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CITY OF PATTERSON
PLANNING COMMISSION MINUTES
OCTOBER 27, 2022
__________________________________________________________________
The Planning Commission regular meeting of October 27, 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. Shown present via Zoom: Commissioner Linares, Commissioner Anderson and Commissioner Lopez. Also shown present via Zoom: IT Manager Ford and City Attorney Goldstein. Also shown present in person: Community Development Director Stice, City Planner Andrews and Planning Commission Secretary Melo. Shown excused: Associate Planner Rodriguez.
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 September 8, 2022:




Vice Chairperson Bendix

Second:

Commissioner Linares 
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 Linares, Commissioner Anderson 


Commissioner Lopez 

Noes:

None

Abstained:
None
Excused:
None
Motion to approve Planning Commission
 meeting minutes of September 22, 2022:




Vice Chairperson Bendix

Second:

Commissioner Linares
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 Linares, Commissioner Anderson, 



Commissioner Lopez 

Noes:

None

Abstained:
None
Excused:
None
AGENDA ITEMS:
1. Public Hearing:
Mini-Storage, Architectural & Site Plan Review #22-06, Conditional Use 

Permit #22-07, APN # 048-043-012

Consideration of a new self-storage facility, located at 201 Poppy Avenue, APN 048-043-012, a 4.73-acre lot.  The facility would include approximately 77,000 square feet of building space, mostly for storage buildings along with an office/caretaker residence building.  The project would include one- and two- story buildings with storage units of varying sizes, including some temperature-controlled units, and security gates and cameras.  The use requires a conditional use permit in the General Commercial zone, where the site is located.  The project is categorically exempt from CEQA (§15332 Infill Development).

City Planner Andrews gave a powerpoint presentation and answered questions from the Commission.

Open Public Hearing:
7:18 p.m.

Harry Gill, owner of the property
Mr. Gill answered questions from the Commission regarding ADA parking spaces. He also agreed with all of the conditions of approval for the project.
Close Public Hearing:
7:20 p.m.
Motion to approve Architectural & Site Plan Review #22-06 and Conditional Use Permit #22-07 with two findings for the architectural and site plan review and two findings for the conditional use permit and 93 conditions of approval:



By: Commissioner Anderson
Conditions of Approval
	1
	 The project shall comply with all applicable State and Municipal Codes, including the most recently adopted California Building Codes, California Fire Code, and the California Green Code and meet the requirements of the Public Works Department, City Engineer, Building Inspector, Community Development Department and Fire Chief.

	2
	The applicant shall comply with all conditions of approval and adopted mitigation measures.

	3
	Development shall occur in substantial conformance with the site plan and elevations as approved by the Planning Commission.

	4
	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. 

	
	

	
	Design Requirements

	5
	That all buildings adjacent to side and rear property lines shall be setback at least three feet from the property line and that landscaping shall be included in those areas to discourage graffiti.  All walls along property lines shall include a stucco finish and shall include a decorative element, at least every thirty feet, which may include, but is not limited to pilasters, to the satisfaction of the Community Development Director.

	6
	That the tower elements on the storage buildings facing Poppy Avenue shall wrap around the sides of the structures a minimum of ten feet.

	7
	All planted areas shall be separated from driveways by concrete curbs.

	8
	Stop signs shall be provided at all project exits and internally as needed to ensure safety and consistent with the Traffic Impact Study findings.

	9
	All on-site utilities shall be underground and all utility fixtures, transformers, switching boxes and other installations shall be screened from view.

	10
	Per Title 24, Section 2-7102 of the State Disabled Access Regulations, parking lots shall provide the required number and configuration of handicapped parking spaces.

	11
	Improvements required for project development shall include street paving, curb, gutter, street lights, sidewalks, landscaping, the required utilities, grading and drainage.

	12
	At the time of Public Improvement Plan review, plans shall be submitted to all applicable public utility companies for review.  Comments from the utilities regarding required easements, transformer locations, etc. shall be forwarded to Public Works Department for review and approval. 

