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CITY OF PATTERSON
PLANNING COMMISSION MINUTES
APRIL 14, 2022
__________________________________________________________________
The Planning Commission regular meeting of April 14, 2022, was called to order by
Chairperson West at 7:01 p.m.
SHOWN PRESENT (HYBRID MEETING): Shown present in person: Chairperson West, Vice Chairperson Bendix, Commissioner Lopez. Shown present via Zoom: Commissioner Linares and Commissioner Anderson. Also shown present via Zoom: City Attorney Josh Varinsky and IT Manager Ford. Also shown present in person: Interim Community Development Director Andrews, Associate Planner Rodriguez and Planning Commission Secretary Melo.
ROLL CALL:
Chairperson West, Vice Chairperson Bendix, Commissioner Linares, Commissioner Anderson, Commissioner Lopez
ITEMS FROM PUBLIC:




None
STATEMENT OF CONFLICT BY COMMISSIONERS:
None
CORRESPONDENCE:




None
CONSENT ITEMS:






Motion to approve Planning Commission meeting minutes of March 24, 2022:




Vice Chairperson Bendix

Second:

Commissioner Lopez
Motion passed:
5-0 vote

ROLL CALL:
Chairperson West, Vice Chairperson Bendix, Commissioner Linares, Commissioner Anderson, 



Commissioner Lopez

Ayes:

Chairperson West, Vice Chairperson Bendix, Commissioner Lopez, Commissioner Anderson, 


Commissioner Linares 

Noes:

None

Abstained:
None
Excused:
None
AGENDA ITEMS:
1. Public Hearing:
Architectural & Site Plan Review #21-09, Conditional Use 

Permit #21-10 Southern Tire Mart, 2275 Sperry Avenue, 

APN # 021-026-068

A public hearing to consider an Architectural and Site Plan Review and Conditional Use Permit for the construction of an 8,500 sf light, truck maintenance facility with three bays, a waiting area, a shop warehouse, two restrooms, an office and a breakroom. The proposed facility will be developed on the existing Pilot Flying J parking lot located at 2275 Sperry Avenue. The facility will service existing tractor trailer customers already utilizing the existing Pilot Flying J. The services offered will be minor repairs which include tire change, oil and lube service, brakes and drums, starter replacement and various other preventative maintenance.  Proposed hours of operation are from 6 a.m. to 10 p.m. with 3-5 employees onsite during business hours. The project also includes parking for employees. The project site is located within the West Patterson Projects area, for which the West Patterson Projects EIR was certified in October of 2002. The amount of commercial development proposed by this project was included and analyzed in the certified West Patterson Projects EIR. The city has evaluated the project against the environmental checklist, as recommended in Appendix G of the CEQA Guidelines, to compare the environmental impacts of the “proposed project” with those of the “approved project” (i.e., development approved in the West Patterson Projects EIR) and to identify whether the proposed project would likely result in new significant environmental impacts. Based on this analysis, Staff is recommending that no additional environmental review is necessary. (THIS ITEM WAS CONTINUED FROM THE 

MARCH 24, 2022 PLANNING COMMISSION MEETING)

Associate Planner Rodriguez gave a powerpoint presentation and answered questions from the Commission.
Open Public Hearing:
7:21 p.m.

Brandon Parks, Pilot/Flying J Travel Center

Mr. Parks stated that Southern Tire Mart is a partner of Pilot and looks forward to having the business there. He stated that he was available for questions.

Close Public Hearing:
7:23 p.m.
Commissioners discussed the proposed project with staff.
Reopen Public Hearing:
7:25 p.m.
Cameron Cooper, representing Southern Tire Mart

Mr. Cooper stated that the conditions of approval were discussed with Associate Planner Teresa Rodriguez and he accepts all the conditions of approval. 

Reclose Public Hearing:  
7:26 p.m.
Motion to approve Architectural & Site Plan Review #21-09 and Conditional Use Permit #21-10 with two findings for conditional use permit and two findings for architectural and site plan review with 107 conditions of approval:



Vice Chairperson Bendix
Conditions of Approval
1. The project shall comply with all applicable State and Municipal Codes, including the 2019 California Building Codes and the 2019 California Green Code and meet the requirements of the Public Works Department, City Engineer, Building Inspector, Planning Department and Fire Chief. 

2. The applicant shall comply with all conditions of approval and adopted mitigation measures, particularly Mitigation Measures F-1(a) and (b); F-2, F-3, F-6(a), (c) and (d); G-1; H-2; H-4; and J-2 

3. The applicant shall agree to defend at his/her sole expense any action brought against the City, its present or former agents, officers, or employees because of the issuance of said approval, or in any way relating to the implementation thereof, or in the alternative, to relinquish such approval.  The applicant shall reimburse the City, its agents, officers, or employees, for any court costs and attorney's fees which the City, its agents, officers or employees may be required by a court to pay as a result of such action.  The City may, at its sole discretion, participate at its own expense in the defense of any such action but such participation shall not relieve applicant of his/her obligations under this condition.  

