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CITY OF PATTERSON
PLANNING COMMISSION MINUTES
JUNE 26, 2025
The Planning Commission regular meeting of June 26, 2025, was called to order by
Chairperson West at 7:01 p.m.
SHOWN PRESENT (HYBRID MEETING): Shown present: Chairperson West, Vice Chairperson Bendix (7:03), Commissioner Sidhu, Commissioner Apland and Commissioner Alexander. Also shown present were: Community Development Director Stice, City Planner Andrews, IT Support Technician II Lane Valenzuela, Videographer Justin Danner and Planning Commission Secretary Melo. Shown excused: Associate Planner Rodriguez.
ROLL CALL: 
Chairperson West, Vice Chairperson Bendix, Commissioner Sidhu, Commissioner 
Apland, Commissioner Alexander
ITEMS FROM THE PUBLIC:

Milt Trieweiler spoke about wanting to conserve precious resources. He stated that the land west of Patterson wasn’t good soil for farmland and lacked water for irrigation. He spoke about preserving farmland in Stanislaus County for the future. He stated that there are plenty of warehouses west of Patterson, but a surface water treatment plant and an interchange are needed, and he urged builders to build in Patterson and not on the east side of Stanislaus County.
STATEMENT OF CONFLICT BY COMMISSIONERS:
None
CORRESPONDENCE:

· Letters received from Adams Broadwell Joseph & Cardozo, attorneys at law regarding West Commerce Park and Project Zach. 
· Response letter received from Langan regarding Adams Broadwell Joseph & Cardozo’s comment letter 


regarding Project Zach.
· Updated project summary from Panattoni regarding Project Zach.
CONSENT AGENDA:

Motion to approve Planning Commission Meeting Minutes of June 12, 2025 



By: 


Vice Chairperson Bendix
Second:

Commissioner Apland


Motion passed:
5-0 Vote
ROLL CALL:

Chairperson West, Vice Chairperson Bendix, Commissioner Sidhu, Commissioner 




Apland, Commissioner Alexander

Ayes:


Chairperson West, Vice Chairperson Bendix, Commissioner Sidhu, Commissioner 




Apland, Commissioner Alexander
Noes:


None

Excused:

None
Abstained:

None

AGENDA ITEMS:
1. Public Hearing:
Architectural & Site Plan Review #24-04 - West Commerce Park





APN #021-025-037

A public hearing to consider a new 1.158 million square foot building, proposed for distribution services, on a 60.18-acre lot (consisting of APN 021-025-037), located approximately 550 feet west of Rogers Road between the California Aqueduct and the Delta Mendota Canal.  A new road would extend from Rogers Road through the property and, as future areas are developed, extend to the north between the Delta Mendota Canal and the California Aqueduct.  The project includes 615 vehicle auto parking stalls, located around the building with trailer stalls located on the northeast and southwest sides of the building.  An addendum to the 2012 West Patterson Business Park Expansion Project EIR has been prepared, which concludes that the project will not result in impacts greater than those previously anticipated. (This item will be continued to the July 24th Planning Commission meeting).
Open Public Hearing:
7:10 p.m.
Kevin Carmichael, representing Stanislaus County Residents for Responsible Development

Mr. Carmichael stated that Stanislaus County Residents for Responsible Development submitted comments to the Planning Commission stating that the City improperly used CEQA on an addendum and stated that an EIR should have been prepared not a supplement. He cited adding information on valley fever and stated that he would like the Planning Commission to continue the meeting and prepare an EIR. He also stated that he would like there to be responsible development in Patterson.
Milt Trieweiler

Mr. Trieweiler stated that he had valley fever but it wasn’t something that was a major issue in the valley and would apply to every piece of land in the Central Valley not just Patterson. He also stated that the land selected for this project is not good for farming land and perfect for development.
Close Public Hearing:
7:19 p.m.

Motion to continue Architectural & Site Plan Review #24-04 – West Commerce Park to the Planning Commission meeting of Thursday, July 24th. 



By:


Vice Chairperson Bendix





Second:

Commissioner Apland



Motion passed:
5-0 Vote

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



Commissioner Alexander

Ayes:

Chairperson West, Vice Chairperson Bendix, Commissioner Sidhu, Commissioner Apland, 



Commissioner Alexander
Noes:

None

Excused:
None
Abstained:
None

2.  Public Hearing:
Conditional Use Permit #25-05, Schumard Adult Care, 1447 Nubian Street,



 Patterson, APN #021-061-034

A public hearing to an adult care home, located at 1447 Nubian Street, also known as APN 021-061-034. The applicant proposes to provide 24-hour care for a maximum of four special needs residents, aged 18-59.   Typically, residential care facilities are allowed by right under State law, however, because of proximity to another care facility within 500 feet, the matter was referred to the City for further review.  Based on information provided, the other care facility is a residential child daycare.
City Planner Andrews presented the staff report discussing the proposed project and answered questions from the Commission.

Open Public Hearing:
7:24 p.m.

Erle and Jessica Dizon, applicants for Schumard Adult Care

Mr. & Mrs. Dizon spoke about the adult care home and stated that they would provide care for adults with special needs. They stated that staff would be there 24/7 and the facility is regulated by the State of California. They answered questions from the Commission.

