IRWINDALE COUNCIL CHAMBER March 18, 2026
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IRWINDALE, CALIFORNIA 91706 6:31 P.M.

The Irwindale PLANNING COMMISSION met in a regular session at the above time and place.
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All right, good evening, everyone. 1'd like to call our Planning
Commission meeting to order of March 18, 2026, at 6:31 P.M. If able
please rise.

| pledge allegiance to the Flag of the United States of America and to
the Republic for which it stands, one Nation under God, indivisible,
with liberty and justice for all.

Heavenly Father, we lift up... We praise you, Father, and lift up the City
of Invindale. Today we lift up also our nation, Father. Please God keep
our servicemen and women safe. Put a blanket protection over the City
of irwindale as well, Father, and allow us to open our hearts and minds
and be very wise in our decisions. And remember our forefathers and
their vision and help us move in complying with that and build equity for
our residents and also our business partners. Amen.

Thank you Vice Chair Miranda. Roli Call, please.

Present: Commissioners: Albert Acosta; Richard Chico; Justin Kelly;
Vice-Chair Casey Miranda; Chair Maricela Frymark

Also present: Julian Miranda, City Manager; City Attorney, Adrian
Guerra; Theresa Olivares, Assistant City Manager, Brandi Jones,
Senior Planner; Jeff Tyler, Associate Planner; Jarrod Palmer, Assistant
Planner; Cynthia Largaespada, Office Specialist

Thank you. We'll move on to item E, AB 2449 Disclosures but seeing
that we are all here we're going to keep it moving and move on to ltem
F, Announcements.

No announcements from Staff.

Thank you. So that will take us to our Consent Calendar.

In reviewing our Agenda, it looks like we have one ltem under Consent
and that's going to be the Minutes for the regular meeting held on
February 18, 2026.
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I'll motion to approve the minutes as stated.

Thank you we have a first by Commissioner Acosta.
Second.
And we have a second by Vice Chair Miranda. Roll Call please.

Commissioner Acosta?

Yes,

Commissioner Chico?

Yes.

Commissioner Kelly?

Yes.

Vice Chair Miranda?

Yes.

Chair Frymark?

Yes. Thank you. Moving on to Number 2, Spontaneous
Communication.

This is the time set aside for members of the audience to speak on any
item not on this agenda that is within the Planning Commission’s
subject matter jurisdiction. The Planning Commission is an advisory
body appointed by the City Council to review and provide
recommendations on matters related to land use, planning, and
development within the city. Except for very limited circumstances,
state law prohibits any Commission discussion or action on items that
are not on the agenda. All members of the public are asked to observe
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the City’s Rules of Procedure and Public Meeting Decorum. The City’s
Rules of Procedure and Public Meeting Decorum can be found on the
City’s website, and Chapter 2.40 of the Irwindale Municipal Code. You
may also contact the City Clerk’s Office for copies. Each speaker will
be limited to 3 minutes unless such time limits are extended. If a
member of the public wishes to donate their time to another speaker,
both persons must be physically present and in attendance of the
meeting. The Presiding Officer may, in his or her discretion, extend the
3-minute time limitation for the particular subject for all speakers. In no
event shall the total amount of speaking time exceed 6 minutes per
person for the subject under discussion. Organized groups of persons
wishing {o address the Board on the same subject should selecta
spokesperson to represent the group, so as to avoid unnecessary
repetition. The Commission may regulate a speaker who is speaking
too long or out of order, being unduly repetitious, discussing
irrelevancies, or extending to items not within the subject matter
jurisdiction of the Commission. Please be reminded that discrimination,
abusive use of profanity, unruly disruption, and violent or physically
threatening conduct is discouraged. Members of the public shal! not
disrupt the orderly conduct of the meeting. The Presiding Officer will
request that a person cease any disruptive conduct, and if not
immediately stopped, will direct the person to be removed from the
meeting. We are in a hybrid format so we do have both in person and
hybrid audience members and they will participate in the following
order: Tier 1, in person attendees; Tier 2, {eleconference attendees;
and Tier 3, in person and teleconference attendees who have not
previously provided comments on the matters being discussed by the
legisiative body.

