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APPENDIX B: HOUSING NEEDS ASSESSMENT

5.0 HOUSING CONSTRAINTS

Various interrelated factors can constrain the ability of the private and public sectors to provide
adequate housing and meet the housing needs for all economic segments of the community. These
factors can be divided into two categories: (1) non-governmental and (2) governmental. Non-
governmental constraints consist of land availability, the environment, vacancy rates, land cost,
construction costs, and availability of financing. Governmental constraints consist of land use
controls, development standards, processing fees, development impact fees, code enforcement, site
improvement costs, development permit and approval processing, and provision for a variety of
housing.

NON-GOVERNMENTAL CONSTRAINTS

Land Availability. The City is located in the southwestern portion of Amador County where the
foothills of the Sierra Nevada meet the Central Valley. Elevations in the City range from 250 to 600
feet above sea level. State Highways 124 and 104 bisect the City in a generally north-south direction.

Infrastructure. Infrastructure is available throughout the City. Currently, the only infrastructure
constraint stems from water and wastewater facilities running at nearly capacity. The City currently
has water and wastewater capacity to meet the majority of its 2007-2014 RHNA allocation has
included Actions H-2.2.3 and H-2.2.4 to ensure capacity by the end of the 2007-2014 planning
period.

Sewer Infrastructure. The City provides for stormwater and wastewater collection, as well as the
treatment system for the wastewater. A secondary treatment plant processes the wastewater for
users within the City. The existing Waste Water Treatment Plant has a capacity of 0.41 mgd. As of
2000, the plant was operating at 0.388 mdg. The secondary treatment plant is operating very near
capacity. The City also has a tertiary treatment plant that was brought on line in the early 1990s and
is designed to process up to 0.8 million gallons per day (mgd) of secondary effluent received from
another agency.

The City is in the process of developing a Wastewater Master Plan and Environmental Impact
Report that will identify necessary improvements and a plan for implementing these improvements
to alleviate the existing constraints. Current planning envisions the construction of a treatment plant
with primary/secondary/tertiary components for users within the City. The existing stand-alone
tertiary facility would be retained for treatment of effluent received from the other agency. The
Wastewater Master Plan is being planned and programmed, on a phased basis, based upon the
carrying capacity contemplated in the updated General Plan. The intent is that once the existing
capacity issues are addressed, as new development occurs, improvements are made to the facility
well in advance of demand from new development so that by the time any units come on line, there
will be sufficient capacity.

The Phase 1 improvements will increase capacity to a total of 0.8 mgd. A future Phase 2 expansion
(prior to 2030) will take the capacity of the system to 1.6 mgd. The Master Plan for sewer services is
in administrative draft and will be released for public comment, concurrently with a
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APPENDIX B: HOUSING NEEDS ASSESSMENT

project/program EIR in Fall 2009. The City anticipates starting construction of the Phase 1
improvements in 2010/2011. The City is committed to ensuring that there is capacity to meet its fair
share allocation for the 2007- 2014 planning period (Action H-2.2.4)

To comply with Senate Bill 1087, the City will immediately forward its adopted Housing FElement to
its water and wastewater providers so they can grant priority for service allocations to proposed
developments that include units affordable to lower-income households.

Domestic Water. The domestic water system for the City is owned and operated by the Amador
Water Agency and serves the City and surrounding area from a 2.5 mgd treatment plant. The State
of California has reserved 1.33 mgd of treatment plant capacity for its facilities (Mule Creek Prison,
Preston School of Industry, and CAL FIRE) and the remaining 1.2 mgd is for residential, industrial,
public, and commercial use. This facility is nearing capacity, although recent improvements to the
facility and completion of a new water storage tank have provided near-term capacity improvements.

Amador Water Agency is in the process of developing a plan for increasing the availability of
domestic water to the Ione area. A multitude of options are being investigated, including a new
regional treatment facility at Tanner (which would replace the Ione WTP), improvements to the
local treatment facility, or some combination of the two. The Agency is in the beginning stages of an
analysis to determine the interim improvements that can be constructed at the Ione WTP and the
associated costs per EDU (by specific interim improvement). The Agency is also considering
creation of a Community Facilities District to pay for construction of the new Tanner WTP.

The City will continue to work collaboratively with Amador Water Agency to identify both short

and long-term viable and cost effective solutions to maintaining potable water availability in the City
(Action H-2.2.3).

Natural Gas and Electricity. Natural gas and electricity are available throughout the City and are
provided by Pacific Gas & Electric (PG&E).

Land Cost. The cost of residential land directly impacts the cost for a new home and is considered
a non-governmental constraint. A higher cost of land raises the price of a new home. Therefore,
developers sometimes seek to obtain City approvals for the largest number of lots allowable on a
parcel of undeveloped land. This allows the developer to distribute the costs for infrastructure
improvements (e.g., streets, sewer lines, water lines) over the maximum number of lots. A review of
land in Ione in February 2009, using loopnet.com, revealed that the average raw land cost for a
residential site was approximately $27,800 per acre.

City of Ione General Plan August 2009
HNA-84



APPENDIX B: HOUSING NEEDS ASSESSMENT

Construction Costs. Construction costs can vary widely depending on the type of development.
Multiple-family residential housing generally costs less per unit to construct than single-family
housing.

Labor and materials cost also have a direct impact on housing costs and make up the main
component of housing costs. Residential constructions costs vary greatly depending on the quality of
materials used and the size of the home being constructed.

Using current pricing sources, the average costs for a newly constructed 2,000-square-foot single-
family home in the region would be calculated as follows:

Material $120,000.00
Labor $123,252.00
Equipment $4,303.00
Contractor Markup $34,286.00

Per Home Costs, Total (land not included) $295,281.00

(Source: Building-cost.net, January 2009)

Availability of Financing. The cost of borrowing money to finance the construction of housing or
to purchase a house affects the amount of affordable priced housing in Ione. Fluctuating interest
rates can eliminate many potential homebuyers from the housing market or render a housing project
infeasible that could have been successfully developed or marketed at lower interest rates. Over the
past few years, the interest rate has been very low, dipping to between 5 and 6 percent over the last
year. Persons who would be unable to purchase housing at a higher interest rate can now qualify for
a home loan. However, housing prices in the City remain too high for persons of lower incomes,
even with the low interest rate.

The median sales price for a single-family home in Ione in 2008 was $269,990. Table HE-42
illustrates the loan amount a household may qualify for based on their annual income at various
interest rates.