Close Public Hearing:
7:27 p.m.

Motion to approve Conditional Use Permit #25-05 with 2 findings and 8 conditions of approval: 



By:


Vice Chairperson Bendix
Conditions of Approval

1. That the Conditional Use Permit shall be nontransferable.

2. That employees of the facility shall park in the garage or in the driveway, rather than on the street, to the extent reasonably practicable.  

3. That any construction shall be subject to obtaining permits as required by the applicable construction codes as adopted and enforced by the City of Patterson.
4. That this use permit shall expire and shall be to no effect if the licensee forfeits, is required to surrender, or for any reason abandons the State license. 
5. That all on-site landscaping, fences, structures and other improvements shall be kept in a serviceable, well-maintained and presentable manner.
6. That the use shall be subject to all City, County, State and Federal regulations concerning an adult care facility.

7. Current proof of State Department of Social Services certification shall remain on file with the Community Development Department.

8. 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 Apland



Motion passed:
5-0 Vote

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



Commissioner Alexander

Ayes:

Chairperson West, Vice Chairperson Bendix, Commissioner Sidhu, Commissioner Apland, 



Commissioner Alexander
Noes:

None

Excused:
None
Abstained:
None

3. Public Hearing:
Architectural & Site Plan Review #25-01, Conditional Use Permit

 

#25-01, Project Zach, APN #’s 021-022-033, 021-022-034, 021-022-041

A public hearing to consider a new 3.23 million square foot building, proposed for distribution services, on a 102-acre site located at the southwest corner of Zacharias Road and Rogers Road (APNs 021-022-033, 021-022-034, and 021-022-041).  The structure would include five stories, reaching a maximum height of 107.5 feet.  Buildings over 45 feet in the West Patterson Light Industrial zone, where the site is located, are subject to a conditional use permit.  The site includes 983 passenger vehicle parking stalls with space for additional parking available over future phases.  The site plan also includes 506 truck trailer parking stalls.   An addendum to the 2012 West Patterson Business Park Expansion Project EIR has been prepared, which concludes that the project will not result in impacts greater than those previously anticipated.
City Planner Andrews shared a PowerPoint presentation, discussing the proposed project and answered questions from the Commission.

Open Public Hearing:
7:49 p.m.

Steve Beauchamp, Panattoni Development, applicant for the project
Mr. Beauchamp spoke in favor of the project and described the proposed warehouse/distribution facility. He stated he was available for questions and answered questions from the Commission.

John Dalrymple, works with Stanislaus County Residents for Responsible Development
Mr. Dalrymple stated that he works with a similar group in San Joaquin County with other projects. He had concerns with the project and mitigations that need to take place and would like to engage with the city to see a good construction workforce and better mitigation to lessen the impacts that construction workers face.

Milt Trieweiler
Mr. Trieweiler stated that it’s an excellent project and something we need and an ideal place to put it, but thought it was strange that we’re getting opposition on this project. He stated that no other farmland is as good as the land east of the San Joaquin River. 
Mike Mendoza, with the electrical workers union, and also representing sheet metal, plumbers and iron workers unions
Mr. Mendoza stated that he was advocating for the union members. He felt that the project failed on a lot of levels and stated that comments were submitted on why a new EIR must be done. He had concerns that the addendum didn’t address health impacts to construction workers such as exposure to valley fever. He stated that the city must conduct additional analysis and provide mitigation measures to protect construction workers. He answered questions from the Commission.
Justin Engstrom, longtime resident of Patterson
Mr. Engstrom is a local plumber union member and was a volunteer firefighter. He stated that a lot of industrial projects throughout the valley use union workers and employ many apprentices and Patterson residents, but no commitment has been made to use a local union. He wanted to make sure the union reaches out to the developer. He was available for questions and answered questions from the Commission.

Ken Buehner

Mr. Buehner is a lifetime resident and born in Patterson 70 years ago. He stated that he is not aware of a lot of cases of valley fever. He stated that construction workers should go somewhere where there is no impact by valley fever. He stated that construction projects have a lesser impact on valley fever exposure than farming does.
Steve Beauchamp

Mr. Beauchamp wanted to respond to the letter received from Adams, Broadwell, Joseph & Cardozo and disagreed that an EIR addendum wasn’t good enough for this project. He stated that he is open to negotiating with the union and will put out projects for competitive bidding.

Larry Buehner

Mr. Buehner stated that it looks like a good project and will bring in a lot of jobs. He stated that there’s a lot of gravel in that area and farmland doesn’t do well there. He also informed the commissioners that the bridges were going to be widened on the canals and stated that the southbound off ramp on I-5 needs to be redone because traffic is backed up on the fast lane and it needs to be addressed. He stated that Zacharias is a part of a future crosstown expressway from I-5 to 99 and wanted to know how wide it needs to be. City Planner Andrews stated that it’s planned for 6 lanes, 3 lanes in each direction and the plan with the county is up in the air right now.

