from time to time. Please be aware that the City
may pass new laws that will affect ADU construction. This handbook
summarizes the City's requirements but is not intended to replace or
revise the requirements of Chapter 17.62.

HOW TO USE THIS ADU HANDBOOK

This handbook provides general guidelines for property owners
who want to add an ADU to a lot that has an existing home
or if the ADU will be developed concurrently with a residence.
The handbook describes the various types of ADUs, like garage
conversions, expansions of an existing home, or a separate unit
on your property. Please be aware that other City ordinances
and California Building Standards Code requirements apply that
could impact your process. Please consult the City’s Planning
Department and the City's Building Department to determine
if your property is eligible for an ADU. See page 8 for contact
information.

THIS HANDBOOK ANSWERS THE FOLLOWING

QUESTIONS:
» Can ladd a unit to my lot?
» What could my ADU look like?
» Can | convert my garage to an ADU?
» What are the necessary steps to build an ADU?

FREQUENTLY ASKED QUESTIONS

The "FAQ’ section on pages 14-15 provides additional information
to help you understand issues associated with an ADU and answer
common questions. This handbook is a first step to understand
how an existing property might accommodate a new unit.
However, it is not a replacement for hiring a professional to help
plan your project.




CAN AN ADU BE ADDED TO MY LOT?

: 1. Do you have, or plan to have, a single
: family or multi-family home on your lot?

!

: : 2. Does your house or lot have any of the
: following:

a. Extra space in the yard?
b. A separate garage?

c. Aroom in your home that can be
converted into a separate living space
with its own entrance?

Q

An area of your home that can be
expanded (either with a second story
or an extension into the yard)?
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3. Does your home meet either of these
conditions?

a. Within ¥2 mile of an Amador Transit
stop or within the Downtown
Residential Overlay District (see p. 12)

OR

b. Has room and access for one
additional parking space?

9009000000000 008000000808000
08 ssvesoveseeROsRRERRRES

: Sorry! An ADU may
+ not be the right fit
: for your property.

: Please consult the
: City’s Planning

: Department and

+ the City’s Building
: Department to

: learn more.

+ Sorry! An ADU may
+ hot be the right fit
: for your property.

: Please consult the
. City's Planning
Department and

: the City’s Building
: Department to

: learn more.




TYPES OF ADUs

a. Attached accessory dwelling unit— expand existing home

»

BEFORE { AFTER

b. Attached accessory dwelling unit— convert a portion of existing
home with no change to the footprint of the structure

»

BEFORE { AFTER

c. Detached accessory dwelling unit— build a new unit in an
unused portion of your lot

s ==

BEFORE 7 AFTER

d. Detached accessory dwelling unit— convert your detached
garage

BEFORE




TYPES OF JADUs

a.

Junior accessory dwelling unit

Junior Accessory Dwelling Units (JADUSs) are a smaller version of an ADU
with a few added restrictions. Here are the basic requirements for a
JADU:

»

»

»

»

»

»

»

Size- 500 sq. ft. max.
Location - Must be within a proposed or existing single family
dwelling or accessory structure, such as an attached or detached
garage or carport.
Expansion- May include an expansion of up to 150 sq. ft. beyond
the footprint of the existing accessory structure, but this expansion
is limited to accommodating ingress and egress.
Separate Entry- Exterior access (a separate entrance for the
JADU) is required from the proposed or existing single family
dwelling.
Parking- No parking required for a JADU.
Bathroom- May have a separate bathroom or shared with the
single family dwelling.
Kitchen- Must meet “Efficiency Kitchen” requirements:
» The required kitchen sink (16'x16" max.) should have a small
drain line (1.5" diameter max.)
» A food preparation counter and storage cabinets that are of
reasonable size in relation to the size of the JADU.
» Appliances that do not require natural or propane gas or
electrical service greater than 120 volts.

Must be within a proposed or existing single family dwelling or
accessory structure, such as an attached or detached garage or
carport.

BEFORE { AFTER




STEPS TO BUILD AN ADU

[‘EI PREPARE INFORMATION ABOUT YOUR
2 LOT AND HOME

.@E DESIGN AND PERMITTING

& CONSTRUCTION

=l PREPARE INFORMATION ABOUT YOUR LOT
=l AND HOME:

1. Make a sketch of your existing home and yard, showing the
dimensions of existing structures on your lot

2. ldentify the type of unit you would like to add to your lot:

a. Attached accessory dwelling unit - expand existing home

Attached accessory dwelling unit - convert a portion of
existing home with no change to the footprint of the
structure

c. Detached accessory dwelling unit - build a new unit in an
unused portion of your lot

d. Detached accessory dwelling unit - convert your detached
garage

TIPS ON SKETCHING OUT P
YOUR DESIGN: (

Your sketch doesn't have to be perfect.
In later steps, you'll work with a designer,
architect, or builder to refine your idea. For
now, pull out a blank piece of paper and
draw the approximate shape of your lot
and home. Next, pull out a measuring tape L J
and head outside. Work with a partner to : :
measure the length of each side of your

home and yard. See page 11 for more. /




AE DESIGN AND PERMITTING:

N”

3.