TABLE HE-42
LOAN AMOUNT BY ANNUAL HOUSEHOLD INCOME

Annual

Interest Rate
Income

House Price $102,060 $93,690 $86,310 $79,740 $74,070
$30,000 Monthly
Payment $795 $791 $788 $785 $783
August 2009 City of Ione General Plan
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APPENDIX B: HOUSING NEEDS ASSESSMENT

f“n“al Interest Rate 6% 7% 8% 9% 10%
ncome
House Price | $135,990 | $124,830 | $114,930 | $106,290 | $98,640
$40,000 Monthl
; y
Paymmont $1,059 $1,054 $1,050 $1,046 $1,042
House Price | $170,100 | $156,150 | $143,820 | $133,020 | $123,390
$50,000 Monthly
Payment $1,325 $1,319 $1,313 $1,309 $1,304
House Price | $204,210 | $187,380 | $172,620 | $159,570 | $148,140
$60,000 Monthly
Payment $1,590 $1,582 $1,576 $1,570 $1,565
House Price | $238,050 | $218,520 | $201,240 | $184,120 | $172,710
$70,000 Monthly
Paymont $1,854 $1,845 $1,837 $1,831 $1,825
House Price | $272,250 | $249,840 | $230,220 | $212,850 | $197,460
$80,000 Monthl
; y
Paymmont $2,120 $2,110 $2,101 $2,094 $2,087

Source: bitp:/ | www.mortgage101.com home affordability calenlator

Note: Loans are considered to be 30-year fixed with a 10% down payment. The ratio of housing cost to income is set to 28%, hazard
insurance is calculated based on yearly fee of 0.4% of the loan amonnt, property tax is 1% of the purchase price per year, morigage insurance
is calenlated based on a yearly fee of 0.5% of the loan amount, and closing costs are calenlated based on 3% of the loan.

GOVERNMENTAL CONSTRAINTS

Land Use Controls. The Ione General Plan establishes policies that guide new development
including residential development. These policies, along with zoning regulations, control the amount
and distribution of land allocated for different land uses in the City. The land use designations
established by the 1982 General Plan that allow single-family and multifamily residential
developments are identified in Table HE-43.

TABLE HE-43
GENERAL PLAN RESIDENTIAL DESIGNATIONS

Designation Description

Rural residential uses where full city services may not be required under
specific circumstances. This use may be more suitable for development in

Rural . .
Residential uneven terrain or where water or sewage system services may not be
(RR) provided for in the foreseeable future. Please note that there is no RS land

use designations within the city limits. The RS land use designations is
only identified in the sphere of influence.

Low Density | Designates urban residential uses for which full services, including but

Residential not limited to public water and sewage facilities, city roads, and police and
(RL) fire protection, are provided.
City of Ione General Plan August 2009
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APPENDIX B: HOUSING NEEDS ASSESSMENT

Designation Description

Medium Multifamily units or apartments with full services provided. Preferred
Density locations are adjacent to community commercial areas and recreational
Residential facilities, with access to major roads and/or public transportation, and
(RM) where adequate parking can be provided.

Designation that allows residential, commercial, and industrial uses in
areas that might otherwise be limited in their development potential due to
natural constraints.

Source: City of Lone 1982 General Plan

Special
Planning (SP)

Table HE-44 provides an estimate of the population density and land use category.

TABLE HE-44
POPULATION DENSITY ESTIMATES BY LAND USE CATEGORY

Minimum  Maximum Minimum Maximum  Maximum
Residential Residential Population Population Estimated

Land Use Category

Density Density Density Density  Population
(du/ac) (du/ac) (people/ac) (people/ac)
Rural Residential 0.1 2.0 0.3 5.3 1,790
Low Density Residential 2.1 7.0 5.5 18.5 12,003
Medium Density 7.1 15 18.7 23.4 702
Residential
High Density 15.1 25.01 23.6 39.0 1,092
Residential
Central Business 7.1 25.01 18.7 39.0 1,221
District
Downtown Transition 3.1 25.0! 8.2 39.0 450
Maximum Total
Estimated Population 17,258

Notes:

Assumptions: Single family units are assumed to have 2.64 people per household and multi-family units are assumed to have 1.56 people per
household, based on U.S. Census 2000 data. Population densities are rounded to the nearest tenth.

" Density bonns consistent with State law may be allowed to exceed the 25.0 unit per acre maximnm.

The City of Ione Zoning Code includes six residential zones and the Planned Development Zone to
provide flexibility in terms of land uses and density, shown in Table HE-45. In addition,
multifamily residential development is also allowed by right in many commercial zones in the City.
Residential, commercial, and planned development zoning are intended to regulate the development
of housing by identifying areas of the City appropriate for residential uses and a variety of housing
densities.

August 2009 City of Ione General Plan
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APPENDIX B: HOUSING NEEDS ASSESSMENT

TABLE HE-45

ZONING DESIGNATIONS IN WHICH RESIDENTIAL USES ARE ALLOWED

District Description

One-Family
Dwelling Zone

This district should be applied to areas that are primarily
residential, consisting of one-family dwellings. This district also
provides for public and quasi-public uses, such as schools,
churches, and nurseries.

One-Family
Dwelling Zone

This district should be applied to areas that are semi-rural but
primarily residential in nature, and supportive of small-scale
animal keeping. Residential dwelling types consist of single-
family dwellings. This district also provides for public and
quasi-public uses, such as schools, churches, and nurseries.

R-1c

One-Family
Dwelling Zone

This district should be applied to areas that are primarily semi-
rural in nature, consisting of single-family dwellings. This
district also provides for public and quasi-public uses, such as
schools, churches, and nurseries.

R-2

Limited
Multiple-Family
Dwelling Zone

This district should be applied to areas intended for the
development of higher density single-family homes (attached or
detached) and medium density homes, such as condominiums,
duplexes, tri-plexes, and four-plexes. This district also provides
for public and quasi-public uses, such as schools, churches,
and nurseries.

Multiple-Family
Dwelling Zone

This district should be applied to areas intended for the
development of higher density single-family homes (attached or
detached) and medium density homes, such as condominiums,
duplexes, tri-plexes, and four-plexes, in addition to multiple-
family housing, such as apartment complexes. This district also
provides for public and quasi-public uses, such as schools,
churches, and nurseries.

High Density
Multiple-Family
Dwelling Zone

This district should be applied to areas intended for the
development of higher density single-family and medium to
higher density homes, such as condominiums, duplexes, tri-
plexes, and four-plexes, in addition to multiple-family housing,
such as apartment complexes. This district also provides for
public and quasi-public uses, such as schools, churches, and
nurseries.

MP

Mobile
Park Zone

Home

Provides for the development of mobile home parks and/or the
placement of mobile homes on individual lots within an
approved subdivision of lots to accommodate mobile homes as
the primary dwelling unit. The MP Zone also allows for the
development of associated support uses, such as community
centers, parks, and common areas as part of both mobile home
parks and mobile home subdivisions.

City of Ione General Plan
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District Description

Light
Commercial
Zone

This district is applied to areas that consist primarily of light
commercial uses and office development. It additionally
provides for public uses, clubs, institutions, and other similar
uses. Two-, three-, and four-family developments and multiple-
family housing is provided for. One-family and two-family
residential development is also conditionally allowed.