Kevin Carmichael, representing Stanislaus County Residents for Responsible Development
Mr. Carmichael stated that they presented comments that City’s EIR fails to comply with CEQA and relies on an addendum to complete the project. He stated that new information that is not known should be included in a new EIR such as air quality, public health and transportation impacts. He urged the Commission to not approve the project and urged staff to prepare a new EIR for the project.

Close Public Hearing:
8:18 p.m.
Reopen Public Hearing: 
8:19 p.m.
Steve Beauchamp stated that he will analyze the new condition and agrees it’s not good farmland and it’s intended to contain water into the soil. 

Reclose Public Hearing:
 8:20 p.m.
Motion to approve Architectural & Site Plan Review #25-01 and Conditional Use Permit #25-01 with 4            findings and 141 conditions of approval with addition of condition #142 as stated by staff.


By:


Vice Chairperson Bendix
Conditions of Approval

1 Development shall occur, consistent with the West Patterson Business Park Expansion Final Development Plan, as may be modified by the approved site plan and these conditions.  
2         
All phases of development shall conform with the requirements of the West Patterson Business Park Expansion Mitigation Monitoring and Reporting Program.

3         
Approval of the Final Development Plan shall run concurrently in time with the timeline for the tentative map as prescribed by the Subdivision Map Act, the Development Agreements, and applicable standards of the City of Patterson, unless prior to the expiration date substantial physical construction has been completed on the development or the applicant has applied for a time extension.  The Council may, upon good cause shown, grant a time extension in accordance with the Subdivision Map Act and applicable standards of the City of Patterson.   
4       
Developer agrees to and shall hold the city, its officers, agents, employees, and representatives harmless from liability for damage or claims for personal injury, including death, and claims for property damage which may arise from the direct operations of the developer or those of its contractors, subcontractors, agents, employees or other persons acting on its behalf with respect to the project.  Developer agrees to and shall defend the City and its officers, agents, employees, and representatives from actions for damages caused or alleged to have been caused by reason of developer’s activities in connection with the project.  This hold harmless agreement applies to all damages and claims for damages suffered or alleged to have been suffered by reason of the operations referred to above, regardless of whether or not the City prepared, supplied or approved plans or specifications or both for the project.  Developer further agrees to indemnify, hold harmless, pay all costs and provide a defense for City in any action challenging the validity of the development agreement.  Developer may elect to, but shall not be obligated to, pay for a separate defense for City if City elects to retain independent legal counsel.   
5       
All buildings shall be uniformly numbered with numbers visible from the street and internally illuminated or otherwise lighted.
6         
Development shall conform to the adopted municipal code requirements except as otherwise approved through the Development Agreement or conditions of approval.
7      
The project shall comply with the most recent building and fire codes as adopted by the City of Patterson and meet the requirements of the Public Works Director, City Engineer, Building Inspector, Community Development Director and Fire Chief.
8       
The reasonable cost of all inspections related to on-site and off-site improvements shall be borne by the developer in accordance with currently adopted rates.
9   
Unless and until the City explicitly accepts the responsibility, maintenance and replacement of street trees and landscaping on any City right-of-way shall be the responsibility of the developer. The developer shall be responsible for the maintenance and replacement of street trees and landscaping for a period of one year following acceptance of the public improvements by the City.  Developer may elect to maintain the landscaping in the public right-of-way, subject to a right-of-retention to be outlined in a Business Owners Association or other similar device as approved by the City and to the satisfaction of the Public Works Director. 
10 
The developer may request reimbursements from other future development which may benefit directly from the oversizing or over capacity of water system improvements installed or paid for by the West Patterson Business Park Expansion area.  Improvements installed by or paid for by the developer shall be credited against water connection fees, or other fees as approved by the City, and as may be determined through the development agreement.
11
The developer, through participation in a CFD, shall help fund the installation of, facilities to expand the sewage treatment capacity of the City's Wastewater Treatment Plant as needed to serve each phase.  The developer may proceed with an initial phase of the project, per the EIR, provided that the City Manager determines that there is adequate capacity. Developer reserves the right to build a package plant at anytime in the development timeline.     
12
In the event that passenger vehicle parking is determined to be inadequate, early establishment of the phase II parking areas and, if necessary, conversion of trailer parking to employee parking may be required subject to the determination of the City Manager, City Engineer, and Community Development Director.  Inadequacy shall be determined based on parking lot capacity, use of on-street parking, and safety concerns. Action shall not be made until three written warnings have been provided by City staff.
13
The applicant shall mitigate its fair share cost as identified in the project FEIR and at the timing of development identified in the FEIR, by participation in the CFD, which shall include the payments for consultants/contractor services for preliminary and final engineering, soils analysis, right-of-way acquisition, construction and inspection and other related expenses the traffic impacts identified in the Mitigation Monitoring and Reporting Program of the West Patterson Business Park Expansion area project by implementing all applicable mitigation measures for a particular phase identified negative declaration in a time frame approved by the City Engineer and as described in the Development Agreement.   
General Design