4. Prior to issuance of a building permit, the applicant shall: 

a. Submit an exterior lighting plan and site lighting footcandle plan shall be prepared, consistent with Chapter 18.80 of the Municipal Code, subject to the review and approval of the Community Development and Police Departments; 

b. Submit mechanical plans that incorporate features such as energy efficient heating and cooling systems, to reduce area source emissions consistence with condition of approval #141 of the Westridge Business Park Development 

Agreement; 

c. Demonstrate that the necessary arrangements have been made to participate in any required City-Wide Maintenance Community Facility District (CFD), or Benefit Assessment District (BAD) and Landscape Maintenance District (LMD). All costs associated with the formation of any maintenance districts/CSA are the responsibility of the developer/project owner;  

d. Pay all applicable fees due the City and other Special Districts providing services to the site,  

5. Prior to issuance of a certificate of occupancy, the applicant shall install: 
a. Mail receptacles as required by the Postmaster of the City of Patterson;  

b. The property numbers (address) so that they are clearly visible on the building per City Standards,  

c. 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 with materials architecturally compatible with the main structure.  It is especially important that gas and electric meters, electric transformers, and large water piping systems be completely screened from a standard public viewing height of 6 feet.  All roof-mounted equipment which generates noise, solid particles, odors, etcetera, shall cause the objectionable material or effects to be directed away or shielded from adjoining land designated for residential development. A plan for the treatment of roof top equipment shall be submitted to the Planning Department prior to issuance of a building permit. 

6. Construction shall be limited to between the hours of 7:00 a.m. and 6:00 p.m. on nonholiday weekdays, and on Saturdays to between the hours 8:00 a.m. and 6:00 p.m.; that additional hour may be permitted at the discretion of the Public Works Director.  Construction activities may be allowed at any time on the interior of buildings once they are entirely enclosed, in conformance with the City’s noise ordinance.   

7. Facility operations shall be limited to the hours of 6 a.m. to 10 p.m. seven days a week. 

8. Setbacks shall be verified by a licensed surveyor. 

9. Per Title 24, Section 2-7102 of the State Disabled Access Regulations, the parking lot shall provide the required number of handicapped parking spaces. 

10. Prior to the approval of grading and public improvement plans, the applicant shall establish a deposit account for plan check and inspection costs, post bonds as appropriate and obtain an encroachment permit as required. 

11. The applicant shall submit a mitigation plan for review and approval by the City and the San Joaquin Valley Air Pollution Control District (SJVAPCD) for construction related emissions prior to construction. Such a plan shall include provisions for compliance with District Rule VIII and shall include at least the following requirements: 

a. All disturbed areas, including storage piles, which are not being actively utilized for construction purposes, shall be effectively stabilized of dust emissions using water, chemical stabilizer/suppressant, or vegetative ground cover. 

b. All on-site unpaved roads and off-site unpaved access roads shall be effectively stabilized of dust emissions using water or chemical stabilizer/suppressant. 

c. All land clearing, grubbing, scraping, excavation, land leveling, grading, cut & fill, and demolition activities shall be effectively controlled of fugitive dust emissions utilizing application of water or by presoaking. 

d. With the demolition of buildings up to six stories in height, all exterior surfaces of the building shall be wetted during demolition. 

e. When materials are transported off-site, all material shall be covered, effectively wetted to limit visible dust emissions, or at least six inches of freeboard space from the top of the container shall be maintained. 

f. All operations shall limit or expeditiously remove the accumulation of mud or dirt from adjacent public streets if and as needed when operations are occurring. (The use of dry rotary brushes is expressly prohibited except where preceded 
or accompanied by sufficient wetting to limit the visible dust emissions.) (Use of blower devices is expressly forbidden.)  

g. Following the addition of materials to, or the removal of materials from, the surface of outdoor storage piles, said piles shall be effectively stabilized of fugitive dust emissions utilizing sufficient water or chemical stabilizer/suppressant. 

h. Limit traffic speeds on unpaved roads to 15 mph; and 

i. Install sandbags or other erosion control measures to prevent silt runoff to public roadways from sites with a slope greater than one percent. 

12. Prior to concrete pour inspection, compaction tests are required for all footings. 

13. Electrical conduit shall have a separate ground wire installed. 

14. All on-site utilities shall be underground and all utility fixtures, transformers, switching boxes and other installations shall be screened from view to the satisfaction of the Planning Department. 

15. All signage shall be submitted for a sign permit and shall be in accordance with relevant provisions of the Patterson Zoning Ordinance and that any proposed monument sign shall be constructed with design elements and materials reflective of those of the main building. 