C-2

Central
Business
District
Commercial
Zone

This district is also applied to areas that consist primarily of
commercial and office development, public wuses, clubs,
institutions, and other similar uses. It is intended primarily for
Central Business District Commercial Uses. Three- and four-
family developments and multiple-family housing is provided
for. Unlike the C-1 district, it does not allow for one-family and
two-family residential development.

C-3

Heavy
Commercial
Zone

This district is applied to areas that consist primarily of heavy
commercial use and light industrial uses such as processing,
packing, and facilities for motor freight transportation. This
district also accommodates three- and four-family
developments and multiple-family housing.

Agricultural
Zone

This district is intended to preserve land for agricultural use
and operations and to discourage the premature conversion of
agricultural land to urban uses. The district allows for a range
of agricultural and compatible uses on large tracks of land,
such as raising and grazing of livestock, poultry, or other
animals; growing and harvesting of trees, fruits, vegetables,
flowers, grains, or other crops; storage, packing or processing
of agricultural products produced on the property, without
changing the nature of the products; sale on the property of
products produced thereon, provided that such uses are
carried on by residential use thereof, and are not a nuisance to
the contiguous properties; and one-family dwellings and one
guesthouse, with the renting of not more than one room.

P-D

Planned
Development
Zone

The purpose of the P-D district is to provide procedures for the
consideration and regulation of areas suitable for proposed
comprehensive development with detailed development plans
and of those areas that require special planning to provide for
appropriate planned development in harmony with their
natural features and other environmental consideration. (Ord.
216 §2 (part), 1980: Ord. 51 §15D (A), 1958). The contents,
requirements, and adoption and amendment procedures for
Planned Developments are listed in section 17.10.070 (Planned
Developments).

City of lone Zoning Code, April 2009

August 2009
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APPENDIX B: HOUSING NEEDS ASSESSMENT

Table HE-46 illustrates General Plan and Zoning Code consistency.

TABLE HE-46
ZONING CONSISTENCY MATRIX

Zoning
District Zoning District Name/Description

Symbol

General Plan Land Use Designation
Implemented by Zoning District

Agricultural Zoning Districts

Agricultural Transition,

A Agricultural Agricultural/Mineral Resources

Residential Zoning Districts

R-1a One-family Dwelling Residential Low Density
R-1b One-family Dwelling Residential Low Density
R-1c One-family Dwelling Residential Low Density

Residential Low Density, Residential

R-2 Limited Multiple-family Dwelling Medium Density

R-3 Multiple-family Dwelling Residential Medium Density

R-4 High Density Multiple-family Dwelling Residential Medium Density
M-P Mobile Home Park Residential Medium Density

Commercial and Industrial Zoning Districts

Central Business District,

C-1 Light Commercial Neighborhood Commercial

Central Business District,
C-2 Central Business Commercial Neighborhood and Highway
Commercial

Central Business District, General

c-3 Heavy Commercial Commercial, Light Industrial

.. . General Commercial, Light Industrial,
M-1 Limited Manufacturing Industrial , Heavy Industrial
Special Purpose Zoning Districts

S-P Specific Plan All

P-D Planned Development All

Overlay Zoning Districts
H Historic Overlay All
Source: Lone General Plan; Zoning Code, 2009

Residential Development Standards. The City of Ione’s Zoning Code is the primary guide for
residential development. The code establishes standards and zoning that control the type, location,

City of Ione General Plan August 2009
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and density of residential development in Ione. The zoning regulations serve to protect and promote
the health, safety, and general welfare of the community residents and also implement the goals and
policies of the General Plan.

Part of these development controls include specific development standards. Table HE-47 lists the
development standards that are applied to residential development in the City. Setbacks for front,
rear, and side yards are established in the City’s Zoning Code and are listed in the table, as are height
restrictions. The maximum height in all residential zones except the R-4 zone is 35 feet or two and a
half stories; R-4 allows for up to 45 feet or three stories. Development standards for residential units
in commercial zones must comply with the provisions applicable to the type of building proposed
(i.e., one-family dwelling at R-1 standards; two-, three-, or four-family dwellings at R-2 and R-3
standards; all higher densities at R-4 standards). The City is planning to rezone three sites to the RH
General Plan designation, one of which will be rezoned to the R-4 zone while the other two will
remain PD, but will have programs requiring that they be developed at a minimum of 15 units per
acre (see Action 2.2.2).Planned Development Zoning District (PD). The PD process is identical

to the Specific Plan, but has fewer content requirements than a Specific Plan. The intent of a
Planned Development district is to provide procedures for the consideration and regulation of areas

suitable for proposed comprehensive development with detailed development plans and of those

areas that require special planning to provide for appropriate planned development in harmony with

their natural features and other environmental consideration. Ideal areas of the City for the

establishment of new Planned Development zoning districts include medium and large residential

subdivisions and areas identified in the L.and Use Element as Policy Areas.

Because of their comprehensive nature and intent, Planned Developments provide a process for
establishing unique and “stand-alone” development standards separate from those found in more

“conventional,” City-wide zoning districts. In effect, the PD is the zoning for the property, just like
with Specific Plans.

All new Planned Developments require the establishment of a Master Plan that includes the
following:

e A list of permitted, conditionally permitted, and prohibited uses;

e DPerformance and development requirements related to yards, lot area, intensity of
development on each lot, parking, landscaping, and signs;

e Other design standards appropriate for the specific site and development;

e Legal description of property covered by the Master Plan; and

e Reasons for establishment of a Planned Development Master Plan on the particular
property.

Additional contents may be required as determined by the City including, but not limited to,
regulations relating to nonconforming lots, uses, structures, and signs; time, phasing, and sequence
of development projects; infrastructure planning; and circulation planning.

August 2009 City of Ione General Plan
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Affordable Housing Program: The Affordable Housing program provides opportunities for
developing housing units affordable to lower-income persons in the community and does not act as
a constraint to the over all development of housing. The goal of this program is to develop a mix of
housing types targeted to a variety of income groups. This program provides flexibility and provides
incentives for developers building in the City of Ione..

The City requires that residential projects of ten or more units include five percent of the units in
the project as affordable to very low-, low-, and moderate-income households. Developers of less

than ten housing units are exempt from this requirement.

Developers of ten or more housing units shall provide the following:

e In a rental housing project of ten or more units two percent of the units shall be affordable
to very low -income households, two percent shall be affordable to low-income households
and one percent shall be affordable to moderate-income households.

* In a for-sale project of ten or more units two percent shall be affordable to low-income
households and three percent shall be affordable to moderate-income households.