	13
	All required public improvements shall be designed and constructed in accordance with the City of Patterson Standard Specifications and Drawings, including any standards updated prior to approval of the improvement plans.

	14
	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.

	15
	Setbacks shall be verified by a licensed surveyor.

	16
	All trash enclosures must be constructed to comply with the latest Storm Water regulations (not located in close proximity of a drain inlet, have covers, have adequate secondary containment, etc.). Trash enclosures should be sized to comply with commercial recycling requirements.  The project shall install 100 percent full trash capturing devices to comply with Stormwater Regulations and provide the City with a copy of the maintenance plan.  Devices must be adequately maintained and business must sign up with the City’s FOG program to ensure maintenance. All trash enclosure plans must be reviewed and approved by the City’s Planning Department.  

	17
	The project shall conform to the requirements of AB 936, AB 341, and AB 1826 (Recycling).  Commercial projects shall submit a Construction Waste Management Plan for the City's review/approval.  All businesses generating four cubic yards of waste or more must comply with AB 939 Commercial Recycling requirements.

	18
	Plans for off-site public improvements and landscape plans must be submitted to the City Engineer for review and approval.  

	19
	Project shall comply with all Stormwater Pollution Prevention and Valley Air Pollution Control District regulations, including the City’s Post Construction/LID Standards and the Construction Activities Storm Water General Permit (2009-0009-DWQ Permit.) 

	20
	That prior to building permit issuance, the applicant shall provide a plan for parking, including ADA facilities.

	21
	A 20' wide fire lane shall be maintained throughout the site.  An approved fire apparatus turn around shall be provided.  Fire lane and turn around shall be an all-weather surface.

	22
	The project site shall be paved.

	23
	Project shall be designed to meet Low Impact Development (LID) Standards.  The City of Patterson Post-Construction Stormwater Standards Manual shall be followed for guidance.

	24
	The site grading area exceeds one acre, therefore a State's WDID number and SWPPP submittal shall be required.

	25
	The site shall either be paved or suitable material placed to prevent track out on to Poppy Avenue.

	26
	On-site and off-site storm water runoff shall be detained and metered into the storm drainage system to the satisfaction of the City Engineer.  

	27
	Any storm drain issues at the front of the property adjacent to Poppy Avenue shall be addressed.

	28
	Site shall connect to the City's sewer system, if not already connected.

	29
	For new water service or existing water service, a Reduced Pressure Backflow prevention apparatus shall be installed.

	30
	Street lighting shall be evaluated to determine if new street lights on Poppy shall be required as part of the project.  Location and material shall be approved by the Public Works Department.  All new street lighting shall be LED.

	31
	Frontage improvements shall be installed including sidewalk, curb, gutter, and commercial driveway.

	32
	Moisture barrier shall be installed behind sidewalk.

	33
	Landscaping and water service shall have a reduced pressure back flow prevention device.

	34
	Landscaping shall be provided along the frontage of the property.  Landscaping plan shall be subject to review and approval by the Public Works and Community Development Departments.

	35
	Project shall comply with all applicable stormwater regulations.

	36
	All permanent basins shall be designed to meet the post-construction stormwater standards and AB 1881 requirements.  Storm drainage plans shall be engineered and/or developed by a Qualified Stormwater Designer (QSD).  Prior to dedicating any basin/storm drainage facility to the City, they must meet City Standards, stormwater regulations, be set-up with SCADA, and be included in the maintenance district to provide funding for on-going maintenance.  Any temporary basin shall have adequate Best Management Practices (BMPs) and shall be monitored and inspected by a QSP to ensure stormwater compliance.  The temporary basin shall have a monitoring gauge 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 shall be required to ensure that the basin in monitored, maintained, and completed to satisfy state, local, federal stormwater and FEMA regulations.