16. The project shall conform to the requirements of AB 936 and AB 1826 (Recycling). 

Engineering 

17. Project must be designed to address the Low Impact Development (LID) standards. City of Patterson Post Construction Manual shall be followed for guidance. 
18. Storm water and grease interceptor shall be installed. 
19. Landscaping and water service shall have reduced pressure back flow prevention device. 
20. Landscaping shall meet AB 1881 standards. 
21. All exits must have stop signs with stop bar and legend. 
22. All public improvements must be per City of Patterson's standards and details, unless otherwise approved by City Engineer. 
23. Additional comments will be provided during plan check phase. 
Public Works 

24. Project shall comply with all applicable stormwater regulations during construction activities and Post Construction Standards/Low Impact Development (LID).  For a copy of the city’s Multi-Agency Post-Construction Stormwater Standards Manual, go to the following website: 

bw. ci.patterson.ca.us/DocumentCenter/View/2593/Post-Construction-StandardsManual-2015-06-30-FINAL-07-01-15?bidId=  

25. Project must comply with the latest edition of the California Green Building Code, including ADA (Americans Disability Act), and City Standards. The City Standards must be detailed out on the plans to ensure compliance. 

26. If applicable, project must participate/annex into the City’s CFDs (Public Safety/Fire CFD 2003-1, Maintenance CFD 2013-1, West Patterson Business Park CFD 2005-1).  All costs associated with the annexation/formation must be paid for by the developer.  The city will work with the project engineers to obtain all information needed to prepare the Cost Estimate for the maintenance CFD (for example LF of sidewalks & storm drain lines, sq. of streets, street trees, streetlights, etc.).  All applicable Unanimous Approvals/Waivers for all CFDs must be signed and recorded prior to permit issuance. 

27. The city will require the developer to enter into a Landscape and Stormwater Control Measures (SCMs) & Access Agreement which holds the developer responsible for the ongoing maintenance of all private landscaping and stormwater treatment control measures installed on the project (for example vegetated swales, interceptors, basins, etc.). The agreement must be signed and recorded prior to inspections. 

28. Backflow Prevention Device is required on all water services installed.  A building permit is required, and the device inspected and approved by the Public Works Department. 
29. Landscape plans shall be submitted to the Engineering Department and shall comply with AB1881 (Water Use Efficiency)/MWELO requirements.  Once the landscaping is complete an audit must be completed, and the Certificate of Completion/Landscape Document Package sent into the city.  The city will require passing audits for the Landscaping. 

30. Commercial projects must submit a Construction & Demolition Waste Management Plan to the Public Works Department.  The city will require a final package prior to obtaining a final, including disposal tickets, to be submitted to ensure 60% diversion rate has been achieved.  For further information regarding this item, 

please contact Xavier Guluarte at (209) 895-8068 or via email at xguluarte@ci.patterson.ca.us  

31. If property is within a Special Flood Hazard Area, developer must pull a floodplain development permit and build according to floodplain standards. Please see Municipal Code, Chapter 17.12 for building standards. For further information, please contact Maria Encinas at (209) 895-8061. 

32. Street Trees may need to be installed or replaced.  A street tree deposit will be collected by the city at building permit phase.  All street tree types shall comply with the City’s Approved Street Tree Plan and species list.  Any palm trees installed as part of the project must be city’s approved Tree Species. 

33. All street lighting shall be LED.  For further details regarding LED requirements/ specifications, please contact Engineering at (209) 895-8076. 

34. Any truncated domes installed; City prefers the “Set in Place” domes. 

35. Trash Enclosures be designed and constructed to comply with the Department of Health and Storm Water regulations (not located in proximity of a drain inlet, have covers, have adequate secondary containment, etc.).  Trash enclosures should be sized to comply with commercial and organics recycling requirements.  If the trash enclosure is being shared with another facility, the trash enclosure must be adequately sized to be able to service more than one facility.  All trash enclosure plans must be reviewed and approved by the City’s Planning Department.  For a copy of the most recent standards, please visit the city’s website at 

www.ci.patterson.ca.us/DocumentCenter/View/6955/City-of-PattersonImprovement-Standards 
36. Improvement plans for any off-site public improvements shall be submitted to the Engineering Department for review and approval.  The project will be required to tie into the city’s non-potable purple pipe system.  The closes connection point is located on Park Center & Sperry Avenue (Flying J’s Travel Center, west of this project site location). 

