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CITY OF PATTERSON
PLANNING COMMISSION MINUTES
December 19, 2024
_______________________________________________________________________           
The Planning Commission regular meeting of December 19, 2024, was called to order by
Chairperson West at 7:02 p.m.
SHOWN PRESENT (HYBRID MEETING): Shown present: Chairperson West, Vice Chairperson Bendix, Commissioner Sidhu, Commissioner Alexander. Also shown present were Community Development Director Stice, Associate Planner Rodriguez, Videographer Justin Danner and Planning Commission Secretary Melo. Shown excused: Commissioner Apland and City Planner Andrews.
ROLL CALL:           
Chairperson West, Vice Chairperson Bendix, Commissioner Sidhu, Commissioner 



Alexander
ITEMS FROM PUBLIC:
None
STATEMENT OF CONFLICT BY COMMISSIONERS:
Chairperson West has a conflict with Public Hearing Agenda Item #1.
CORRESPONDENCE:
We received correspondence in regard to Agenda Item #1 which will be 





discussed at the time of the public hearing and included in the meeting minutes.
Motion to approve Planning Commission Meeting Minutes of September 26, 2024


By: 


Vice Chairperson Bendix
Second:

Commissioner Sidhu


Motion passed:
4-0 Vote
ROLL CALL:

Chairperson West, Vice Chairperson Bendix, Commissioner Alexander, 




Commissioner Sidhu

Ayes:


Chairperson West, Vice Chairperson Bendix, Commissioner Sidhu, Commissioner 




Alexander
Noes:


None

Excused:

Commissioner Apland 
Abstained:

None
Chairperson West left the room due to the conflict.
AGENDA ITEMS:
1. Public Hearing:
Conditional Use Permit #24-04, Masjid al-Tawheed Worship Use

740 N. 2nd Street, Patterson, APN #047-023-004

A public hearing to consider a conditional use permit for the Muslim Hall project, a place of worship, proposed for the property at 740 N. 2nd Street.  The site is 1.55 acres in the General Commercial zone with an existing residence and multiple accessory structures.  Places of worship are allowed with a conditional use permit in the General Commercial zone.  The applicant is proposing to use the existing 3,081 sf office/shop as a place of worship.  Improvements, such as paving, storm drainage, and landscaping would be phased out over a five-year period.  Times of worship would occur throughout the day from 5:30 AM to 9:30 PM, with a maximum occupancy load of 45 people.  The project is categorically exempt from CEQA.
Community Development Director Stice gave the staff report.
Open Public Hearing:
7:14 p.m.

Stephanie Keller, 729 N. 3rd Street, Patterson

Mrs. Keller stated her concerns with sound between commercial and residential, more traffic and concerns with new driveway that is right turn only. She asked for a clear discussion on what traffic pathway is. She also had concerns with storm drain. She would like to postpone the agenda item and have a discussion concerning impacts on the community.

Maureen Rodriguez, 320 Northmead Way, Patterson

Ms. Rodriguez has concerns with traffic that will be on Northmead Way, N. 3rd Street and N. 4th Street mostly because of the elderly people in the area. She stated that the community is quiet, and she wants to keep it safe. She also stated that she thought Baldwin Road is a better location for the worship use center.
Frank Stehli, 235 Northmead Way, Patterson

Mr. Stehli stated that there is an easement that goes by this property and his property, but he’d like to add his name to the letter because he has concerns too.

Jake Coughran, 725 N. 3rd Street, Patterson

Mr. Coughran stated that he lives opposite the proposed project. He wants to make sure everything is done right and has concerns with flood and noise. He wanted to make sure construction didn’t cause any more issues.

Jim Shaw, architect for applicant and owner, 4110 Tahama Lane, Turlock, CA

Mr. Shaw stated that there will not be any added driveway. They will be putting an 8-foot masonry wall as a city requirement between residential and commercial. Site work for storm water drainage will be self-containing and 100 percent retention for the site and will pump into city storm drain. The impact for worship center is 45 people maximum so will be much lower than that and there will not be a lot of cars. It’s self-contained so there is not too much noise. He answered questions from the Commission.

