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CITY OF PATTERSON
PLANNING COMMISSION MINUTES

DECEMBER 18, 2025
The Planning Commission regular meeting of December 18, 2025, was called to order by
Chairperson West at 7:01 p.m.
SHOWN PRESENT (HYBRID MEETING): Shown present: Chairperson West, Vice Chairperson Bendix, Commissioner Apland, Commissioner Sidhu 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 
Apland, Commissioner Sidhu, Commissioner Alexander
ITEMS FROM THE PUBLIC:





Hi there. I am unable to attend the meeting due to work and was hoping you could read my comments under public comment time. My name is Yolanda Magaña resident of Patterson, CA. I wanted to bring up that I hope planning commissioners are abstaining from voting when it comes to decisions that could be financially beneficial to them. Such as if a commissioner is a realtor, broker, developer, contractor, land owner, architect, engineer, land use consultant, Attorneys specializing in Land Use or Property Law, or other professions or other areas of personal interest that they could have a financial benefit that could foreseeably be impacted by their voting decision. With Patterson growing as it is, I want to make sure our public leaders aren’t having any conflicts of interests with voting on any new developments. Thank you for your time. 

STATEMENT OF CONFLICT BY COMMISSIONERS:
Chairperson West will excuse himself from item #4 630 N. 4th St. Four-plex
CORRESPONDENCE:
Received a comment letter from Department of Housing & Community 





Development (HCD) regarding City of Patterson 6th Cycle 2023-2031 Housing 




Element
Chairperson West asked staff to explain the correspondence received from HCD regarding the Housing 

Element. Community Development Director Stice and City Planner Andrews explained the Housing Element 

process.
CONSENT AGENDA:
None
AGENDA ITEMS:
Public Hearings related to recommendation to City Council for three development agreements for the Zacharias and Baldwin Ranch South Master Plan as follows:
1. Development Agreement for Zacharias Project with developers Zacharias Ranch, TPF Development, and Lakeside Hills for residential parcels.
The Planning Commission will consider a recommendation to the City Council related to an ordinance for a Development Agreement between the City of Patterson and Zacharias Ranch, TPF Development and Lakeside Hills. This agreement would apply to residential parcels of real property located in the Zacharias Area of the Master Plan. The project covers approximately 618.2 acres and would add approximately 3,941 new residential units to the City of Patterson. The proposed agreement is a Master Development Agreement intended to memorialize shared benefits, representations, warrants and obligations of the parties related to the Zacharias Project Area. This agreement provides vested rights to the Developers, establishes certain financial and infrastructure obligations for the development of the Project and reduces the economic risk of the Project for both the City and the Developers. Subsequent project-level development agreement may be required for each Developer.
Community Development Director Stice stated that legal staff recommended to continue the Development Agreement to the Planning Commission meeting on January 22nd.
Open Public Hearing:
7:10 p.m.

No public testimony

Close Public Hearing:
7:11 p.m.

Motion to continue Development Agreement for Zacharias Residential to January 22nd Planning Commission meeting:



By:


Vice Chairperson Bendix






Second:

Commissioner Apland


Motion passed:
5-0 Vote

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



Commissioner Alexander

Ayes:

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



Commissioner Alexander

Noes:

None

Excused:
None

2. Development Agreement for Zacharias Commercial and Industrial Project with developers Zacharias Ranch and Lakeside Hills.
The Planning Commission will consider a recommendation to the City Council related to an ordinance for a Development Agreement between the City of Patterson and Zacharias Ranch and Lakeside Hills. This agreement would apply to commercial and industrial parcels of real property located in the Zacharias Area of the Master Plan. The project covers approximately 367.9 acres and would add approximately 7,765,000 sq. feet of commercial, light industrial, and mixed-use buildings to the City. The proposed agreement is a Master Development Agreement intended to memorialize shared benefits, representations, warrants and obligations of the parties related to the Zacharias Commercial and Industrial Project Area. This agreement provides vested rights to the Developers, establishes certain financial and infrastructure obligations for the development of the Project and reduces the economic risk of the Project for both the City and the Developers. Subsequent project-level development agreement may be required for each Developer's development area.
Community Development Director Stice stated that legal staff recommended to continue the Development Agreement to the Planning Commission meeting on January 22nd.
Open Public Hearing:
7:12 p.m.

No public testimony

Close Public Hearing:
7:13 p.m.