Thank you. Do we have any in person attendees that would like to
come forward and speak on, under Spontaneous Communication?
Seeing none come forward do we have anyone in Tier 2,
teleconference?

No one in Tier 2.

Thank you and we will move on one final call for Tier 3 in person or

teleconference.

No one in Tier 3.

Thank you we'll move on to item Number 3, New Business.
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Tonight, we have one item under New Business. That is Item A,
changing the existing start time of the regular Planning Commission
meeting from 6:30 P.M. to 6:00 P.M. This is the City-initiated proposal
to change the existing start time of the regular Planning Commission
meeting as mentioned from 6:30 P.M. to 6:00 P.M. Do we have a staff
report?

Yes, good evening, Chair, members of the Planning Commission. The
next ltem is a City-initiated proposal to change the existing start time of
the Planning Commission from 6:30 to 6:00 P.M., which would be
consistent with the City Council and Parks and Rec Commission
meetings. Let's see, on September 1, 2011, the Planning Commission
met to change the meeting date from the first Thursday of every
calendar month, to the third Wednesday to also be consistent with the
other Commissions. So, | think there's only me, and Commissioner
Chico, and Adrian who remember when it was on Thursday. So, let's
see...and on September 11, 2024, the City Council adopted Ordinance
Number 776, to change the start time of the regular meetings of the City
Council from 6:30 to 6:00. And that concludes Staff's report.

Umm, so with the staff report | will open up this ltem for any public
comments before we open it up to the floor. Or I'm sorry, before we
open up the Commission for any questions for Staff. Is there anyone in
Tier 1 that would like to speak on this tem? Tier 27

No one in Tier 2.

Tier 37

No one in Tier 3.

Fll go ahead and close the public comment and see if the... Open up
the floor to any Commissioner questions or comments regarding this
item.

My only really question is, will it affect any of my colleagues getting
here to be a regular attendees or on time? { mean also is 6:00 a hard

time? You know 8ish, 05.

| do have a question for Brandi. If passed when would this start?

Immediate, it says right here.
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Is it immediate?

Yeah, upon adoption.

So with the next meeting?

April, yeah.

Okay.

What's that? We're all good? Does that time affect you?

So, would anyone on the Commission like to make a motion to approve
the Resolution, which would officially change the start time?

Motion {o approve.

Second.

Thank you. So, we have a first by Commissioner Kelly and we have our
second motion by Commissioner Chico. Roll Call please.
Commissioner Acosta?

Yes.

Commissioner Chico?

Yes.

Commissioner Kelly?

Yes.

Vice Chair Miranda?
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Chair Frymark?

Yes. Thank you, Brandi. That's going to take us to item Number 4 on
our Agenda which is a Discussion items.

And it seems like we have one ltem for tonight. A presentation on ADUs
or Accessory Dwelling Units.

Yes, Madam Chair. For this Item [ would like to introduce my colleague,
Colin Ryan, will be giving this presentation on Accessory Dwelling Units
and the recent changes in law. Thank you.

Thank you. Welcome Mr. Ryan, thank you for being here.