14    
Wall and fence materials and dimensions shall be consistent with applicable City standards and ordinances and with the Master Development Plan approved herein, subject to the approval of the Community Development Department. 
15     
Plans for all buildings shall be consistent with the approved architectural style, colors, and materials and shall be subject to review as outlined in the zoning code and with the Master Development Plan.  Before the Master Development Plan is finalized, it shall be modified to include more detailed development standards for buildings fronting on Rogers Road.  The revised Master Development Plan shall:

a)     Specify that walls of more than 100 feet in length are to be broken up with vertical and or horizontal elements and/or recesses to create shadow lines and building articulation.  Alternative treatments may be approved by the Planning Manager through design review.



b)    Require  landscaping to screen structures from the roadway; and 

c)     Prohibit the use of chain link fencing, barbed wire or razor wire adjacent to Rogers Road and Zacharias Road; 
16 
Wall and fence materials and dimensions shall be consistent with applicable City standards and ordinances and with the Master Development Plan approved herein, subject to the approval of the Community Development Department.  Chain link fencing adjacent and/or visible from Zacharias Road and Rogers Road is prohibited.
17   
All sight distances for all corners shall conform to the City’s sight distance requirements to the satisfaction of the City Engineer.
18
The project shall comply with all applicable stormwater regulations, including Post Construction Standards/Low Impact Development (LID). Stormwater Quality Control Devices shall be included as part of civil improvement plan submittal.
19
Water, sewer, and storm calculations shall be submitted to the City Engineer with plan submittals.
20
All proposed percolation basins shall be protected against surface inflow from Del Puerto Creek during the 100-year flood.
21
A storm water interceptor shall be installed if required by the City Engineer.
22
Percolation calculations shall be provided for the storm basins proving percolation rate vs. volume of stormwater capture.
23
The developer shall enter into a Landscape and Stormwater Control Measures (SCMs) & Access Agreement, holding the developer responsible for the ongoing maintenance of all private landscaping and stormwater treatment control measures installed on the project.  The agreement must be signed and recorded prior to inspections.
24
Backflow prevention devices shall be required on all water services installed.
25
Landscape plans shall be submitted to the Engineering Department and shall comply with AB 1881 (Water Use Efficiency)/MWELO requirements. An audit and certificate of completion/Landscape Document Package shall be required.
26
All facilities shall be connected to the City's municipal system for water (potable and non-potable), sewer, and storm drain and be signed up for services prior to operation.  The project will be required to connect to the City's non-potable water system for demands compatible with non-potable water uses, including, but not limited to landscape irrigation.
27
A Construction and Demolition Waste Management Plan shall be submitted to the Public Works Department.
28
If a restaurant/kitchen is included for the project, a grease interceptor shall be required compliant with Public Works requirements.
29
All water meters shall be placed one foot behind the sidewalk with reduced pressure backflows.  Backflow prevention devices shall be as close as possible to the water meter box.
30
All utilities shall be routed to existing rights-of-way rather than utility easements.  
31
All exits shall have stop signs with stop bar and legend.
32
Any existing utilities in the project area and street frontage shall be installed/replaced/moved as per the current City Standards and to the satisfaction of the City Engineer.
33
All on-site water lines and fire hydrants shall be private.
34
The drainage plan for the development shall conform to the Arambel Business Park and KDN Retail Center Storm Drainage Master Plan prepared by GDR Engineering dated March 2012.  Onsite storm drainage elements not shown on that Storm Drainage Master Plan shall be designed in conformance with City Standards. 
35
All new construction shall meet the requirements of the City Fire Department, as they relate to fire issues.
36
The applicant shall pay all applicable AB1600 impact fees including the general government impact fee, the community facilities impact fee, the street improvement impact fee, fees relating to sewer, water and storm drainage, and the public safety impact fees in accordance with applicable provisions of the Patterson Municipal Code. 
37
Public Utilities Easements shall be granted to the satisfaction of the Public Works Director and City Engineer, including, but not limited to Class 1 bicycle trails along Rogers Road and Class 2 bicycle trails along internal roads.
38
A copy of the final map shall be filed with the Planning Division to be used for assigning addresses. 
39
No construction shall commence and no grading shall be performed prior to the recording of the final map, unless special permission is granted in writing by the City Manager.  
40
The applicant shall submit a set of improvement plans prepared by a Registered Civil Engineer for construction of improvements.  The improvements shall include but not be limited to curbs, gutters, sidewalks, underground utilities, street lights with underground wiring, appropriate directional and regulatory traffic control signs, sewer system, water system, and adequate positive drainage.  
41
The applicant shall submit three copies of a landscaping plan for all newly created slope banks, common areas, public rights-of-way and for all street trees for that phase.  Said plan shall be prepared by a licensed landscape architect and is subject to the approval of the Public Works Director and the City Planner.  The plan shall include:

a)     The location, type and size of all plant materials; native and low water use and drought resistant species shall be emphasized;

b)    The extent and method of irrigation, emphasizing low-water use techniques wherever feasible.



c)     Erosion control systems during the period when plants are becoming established.



d)    Soil preparation, staking techniques and planting methods for all trees.