Motion to continue Development Agreement Zacharias Commercial/Industrial to January 22nd Planning Commission meeting:



By:


Vice Chairperson Bendix


Second:

Commissioner Sidhu 



Motion passed:
5-0 Vote

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



Commissioner Alexander

Ayes:

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



Commissioner Alexander

Noes:

None

Excused:
None

3. Development Agreement for Baldwin Ranch South Project with developer Baldwin Ranch South.
The Planning Commission will consider a recommendation to the City Council related to an ordinance for a Development Agreement between the City of Patterson and Baldwin Ranch South. This agreement would apply to residential parcels of real property located in the Baldwin Ranch South area of the Master Plan. The project covers approximately 66 acres and would add approximately 305 new residential units to the City. The proposed agreement is intended to memorialize shared benefits, representations, warrants and obligations of the parties related to the Baldwin Ranch South Project Area. This agreement provides vested rights to the Developer, establishes certain financial and infrastructure obligations for the development of the Project and reduces the economic risk of the Project for both the City and the Developer.
Community Development Director Stice stated that legal staff recommended to continue the Development Agreement to the Planning Commission meeting on January 22nd.
Open Public Hearing:
7:14 p.m.

No public testimony

Close Public Hearing:
7:15 p.m.

Motion to continue Development Agreement for Baldwin Ranch South to January 22nd Planning Commission meeting:



By:


Vice Chairperson Bendix






Second:

Commissioner Apland


Motion passed:
5-0 Vote

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



Commissioner Alexander

Ayes:

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



Commissioner Alexander

Noes:

None

Excused:
None

Chairperson West excused himself and wished everyone a wonderful holiday. Vice Chairperson Bendix took over the meeting as chairperson.
4. Public Hearing:
Architectural & Site Plan Review #25-06, Conditional Use Permit #25-09 –

 630 N. 4th Street Four-plex, APN # 047-021-010

An application to allow a residential building with four units at 630 N. 4th Street with two units of 1,561 square feet and two units of 1,583 square feet.  All units would be part of a single two-story building, oriented to face North 4th Street.  Multiple-family units housing projects, such as the proposed project, are subject to the approval of a conditional use permit in the Downtown Residential zone, where the project is proposed. The project site measures 18,295 square feet and is currently vacant.
Community Development Director Stice introduced City Planner Andrews to present the PowerPoint presentation for the project. City Planner Andrews stated that the Planning Commission received a petition from neighbors regarding the concerns about the project’s potential impacts regarding parking, traffic, infrastructure and consistency with the character of the surrounding neighborhood. The signees requested that the Planning Commission deny the project.  He answered questions from the Commission.
Carl Thompson, applicant for the project, 1919 Grand Canal Blvd, Stockton, CA
Mr. Thompson spoke in favor of the project and described it to the Commission. He noted the petition that was circulated and he became aware of it on Monday but wanted more time to address concerns with petitioners. He’s aware of concerns but stated that this project helps with the housing element, and he has addressed concerns with mitigating second story windows and privacy for neighbors. He stated that petitioner’s concerns would be addressed the best he could. He answered questions from the Commission. 
Open Public Hearing:
7:31 p.m.
Dominic Farinha, past member of City Council and resident of Patterson

Mr. Farinha stated that he’s not opposed to housing in general but he made comments on how the project is designed. He is concerned with parking, traffic impacts and trash pickup, and is concerned this project would set a precedent for future multi-family projects in the area. He asked the commissioners to consider other conditions to reduce impacts while allowing the project to move forward.
Monica Della Maggiore, 431 N. 4th Street, Patterson

Mrs. Della Maggiore asked how many feet the project was noticed because she lives close by.  Staff stated that the legal requirement is a 300’ notification. She spoke about the history of the area and stated that the proposed project would change the area. She also stated that she was surprised that a project of that size would be allowed on N. 4th Street. She asked if the units would be for sale or rent. City Planner Andrews stated that they were proposed for rentals.
Cassondra Powers, lives next door to 630 N. 4th Street

Mrs. Powers stated that she’s opposed to the project because most families lived there for decades and the character of the block reflects the area. She stated that she purchased her home because it was single-family. She stated that the street already brings traffic from Hwy 33 and the schools and multi-housing would increase traffic, congestion and safety for surrounding homes. She was also concerned about future property value. She asked the Commission to deny the project as proposed.
Sand Keller-Borba, Patterson resident

Mrs. Keller-Borba stated that she is a 47-year resident of N. 4th Street and her parents are the original owners.
She spoke about the history of N. 4th Street. She urged the Commission to consider the issues that this project would bring and not approve the conditional use permit.