Thank you. Good evening, Madam Chair, and members of the
Commission. I'm looking forward to giving you some insight into recent
developments in accessory dwelling unit law and ensuring that the
Commission can keep up with these changes. So, objectives of this
presentation today are fo review the state ADU law and recent updates
to the standards and requirements. To discuss each step of processing
an ADU or Junior ADU application from intake to post approval
compliance, to identify the scope of planning officials’ authority under
state law and their responsibilities and considering applications for
accessory dwelling units, and finally to educate the Commission and
the public to reduce the risk of state enforcement and private litigation.
So just some purpose and context for the ADU law, and this will be
familiar I'm sure to members of the Commission, Government Code
section 66.310 to 66.332, limit local land use discretion to streamline
approval and construction of accessory dwelling units. The City of
Irwindale has enacted local Ordinances in particular, 17.12.030 to
comply with state law and add permissible local standards. And
planning officials and staff are responsible for compliance with this state
law. Just to review some background on what constitutes ministerial
review in the context of approving and considering ADU applications.
State law directs that this is non-discretionary. So, the City has no
judgment or policy choice to make. Review is limited to objective
standards, checking compliance with clear objective criteria that's
specifically authorized by the states ADU laws. The City cannot require
Public Hearings, Conditional Use Permits, Variances, or subjective
Design Review for projects that qualify. And if an application meets the
applicable standards the City must approve it, and finally in terms of
grounds for denial, City may deny an application for an ADU or JADU
only if it fails o meet objective requirements and the agency must
identify those deficiencies in the application. And of particular relevance
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to this to the City's Ordinance local rules that conflict with state law or
not approved by the State are considered null and void. A couple of
definitions that will be useful in the discussion an accessory dwelling
unit. What is an accessory dwelling unit? It is an attached or detached
residential dwelling unit that provides complete independent living
facilities. So that means permanent provisions for living, sleeping,
eating, cooking, and sanitation for one or more persons and is located
on a lot with a proposed or existing primary residence. Now we also
have a second category, and these are called junior accessory dwelling
units. These are units that are no more than 500 square feet of interior
livable space in size and contained entirely within a single-family
residence. They may include separate sanitation facilities or shares
sanifation facilities, mainly bathrooms with the existing structure. So, as
['m sure the Commission is aware, state law has changed considerably
in the last few years with respect to ADUs and some particular updates
for 2026. SB 543 standardized the square footage calculation for
accessory dwelling units; those are based on interior livabie space not
other standards like gross floor area which some jurisdictions had used.
Umm, Senate Bill 543 also codifies combining ADU types and
applications. So, cities must approve any qualifying combination of
accessory dwelling units or junior units on single family lots under
Government Code 66.323. And 543 also adds some application
processing requirements which we'll talk about. Namely, cities have 15
business days to turn application completeness and give written notice.
As for what constitutes business days, the statute doesn't provide a
specific definition, but it likely includes any days that state agencies are
open. Uh, next Assembly Bill 1154, this one basically affects the owner
occupancy requirement for junior ADUs and says that that requirement
which had previously applied broadly now applies only if a unit has
shared sanitation facilities with the primary residence. And finally,
Assembly Bill 462, this one deals with coastal zone cities and so those
cities with a certified local coastal program must now approve or deny a
completed coastal development permit application for an ADU within 60
days of receiving a complete application. Under current state ADU law,
there are essentially 2 tracks for applying for and getting approval for an
accessory dweliing unit. The first, the older of the two, is what we would
call the standard option. This applies primarily to ADUs and JADUs that
don't qualify for what I'll discuss as the state exempt ministerial
approval model under 66.323. So typically, we're going to see the
standard option used for cases of detached ADUs that are larger than
800 square feet, that have a height above the limits described in the
Government Code, and other custom designs that might exceed the
state exempt default configurations which we'll discuss shortly. The
objective standards for this standard option can be found in
Government Code 66.314, 321, and 322. The required standards for
any ADU applied for under this model are floor area of less than or
equal to 50% of primary residents or less than or equal to 1200 square
feet, local building code compliance, obviously, and health code
approval for private sewage systems, and separate sales of those
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ADUs are not permitted. The law also allows additional standards within
the bounds of 66.314, and 321, and 322. So, for instance parking
requirements are allowed but they may not exceed one space per unit.
There are some exemptions in 66.322 that the Councif should be aware
of. Architectural review, landscaping, historic preservation, these
standards are allowed if their objective. A maximum size of 850 square
feet may be established. And in terms of the height of an ADU under
this law, 16 feet is permissible if detached, 18 feet if detached within a
half mile of major transit stop or transit corridor and the meaning of
those terms is further defined in the Public Resource Code. And then
25 feet for unattached ADU. And of course, set back requirements may
be less than or equal to 4 feet for attached or detached ADUs. In
addition, these statutory sections prohibit certain standards from being
applied. So, the City may not apply a minimum lot size or square
footage, passageway requirements, certain setback requirements for
converted ADUs or ADUs that are in the same location and to the same
dimensions as an existing structure so, if the structure is demolished
and a new ADU is placed in the same footprint. Fire sprinkler
requirements are not permitted if none are required for the primary
residence. Requiring notice of demolition of a detached garage is
another example. Parking replacement requirements after demolition,
say of a garage. Or a correction of nonconforming zoning conditions
unless those conditions are a threat to health and safety. So that takes
care of the standard model of ADU application under the State’s
ministerial laws. There's now this state exempt option under
Government Code 66.323. Importantly the standards in 66.323 override
all of the other objective standards that we just discussed for qualifying
projects. So ADUs that meet the standards in 66.323 A,1-4, don't need
to comply with those requirements. The practical impact of this model is
that many if not most applicants will likely use the sort of off the shelf
state exempt configurations in 66.323. The City cannot require
compliance with other local standards for these kinds of ADUs and
JADUs. And projects that fall outside of the requirements, as we
discussed larger detached ADU's, would trigger the local permissible
standards in 66.314. Now there are essentially four types of state