	37
	Street trees shall be required per City Standards and a street tree deposit posted with the City.  All street trees must be in compliance with the City's approved street tree plan.

	38
	All facilities shall be connected to the City's municipal system for water, sewer, and storm and be signed up for services prior to operation.

	39
	The project must maintain any existing access/easement or provide alternate access/easement for any adjacent public facilities.  

	40
	Fire Department connections shall be within seventy-five feet of a fire hydrant.  

	41
	The main electrical service shall be accessible for emergency shut off from the outside of the building. 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.

	42
	An approved automatic fire sprinkler system shall be required.  If the provisions of the California Fire Code are more restrictive, then the more restrictive requirement shall apply.

	
	

	
	Prior to Grading

	43
	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.

	44
	Complete grading and drainage plans shall be submitted to and approved by the City Engineer.

	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 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.

	56
	The applicant shall obtain a grading permit for on-site excavation and fill prior to construction.

	57
	Prior to concrete pour inspection, compaction tests are required for all footings.

	58
	The project shall obtain an Industrial Stormwater Permit.

	
	

	
	Prior to Building Permit Issuance

	59
	1.      Construction shall be limited to between the hours of 7:00 a.m. and 6:00 p.m. on non-holiday weekdays, and on Saturdays to between the hours 8:00 a.m. and 6:00 p.m.; that additional hours 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.  

	60
	The applicant shall be responsible during construction for cleaning city streets, curbs, gutters and sidewalks of dirt tracked from the subject site.  The flushing of dirt and debris to storm drain or sanitary sewer facilities shall not be permitted.  The cleaning shall be done after each day's work or as directed by the Director of Public Works or the Planning Department.

	61
	Electrical conduit shall have a separate ground wire installed.

	62
	For landscape and irrigation within the public ROW, a deposit shall be required to cover the installation of irrigation, landscaping, and plant materials (relocation) based upon the estimate of costs to be paid for and provided by the applicant. Project landscape plans must comply with AB1881 (Water Use Efficiency) requirements. Once the landscaping is complete an audit must be completed and the certificate sent into the City.

	63
	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.

	64
	The applicant shall pay all applicable fees due the City and other Special Districts providing services to the site.

	65
	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. 



	

	66
	Public records are to be researched for the location of all possible survey monuments within the scope of the project and report shall be furnished to City Engineer and County Surveyor. 

	67
	Prior to issuance of a building permit, the  applicant shall submit a Final Landscape and Irrigation Plan in compliance with AB 1881.  The landscaping plan shall be consistent with City Standards and shall include at least two of the following low impact development methods:

• bioretention 

• cisterns and rain barrels 

• green roofs

• roof leader disconnection 

• permeable and porous paving (must be no less than 20% of walking or patio surface per Section 18.78.040) 

• vegetative swell and filter strips 

• volume retention

	68
	Prior to issuance of a building permit, sufficient water pressure and capacity to serve the project area shall be assured.  Water mains shall be installed on-site to provide adquate flow and reliability as required by the Public Works Director, City Engineer, and Fire Chief.

	69
	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.

	70
	Separate water meters shall be installed for landscaping and indoor water services.

	71
	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.

	72
	Future drainage system discharges shall comply with applicable state and federal pollutant discharge requirements.

	73
	Appropriate storm and sewer interceptors shall be included to the satisfaction of the City Engineer and Public Works Director.  Use of a grease/oil interceptor shall be required to capture metal debris.

	74
	A Stormwater Pollution Prevention Plan (SWPPP) shall be completed and submitted to the City prior to any construction activities and must address grading, drainage, erosion control, and Post Construction Best Management Practices (BMPs).  In compliance with the City’s Post-Construction Stormwater Standards Manual, an Operations and Maintenance Plan also must be submitted. A SWPPP Inspection Deposit must be posted with the City to cover all SWPPP Inspections for the duration of the project.  