Monica Della Maggiore, 431 N. 4th Street, Patterson
Mrs. Della Maggiore stated that she bought in the neighborhood because of the character of it. She stated that it would take years for full grown trees to grow or landscaping around the 4-plex and it would feel sterile.

Elisa Medina, 700 N. 3rd Street, Patterson

Mrs. Medina stated that she bought 6 years ago because of the architecture of single-story homes that have been there for years and for the quiet, wide streets. She stated that she would be able to see the four-plex from her kitchen and 12 garbage totes. She asked if there would be monitoring for the garbage cans to be put away, and wondered if people would even park in their garage. She was also concerned about who would be moving into the area. She stated that she opposes the conditional use permit.
John Christopherson, corner of Northmead and N 4th Street

Mr. Christopherson stated that he would have to look at a giant building and it would wreck the whole neighborhood. He stated that he lives there because it’s single-family and private and the four-plex is not a good fit for the neighborhood. He also was concerned with excessive parking in the neighborhood if the project goes through.
Adrian Goss, 615 N. 4th Street, Patterson

Mr. Goss filed the petition and stated that he doesn’t agree with the conformity of the proposed project because it doesn’t look like anything on the street. He also stated that it would have a negative impact on the values in the neighborhood. He was concerned that the back half of the lot would get built out as well and add to the concerns already stated. Mr. Goss stated that they didn’t have enough time to address all concerns in the petition because they got the notice about the meeting last Tuesday.
Kandace Weyhrauch, Patterson resident
Mrs. Weyhrauch stated that she doesn’t live in the neighborhood, but she wanted to speak on behalf of her friends that live in the neighborhood. She stated that changing the dynamic of the neighborhood is wrong. She noted that the traffic is horrible on M Street and 4th Street and it’s not right to add 4 more units on one lot. She urged the Commission to not approve the conditional use permit.
Marco, Patterson resident

He stated that he doesn’t live in the area but had questions and concerns about the proposed project including the garbage cans and car placement in front of the 4-plex. He asked if the soil had been checked due to the fire and whether there is contamination. City Planner Andrews stated that soil testing would take place if the project was approved. He stated that street is in a flood zone. He also stated that the building is nice and he likes houses that are more affordable, but he stated that apartment complexes aren’t the answer.
Dominic Farinha

Mr. Farinha asked if any consideration had been given for a large single-family home and ADU to allow for other housing opportunities instead of the massive 4-plex He felt there could be a happy medium to provide a different housing style but not the proposed housing project.
Hugo Gonzalez, neighbor 
Mr. Gonzalez doesn’t think the project is a good idea and he’s against it.
Chad Hubin, 620 N. 4th Street
Mr. Hubin bought property because it was a single-family home. The easement is there because he gave the previous owner the easement so he could get into his backyard not for multiple people using his driveway. He stated that he opposes the project.
John Powers

Mr. Powers stated that his wife voiced her concerns previously, but he was concerned about the amount of trash cans that will be out front on Wednesdays, and everyone has at least two cars so lots of cars in the area and it’s in front of his house. He is strongly opposed and hopes the Commission makes the right decision.

Close Public Hearing:
8:06 p.m.
Commissioners spoke about the project and voiced their concerns. They asked staff questions.
Motion to deny Architectural & Site Plan Review 25-06 and Conditional Use Permit 25-09:


By:


Commissioner Apland






Second:

Commissioner Alexander 


Motion passed:
4-0 Vote

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



Commissioner Alexander

Ayes:

Vice Chairperson Bendix, Commissioner Apland, Commissioner Sidhu, 



Commissioner Alexander

Noes:

None

Excused:
None
Abstained:
Chairperson West 
ITEMS FROM STAFF: 

Community Development Director Stice stated that city hall will be closed starting on Monday and will reopen on January 5th. 
ITEMS FROM COMMISSION: 
Vice Chairperson Bendix asked about letter going to Save Mart and Community Development Director Stice said it hadn’t been sent out yet.
ADJOURNMENT: The Planning Commission regular meeting of December 18, 2025, was adjourned by Vice Chairperson Bendix at 8:13 p.m.
____________________________________________________________
Prepared by Denise Melo, Secretary of City of Patterson Planning Commission   
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