7.

Preliminary Meeting with City

a. Bring information about your lot and home (the
information you gathered in the previous step)

b. Confirm eligibility of parcel/residence for an ADU
c. Identify required setbacks, maximum heights, etc.

Begin preliminary project design

a. Find an architect/designer

b. Prepare preliminary project design drawings
c. Complete construction drawings

Submit building permit application

Revise construction drawings (if revisions are necessary to meet
ADU and zoning requirements) to meet City requirements and re-

submit to City
Building Permit Issued

& CONSTRUCTION

8.
9.

Obtain bids from contractors

Begin construction

10. Construction inspections
11. Certificate of occupancy

CONTACT US:

Step 3 is “setting up a preliminary meeting with the City” We are
here to help, and want to make it as easy as possible to get an
ADU designed. approved, and buiilt. If you are ready to meet with
us, or have any questions you needed answered, please contact

us at:

City of lone

Planning Department

E-mail: 209-274-2412
lonePlanner@denovoplanning.com

i




DESIGN & PARKING REQUIREMENTS

1. Minimum lot size. There is no minimum lot size required for an
ADU.

2. Maximum size/height.
a. Attached ADU

. Maximum size: 1,200 sf or 50 percent of the floor area
of the primary dwelling. whichever is less

ii.  Minimum size: Must meet California Building Code
efficiency unit requirements

b. Detached ADU
i.  Maximum size: 1,200 sf.

ii.  Minimum size: Must meet California Building Code
efficiency unit requirements

3. Required setbacks.
a. Attached ADU:
i.  Side and rear lot lines: 4 feet
il.  Front lot line: Same setback as the zoning district
p. Detached ADU:
I.  Distance from primary dwelling: 5 feet
ii. Side and rear lot lines: 4 feet
iii. Front lot line: Same setback as the zoning district

c. Conversion: No setbacks are required for the conversion
of an existing living area or accessory structure into an
ADU or the new construction of an ADU that is in the
same location and with the same footprint as an existing
structure

4. Design.

a. ADU visible from pubilic street: Design elements shall be
used that are similar in materials, color, style, and form to
the primary dwelling.

p. ADU not visible from public street: Decorative exterior
cladding and window treatments shall be suitable for a
permanent residence.

c. Windows that face a side yard that adjoins a side yard of
adjacent property shall be a minimum of 6.5 feet above the
finished floor height, unless the structure on the adjacent




10.

property does not have any non-clerestory windows facing
the ADU.

Lighting. Exterior lighting shall be shielded or directed to not glare
off-site nor illuminate the primary residence or an adjacent property.

Foundation. All ADUs must have permanent foundations.

Access. The ADU must have a separate access point from the
primary dwelling access.

Parking.

a. 1 space per ADU, in addition to required parking for the
primary structure, except where no parking is required (see
below)

Other Development Standards. All ADUs must comply with the
development standards applicable to the zoning district where
they are located, except as otherwise provided by Chapter 17.62.

Exemptions from standards. If the applicable development
standards, such as setbacks and parking, would not permit
construction of an 800-square-foot ADU that is 16 feet in height with
four-foot side and rear yard setbacks, the conflicting regulation(s)
may be waived to permit such an ADU.

HOW MUCH SPACE WILL I NEED FOR PARKING?

Many lots already accommodate two parking spaces in a garage or
carport. When you add an ADU, you may need to fit one extra parking
space on your lot. If an additional space is required, the space may be
covered or uncovered and may be a tandem spot or located in the
driveway. provided that required parking for the primary residence is
not decreased.

YOU WILL NOT NEED ADDITIONAL PARKING IF:

1.
2.

4,

5.

ADU is located within one-half mile of public transit (see p. 12-13)
ADU is within the Downtown Residential (DR) Overlay district (see
p. 12)

ADU is within the existing primary residence or an existing accessory
structure.

On-street parking permits are required but not offered to the
occupant of the ADU.

There is a car-share vehicle located within one block of the ADU.

These are the five current parking exemptions as of August 2020,
but parking requirements may change. Check with the Dept. of City
Planning for current requirements.