Stephanie Keller, 729 N. 3rd Street, Patterson

Mrs. Keller had a question about Caltrans easement and cars turning on the highway. She asked if it was possible to improve that area. Community Development Director Stice stated that applicant will need to apply for encroachment permit from Caltrans.

Close Public Hearing:
7:34 p.m.

Motion to approve Conditional Use Permit #24-04 with two findings and twenty-three conditions of approval with addition of condition of approval #24 regarding an 8-foot masonry wall - Masjid al-Tawheed Worship Use


By:


Commissioner Sidhu
Conditions of Approval

1. That construction shall comply with construction codes as adopted and enforced by the City of Patterson to the satisfaction of the Building Official.  

2. Parking lot layout shall be consistent with City of Patterson Standards.

3. Driveways shall be designed to commercial standards and shall be subject to review and approval of an encroachment permit by Caltrans.

4. All sign designs and plans shall be reviewed and approved by the Planning Division prior to installation and be consistent with applicable guidelines.

5. Landscape plans shall be subject to city review and approval.  

6. Storm drainage plans shall meet the city’s requirements, subject to the approval of the Public Works Director and the City Engineer.

7. All new construction shall meet the requirements of the current CA Fire Code as adopted and those amended and adopted by the City of Patterson.

8. An approved water supply capable of supplying the required fire flow for fire protection shall be provided to premises upon which facilities, buildings or portions of buildings are constructed. When any portion of the facility or building protected is in excess of one hundred fifty (150) feet from a water supply on a public street, on-site fire hydrants and mains capable of supplying the required fire flow shall be provided. Fire hydrants shall be accessible to the Fire Department apparatus by roads meeting the requirements of CA Fire Code.
9. Building(s) shall be properly addressed with numerals at least six (6) inches tall, contrasting with background, illuminated between dusk and dawn daily and be clearly visible from the street. Larger numbers, suite, and rear door identification, etc. may be required to facilitate emergency response.
10. To facilitate emergency response, exterior doors leading to fire service features or rooms shall be labeled as ‘ROOF ACCESS’, ‘ELECTRICAL ROOM’, ‘FIRE PUMP ROOM’, ‘FIRE ALARM CONTROL PANEL’, ‘FACP’ ‘FIRE RISER’ or similar approved wording. Letters shall be a minimum of four (4) inch tall with a minimum stroke width of half (1/2) inch.
11. Fire Department approved key boxes (Knox Key Box) shall be installed and secured in accordance with manufactures specifications and mounted to the right of the main entrance door with the top of box no higher than 6’ above finished grade. 
12. Manual sliding or electrically operated gates that cross fire access shall be required to be equipped with an Knox Key Switch used by the Patterson Fire Department. 
13. Knox locking caps for fire department connections shall be required on all new construction. 
14. The main electrical service shall be accessible for emergency shut off from the outside of the buildings. This may be accomplished by providing one main disconnect, a Knox disconnect or shunt trip device. If, out of necessity, there is more than one (1) main service disconnect, these disconnects shall be located in close proximity to each other as approved by the Fire Chief. Exception: Electrical control room with a marked door that is directly accessible from the outside of the building.
15. An approved automatic fire sprinkler system is required in all new buildings and structures, notwithstanding the use and occupancy thereof, when the total aggregate floor area exceeds five thousand (5000) square feet. If the provisions of the current California Fire Code are more restrictive, then the more restrictive requirement shall apply.
16. Fire department connections (FDC’s) are preferred to be at the street frontage and identified for the building(s) they serve.
17. Fire department connections (FDC’s) shall be within seventy-five (75) feet of a fire hydrant.
18. All commercial fire alarm systems installed shall be UL listed and to be maintained throughout the life of the alarmed building.
19. Fire extinguishers within the building(s) shall be at least a 2A10BC.
20. Where required, approved signs or other approved notices or markings that include the words NO PARKING—FIRE LANE shall be provided for fire apparatus access roads to identify such roads or prohibit the obstruction thereof.
21. This permit shall be reviewed approximately one year after completion of the project for compliance with the listed conditions of approval.  Based on any record of complaints as well as observations made by Planning Commissioners and/or staff, the Commission may alter or add to the existing conditions of approval or find that the use is in compliance with all conditions of approval.  Further, the Commission may rescind the requirement for further review or schedule further review. 