= Affordable units shall be built on site and must be comparable in infrastructure (including
wastewater, water and other utilities), construction quality, and exterior design to the market-
rate residential units. Affordable units may be smaller in aggregate size and have different
interior finishes and features than market-rate units, so long as the interior features are
durable, of good quality, and consistent with contemporary standards for new housing. The
number of bedrooms should be the same as those in the market-rate units, except that if the
market-rate units provide more than three bedrooms, the affordable units need not provide
more than three bedrooms

= All affordable units must be constructed and occupied concurrently with or prior to the
construction and occupancy of market-rate units. In phased developments, the affordable
units must be evenly distributed throughout the development and will be constructed and
occupied in proportion to the number of units in each phase of the residential development

® Deed restrictions shall be provided to assure that rental units developed for very low-, low-
and moderate-income persons will remain affordable for 55 years and ownership units
developed for low- and moderate-income units will remain affordable for 45 years.

= If an owner sells an affordable unit before the end of the 45 year resale restriction term, the
owner shall repay the City/ subsidy balance. The balance is any remaining principal and
accrued interest after the subsidy has been reduced as defined in the Buyer’s Resale
Agreement (to be determined at the time of purchase).

® Per the deed restriction of the affordable units, all affordable units resold shall be required to
be sold to an income-eligible household.

City of Ione General Plan August 2009
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The City will develop and maintain a waiting list of eligible persons wishing to purchase or
occupy an affordable housing unit.

Alternatives

Payment of an in-lieu fee for ownership or rental units may be acceptable and the amount of
in-lieu fees shall be established by a nexus study to be completed by June of 2010. The
money will then be placed into an affordable housing trust fund. The City will develop a set
of priorities for the use of Housing Trust Fund monies once the Housing Trust Fund is
established (Action H-4.7.1).

e If the developer is permitted to dedicate land for the development of affordable units in
satisfaction of part or all of its affordable housing requirement, the agreement shall identify
the site of the dedicated land and shall provide for the implementation of such dedication in
a manner deemed appropriate and timely by the City.

Incentives

Possible incentives that may be included but are not limited to the following:

Assistance with accessing and apply for funding (based on availability of federal, state, local
foundations, and private funds);

Mortgage-subsidy or down payment assistance programs to assist first time homebuyers and
other qualifying households, when such funds are available;

Expedited/streamlined application processing and development review;

Modification of development requirements, such as reduced set backs and parking standards
on a case-by-case basis; and

Density Bonuses.

August 2009 City of Ione General Plan
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Development

TABLE HE-47
RESIDENTIAL LAND USE ZONES AND DENSITIES

Standard A R-1la R-1b R-1c R-2 R-3 R-4
Setbacks (minimum)
Front 25 ft 30 ft 20 ft
Side 6 ft1.2 15 ft2 8 ft2 5 ft2 5 ft2
Side — Street Side of
Corner Lots 12 ft 8 ft
Side — Second Story
Portions of Main 13 ft* 13 ft3 15 ft
Structures
20 ft or 20% of
25 ft or 25% of the depth of the lot, the depth of
Rear whichever is less 30 ft the lot, which- 15 ft 20 ft
ever is less
Between
1,500 ST PEr | 1,000 f and
7,000 sf per | 7,000 sfper | 6,500 sf per 10,000 sf 3,000 sf per unit: g 3,000 sf per
Minimum Lot Area dwelling dwelling dwelling per dwelling | dwelling unit> miniml’lm dwelling unit;
unit> unit5 6 unit5. 6 unit5. 6 7 lot size- minimum lot
ot size: size: 15,000
10,000 sf o
sf
Minimum n/a 6,500 sf per B,Qggllsiizer n/a
. -
Development Density dwelling units
Minimum Residential
Ground Floor Area n/a 1,500 sf® n/a
City of Ione General Plan August 2009
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Development

Standard A R-1a R-1b R-1c R-2 R-3 R-4

Distance Between Buildings

Between Buildings for

Dwelling Purposes 6 ft 10 ft

Between Accessory

Buildings 6 ft

45 ft/3

Height (maximum) 45 ft/3 stories stories

Notes:

1. The combined side yard setbacks shall be not less than 15 feet.

2. Within required side yards, at least one side shall provide 4 ft of unobstructed surface so as to allow nnobstructed access from front yard to rear yard.

3. Where an R-2 District shares a property line with an R-1 District, second story portions of main structures shall be located no less than 20 ft from such shared property lines. (Ord. 368
J1(part) 2000; Ord. 252(part), 1984: Ord. 51 §6.04, 1958).

4. For development projects involving more than six dwelling units and that exceeding either 20 ft in height or are two stories or greater shall be sethack from side and rear property lines no less
than 50 feet. (Ord. 368 (1 (part), 2000).

5. When a lot bas less than herein required and was recorded at the time of passage of the Title, said lot may be occupied by not more than one dwelling unit. (Ord. 324 §2, 1992: Ord. 51
J§5.00(A), §5.00(B), 1958).

6. In the R-1 zones, where a lot has an area of 12,000 square feet or more and with adequate provisions for ingress and egress, a Conditional Use Permit may be granted for the construction of
additional one-family dwellings and allowable accessory buildings. Homwever, the minimum site area shall be 6,000 square feet of lot area per each one-family dwelling.

7. In the R-2 zone, where a lot has an area of 9,000 square feet or more and with adequate provisions for ingress and egress, a Conditional Use Permit may be granted for the construction of
additional family dwelling units and allowable accessory buildings. However, the mininum site area shall be 3,000 square feet of lot area per each family dwelling unit.

8. Exclusive of open porches or garages (Ord. 189 §2(part), 1977: Ord. 51 §5.00(C), 1956).
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Parking. The City’s parking requirements for residential projects vary by the housing type. Table
HE-48 provides the parking requirements for residential developments. Single-family residential
units are required to have two garage spaces and two additional spaces per unit. Multiple family
residential units require one parking space per dwelling unit and either %2 or one additional off-street
space. Senior units also require one parking space per dwelling unit and an additional off-street
parking space if the unit is three or more bedrooms. The Zoning Code allows the required off-street
parking spaces to be provided in a garage, under a carport, on an open dust-free surface, or any
combination of these.

TABLE HE-48
RESIDENTIAL OFF-STREET PARKING STANDARDS

Land Use Type Required Parking Requirements

2 spaces within a garage and 2 additional

Single-Family spaces for each unit

Multifamily

1 space/dwelling unit, plus % additional off-

Studio, one and two bedroom units
street space

1 space/dwelling unit, plus 1 additional off-

Three or more bedroom units
street space

Senior units, studio, one, and two

bedroom units 1 space/ dwelling unit

Senior units, three or more bedroom | 1 space/dwelling unit, plus 1 additional off-
units street space

Mobile Home Park 2 parking spaces/home site

Source: City of Ione Zoning Code, 2009

Subdivision Standards. Subdivision standards are used in the City to encourage developers to use
new concepts and innovations in the arrangement of building sites within the subdivision.
Deviations from traditional land division approaches are encouraged in order to facilitate the
development of land in a manner that will be appropriate for contemporary living patterns and
technological progress.