e)     Street trees provided at 30-feet on center.  Street trees should be planted 3.5 to 5 feet behind the back of sidewalk (except where a planter strip is provided between the sidewalk and curb) to avoid future sidewalk damage.  Underground utility locations shall be considered in the location of such street trees.  Installation shall be in accordance with City standards.
42
Complete grading and drainage plans shall be submitted to and approved by the City Engineer.
43
The applicant shall submit plans for implementation of all applicable project transportation improvements necessary for development of the particular phase as required for the final development plan.  The plans shall be prepared to the satisfaction of the City Engineer and reviewed and approved by the City Engineer or his designee and shall include construction phasing and traffic management plans.
Prior to Construction Activities / Approval of Improvement Plans

44
All planted areas shall be separated from driveways by concrete curbs.
45
If construction water shall be obtained from City Fire Hydrants, a Fire Hydrant Use Permit application shall be submitted to and approved by the Public Works Department.  Construction water shall be from the city's non-potable water system.
46
If terminal storm drainage facilities are not utilized during early phases of construction, the project may utilize temporary retention facilities.  These facilities shall be sized to hold two times the runoff volume generated by the area contributing to them in a 10-year, 48-hour storm. The temporary facilities shall be fenced if slopes are steeper than allowed for permanent basins or if they are to be in place for more than one year.  Developer shall provide a plan for connection to terminal storm drain facilities and decommissioning of the interim solution.
47
The proposed percolation basin near the intersection of Rogers Road and Zacharias Road shall include a separate gravity outlet pipe to Del Puerto Creek to the north that will function in the event that percolation does not adequately drain the facility.  The outlet pipe will require a drainage flap gate (or tide gate) at its discharge to Del Puerto Creek to prevent backflow surcharging into the percolation basin during high flows in Del Puerto Creek.  At the percolation basin, a manually operated sluice gate will be required at the inlet to the gravity outflow pipe.  This sluice gate shall remain shut and will only be opened if the percolation basin is not functioning properly.
48
Fire hydrants shall be located to Fire Chief’s specifications.  Fire hydrant type and fire hydrant flows shall meet all City of Patterson standards.
49
Fire Department Connections (FDC’s) and fire hydrants for use with FDC’s should be placed on street frontage and not on driveway access roads. Fire hydrants for use with FDC’s shall be public fire hydrants and not on private fire line. Knox locking caps for FDC’s shall be required on all new construction.
50
Fire hydrant(s) shall be provided at truck entrance access road and or near guard shack for potential fire hazards.
51
Fire hydrants shall be provided for hazards such as vehicle fires at vehicle parking lot as the closest fire hydrants are near the building. Include potential future parking lot expansion.
52
Fire hydrants shall be provided for hazards such as semi-truck fires at truck/trailer parking lots as the closest fire hydrants are near the building. Include potential future truck/trailer parking lot expansion.
53
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. Noting is shown to identify such.
54
All water, gas, sewer, underground electrical power, cable T.V., or telephone lines, or conduits, or underground drain lines shall be installed in a PUE prior to occupancy.  Utility stub connections to property boundaries of each lot may be omitted only with the express and written permission of the City Engineer.
55
Street lights will be provided and installed to the satisfaction of the City of Patterson Public Works Department.  The type, height, and design of street lights shall be subject to review and approval by the City and will direct lighting downward, shielding to the greatest extent practical, light exposure beyond that needed for proper intersection lighting. 
56
All utilities shall be underground.  All existing overhead utilities adjacent to the property or within the property shall be placed underground or relocated by the applicable phase prior to issuance of occupancy for that phase subject to TID approval. 
57
All streets, alleys, sidewalks, curbs, and gutters adjacent to the subdivision shall be improved as necessary to provide safe vertical and horizontal transitions to connect improvements constructed within this subdivision to existing improvements, as directed by the City Engineer.  Any street, alley, sidewalk, or curb damaged by the developer or its agents or employees shall be repaired, prior to final acceptance of tract improvements by the City Council or sooner at the discretion of the City Engineer.
58
The developer shall install street frontage improvements as per the Final Development Plan to the satisfaction of the Department of Public Works   These improvements may include, but are not necessarily limited to, grading, curb and gutter, sidewalk, paving, storm drain, sanitary sewer, and water facilities.
59
Interior vehicle travelways shall be designed to be capable of withstanding loads imposed by trash and delivery trucks.
60
Landscaping and street trees shall be provided along all project street frontages in accordance with City standards.  Landscaping shall be replaced as necessary as determined by the Community Development Department and the Public Works Department. Berms shall be included to provide screening of the use along Zacharias Road and Rogers Road.
61
Prior to placement of lumber or other combustible materials on the site, the domestic water system, including fire hydrants, shall be installed and tested and all-weather roads shall allow access to all areas of the site, per Fire Department and Public Works Department standards.
62
The size, shape, arrangement and location of walkways, parking areas and landscaped areas shall be developed in substantial conformity with the approved Final Development Plan, which shall in turn be consistent with City Standards and Ordinances and the City of Patterson Community Design Guidelines and Downtown Physical Design Plan.  Substantial conformity shall be determined by the City Planner.  In the event of a disagreement between the applicant and Planner, such determination shall be made by the Planning Commission.
63