37. If construction water will be obtained from the City’s Fire Hydrant(s), a Fire Hydrant Use Permit Application must be submitted and approved by the Public Works Department.  Fees, Deposits, and Water Rates are listed on the permit application. A copy of the permit application can be located at Permits, Forms & Fees | Patterson, CA - Official Website 
38. All new construction activities for commercial/industrial development projects require an Encroachment Permit from the Public Works Department.  To download an application and for fee information, please visit Permits, Forms & Fees | Patterson, CA - Official Website.  Please note that Effective January 1, 2022 city fees will increase.  For a copy of the new fees, please contact Public Works at (209) 895-8060. 
39. Any pre-existing sewer laterals and storm drain lines should be video inspected to ensure that the lines are clear of any debris and that they are not damaged. 

40. All facilities must be connected to the City’s municipal system for water (potable and non-potable), sewer and storm and be signed up for services prior to being in operation.  This includes garbage service.  This also includes Garbage Services (Commercial Recycling – AB 341). The City currently has a 7-year Contract with Bertolotti Disposal (Effective July 1, 2014) which grants an exclusive “Commercial & Residential Solid Waste Franchise” for Garbage Services.   Please contact the City’s Finance Department at (209) 895-8040 to sign up for utility services or for any questions. 

AB 1826 (Organic & Food Waste Recycling) requires that businesses generating 2 cubic yards of organic waste to arrange for organic waste recycling services.  Effective January 1, 2017 this requirement will extend to businesses generating 2 cubic yards of organic waste to arrange for organic waste recycling services.   

For further information about this requirement, please visit the City’s website at www.ci.patterson.ca.us or the State’s Cal-Recycle website http://www.calrecycle.ca.gov/recycle/commercial/organics/  or call Xavier Guluarte at (209) 895-8068. 

41. Stormwater quality control devices (SCDs) /Low Impact Development (LID) will be required for this project and must be included as part of the civil improvement plans submitted for the project.  This includes having post BMPs to address oil/grease/debris/trash, etc.  Additionally, all gas stations must meet the standards established in the City’s Multi-Agency Post-Construction Stormwater Standards manual by visiting http://www.ci.patterson.ca.us/535/Post-Construction-StandardsManual 
42. All utilities (storm, water, sewer) should be routed to existing public rights-of-way rather than utility easements.  Copy of the city standards are located on the website at www.ci.patterson.ca.us/DocumentCenter/View/6955/City-of-PattersonImprovement-Standards 

43. Project shall pay all applicable impact fees, capacity fees (storm, water, and sewer, etc.) at the time of building permit.  For a copy of the City’s fees please visit the city’s website at Development Impact Fee Schedules | Patterson, CA - Official Website or contact the Building Department at (209) 895-8030. 

Grading 
44. Prior to building permit issuance, the applicant shall submit to the City for review and approval a grading and drainage plan in compliance with all applicable regulations of the City of Patterson. 

45. As required by the Public Works Department, the applicant shall deposit with the City, at time of 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.  A qualified Soils Engineer shall submit tests and reports to certify each parcel as ready for construction prior to starting foundations. 

46. 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.  

47. Prior to any site grading or construction, an erosion control plan and program shall be submitted to and approved by the Public Works Department.  Said plan and program shall address specific temporary and permanent erosion control measures associated with the project.  

48. It is the contractor’s responsibility to use watering, dust fences, or other methods as directed by the City, to control dust throughout the construction operation. The applicant 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. 

49. 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 Public Works Director. 

50. The applicant or his/her agents or employees shall be responsible for removal and clean-up of any spill on public streets during his/her entire grading operations. 

51. 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. 

52. An engineering cost estimate shall be submitted with the grading and improvement plans for public improvements.  The applicant's engineer shall sign and stamp the calculation and cost estimates prior to issuance of building permits. 

53. Prior to issuance of the grading permit, final right-of-way width and routes for drainage channels, pipelines, and service roads needed shall be established. 

54. 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. 

55. 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. 

Stormwater 
56. All permanent basins shall be designed to meet the Post-Construction Stormwater Standards and A8 1881 requirements. The storm drainage plans must be engineered and/or developed by a Qualified Stormwater Designer (QSD). Before dedicating any basin/storm drainage facilities to the City, they must meet City Standards, stormwater regulations, be set-up with SCADA, and be included in a maintenance district to provide funding for on-going maintenance. 

57. Any temporary basin(s) must have adequate Best Management Practices (BMPs) and shall be monitored & inspected by a QSP to ensure stormwater compliance. The temporary basin must also have a monitoring gage to monitor the levels as well as have an Emergency Contingency Plan to address high levels during the heavy storm season. Any discharge to the City s storm system is prohibited and requires the City s authorization and lab sampling to ensure water quality meets State requirements. All costs associated with discharge/sampling are the responsibility of the developer/project owner. 

 
A secured maintenance agreement will also be required to ensure that the basin is monitored, maintained, and completed to satisfy state, local, federal stormwater & FEMA regulations. 

58. The project shall obtain an Industrial Stormwater Permit. Background if determined to be necessary by the Public Works Department. 