General Conditions

22. The project shall comply with all applicable State and Municipal Codes, including the current Building Codes as adopted by the City of Patterson, and meet the requirements of the Public Works Department, City Engineer, Building Inspector, Community Development Director and Fire Chief.

23. That the applicant shall indemnify, defend, and hold harmless the City of Patterson, its agents, officers, and employees from any and all claims, actions, or proceedings against the City of Patterson, its agents, officers and employees to attack, set aside, void, or annul, any approval by the City of Patterson and its advisory agency, appeal board, or legislative body concerning the project, which action is brought within the time period provided for by the Government Code of the State of California.  The City of Patterson shall promptly notify the applicant of any claim, action or proceeding and shall cooperate fully in the defense.  If the City fails to do so, the applicant shall not thereafter be responsible to defend, indemnify or hold the City harmless.
24. That an 8-foot masonry wall be required. (added condition)



Second:

Commissioner Alexander


Motion passed:
3-0 Vote

ROLL CALL:
Vice Chairperson Bendix, Commissioner Alexander, Commissioner Sidhu 
Ayes:

Vice Chairperson Bendix, Commissioner Sidhu, Commissioner Alexander
Noes:

None

Excused:
Commissioner Apland
Chairperson West had a conflict of interest and returned to the council chambers after Agenda Item #1.
2. Public Hearing:
Conditional Use Permit #24-05, Central Valley Craft House

1040 W. Las Palmas Avenue, Suite J, Patterson, APN #021-042-005

Consideration of an application to allow the establishment of a craft brew taproom at an existing commercial suite located at 1040 W. Las Palmas Avenue, Suite J. Under Chapter 18.42 of the Patterson Municipal Code, bars and cocktail lounges require a Conditional Use Permit to ensure the proper integration between the proposed use and existing establishments. The proposed taproom is a family friendly business where residents can enjoy a craft beer with family and friends. Hours of operation would be Tuesday & Wednesday 2pm-8pm and Thursday- Sunday 12pm – 8pm. Applicant anticipates having between 2-4 employees during the initial opening phase. The project is exempt from review under the California Environmental Quality Act (CEQA).

Associate Planner Rodriguez gave the staff report.
Open Public Hearing:
7:43 p.m.

Aaron and Tracy Noriega 1361 Cougar Creek Drive, Patterson

Mr. Noriega stated that he wants access to the outside patio. He and his wife have been residents of Patterson for 20 years and look forward to providing something different for Patterson. 

Close Public Hearing:
7:45 p.m.
Motion to approve Conditional Use Permit #24-05, Central Valley Craft House with two findings and sixteen conditions of approval:


By:

Vice Chairperson Bendix
Conditions of Approval
1. That all new construction shall meet the requirements of the current CA Fire Code as adopted and those amended and adopted by the City of Patterson as prescribed in Section 15.20.020 of the Patterson Municipal Code.  

2. That approved fire extinguishers be installed within the building and shall be at least a 2A10BC.

3. That all commercial fire alarm systems installed shall be UL listed and to be maintained through the life of the alarmed building per Patterson Municipal Code Chapter 15.20.020 (P).