exempt ADU in the law. First, it would be a configuration involving an
ADU and a JADU in an existing single-family residence. This allows
expansion up to 150 square feet beyond an existing accessory
structure, exterior access must be provided from the primary dwelling.
Setbacks have to be sufficient for fire and safety, and the JADU must
comply independently with the requirements in 66.333. The second
option for new state exempt project would be a detached ADU for a
single family residence. This has to have a maximum floor area of 800
square feet of livable space. Height requirements as established in 66.
321 and side and rear setbacks of 4 feet. The third option would be
ADUs within non-livable spaces of an existing multifamily structure, so
this is applicable to attics, basements, garages, storage rooms, hoiler
rooms, passageways, this is a non-exhaustive list. These types of
ADUs have to comply with State Building standards of course and cities
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must allow at least one unit and up to 25% of existing units that exist in
that multi family residence. Finally, the fourth option would be a
detached ADU or an existing or proposed multifamily project. This
allows up to eight (8) units for an existing multifamily residence, not
exceeding existing units so if the multifamily residence has six (6),
maximum would be six (6) for instance. It allows up to two (2) units for a
proposed multifamily residents, height limits again are those specified in
66.321. And similar to setbacks, no modification will be required if the
current structure’s setbacks are less than 4 feet. Of note, in all of these
is that the Department of Housing and Community Development has
previously opined and the state law now makes clear that any
combination, as it appears in the law, means that you can or an
applicant rather can mix and match certain kinds of state exempt ADUs
into a larger project. So, for instance, they could convert existing non
livable spaces in a multi family residence in addition to using that fourth
option to build attached ADUs, and a similar combination can be had in
a single-family residences of the top two (2) boxes. Now standards that
are applicable to any kind of state exempt unit, similar to the standard
model no correction of nonconforming zoning should be required for
ministerial approval, the same requirement for fire sprinklers only if the
primary residence requires them. In terms of regulating short term
rentals, rental terms must be greater than 30 days and secondary
requirements such as septic and percolation tests, those may be
required for ADUs that are connected to onsite wastewater systems.
Now the standard model regulates separate sales of ADUs the statute
that authorizes the state exempt ADUs is silent regarding these kinds of
restrictions on separate sales, but likely the restriction in section 66.341
of the Government Code applies to these kinds of projects. Now that
takes care of the sort of substantive requirements of an application and
a project. As far as the procedure for considering and approving
applications that's governed by four sources of law. The first being the
Municipal Code, the second being ADU law in particular section 66.317.
For JADU’s it's 66.335, that's mirror statute and finally the permit
streamlining act. They're essentially three (3) steps to an application
procedure here, First, completeness determination determining that the
application has all of the required elements. Second, approval and
denial of a completed application, and finally, if applicable, appeal of
denial or post entitlement compliance. In terms of step one
completeness, upon receipt of an application the City again, as |
mentioned earlier, has 15 business days to determine whether an
application is complete. If | am correct here, the City's Municipal Code
may state 30 days so ensuring that that officials and Staff are aware of
this timeline is super important. The City must provide applicants with a
list of incomplete items if they exist and explain how to address them.
Any requirements that are not restricted by state law must be objective
and processed ministerially during the same approval period. So,
examples of this might include demolition permits, grading permits,
percolation test results and when the septic connection is involved, and
any applicable fire mitigation measures. The Commission and Planning
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Staff get one bite at the apple when it comes to determining whether an
application is complete. And what does that mean? It means that when
they receive a revised application the City cannot require anything that
it did not flag is incomplete the first time, so diligence on the part of
Planning Staff is key. As for the approval process, once an application
is deemed complete, a ministerial approval is required within 60 days.
For new single or multifamily builds, the City may delay approval or
denial until after the primary residence is approved, that's really the one
exception to the 60-day time limit. There are no extensions except by
applicant request or agreement. That 60-day period is tolled during that
delay. And finally, in the event of denial the City must provide written
comments and those have to come within that same 60-day period,
identifying specific standards the application fails to meet. Finally, step
3 post determination, on the one hand if an application is denied that
denial must inform the applicant of their right to appeal, and upon
receipt of an appeal the City has 60 business days, don't ask me why
there are all these different standards for business days and calendar
days but there are, to consider it and issue a final written determination.
And finally in terms of applicable covenants, and forgive me there's a
typo here, prior to issuing certificates of accupancy, the city should
record a fully executed use covenant and restriction stating that ADU
shall not be converted to non-residential use or be sold separately,
unless they're either built by a qualifying nonprofit or meet other
requirements in the Government Code and it's a narrow band of cases,.
In terms of State enforcement of these ADU laws, that comes in sort of
four flavors where there is a fate ruling of completeness on the part of
the City or jurisdiction an application is deemed complete by operation
of law. If approval or denial comes late the application is deemed
approved by operation of law. If there is a late appeal determination,
application is likely approved by operation of law. The statute doesn't
address this as specifically as certain other elements, but we tend to
believe that that's that would be the case or at least that's how the
Housing and Community Development Department would interpret it.
And finally, this would be an extreme case but if there are repeat delays
or errors of law on the part of the Planning Commission, or City Council,
or other governing body. HCD Enforcement could include litigation, loss
of local control or in extreme cases such as you may have seen in
certain jurisdictions, fines. If the Commission is looking for more
resources on these requirements and how they might interact with one
another Housing and Community Development Department has
technical assistance which provides guidance on ministerial review,
state preemption compliance and any potential conflicts with local
Ordinances. They also provide an ADU handbook which is a
comprehensive guide for cities and applicants that has definitions,
FAQ's, and best practices now. 1 don’t know that this is current, at last
check 1 believe it might have been a year out of date presumably
because of how quickly these laws have been moving. So that's
important to note. And finally, HCD provides review letters when it
comes to local ordinances governing ADUs, They have a database on