59. All pre-existing sewer laterals and storm drain lines should be video inspected to ensure that the lines are clear of any debris and that they are not damaged. 
60. A Storm Interceptor (SI) and/or full capture device(s) is required for all industrial/commercial facilities and must be installed to prevent pollutants from entering the City's municipal system or basin. Storm Interceptors are designed to remove garbage/debris, settable and suspended solids from stormwater runoff through gravitational setting and trapping of pollutants. A maintenance plan shall be developed to ensure proper maintenance of the storm interceptor. A copy of the maintenance plan shall be submitted to Public Works. 

61. Project shall comply with the installation and maintenance of full trash-capture system or devices that traps all particles retained by a 5 mm mesh screen and has a design treatment capacity that satisfies all Federal, State, and Local requirements. For further Information, please contact Engineering or Public Works. 

62. Future drainage system discharges shall comply with applicable state and federal pollutant discharge requirements. 

63. Runoff shall be detained and metered into the storm drainage system to the satisfaction of the City Engineer.   

Water 
64. A Backflow Prevention Device is required on all water services and shall be installed per City Standards 5-D and/or 5-E. A building permit must be obtained from the City’s Building Department and the device Inspected and approved by the Public Works Department. 

65. 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 shall be assured. 

66. 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. 

67. The applicant shall design, construct and dedicate all water distribution mains and appurtenances, including a 15-foot easement for mains on private property, to the satisfaction of the City.  All water distribution systems within project boundaries shall be extended for connection by future development.  The applicant 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 applicant. 

68. Separate water meters shall be installed for landscaping and indoor water services. 

Water Meters shall be ordered and purchased through the Public Works Department.  

69. The project shall comply with City of Patterson Best Management Practices as defined in the City’s latest Urban Water Management Plan, California Urban Water Conservation Council BMPs, AB 1881, and mandatory water conservation measures defined in the State of California Green Building Code. 

70. Water mains shall be installed on-site to provide adequate flow and reliability as required by the City Water Engineer and Fire Marshal.  Building fire suppression demands shall not exceed 2,500 gpm, or as limited by the water distribution system. 

71. The project shall set-up necessary infrastructure to utilize the City's Non-Potable Water System for irrigation & non-potable water services, including the washing of trucks. A separate water service and water meter will be required.  

Sewer 
72. Sewer laterals shall be installed to the building with size to be calculated for the most intensive allowable use to the satisfaction of the Public Works Director. 

73. That all pre-existing sewer laterals and storm drains lines should be video inspected to ensure that the lines are clear of any debris and that they are not damaged. 

74. Final inspection of the sewer system shall be by televised inspection device as approved by the City Engineer at applicant’s expense. 

75. Appropriate storm and sewer interceptors shall be included to the satisfaction of the City Engineer. 

76. Per City Standard 7.17, grease interceptors must be constructed by the developer on private property on the sewer service lateral for any facility whose operation will result in oil, grease, sand or other solids being discharged into the City’s sanitary sewer system. Interceptors shall conform to the latest California Plumbing Code Standards (minimum size is 750 gallons) and all grease interceptors shall have a sample point and shall be constructed outside the building where they can easily be inspected for proper operation by the City. Per the City's Municipal Code, any business that has a Grease Interceptor/Trap must be part of the City’s Fats, Oil, and Grease (FOG) Program and plans must be submitted and approved by the City. Please contact Public Works to schedule an on-site FOG Visit once the project is complete. 

Roads 
77. All sight distances for all corners and driveways shall conform to the City’s sight distance requirements to the satisfaction of the City Engineer. 

78. All streets, alleys, sidewalks, curbs, and gutters adjacent to the project shall be improved as necessary to provide safe vertical and horizontal transitions to connect improvements constructed within this project to existing improvements, as directed by the City Engineer.  Any street, alley, sidewalk, or curb damaged by the applicant 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. If the applicant proposes to defer improvements, they shall enter into a “Deferred Improvement Agreement” and provides necessary security (e.g. bond) prior to issuance of a building permit unless the Public Works agrees to different timing.   

79. The applicant is responsible for any damages to existing frontage improvements. 

80. The applicant shall pay for, and the Applicant shall install, to the City’s satisfaction, 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 applicant.  Striping and signing shall be paid for by the applicant subject to review and approval of the City, and made a part of the improvement plans. 

81. That the developer must replace all damaged existing concrete sidewalks within the project limits per City Standards. 

82. That the developer must replace all damaged existing curb and gutter within the project limits per City Standards. 

Utilities 
83. All on-site utilities shall be underground.  All existing overhead utilities adjacent to the property or within the property shall be placed underground. 

84. That all existing utilities (fire hydrants, storm drain inlet, streetlights, pullbox, transformer, etc.) must be protected in place or replaced per city standards if damaged during construction. 