Whenever land is subdivided for the purpose of leasing, selling, or financing, the regulations of the
California Subdivision Map Act (and Title 16 of the City’s Municipal Code) are applicable. To
subdivide a parcel into two, three, or four parcels, the applicant seeks approval of a Tentative Map
for Parcel Map. Subdividing a parcel into five or more parcels requires approval of a Tentative Map
for Final Map. The subdivision process is used by the City to ensure that subdivisions will meet
community goals through the provision of adequate infrastructure, including roads, drainage,
schools, and parks.

When completing a Parcel Map or Final Map, an applicant first submits a Tentative Map to the City
Planner. Approval of a Tentative Map for Final Map or Parcel Map is the responsibility of the
Planning Commission. After approval of a Tentative Map, the Final Map or Parcel Map must be

City of Ione General Plan August 2009
HNA-96



APPENDIX B: HOUSING NEEDS ASSESSMENT

approved if it is substantially the same as the approved Tentative Map. The City is able to establish
conditions of approval, and through this, obtain exactions for public facilities, land, or fees.
However, all exactions must be directly related to the project (e.g., there must be a reasonable nexus
between the condition and the project).

Historic Overlay (H) District. The purpose of the Historic Overlay (H) Zoning District is to
establish an area in the City specifically for the protection, enhancement, and preservation of the
historic Downtown. The Historic District is intended to be a special place with unique historical and
aesthetic interest and value. It will enhance the cultural and economic standing of the City by
preserving its unique architectural heritage. This overlay district supplements the provisions of the
underlying zoning districts for the special purposes identified in the Zoning Code. Where there is
conflict between this overlay district and the underlying base district, the overlay district regulations
prevail.

The Historic Overlay (H) Zoning District is applicable to those properties zoned with the Historic
Overlay (H) Zoning District. These properties generally fall within Ione’s Downtown, on the
portion of Main Street situated between the intersection of Ione Street on the east and Sacramento
Street on the west. When a property is located in the Historic Overlay (H) Zoning District, the
allowed use regulations of the Base Zoning District prevail. When there is a conflict between the
Base Zoning District and the Overlay Zoning District, or when the Historic Overlay (H) Zoning
District provides development standards the Base Zoning District is silent on, the regulations of the
Overlay Zoning District prevail. The Historic Overlay (H) Zoning District provides specific design
standards and guidelines for the various styles of buildings found in the Downtown and ensures
compliance with these provisions through an architectural design review entitlement process. Most
projects qualify for administrative review, which is completed by the City Planner and do not require
a public hearing; however larger projects, or projects that qualify for administrative review but are
elevated by the applicant, City Planner, or a member of the public, are reviewed and decided by the
Planning Commission.

Site Plan Review. The City of Ione requires all new multifamily and non-residential development,
as well as additions to such projects where more than 500 or more gross square feet is being added
to existing structures, go through a Site Plan Review process. The intent of Site Plan Review is to
provide a process for promoting the orderly and harmonious growth of the City; to encourage
development in keeping with the desired character of the City; and to ensure physical and functional
compatibility between uses. The Site Plan Review permit provides a process for consideration of
development proposals to ensure that the design and layout of commercial, retail, industrial, or
institutional uses or multifamily residential development will constitute suitable development and
will not result in a detriment to the City of Ione or the environment. The applicant is required to
submit to the City a site plan, detailed elevation drawings, landscape plans, drawings of the site, and
other plans that may reasonably be required to assure compliance with development. These are
reviewed by City staff, who will either accept the application as complete or return it to the
application with a request for additional information within 30 days. The Planning Commission
reviews the application and is responsible for making a decision on the project (approval or denial)
based on a set of findings and considerations. Specifically, the Commission is considering the
tfollowing:
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e Considerations relating to site layout, the orientation and location of buildings, signs, other
structures, open spaces, landscaping, and other development features in relation to the
physical characteristics, zoning, and land use of the site and surrounding properties;

e Considerations relating to traffic, safety, and traffic congestion, including the effect of the
development plan on traffic conditions on abutting streets, the layout of the site with respect
to locations and dimensions of vehicular and pedestrian entrances, exits, driveways, and
walkways, the adequacy of off-street parking facilities to prevent traffic congestion, and the
circulation patterns within the boundaries of the development;

e Considerations necessary to ensure that the proposed development is consistent with the
General Plan and all applicable Specific Plans or Planned Development Master Plans,
including but not limited to the density of residential units; and

e Considerations relating to the availability of City services, including, but not limited to,
water, sewer, drainage, police and fire; and whether such services are adequate based upon
City standards. (Ione Municipal Code, Section 17.10.090.F)

During the review process, the Planning Commission may require conditions in order to mitigate
environmental effects, ensure orderly growth of the City, ensure provision and maintenance of
adequate public services and facilities, and carry out the goals and policies of the General Plan and
City codes.

Provision for a Variety of Housing. The Housing Element must identify adequate sites that are
available to encourage the development of various housing types for all economic segments of the
population through appropriate zoning and development standards. Some of the housing types
include single-family residential housing, multiple-family residential housing, residential accessory
dwelling units, mobile homes, duplexes, transitional housing, supportive housing, second units,
single room occupancy units, and emergency shelters. Table HE-49 shows the housing types that
will be permitted by Zoning District.
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Land Use/Zoning District

TABLE HE-49
HoUSING TYPES PERMITTED BY ZONING DISTRICT

Residential Uses

Adult Day Care Home N P P P N P P P N
Caretaker Housing P P P P P P P P P
Dwelling, Multifamily N N P P N P P P N
Dwelling, Second Unit P P P P P P P N N
Dwelling, Single-Family P P N N N P C N N
Dwelling, Two-Family N N P P N C C N N
?;Nrﬁlii;qg, Three- and Four- N N p p N p p p N
Emergency Shelter N N N C N N N N P
Employee Housing P N N N N N N N N
Ezlr;igy Day Care Home, C C C C C N N N N
g?nrzﬁy Day Care Home, p p p p p p p N N
Group Residential N N C P N N N N N
Guest House P P N N N N N N N
Home Occupations P P P P P P P P P
Live-Work Facility N N C C N C C C N
Manufactured Home P P P P P P P N N
Mobile Home N N N N P N N N N
Mobile Home Park N N N N P N N N N
Residential Care Home P P P P P P P N N
Supportive Housing P P P P P P P P P
Transitional Housing p p p p p p p p p

Source: Ciity of lone Zoning Code, 2009
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Secondary Living Units: Second units are considered an attached or detached dwelling unit which
provides complete independent living facilities for one or more persons, with permanent provisions
for living, sleeping, eating, cooking, and sanitation sited on the same parcel as the primary dwelling
unit. This definition includes granny flats. Secondary living units are permitted in all residential
districts and in two commercial districts (C-1, C-2).