PLANNING COMMISSION MINUTES March 18, 2026

REGULAR MEETING

CHAIR FRYMARK

COLIN RYAN

CHAIR FRYMARK

VICE-CHAIR MIRANDA
CHAIR FRYMARK
COMMUNITY

DEVELOPMENT
DIRECTOR REPORT

CHAIR FRYMARK

LEGAL COUNSEL
COMMENTS

CHAIR FRYMARK

PAGE 11

their website of all HCD enforcement and assistance letters that
jurisdictions can crib from to understand the agencies’ interpretation
and how to be compliant with the law. And that's all | have.

Thank you Mr. Ryan. | mean it sounds like we have a limited control

or discretion over ADUs and Junior ADU’s. [ understand that the State’s
priority to address housing issues that the State is navigating and so
that is a consideration as well. It just feels like cities and local
municipalities are being taken away some local... Like their local control
is being removed in a way. And | wonder if there is anything that cities
can do to try to get some of that back?

Well certainly some jurisdictions have tried, they've challenged HCD on
its interpretations of the law, and that has at least led to some
clarifications in the law. One example might be that that phrase “any
combination thereof,” for those state exempt, that was originally just an
HCD interpretation of the prior version of the law, and after some
pushback from local jurisdictions, it was codified to at least provide
certainty as far as how those units can be combined. So, the give and
take with the State Agency may sort of help provide guidance and help
the state to understand some of the friction points at least operationally
for cities. And of course that standard model of ADUs, even if it only
applies in certain cases, does allow the City to enact some objective
requirements. So.

| don't know that we have a ton of applications here in the City of
Irwindale for ADUs, but | want | wonder if it's going to open the door for
more in the future, but thank you so much for your presentation.
Sounds like we don't have any other questions.

Thank you.

That'll take us to [tem 5, Community Development Directors Report.