Street trees shall be required on all new roads; the type, size and location shall be in accordance with the Final Development Plan and the City’s street tree list and as approved by the City Planner and Public Works Director. 
64
The developer shall ensure that signs, fences, walls, entry gates and entry features are consistent with City regulations and the City of Patterson “Community Design Guidelines and and Downtown Physical Design Plan” and the Master Development Plan Signs shall be located outside the public road right-of-way and shall not interfere with driver sight distance requirements at intersections. 
65
That adequate right-of-way to serve the future South County Corridor (Zacharias Road) shall be provided for to the satisfaction of the City Engineer.
66
All grading and vegetation removal/landscaping plans shall require a grading permit which shall be reviewed by the City Engineer for consistency with applicable landscaping standards.
67
Project boundaries that are adjacent to agricultural operations shall be designed so that a physical separation such as a row of trees, wall, or fence will be planted or constructed between new buildings and existing agricultural land uses.  Dense landscaping shall be provided along the project’s western frontage in areas visible from the Interstate 5.
68
Landscaping and irrigation shall be installed on all yards, and side yards of lots when visible from public streets.
69
The final landscaping plan for each phase of all common areas shall be approved by the City Planner and Public Works Director prior to building permit issuance for any improvements, and shall incorporate landscaped entry feature(s) at the project’s entrances located along Zacharias Road and Rogers Road.  Said landscaped entry features shall reflect the right-of-way and roadway section improvements approved by the City Council. 
70
There shall be no occupancy of buildings within a phase of the project until public improvements are accepted by the City for that phase unless approved by the City Manager.  No request for occupancy, either temporary or final, shall be approved until all conditions are completed and accepted or approved, or are in suitable condition satisfactory to the City Engineer.
71
Developer shall be responsible to City for all actions of his or her contractors and subcontractors.
72
The developer shall set all monuments required by the Subdivision Map Act before subdivision improvement bond or security is released.
73
Improvement plans shall include, but not be limited to, grading, erosion control, streets, drainage, sewer, water, and appurtenant improvements and shall be submitted concurrently for the tract unless otherwise permitted by the City Engineer. The plan submittal shall also include construction cost estimates, plan check fees, soils and geologic reports (as necessary) and all pertinent engineering design calculations.  The final map may not be recorded unless all said improvement plans have been approved by the City Engineer. 
74
Faithful performance and labor and material bonds (each to be 100% of the City Engineer's Estimate) shall be posted with the City to cover all public improvements, prior to the issuance of building permit. 
75
The applicant shall provide the original mylars of the public improvement plans, modified to reflect the field changes made during construction. The plans shall be stamped "Record Drawings" and submitted to the City prior to occupancy clearance.
76
The developer shall deposit with the City, at the time of first plan check submittal, adequate funds to employ a qualified independent engineering consultant selected by the City to review grading and drainage improvement plans and to inspect the site prior to and during all major site preparation and grading, unless revised by the City.  A qualified Soils Engineer shall submit tests and reports to certify each of these lots as ready for construction.  
77
Where the difference in average elevations between adjacent lots is in excess of six inches, slope shall not exceed 2 to 1 grade or a grade found reasonable in the soils report, or a retaining wall shall be required. 
78
Prior to any site grading or construction, an erosion control plan and program shall be submitted to and approved by the Public Works Department or City Engineer.  Said plan and program shall address specific temporary and permanent erosion control measures associated with the project. 
79
In the event phased grading is permitted by the City Council, the developer shall install the required drainage facilities concurrently with the rough grading operations or provide an interim drainage and erosion control plan, and construct interim improvements, with prior approval from the City Engineer, for mitigating any potential flooding and erosion that may adversely affect adjacent properties and public rights-of-way.
80
Drainage facilities, to service any phase of the project, shall be provided and constructed as directed and approved by the City Engineer, prior to acceptance of tract improvements by the City Council.
81
Lots shall drain into a street or approved drain in such a manner that there will be no undrained depressions.  The design of all such drains shall be subject to the review and approval of the City Engineer.
82
An engineering cost estimate shall be submitted with the grading and improvement plans.  The applicant's engineer shall sign and stamp the calculation and cost estimates prior to issuance of building permits.
83
Prior to issuance of the first grading permit for each phase, final right-of-way width and routes for drainage channels, pipelines, and service roads needed to serve each phase shall be established.
84
Measures to control erosion during construction shall be incorporated into the grading plans, and shall be subject to review and approval by the City Engineer.
85
Prior to issuance of a grading permit, the applicant shall submit a soils report, prepared by a registered geologist or qualified civil engineer, concerning soil conditions for grading, excavations, slope stabilization and revegetation, and footing and foundation construction.
86
The applicant shall obtain a grading permit for on-site excavation and fill prior to construction.
87
All public street improvements shall be as required in FEIR, and/or as described in the Final Development Plan, and shall be constructed as directed by the City Engineer.  The location and design of all private streets and alleys shall be subject to the review and approval of the City Engineer.  All street names are to be approved as specific by the City’s street naming policies.
88
Detention basins shall either have 6:1 side slopes in conformance with City Standards, except as may be approved by the City Engineer.
Prior to Issuance of Building Permits