Mobile and Manufactured Homes: Mobile homes and manufactured housing offer an affordable
housing option to many low- and moderate-income households. Approximately 2 percent of the
City’s housing stock consists of mobile homes. The City permits mobile homes only in the Mobile
Home (MP) district but permits manufactured housing in all residential districts and two commercial
districts (C-1, C-2).

Farmworker Housing: Farmworker or employee housing is property used temporarily or
seasonally for the residential use of five or more unrelated persons/families employed to petform
agricultural or industrial labor. The accommodations may consist of any living quarters, dwelling,
boardinghouse, tent, bunkhouse, mobile home, manufactured home, recreational vehicle, travel
trailer, or other housing accommodations maintained in one or more buildings, or one or more sites,
and the premises upon which they are situated, including area set aside for parking of mobile homes
or camping of five or more employees by the employer. State law (Section 17021.6 of the Health and
Safety Code) requires that farmworker housing for 12 or fewer units be permitted by right in
agricultural zones. The City’s Zoning Code allows employee housing in the Agricultural (A) district.

Residential Care Home: A residential care home is a home that provides 24-hour non-medical
care for six or fewer persons 18 years of age or older, or emancipated minors, with chronic, life-
threatening illness in need of personal services, protection, supervision, assistance, guidance or
training essential for sustaining the activities of daily living, or for the protection of the individual.
This classification includes group homes, rest homes, residential care facilities for the elderly, adult
residential facilities, wards of the juvenile court, and other facilities licensed by the State of
California. Convalescent homes, nursing homes, and similar facilities providing medical care are
included under the definition of “Medical Services, Extended Care.” The City currently allows
residential care homes in all residential districts and in two commercial districts (C-1, C-2).

Residential Care Facility: A residential care facility is a facility that provides 24-hour non-medical
care for more than six persons 18 years of age or older, or emancipated minors, with chronic, life
threatening illness in need of personal services, protection, supervision, assistance, guidance, or
training essential for sustaining the activities of daily living, or for the protection of the individual.
This classification includes group homes, residential care facilities for the elderly, adult residential
facilities, wards of the juvenile court, and other facilities licensed by the State of California. The City
currently allows residential care facilities in all the R-2, R-3 and C-1 districts with a conditional use
permit and as a permitted use in the R-4 district.

Emergency Shelters: California Health and Safety Code (Section 50801) defines an emergency
shelter as “housing with minimal supportive services for homeless persons that is limited to
occupancy of six months or less by a homeless person.”
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In effect since January 1, 2008, Senate Bill (SB) 2 (Cedillo, 2007) requires the City to allow
emergency shelters without any discretionary action in at least one zone that is appropriate for
permanent emergency shelters (i.e., with commercial uses compatible with residential or light
industrial zones in transition), regardless of its demonstrated need. The goal of SB 2 was to ensure
that local governments are sharing the responsibility of providing opportunities for the development
of emergency shelters. To that end, the legislation also requires that the City demonstrate site
capacity in the zone identified to be appropriate for the development of emergency shelters. Within
the identified zone, only objective development and management standards may be applied, given
they are designed to encourage and facilitate the development of or conversion to an emergency
shelter. Those standards may include:

e The maximum number of beds or persons permitted to be served nightly by the facility;

e  Off-street parking based upon demonstrated need, provided that the standards do not
require more parking for emergency shelters than for other residential or commercial uses
within the same zone;

e The size and location of exterior and interior on-site waiting and client intake areas;
e The provision of on-site management;

e The proximity to other emergency shelters provided that emergency shelters are not required
to be more than 30 feet apart;

e The length of stay;
e Lighting; and
e Seccurity during hours that the emergency shelter is in operation.

Action 5.3.1 states that the City will continue to allow shelters in Limited Manufacturing (M-1)
zoning district by right. There are currently approximately 181 acres available in this zone and after
the completion of the General Plan and Zoning Code update in August 2009, there will be
approximately 70 acres of land available in the M-1 zoning district, allowing adequate capacity for
this use.

Transitional and Supportive Housing: Transitional housing is defined in Section 50675.2 of the
Health and Safety Code as rental housing for stays of at least six months but where the units are
recirculated to another program recipient after a set period. It may be designated for a homeless
individual or family transitioning to permanent housing. This housing can take many structural
forms such as group housing and multifamily units and may include supportive services to allow
individuals to gain necessary life skills in support of independent living.

Supportive housing is defined by Section 50675.14 of the Health and Safety Code as housing with
linked on-site or off-site services with no limit on the length of stay and occupied by a target
population as defined in Health and Safety Code Section 53260 (i.e., low-income person with mental
disabilities, AIDS, substance abuse or chronic health conditions, or persons whose disabilities
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originated before the age of 18). Services linked to supportive housing are usually focused on
retaining housing, living and working in the community, and/or health improvement.

Senate Bill 2 requires that transitional and supportive housing types be treated as residential uses and
subject only to those restrictions that apply to other residential uses of the same type in the same
zone. Both transitional and supportive housing types must be explicitly permitted in the municipal
code. Both transitional and supportive housing are explicitly defined in the City’s Zoning Code and
both are allowed by right in all residential zones by right, without requiring any additional review.
Action 5.3.1 states that Transitional and Supportive Housing will be permitted in all residential
zones.

Housing for Persons with Disabilities: Compliance with provisions of the federal Americans
with Disabilities Act (ADA) is assessed and enforced by the Building Official in Tone. ADA access is
enforced through building permit entitlement and is required for all commercial development, new
construction of multifamily apartments with three or more units in any one building, and new
construction of congregate housing or shelters. Special ADA access retrofitting is not required for
remodeling or renovation of buildings, but only for new construction. In the last planning period the
City adopted a Transition Plan and has been installing/replacing ADA curb ramps and making other
improvements to public facilities. The City does not have and specific land use or development
standards related to the spacing or concentration of persons with disabilities, or any special parking
requirements but rather evaluates the need for reasonable accommodations for persons with
disabilities on a case-by-case basis. In May 2009 the City established a reasonable accommodation
procedure (section 17.10.060 of the City’s Zoning Code) to ensure a fair and efficient process for
persons with disabilities to make necessary accessibility adjustments to their homes. Action 5.1.1
states that the City shall ensure that reasonable accommodations to persons with disabilities are
provided as required under Senate Bill 520 (Chapter 671 of the Government Code). To further
comply with SB 520, the City will amend the zoning code to update the definition of family to state
“One or more persons living together in a dwelling unit, with common access to, and common use
of all living, kitchen, and eating areas within the dwelling unit” (Action H-5.1.1).

Extremely Low-Income Households: Assembly Bill 2634 (Lieber, 2006) requires the
quantification and analysis of existing and projected housing needs of extremely low-income
households. Elements must also identify zoning to encourage and facilitate supportive housing and
single-room occupancy units (SROs).