4. That a Fire Department approved key box (Knox Key Box) shall be installed and secured in accordance with manufactures specifications and mounted to the right of the main entrance door(s) with the top of the box no higher than 6’ above finished grade. Patterson Municipal Code Chapter 15.20.020 (Q).

5. That this permit shall be reviewed approximately one year after the issuance of a certificate of occupancy for compliance with the listed conditions of approval. Based on any record of complaints as well as observations made by Planning Commissioners and/or staff, the Commission may alter or add to the existing conditions of approval or find that the use is in compliance with all conditions of approval. Further, the Commission may rescind the requirements for further review or schedule further review. 

6. That an address and/or suite identification shall be installed/affixed with numerals at least six (6) inches tall as per the City of Patterson Municipal Code.   

7. That all new construction and/or tenant improvements shall meet A-2 occupancy requirements as defined for said establishment and requirements of the current CA Fire Code as adopted and those amended and adopted by the City of Patterson.                       

8. All sign designs and plans shall be reviewed and approved by the Planning Division prior to installation and be consistent with applicable guidelines. Per PMC Chapter 18.82.060 the applicant is allowed a maximum of three (3) signs for a total of 150 square feet in sign area. 

9. That the applicant shall submit a complete set of plans prepared by a CA licensed design professional for the remodel and proposed addition. 

10. That the project shall comply with all applicable stormwater regulations.

11. That the project shall comply with the installation of a backflow prevention device or if one is already installed, it must meet the current City Standards and be inspected and tested by the City to ensure it is working effectively.

12. That a grease interceptor shall be installed along the alleyway and the business must be enrolled in the F.O.G. program (Fats, Oils, and Grease).  Applicant will receive all the information on the FOG program during the business license inspection/site visit.

13. That any damaged sidewalks/curbs/gutter need to be addressed.  This will require an encroachment permit to be obtained from Public Works and a license contractor must perform the work and meet the City standards for sidewalks/curbs/gutters.

14. That if at any time work within the City’s right-of-way is required; a City Encroachment Permit shall be submitted to the Public Works Department. 

15. The project shall comply with all applicable State and Municipal Codes, including the current Building Codes as adopted by the City of Patterson, and meet the requirements of the Public Works Department, City Engineer, Building Inspector, Community Development Director and Fire Chief.

16. That the applicant shall indemnify, defend, and hold harmless the City of Patterson, its agents, officers, and employees from any and all claims, actions, or proceedings against the City of Patterson, its agents, officers and employees to attack, set aside, void, or annul, any approval by the City of Patterson and its advisory agency, appeal board, or legislative body concerning the project, which action is brought within the time period provided for by the Government Code of the State of California.  The City of Patterson shall promptly notify the applicant of any claim, action or proceeding and shall cooperate fully in the defense.  If the City fails to do so, the applicant shall not thereafter be responsible to defend, indemnify or hold the City harmless.


Second:

Commissioner Sidhu


Motion passed:
4-0 Vote

ROLL CALL:
Chairperson West, Vice Chairperson Bendix, Commissioner Alexander, Commissioner Sidhu

Ayes:

Chairperson West, Vice Chairperson Bendix, Commissioner Alexander, Commissioner Sidhu
Noes:

None

Excused:
Commissioner Apland
Abstained:
None
ITEMS FROM STAFF: 

Community Development Director Stice wished everyone happy holidays. He stated that the next meeting will be on January 23rd. 
ITEMS FROM COMMISSION: 

Vice Chairperson Bendix asked about the status of the water restaurant. Community Development Director Stice stated that they’re close but don’t have a date to open yet. Vice Chairperson Bendix wished everyone happy holidays. Everyone wished each other happy holidays and Chairperson West thanked the Planning Commission members and staff.
ADJOURNMENT: The Planning Commission regular meeting of December 19, 2024, was adjourned by Chairperson West at 7:49 p.m.
______________________________________________________________
Prepared by Denise Melo, Secretary of City of Patterson Planning Commission   
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