89
All-weather roads and water supply shall be constructed prior to construction of any buildings.  Roads shall be free of trenches and obstruction for the passage of emergency vehicles, to the satisfaction of the Fire Department.
90
At time of property development the developer shall be required to participate in a Fire Protection Community Facilities District. 
91
The developer shall install adequately sized utility services and laterals, if appropriate, to each lot prior to final acceptance of tract improvements by phase.
92
Prior to issuance of any building permit, the applicant shall enter into an agreement with the City of Patterson which shall specify the improvements to be installed to serve the applicable phase of the development, in accordance with the approved improvement phasing plan.
93
The developer shall pay for, and install, street name signs, traffic regulatory and warning signs, and any necessary street striping and markings as required by the City Engineer.  The signs shall conform to the City’s requirements and shall be purchased by the developer.  Striping and signing shall be paid for by the developer subject to review and approval of the City, and made a part of the improvement plans. 
94
The City or Developer may develop a maintenance program for the ROW landscaped areas between all roads and any approved noise walls, other walls, street trees, street lights, traffic signals, drainage facilities, and bicycle lanes. The developer shall pay all costs for the formation and participation in a community facilities district or other such mechanism.  Developer may elect to maintain all drainage basins, walls, street trees, street lights, and bicycle lanes subject to a right-of-retention to be outlined in a Business Owners Association or other similar device as approved by the City and to the satisfaction of the Public Works Director.

95
Prior to issuance of a building permit for new structures, an exterior lighting plan and site lighting footcandle plan shall be prepared subject to the review and approval of the Community Development and Police Departments.
96
Prior to issuance of a certificate of occupancy for all new structures, all ducts, meters, air conditioning equipment, and all other mechanical equipment, whether on the ground, on the structure or elsewhere, shall be screened from public view at street level with materials architecturally compatible with the main structure or through the use of landscaping.  Plans for screening of such equipment shall be subject to the review and approval of the Community Development Department prior to issuance of a building permit.
97
Prior to issuance of a building permit for each building, a site plan shall be submitted identifying the location of all trash containers, for review and approval by the Public Works Director and Community Development Department.  Trash enclosures shall be constructed to City standards and shall be architecturally compatible with the design of the project and shall be laid out for easy access by collection trucks.
98
In such cases where the trash bin enclosures are to be installed abutting structures, the common wall shall be of a noncombustible masonry type material with no openings for vents or windows.
99
Bicycle racks shall be provided consistent with City requirements with placement to be approved by the Community Development Department.
100
Developer shall provide design details (or vendor specifications) for all streetscape items with first building permit applications.
101
The developer shall submit a deposit to cover the installation of irrigation, landscaping, and plant materials based upon cost estimate in the Public ROW.  If developer agrees to maintain landscaping in the public right of way then no deposit shall be required to cover the installation of irrigation and plant materials.  The deposit will be available for the City to use should landscaping need to be replaced within the first two years following installation.
102
Fire lanes and access roads must be installed prior to construction of the first building to the satisfaction of the Fire Chief.
103
All grading construction debris materials shall be removed and disposed into an approved dump site prior to any excavation or fill operations and/or as directed by the City.
104
Prior to issuance of a building permit, sufficient water pressure and capacity to serve the portion of the project area where such development is proposed will be verified.
105
Design of the proposed project facilities shall include provisions to minimize water requirements, including the use of the following, to the extent deemed practical by the City:


a)     Use of low-flow fixtures, including shower heads and toilets as per the Uniform Building Code.


b)    Use of drought-tolerant, native landscaping.

106
The City shall not issue any building permits for new construction without the demonstrated assurance of an adequate water supply, adequate sewage collection and treatment capacity, and adequate storm drainage capacity to support such development.  
107
Final inspection of the sewer and storm drain system shall be by televised inspection device as approved by the City Engineer and in conformance with City standards at the developer’s expense.
Prior to Issuance of Certificates of Occupancy

108
All common areas, amenities and drainage basins shall be administered and maintained by property owner/business owner association with covenants, conditions and restrictions or other similar mechanism composed of all businesses/property owners within the project area.
109
Prior to issuance of a certificate of occupancy, accessible parking spaces shall be provided consistent with the requirements of the Americans with Disabilities Act, State Disabled Access Regulations, and City requirements.
110
Prior to issuance of a certificate of occupancy for each building, the developer shall install an alarm system per Police Department guidelines.
111
Prior to issuance of a certificate of occupancy for each building, the developer shall install security cameras to the satisfaction of the Police Chief.
112
That the applicant shall submit an emergency incident pre-plan, provided as an 8 1/2" x 11" document and electronically submitted "detail" page for emergency responder data files, to be submitted to and approved by the fire department prior to final inspection.  The detail page shall include a site plan showing:


a) Property, site layout


b) Roads, fire access lanes, and building access points including roof access


c) Premises identification (address, building identification, suites, room numbers, etc.)