Extremely low-income households typically comprise persons with special housing needs including
but not limited to persons experiencing homelessness or near-homelessness, persons with substance
abuse problems, and farmworkers. SROs are permitted in the R-3 and R-4 zone with a conditional
use permit. In addition, to encourage and facilitate the development of housing affordable to
extremely low-income households, the City will prioritize funding and offer financial incentives and
regulatory concessions (Action H-5.4.1).

Building Codes and Code Enforcement. The purpose of the building-related codes is to provide
minimum standards to safeguard life or limb, health, property, and public welfare by regulating and
controlling the design, construction, quality of materials, use and occupancy, location, and
maintenance of all buildings and structures with the City.
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The City of Ione currently administers codes and code enforcement under the latest 2007 edition of
the California Building Code (CBC) and ADA requirements. The City adopted this new code in
February 2008 and it went into effect in March 2008.

Very little proactive code enforcement occurs in the City, mainly due to lack of funding and staff.
Most building and zoning enforcement activities of the City are in response to complaints of City
residents or items found during other inspection activities

Site Improvements. All development in the City must comply with the City’s adopted
improvement standards. Improvements to property include the installation of on-site water, sewer,
drainage, street lighting, highways, curbs/gutters/sidewalks/streets, and other associated
improvements. The City’s standards for these improvements, whether eventually dedicated to the
City or otherwise, are listed in the City’s Improvement Standards, adopted by Resolution 1430 on
February 4, 2004, and updated in 2007 by Resolution 1600. These standards cover the design and
construction of streets, storm drainage, and sanitary sewers, and standard details for infrastructure
such as manholes, inlet boxes, trenches, stop signs, and curbs. These improvement standards
establish minimum standards to be applied to improvements including those dedicated to the public
to be City maintained and operated, private development projects, and improvements in existing
rights-of-way and easements. The standards also work to protect the public, ensuring the adequate
design of public facilities. Plans including waterline improvements must also be reviewed and
approved by the Amador Water Agency prior to approval by the City.

Ione has on- and off-site improvement requirements for new residential development based on the
location and size of the development. Off-site improvements are required where necessary to allow
for the proposed density of the development. Typical off-site improvements include street
construction consisting of sidewalks, curbs, gutters, underground electric, telephone, cable and gas,
sewer and water line extensions, and traffic and safety items (streetlights, striping, signs, guardrails,
and barricades).

Development Impact Fees and Processing Fees. Two aspects of local government have been
criticized as placing burdens on the private sector’s ability to build affordable housing. These are
(1) the fees or other exactions required of developers to obtain project approval, and (2) the time
delays caused by the review and approval process. Critics contend that lengthy review periods
increase financial and carrying costs and that fees and exactions increase expenses. These costs are in
part passed onto the prospective homebuyer in the form of higher purchase prices or rents.

A variety of development impact fees are often assessed on new residential projects that include City
controlled fees (such as development application fees and building permit fees) and utility service
connection fees (e.g., sewer and water connection fees). The various planning review and processing
fees, development impact fees and utility service connection fees collectively can add significant
costs on housing. The City of Ione has adopted fees for all developments including single-family and
multifamily developments.

Table HE-50 identifies the typical fees that would be collected for the development of single-family
and multifamily projects. Assuming a 2,000 square foot house, the typical fees would be $19,418,
and for an 800 square foot multifamily unit, the typical fees would be $15,590.
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TABLE HE-50
CI11Y OF IONE IMPACT FEE SCHEDULE

Impact Fee

Residential

Commercial

Regional Traffic Impact Fee (adopted 10-1-07
by Amador County Transportation
Commission)

$3,059.00/unit

$419/1000 sf

Local Traffic Impact Fee

$3,074 /unit

$612/1000 sf

Fire Service

$1,302.00/new unit

$0.25/sf for
additions

$12,760/acre of
building ($0.29/sf)

Police Service

$1,263.00/unit

$12,377 /acre of
building ($0.28/sf)

Park & Recreation

$3,284.00/unit

$32,183/acre of
building ($0.74/sf)

City Administration Fee

$1,056.00/unit

$10,349/acre of
building ($0.24/sf)

General Plan Service (adopted 8-21-095)

$0.22/sf

School Fees
(adopted June 23, 2008, by Amador County Unified School District)

$0.22/sf

5297/

Sewer Connection Fee

Residential

$7,640/equivalent unit

Mobile Home

$7,200/space

Source City of lone, February 2009

Each discretionary approval or entitlement has different submittal requirements and deposits
associated with it, as identified in Table HE-51 below. All deposits identified for discretionary
approvals are deposits that are paid when the application for the entitlement is submitted; in
addition, the City will bill the applicant costs that are calculated on a time—and-materials basis for

review and processing of the application.
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TABLE HE-51
DISCRETIONARY APPROVAL/ENTITLEMENT DEPOSITS AND COSTS

Discretionary Approval/Entitlement Deposits

Variance $300!
Conditional Use Permit $250!
Site Plan Review $100¢
Planned Development (Establishment) $350!
Rezone $350¢1
General Plan Amendment $600!
Boundary Line Adjustment $2501
Tentative Map (for Parcel or Final Map) $300 plus $4.00/lot!
Extension of a Tentative Map $250!

Additional Deposits

Environmental Review Deposit $2501 2
Appeals $150!
City Planner $95 /hour
Associate Planner $75/hour
Principal Engineer $90/hour
Associate Engineer $90/hour
City Attorney $95/hour
City Clerk $15/hour

As identified in the consultant’s scope of

Consultant fees for preparation of an EIR
work

Source: City of Ione, February 2009

Note:

1 These charges are considered deposits. In addition to these deposits, the City will charge the applicant on a time—and-materials basis to
complete the review and processing of the application, as specified above in Direct Cost.

2 Environmental review deposit is antomatically required for all tentative maps, rezones, and General Plan amendments. 1t may also be
required for other projects at the discretion of the City Planner if environmental review beyond an exemption is anticipated.

Permit Processing. While permit processing and development review are necessary to ensure that
development proceeds in an orderly manner, permit processing fees, the costs of studies and
implementation of conditions, as well as time consumed, can impact the cost of housing
development.

In general, development of a single family home on an appropriately zoned lot requires a building
permit. The application for the permit must be filed with the Building Department and then the
application is sent to the City Planning Department to ensure that the development conforms to the
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required standards for that district. The Building Department then issues the permit to the
developer. This process takes approximately 5 to 10 days for a single family unit. A multifamily
development requires a site plan review which takes approximately 2 to 4 months and building
permit review which takes an additional 5 to 25 days. The entire process for a multifamily
development takes about 3 to 6 months. The City does not see this as a constant to the
development of housing. For subdivision maps, it is usually a four- to six-month process, which
includes Planning Commission and possibly City Council review and approval. Improvement plan
review takes about three to four weeks and final maps usually take 60 to 90 days. Building permit
issuance usually takes two weeks, depending on the size of the development.