85. The applicant is to be responsible for all damages to existing and new telephone facilities caused by workers or subcontractors under the direction of the applicant. 

86. All new telephone facilities shall be underground except where indicated by the telephone company upon engineering of the project. 

87. The applicant shall provide all necessary on-site easements for streets, sewers, water facilities, utilities, drainage facilities, and other facilities as required by the City.  Said easements shall be subject to the review and approval of the Public Works Department, City Engineer and the City Attorney. 

88. All water, gas, sewer, underground electrical power, cable T.V., or telephone lines, or conduits, or underground drain lines shall be installed before any paving is placed.  Utility stub connections to property boundaries of each parcel may be omitted only with the express and written permission of the City Engineer. 

89. The applicant shall install adequately sized utility services and laterals prior to final acceptance. 

Fire Department 

90. That address numbers, building numbers shall be placed in a position that is plainly legible and visible from the street or road fronting the property. Said numbers shall contrast with the background and be illuminated either internally or externally from dusk to dawn daily. Commercial address numbers shall be a minimum of six (6) inch tall Arabic numerals with a minimum stroke of three quarter (3/4) inch. 

91. That fire apparatus access roads and lanes shall have an unobstructed width of not less than twenty (20) feet and must be maintained around the perimeter of the building. 

92. That 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. 

93. That 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. Agency specific key boxes can be purchased at knoxbox.com. 

94. That the main electrical service shall be accessible for emergency shut off from the outside of the building. This may be accomplished by providing one (1) main disconnect, a Knox disconnect of shunt trip device. 

95. That Fire Department connections shall be within 75’ of a fire hydrant and located at the street. 

96. Fire hydrants shall be located to Fire Chief’s specifications. Fire hydrants and fire hydrant flows shall meet all City of Patterson standards.  

97. Fire Lanes – that if building is over 30’ tall, aerial apparatus access is required in accordance with Appendix D section D105 of the California Fire Code. Fire Lane on north side of building shall be identified and maintained. (No parking or obstructions) 

98. Building and operations shall comply with California Fire Code Section 2311 “Repair Garages”. 

99. That 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 (5,000) square feet. 

100. Fire alarm system shall be U.L. Certified. Certification shall be maintained for the life of the building. 

101. Quantities and names of chemicals stored and used shall be provided. 

102. All new construction shall meet the requirements of the City Fire Department for the proposed construction type, occupancy class, materials (including proposed ACM cladding), staging, and all other factors impacting fire safety. 

103. Prior to occupancy, approved fire extinguishers shall be installed at approved locations and all fire suppression requirements be followed as approved by the Fire Department. 

104. That visible hazard identification signs such as NFPA 704 placarding shall be placed at entrances to locations where hazardous materials are stored, dispensed, used or handled in quantities requiring a permit and at specific entrances and locations designated by the fire code official. 

105. If construction water will be obtained from the City’s Fire Hydrant(s), a Fire Hydrant Use Permit Application must be submitted and approved by the Public Works Department.  Fees, Deposits, and Water Rates are listed on the application. 

106. That where required, portable fire extinguishers shall be at least a 2A10BC per 2019 

CA Fire Code 

107. That all outdoor storage of tires shall be prohibited.  

Second:

Commissioner Lopez
Motion passed:
4-1 vote

ROLL CALL:
Chairperson West, Vice Chairperson Bendix, Commissioner Linares, Commissioner Anderson and Commissioner Lopez

Ayes:
Vice Chairperson Bendix, Commissioner Linares



Commissioner Anderson, Commissioner Lopez
Noes:


Chairperson West
Abstained:

None

Excused:

None
Absent:

None
2. Public Hearing:
Planned Development #21-01, Tentative Parcel Map #22-01 – Sperry

Commercial Park, Phase 2, APN #021-093-008

A public hearing to consider a Planned Development Overlay on APN,

021-093-008, a 20.25-acre lot located approximately 1,500 feet south of Sperry Avenue, between the California Aqueduct and the Delta Mendota Canal.  The site is currently zoned for General Commercial land uses.  The overlay would also allow West Patterson Light Industrial zoning land uses.  A parcel is also proposed for the same lot that would divide the property into four parcels of 10.05, 6.9, 2.1, and 0.63 acres in size, with the remainder proposed for street circulation. The
2.1-acre parcel would be provided for a storm drain basin. The project is exempt from review under CEQA.

Interim Community Development Director Andrews gave a powerpoint presentation and answered questions from the Commission.

Open Public Hearing:
7:45 p.m.