d) Hydrants and Fire Department Connections (FDC) locations


e) Know product locations


f) Fire Alarm Control Panel (FACP) locations


g) Hose valve locations


h) Main electrical and main gas disconnect locations


i) Hazardous materials storage
113
An approved fire safety and evacuation plan shall be prepared and maintained.
114
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.
115
Fire Department approved key boxes (Knox Key Box) shall be installed and secured in accordance with manufacturer's specifications and mounted to the right of the main entrance door with the top of box no higher than 6’ above finished grade. Additional Knox boxes may be required throughout facility. 
116
Electrically operated gates that cross fire access shall be required to be equipped with a Knox Key Switch used by the Patterson Fire Department. 
117
Manual emergency access gates shall be required to be equipped with a Knox Padlock used by the Patterson Fire Department
118
Knox locking caps for fire department connections shall be required on all new construction.
119
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.
120
Private fire hydrants installed on a private fire main supported by a fire pump shall have signage or stenciling saying ‘CONNECTED TO FIRE PUMP’ or similar approved wording. Letters shall be a minimum of four (4) inch tall with a minimum stroke width of half (1/2) inch.
121
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.
122
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.
123
Occupancies three (3) or more stories in height shall be provided with a class one standpipe system approved by the Fire Code Official.
124
Fire department connections (FDC’s) are preferred to be at the street frontage and identified for the building(s) they serve.
125
Fire department connections (FDC’s) shall be within seventy-five (75) feet of a fire hydrant.
126
All commercial fire alarm systems installed shall be UL listed and to be maintained throughout the life of the alarmed building.
127
Fire extinguishers within the building(s) shall be at least a 2A10BC.
128
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.
129
City shall require the delivery of the as-built information in PDF, AutoCAD, and GIS formats. GIS as-builts shall be delivered in either AutoCAD or GIS files.
130
The developer shall install all common area signs, fences, street trees and landscaping materials according to the approved plans and in conjunction with other subdivision improvements, unless an alternative schedule is approved by the Planning Director. A security deposit is required unless  the developer establishes a business owner’s association with conditions, covenants and restrictions (CCR’s).   
Construction

131
All construction activities, including the warming of construction vehicle engines, shall be limited to Monday through Saturday only between the hours of 7 A.M. to 7 P.M. and on Sunday if construction activities are no closer than 300 feet to occupied residences.  The potential for construction activities will be disclosed in writing to all future residents of the project. At the discretion of the Public Works Director or City Engineer, these hours may be extended and these distances may be reduced.
132
All final conditions of approval of this project shall be printed on or attached to the building plans and/or improvement plans.  These shall be in the form of a photocopy of the final action letter of the decision maker (preferably printed as a separate numbered sheet) submitted to the City for all applications on the subject property.
133
The applicant shall prepare and submit a Waste Management Plan demonstrating how all stages of development and construction will comply with the City’s Construction and Demolition Waste Ordinance and will result in diversion of at least 50% of the construction debris generated by the project.
134
If unanticipated archaeological remains are encountered during construction, activity shall be temporarily suspended until a qualified archaeologist is retained by the applicant to evaluate the potential significance of the find during a Phase 2 archaeological study performed pursuant to the City's archaeological guidelines.  If considered significant, a mitigation program funded by the applicant shall be carried out to the approval of the City.
135
Temporary restroom and sanitation facilities shall be on the job-site and be properly maintained until finish of all construction.
136
It is the contractor’s responsibility to use watering, dust fences, or other methods as approved by the City, to control dust throughout the construction operation. The developer shall use all reasonable efforts to obtain non-potable water for construction or dust control purposes.  This condition shall not be interpreted as prohibiting the use of City water supplies for the irrigation of street lines and landscaping required in common areas.
137
The developer or his/her agents or employees shall be responsible for removal and clean-up of any spill on public streets during all grading operations.
138
The stub ends of all streets planned for future continuation shall be temporarily protected with warning barricades, redwood headers or equivalent, and bars, as required by the City Engineer. 
139
The developer shall obtain an encroachment permit from the City Public Works Department.
140
The developer is to be responsible for repair of all damages to existing and new telephone facilities caused by workers or subcontractors under the direction of the developer. 
141
Onsite storm water quality measures shall conform to the City’s Storm Water Management Program, the Construction General Permit or other State Laws.  and the forthcoming General Permit for Small MS4’s to be issued by the State Water Resources Control Board.

142.
In the event that the project’s drainage basins do not sufficiently recharge the lower groundwater aquifer, the applicant shall be required to offset the project’s water demand by acquisition of surface water (by such financing mechanism agreed to by the parties, including but not limited to, participation in a community facilities district), based on the ongoing water use of the project. The applicant at its sole expense shall provide such studies or information as may be required by City to determine the water demand and related offset of the project. (new condition)



Second:

Commissioner Apland

Motion passed:
5-0 Vote

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



Commissioner Alexander

Ayes:

Chairperson West, Vice Chairperson Bendix, Commissioner Sidhu, Commissioner Apland, 



Commissioner Alexander
Noes:

None

Excused:
None
Abstained:
None

ITEMS FROM STAFF: 

Community Development Director Stice stated that the next meeting will be on July 24th West Commerce project.
ITEMS FROM COMMISSION: 
Vice Chairperson Bendix stated that there was an article in the Patterson Irrigator that the corn maze will run one more year. He also asked about the conditional use permit for Save Mart regarding the ADA parking spaces.
ADJOURNMENT: The Planning Commission regular meeting of June 26, 2025, was adjourned by Chairperson West at 8:23 p.m.
____________________________________________________________
Prepared by Denise Melo, Secretary of City of Patterson Planning Commission   
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