For a residential subdivision, the City Planning Department is responsible for handling the
application. The development application is checked for completeness, which takes less than 30
days. If necessary, other agencies, such as Caltrans or the Regional Water Quality Control Board, are
contacted in order to allow them the chance to review and evaluate the proposed development.
Environmental review of the project is then conducted. In most cases, an initial study and negative
declaration or mitigated negative declaration is prepared. The public review period is generally from
20 to 30 days. The project is then brought before the Planning Commission by City Planning
Department staff. If a rezone or General Plan map amendment is required, the project is then
usually brought before the City Council for approval three to four weeks later. Typically, the whole
process from submittal of the development application to approval (or denial) of the project takes
about six to eight months. However, if an environmental impact report (EIR) is required, this may
substantially add to the cost and extend the time frame for permit processing.

Various development review and approval activities, such as General Plan amendments, rezones,
and specific plans, may be subject to the California Environmental Quality Act and require the
preparation of an environmental document (i.e., environmental impact report, negative declaration)
before a project can be approved. The requirement to prepare an environmental document can
substantially lengthen the development review process, sometimes taking up to one year to obtain
project approval. State environmental law mandates much of the time required in the environmental
review process.

The costs associated with development project review will vary between projects. Ione utilizes an
efficient and comprehensive approach toward development review and permitting that allows for
quick response to developer applications. The City utilizes many practices to expedite application
processing, reduce costs, and clarify the process to developers and homeowners. Increased
development costs resulting from delays in the City’s development review and permitting process
are not considered a constraint on housing development.

Design Review. The City has established a design review process for new development and certain
types of redevelopment/remodeling within the Downtown core. This core is defined by a special

Historic Overlay Zoning District and is referred to as the Historic (H) Overlay District. The City is

not relving on any sites within the Historic Overlay District to accommodate its fair share allocation.
The design review process requires that for the following types of activities on property within the

Historic (H) Overlay District, an Architectural Design Review permit be issued:

e Installation of new features on existing structures/facades;
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e Additions to existing structures;

e DPlacement, alteration, or relocation of signs;

e New development; and

e Changes to exterior architectural style.

Exemptions to the permit requirement include repair and maintenance to the site or structure with
like materials, interior alterations, public utility work, and construction, alteration, and maintenance
of buildings used exclusively and solely for residential uses. In other words, the permit requirement
applies to commercial and mixed use development and is not applicable to single family or
multifamily residential that is not integrated with a non-residential use.

The permit process is divided into two tiers, depending upon the complexity of the project. Major
projects (referred to as Comprehensive Architectural Design Review), such as new construction and
wholesale redevelopment of a property, or the wholesale change in the architectural style of a
building, require Planning Commission review and approval. Such a project could be processed in
two to four months, depending on location, compatibility with the California Environmental Quality

Act, and application completeness/Permit Streamlining Act requirements.

The second tier is referred to as Administrative Architectural Design Review. This process is aimed
at the installation of new features on existing buildings consistent with the existing architectural style
of the building, as well as the placement, alteration, or relocation of signs. Under this process, the
approval authority is the City Planner, rather than the Planning Commission. No public hearing is
required for Administrative review. Rather, a notice of the filing of the application is posted in the
project site for a minimum of 10 days and the notice is mailed to all property owners within 300 feet
of the subject property. Such notice indicates that interested persons must request in writing that a
hearing be held for the project within 10 business days of the notice being posted; otherwise the City
Planning Department will make a decision on the project without a hearing. If a hearing is
requested, it is held before the Planning Commission after public notice of that meeting has been

completed consistent with State law.

Generally, Administrative Review can be completed in 20-30 days, unless it is elevated to Planning
Commission; in which case it becomes similar to Comprehensive Review.

The Architectural Design Review permit requirement is supplemented by a series of design
guidelines and standards that are codified in the City’s Zoning Code (Section 17.28.020, Historic

Overlay (H) District). These provisions provide the information architects, designers, and property

owners need to understand and achieve the City’s expectations for high quality development in the

Downtown.
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Table HE-52 below identifies the approximate time necessary for review of residential
development

TABLE HE-52
DEVELOPMENT REVIEW TIMES

Development Permit/Review Process Time Frame

Plan Review S days
Zone Change and GP Amendment 4 to 8 months
Environmental Review 45 to 60 days

20-30 days (Administrative Review); 2 to 4

Architectural Design Review months (Comprehensive Review)

Typical single family development 6 to 8 months

Typical multifamily development 6 to 8 months
Sources: City of Ione, February 2009
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6.0 OPPORTUNITIES FOR ENERGY AND RESOURCE CONSERVATION

Energy-related costs could directly impact the affordability of housing in Ione, particularly with
California in a midst of an energy crisis. Title 24 of the California Administrative Code sets forth
mandatory energy standards for new development and requires the adoption of an “energy budget.”
Subsequently, the housing industry must meet these standards and the City is responsible for
enforcing the energy conservation regulations. Alternatives that are available to the housing industry
to meet the energy standards include:

e A passive solar approach that requires suitable solar orientation, appropriate levels of
thermal mass, south-facing windows, and moderate insulation levels.

e Higher levels of insulation than what is previously required, but not requiring thermal mass
or window orientation requirements.

e Active solar water heating in exchange for less stringent insulation and/or glazing
requirements.

The City of Tone actively promotes energy conservation programs offered through local service and
utility providers.

PG&E serves the electrical and gas needs in Ione. PG&E offers energy assistance programs for
lower-income households to help lower-income households conserve energy and control utility
costs. These programs include the California Alternate Rates for Energy (CARE), the Relief for
Energy Assistance through Community Help (REACH), and the Family Electric Rate Assistance
(FERA) program.

The CARE program provides a 20 percent monthly discount on gas and electric rates to households
with qualified incomes, certain nonprofit organizations, homeless shelters, hospices, and other
qualified nonprofit group living facilities.

The REACH program provides one-time energy assistance to customers who have no other way to
pay their energy bill. The intent of REACH is to assist low-income households, particularly the
elderly, disabled, sick, working poor, and the unemployed, who experience hardships and are unable
to pay for their necessary energy needs.

The Family Electric Rate Assistance (FERA) is a program that provides a rate reduction for large
households of three or more people with low to middle income.

In addition, the State Department of Health and Human Services funds the Home Energy
Assistance Program (HEAP). HEAP provides financial assistance to eligible low-income persons to
offset the costs of heating and/or cooling their housing unit.

PG&E has a number of energy reduction tips and information available such as home
weatherization, energy saving tips, residential energy guide, and more. All of the information is
available through PG&E and on their website at http://www.pge.com.
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