	75
	If using truncated domes, City prefers "Set in Place" domes.

	76
	The project shall participate in Maintenance Community Facility District (CFD) to help pay for maintenance of public improvements.

	77
	Domestic, Landscape, and Fire Systems water meters shall be ordered and purchased through the Public Works Department and installed to city standards.

	78
	If construction water will be obtained from the City's Fire Hydrant(s), a Fire Hydrant Use permit Application shall be submitted and approved by the Public Works Department.

	79
	If the property is within a Special Flood Hazard Area, applicant shall obtain a floodplain development permit and build according to floodplain standards.

	80
	All pre-existing sewer laterals and storm drain lines shall be video inspected to ensure that the lines are clear of any debris and that they are not damaged.

	81
	All landscaping in the Public Right-of-Way shall be subject to review and approval by the Public Works and Community Development Department.

	82
	All pre-existing public improvements adjacent to the project area shall meet the ADA standards.

	83
	A backflow prevention device shall be required on all water services and shall be installed per City Standards.

	
	

	
	Prior to Certificate of Occupancy

	84
	Prior to issuance of a certificate of occupancy for each building, 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.  This includes gas and electric meters, electric transformers, and large water piping systems to 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. 

	85
	Prior to issuance of a certificate of occupancy, mail receptacles shall be provided as required by the Postmaster of the City of Patterson.

	86
	All walls facing Poppy Avenue or exterior property lines shall be coated with graffiti resistant material to the satisfaction of the Community Development Director.

	87
	A “Landscape Maintenance Agreement” shall be required to ensure the maintenance of all landscaping that will be owned and maintained by the project owner onsite.  The agreement will be reviewed and approved by the City Council and recorded at the County Recorder’s Office.

	88
	Final inspection of the sewer and storm drain system shall be by televised inspection device as approved by the City Engineer at applicant’s expense.

	89
	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 (office or at gate) with the top of box no higher than 6' above finished grade.  Knox key  boxes may be ordered at www.knoxbox.com.  Manual sliding or electrically operated gates that cross the fire access lanes shall be equipped with a Knox Key Switch, used by the Patterson Fire Department.  A dual keyed switch to accommodate law enforcement may be required. 

	90
	Knox locking caps for Fire Department Connections shall be required for all new construction. 

	91
	All commercial fire alarm systems shall be UL listed and to be maintained throughout the life of the alarmed building.

	92
	Building(s) shall be properly addressed with numerals at least six inches tall, contrasting with background, illuminated between dusk and dawn daily and be clearly visible from the street.  Larger numbers, suite and rear door identification, etc. may be required to facilitate emergency response.

	93
	Fire extinguishers within building shall be at least a 2A10BC, as required by the Fire Department.


Second:

Vice Chairperson Bendix
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 Linares, Commissioner Anderson, 


Commissioner Lopez
Noes:

None

Abstained:
None

Excused:
None
2. Public Hearing:
Architectural & Site Plan Review #22-05 VOP 2.1 LLC, Lot 14
City Planner Andrews gave a powerpoint presentation and answered questions from the Commission.

Open Public Hearing:
7:23 p.m.

No public testimony

Close Public Hearing:
7:24 p.m.
Motion to continue item to November 17th Planning Commission Meeting:



By: Vice Chairperson Bendix
Second:

Commissioner Linares

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 Linares, Commissioner Anderson, 



Commissioner Lopez

Noes:

None

Abstained:
None

Excused:
None
ITEMS FROM STAFF:
City Planner Andrews stated that the application for annexation was submitted to LAFCO today for Baldwin Master Plan/Zacharias Master Plan Project and he also said “we’ll see you on November 17th “. Community Development Director Stice stated that the meeting on November 17th will have proposed code changes to mobile vendor code. 

ITEMS FROM COMMISSION: 
None

ADJOURNMENT:  The Planning Commission regular meeting of October 27, 2022, was adjourned by Chairperson West at 7:27 p.m.

______________________________________________________________

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