SKETCHING YOUR LOT AND ADU

You don't have to be a good artist in order sketch your lot and
ADU. You will, however, need to take some general measurements
in order to be certain you have all the information you'll need.
Follow the steps below and reference the sample if you need
help getting started

STEP ONE:
» Start by grabbing a tape measure, piece of paper, and
something to write with.

» You'll need to start by sketching out your existing lot, home,
and any existing structures.

» Take measurements of everything— including the lengths
of each side of your home, yard, and structures. Measure
how far your home sits from each property line (these are
called setbacks).

» Records all the measurements on your sketch.

STEP TWO:

» Next, draw in where your ADU. You will need to know where

.i you want it to be located and the approximate size.
- [":————-u

,,,,,,,,,

- ——

STEP ONE STEP TWO



DOWNTOWN RESIDENTIAL OVERLAY
DISTRICT & AMADOR TRANSIT

STOP

If you live within the Downtown Residential Overlay District or within
Y2 mile from the Amador Transit stop. you do not need to provide an
additional parking space for your ADU.

DOWNTOWN RESIDENTIAL OVERLAY DISTRICT

Building Footprint

13
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AMADOR TRANSIT STOPS

b7 O
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FREQUENTLY ASKED QUESTIONS

WHY BUILD AN ADU?

ADUs can provide additional space for caregivers, grown children,
elderly parents, guests, or renters. ADUs can be rental units that produce
additional household income. An ADU can be built to house a relative,
friend, or caregiver. An ADU owner can move into the smaller ADU and
renting their primary home to provide income. There are many reasons
to build an ADU on your lot.

HOW MUCH WILL MY ADU COST?

Since the size and construction of each ADU will differ, it is impossible to
provide a simple estimate in this Handbook for your ADU. The cost per-
square-foot of an ADU is likely to be similar to any other new residential
construction; builders and architects can give you rough estimates.

WHAT ARE THE CITY’S FEES FOR AN ADU?

The City collects applicable building fees that are based on the size and
features of an ADU, planning fees where an ADU permit is required,
and water, sewer, and other utility fees, except for ADUs that are exempt
from fee payment. An ADU constructed in conjunction with a new
single family home is subject to connection fees and capacity charges
applicable to a new residential use. For an ADU that is constructed
on a lot with an existing home, no impact fees are collected for ADUs
less than 750 square feet. An ADU that is larger than 750 square feet
is charged impact fees that are proportionate to the size of the ADU in
relation to the square footage of the primary home on the lot.

HOW DO I PAY FOR MY ADU?

There are a number of ways to pay for the construction of an ADU. A
common way is to borrow from a home equity line of credit if you have
equity in your existing house. Other ways can be more complicated: 1.
You could refinance your existing mortgage to take out a larger loan to
provide cash for ADU construction (this will require equity in the home);
2. You may be able to obtain a private construction loan to build the
ADU and refinance the loan with a new mortgage when construction
is complete. You should start by talking to the bank that holds your
current mortgage.

CAN I SELL MY ADU?

No, you can only sell your house and ADU together.




MUST THE HOMEOWNER LIVE ON THE PROPERTY?

No, both the existing house and the ADU can be rental units.

CAN I LEGALIZE AN UNPERMITTED ADU ON MY
LOT?

Although this Handbook focuses on building new ADUs, you may be
able to get permits that will legalize an existing ADU on your property,
depending on whether the existing unit meets the City's requirements.
Please contact the City Planning Department for more information.

I’VE HEARD OF A JUNIOR ADU OR JADU. WHAT IS
THAT?

A JADU is small version of an ADU, with specific requirements. A
JADU must located fully within a single family dwelling or an accessory
structure, except that expansion of the existing structure up to 150
square feet may be allowed for ingress and egress. A JADU must have
a separate entry and must have an efficiency kitchen.

MY LOT SEEMS TOO SMALL OR UNUSUAL. CANI
STILL BUILD AN ADU?

Almost every lot in lone is unique, so this Handbook addresses the
most common conditions. There are various types of ADU that work
on different lots. For example, if a detached ADU will not fit in your
backyard, you might attach an ADU to your current house. If the garage
behind your house is inconveniently located, you could demolish and
rebuild it with an ADU above. There are three types of ADUs that can be
accommodated on most lots:
1. A new detached ADU no larger than 800 sq. feet with a maximum
height of 16 feet that is set back at least 4 feet from side and rear

yard lines.

2. An ADU or JADU that is created by converting an existing space in
a single family home or multi-family building.

3. An ADU or JADU that is created by converting an existing garage or
accessory structure,

Sketch your ideas as suggested in the Handbook, and then meet with
the City Planning Department to discuss your unigque situation.

PHOTO CREDIT: MCDUNN ADUS | INSPIRED ADUS | PHOTO BY ELLYCE MORGAN