Do we have a... | know Marilyn's not here, but do you have anything to
report on her behalf? No? Okay thank you we're going to move on to
Legal Counsel Comments.

Adrian, do you have any further comments?
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Other than | had lunch with Jamie yesterday, she's doing great and she
gave me the good news, she intends to be back by the next Planning
Commission meeting. So, this will be my last one probably for a while,
so thank you for letting me come out and play with you so.

Thank you for being here with us, we appreciate it.

Tell Jamie 8 p.m.

ltem 7, do we have any comments by our fellow Commissioners?

I have a brief one regarding our Academy that we are able to attend.

It was quite informative in Anaheim, a lot of information. It was
interesting because | was attending the Academy last year it was a lot
of information, but being on the Planning Commission for a full year
after that, it's amazing, the perspective in the lingo. It's very helpful.
There's a lot of new laws and a lot of information and networking with
people we can help, help us build here. And | was really impressed and
it was very worthwhile and | was grateful to go.

Thank you Commissioner Miranda for your comments. Is there anyone
else that would like to add?

I'd like to add that | also attended the Academy for the League of
California Cities, the Planning Commissioners Academy, and it was
very informative. The speakers were very knowledgeable, the topics
that were relevant. All the updates on legislation were really helpful so |
just appreciate the opportunity to do attend and 1 just enjoyed it.

Thank you, Commissioner Acosta. it was a good time breaking bread
with everybody, definitely. Do you have anything to add Commissioner
Kelly?

Yeah, | do. I had the opportunity to go to the convention and, you

know, like my counterparts said it it's a lot of information in a very short
amount of time. So I'm still digesting it and breaking it down at home,
you know, trying to get the lingo. But | hope over the next year by the by
the next convention itll be a lot smoother.

Eye opening. It's different, yeah.

So, | want to thank City Council and the Mayor for sending us.
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Thank you, Commissioner Kelly. So to add, | myself aiso had the
pleasure of attending the leadership Academy in Anaheim and it was
wonderful time spending time with our colleagues here, and learning
together, and also networking with other cities such as Dana Point, the
City of Ei Monte, La Crescenta. There was not only a lot of networking
opportunities but there was a lot of information specifically on legislative
updates, that there was a lot of information that we learned. There was
some sessions on A.L. and where it's going and the whole topic of you
know those Al

Autonomous cars?
Yes, what are they called?
Autonomous cars?

Yes, thank you the autonomous cars. which is crazy. But that was fun
to hear about. We also learned a lot about CEQA or learn more about
that and the process and really just understanding more like the project
Developmental Review process and what that looked like. And so it was
a good opportunity for us to really just grow and expand our knowledge
and our capacity to be able to bring back to be of service to our
community. So, | appreciated the opportunity to attend so | want to
thank Staff for coordinating that and helping us get there. Separately
from that, | also want to just acknowledge and share my appreciation
for the continuance of the youth in government program that the City
Clerk Office is doing. | understand that they have a partnership with
Merwin Elementary and so some of those kiddos were able to come
over and like learn what it is to be in local government, and to me as the
educator that really just like touches my heart not only was [ a Merwin
student back in the day, but it just makes me really happy to know that
our City is pouring back into its local residents and its local community,
and is teaching them how to be of service and fo be in partnership with
this local government. So that makes me proud to know that our City
continues that partnership with Merwin Elementary and any others. |
know the Police Department does something similar so shout out to the
PD as well. We see you guys. | also want to just acknowledge and say
thank you to the City for its continuance of the summer youth program. |
know that's starting. | saw the flyers go out and if just makes me really
excited to be able to see that we are continuing to offer that program
and pour into the future leaders, of hopefully our community, so that
makes me really happy. And [ just want to take a moment to highlight
those things, so thank you guys. Those are all my comments so if there
are anyone else, any further comments before | adjourn this meeting.
Okay, so seeing that there are no further comments we will go ahead
and adjourn this meeting at 7:05 PM. Thank you everybody.

Thank you very much.
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CHAIR FRYMARK Thank you for being here. | guess we’ll see you guys at 6:00 PM next
month.

ADJOURNMENT There being no further business to conduct, the meeting was

adjourned at 6:40 p.m.
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Approved as presented at the Regular Planning Commission Meeting on April 15, 2026