Joe Hollowell, representative of Sperry Commercial Park project
Mr. Hollowell gave a history on the project and stated the proposed user wants to use the whole parcel.  He stated that he was ok with putting an easement in with cul-de-sac as shown on parcel map. He stated they would love to utilize the basin in a safe way and likes the idea of the dog park suggested by the Commission.
Angela Bodas, resident of Patterson
Ms. Bodas had a question about Rogers Road going through. What’s the plan for secondary access? Interim Community Development Director Andrews stated that the land use would be allowed with a Planned Development overlay for the trucking company. He stated that the original location the trucking company was looking at was adjacent to a residential area. Ms. Bodas stated that a dog park would be great.
Jason Chapman, GDR Engineering, Inc., engineer for the project 

Mr. Chapman stated it’s a percolation basin and potential client is a veterinarian, and they may use the basin for their clients.

Larry Buehner

Mr. Buehner stated that with the approval, the veterinarian may go in next to basin and animals would have a place to run. He spoke about the water lines going in on Rogers Road. He answered questions from the Commissioners.
Eric Drabert, Jewel Flower Drive

Mr. Drabert asked if by adding more commercial to the Sperry exit is there any concern with adding even more traffic to our single exit from I-5.? With the added new truck stop and more business, this seems to keep compounding our problem with our single exit.
Interim Community Development Director Andrews stated we’re working with Caltrans on Sperry and I-5 and work will start soon on it.

Close Public Hearing:
8:24 p.m.

Commissioners discussed the proposed project with staff.
Motion to recommend approval to City Council of Planned Development Overlay with 5 findings and 7 findings for Tentative Parcel Map with twenty-eight conditions of approval with change to condition #15 to read: “Rogers Road shall be designed and constructed/built in its entirety and have a secondary access point due to road extension being over 2,000-ft in length from Sperry Ave.  This includes, but not limited to all underground utilities and complete road structural section. The curb/gutter, sidewalk, and driveway may be installed at a later date for development that is being phased to a future date or as approved by City Engineer.” and also condition #23 to read: “The water line shall be looped, with the location provided to the satisfaction of the City Engineer and Public Works Director and shall be in place prior to issuance of the first occupancy permit, with location to be subject to the approval of the City Engineer, if required.” , add #29 to allow a portion of the basin to be utilized for a dog park



Vice Chairperson Bendix

Conditions of Approval 
1. That the project shall be subject to the mitigation measures outlined in the West Patterson Business Park EIR and Addendum.

2. That the final map submitted for checking and recordation shall be prepared by a licensed civil engineer or land surveyor, each licensed to practice in the state of California, and shall meet all of the specifications of the state Subdivision Map Act.

3. That all parcels shall comply with the minimum requirements of the General Commercial zoning classification.

4. That the approval shall comply with all applicable state and municipal codes and meet the requirements of the City Engineer.

5. That easements of record shall remain in effect and shall be recorded on the final map.  

6. Public utility easements shall be granted as required by the appropriate companies and to the satisfaction of the Public Works Director and City Engineer.

7. The applicant shall file one copy of the Tentative Map to be used for assigning addresses.

8. That no non-conforming condition of zoning may be created by this approval.

9. Street trees shall be required on all new roads.

10. Cost of all inspections related to on-site and off-site improvements shall be paid by the subdivider/developer.

11. The subdivider shall set all monuments required by the Subdivision Map Act before project acceptance for off-site improvements are approved.

12. Rogers Road shall be offered for dedication to the City of Patterson in conjunction with the recordation of the Final Map.

13. Rogers Road offer of dedication shall only be accepted by the City of Patterson subsequent to the City Engineer’s and Public Works Director’s determinations that Rogers Road has been constructed/built to the City Standards and a Notice of Completion in conjunction with an agreement to release any outstanding surety bonds has been authorized by the City Council.

14. Rogers Road shall be designed and constructed/built to the proposed Rogers Road ‘Plan Line’ to City Standards or as dictated by a future soils report and associated R-Value determination contained therein.

15. That the Rogers Road centerline extension shall be in alignment in terms of the centerline.

16.
Rogers Road shall be designed and constructed/built in its entirety and have a secondary access point due to road extension being over 2,000-ft in length from Sperry Ave.  This includes, but not limited to all underground utilities and complete road structural section. The curb/gutter, sidewalk, and driveway may be installed at a later date for development that is being phased to a future date or as approved by City Engineer.  (this is the new #15 since the original conditions of approval were misnumbered)
17.
Storm drain inlets shall be provided along Rogers Road to allow for proper storm drainage to the 
satisfaction of the City Engineer.
18.
In the event phased grading is permitted, the subdivider 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 mitigation and potential flooding and erosion that may adversely affect adjacent properties and public rights-of-way.

19. An engineering cost estimate shall be submitted with the grading and improvement plans.  The applicants engineer shall sign and stamp the calculations and cost estimate prior to issuance of any permits.

20. 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, excavation, slope stabilization and revegetation, and footings and foundation construction. 

21. That fire hydrants shall be installed per City standards and per Appendix C of the 2016 CA Fire Code.

22. That the turnaround shall be designed to provide the required turning radius of a fire apparatus, maintained to support the imposed loads of fire apparatus, and shall be surfaced so as to provide all-weather driving capabilities.  2016 C.F.C § 503.2.3; 2016 C.F.C § 503.2.4 and 2016 C.F.C § 503.2.5.

23. That the turnaround shall be signed for no truck parking.

24.
The water line shall be looped, with the location provided to the satisfaction of the City Engineer and Public Works Director and shall be in place prior to issuance of the first occupancy permit, with location to be subject to the approval of the City Engineer, if required. (this is the new #23 since the original conditions of approval were misnumbered)
25.That prior to final map approval, a secondary access route shall be designated.  Such route shall be
established and maintained to provide emergency ingress/egress, to the satisfaction of the City Engineer and Fire Chief.

26. That the waterline shall be looped so as to provide for adequate pressure and reliability to the satisfaction of the City Engineer and Public Works Director.

27. That a right-of-way easement shall be provided to the southern edge of the property to be used in the event of future development in that area.  

28. That, per Patterson Municipal Code Section 16.20.010, failure to record a final map within twenty-four months of the date of approval or conditional approval of the tentative map shall terminate all proceedings, unless otherwise provided for under the Subdivision Map Act; provided, however, that upon application of the subdivider in writing, an extension not exceeding one year may be granted by the planning commission, except as provided under subsections (B) and (C) of this section. In the event the commission denies the subdivider’s application for extension, the subdivider may appeal to the city council. Where proceedings have terminated because of failure to file a final map or failure to receive extension by the planning commission or city council, a new tentative map shall be filed in accordance with the provisions of this chapter before a final map may thereafter be recorded or any lot sold.

29. 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.
30. To allow a portion of the basin to be utilized as a dog park. (this is the new #29 since the original conditions of approval were misnumbered)
Second:

Commissioner Anderson

Motion passed:
5-0 vote
ROLL CALL:
Chairperson West, Vice Chairperson Bendix, Commissioner Linares, Commissioner Anderson and Commissioner Lopez

Ayes:
Chairperson West, Vice Chairperson Bendix, Commissioner Anderson, Commissioner Lopez, Commissioner Linares
Noes:


None
Abstained:

None

Excused:

None

Absent:

None
3. Public Hearing:
BHT Auto Storage Extension Request (Architectural & Site 

Plan Review #19-06 and Conditional Use Permit #19-06)

The City has received a request to extend the BHT Auto Storage Project approval expiration date for a period of two additional years.  The project included a vehicle storage facility located on Assessor Parcel Numbers 021-022-028, -043, -044, -045, -046, an approximately 224 acre site located south of Zacharias Road, between the California Aqueduct and Delta Mendota Canal.  The applicant proposes outdoor storage of used, operable and inoperable vehicles for wholesale online auction.  The project is divided into two phases.  The first phase would include a 12,800 square foot office building, parking areas, storm drainage infrastructure, and associated landscaping, on the southern half of the project area, approximately 100 acres.  The second phase would include a 12,800 square foot office building, parking areas, storm drainage infrastructure and associated landscaping on the balance of the site.  No dismantling, draining of fluids, crushing or sale of parts is proposed.  Vehicles are sold in the same condition as they arrive.  The permit time extension requires a public hearing by the Planning Commission. (THIS ITEM WAS CONTINUED FROM THE MARCH 10, 2022 PLANNING COMMISSION MEETING).

Interim Community Development Director Andrews stated that we will take this item off of the agenda and may put it on a future agenda.
Open Public Hearing:
 8:37 p.m.

Larry Buehner asked if BHT would have to start over on the project. Interim Community Development Director Andrews stated that it would be up to the Commission if this item comes back. It will be continued until it comes back to the Commission.
Close Public Hearing:
 8:38 p.m.

4. Informational

Findings of Fact
Item:
The Findings of Fact are the written summation of the Planning Commission’s findings during the public hearing process and provide the bases for the decision-making process. (THIS ITEM WAS CONTINUED FROM THE MARCH 24, 2022 PLANNING COMMISSION MEETING)
Interim Community Development Director Andrews gave a presentation on findings of fact and answered questions from the Commission. 

ITEMS FROM STAFF:
Interim Community Development Director Andrews stated that the next Planning Commission meeting would be on April 28th with changes to McDonald’s drive through.
ITEMS FROM COMMISSION: 
None

ADJOURNMENT:  The Planning Commission regular meeting of April 14, 2022 was adjourned by Chairperson West at 8:41 p.m.

______________________________________________________________

Prepared by Denise Melo, Secretary of City of Patterson Planning Commission  
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