
 
CITY OF LOS BANOS 

PLANNING COMMISSION MEETING MINUTES 
MARCH 23, 2016 

 

 
ACTION MINUTES – These minutes are prepared to depict action 
taken for agenda items presented to the Planning Commission.  For 
greater detail of this meeting refer to the electronic media (CD 
and/or audio) kept as a permanent record. 
 

CALL TO ORDER.  Chairperson Spada called the Planning Commission Meeting to 
order at the hour of 7:00 p.m.  
 
 PLEDGE OF ALLEGIANCE.  The pledge of allegiance was led by Commissioner 
Toscano. 
 
ROLL CALL – MEMBERS OF THE PLANNING COMMISSION PRESENT:  Planning 
Commission Members John Cates, Arkady Faktorovich, Erik Limon, Palmer McCoy, 
Tom Spada, and Susan Toscano; Refugio Llamas absent. 
 
STAFF MEMBERS PRESENT:  Senior Planner Stacy Elms, Planning Technician 
Sandra Benetti, and City Attorney William Vaughn. 
 
CONSIDERATION OF APPROVAL OF AGENDA.  Motion by McCoy, seconded by 
Cates to approve the agenda as submitted.  The motion carried by the affirmative action 
of all Planning Commission Members present; Llamas absent. 
  
CONSIDERATION OF APPROVAL OF THE ACTION MINUTES FOR THE REGULAR 
PLANNING COMMISSION MEETING OF MARCH 9, 2016.  Motion by McCoy, 
seconded by Limon to approve the minutes as submitted.  The motion carried by the 
affirmative action of all Planning Commission Members present; Llamas absent. 
 
PUBLIC FORUM: MEMBERS OF THE PUBLIC MAY ADDRESS THE CITY COUNCIL 
MEMBERS ON ANY ITEM OF PUBLIC INTEREST THAT IS WITHIN THE 
JURISDICTION OF THE CITY; INCLUDES AGENDA AND NON-AGENDA ITEMS.  
NO ACTION WILL BE TAKEN ON NON-AGENDA ITEMS.  SPEAKERS ARE 
LIMITED TO A FIVE (5) MINUTE PRESENTATION.  DETAILED GUIDELINES ARE 
POSTED ON THE COUNCIL CHAMBER INFORMATIONAL TABLE.  Chairperson 
Spada opened the public forum.  No one came forward to speak and the public forum 
was closed. 
 
DESIGN REVIEW STUDY SESSION – DEVELOPMENT OF A NEW 4,728 SQUARE 
FOOT CONVENIENCE STORE, 5,400 SQUARE FOOT FUEL STATION, AND CAR 
WASH ON A 1.20 ACRE LOT LOCATED AT 2270 PACHECO BOULEVARD IN THE 
HIGHWAY-COMMERCIAL ZONING DISTRICT.   Senior Planner Elms presented the 
staff analysis, which included a PowerPoint presentation, and noted that the applicant 
was present to answer any questions. 



Harry Heady, Architect with Heady Design & Associates, thanked Senior Planner Elms 
for her assistance and spoke of the architectural elements including not adding the tile 
roof, bringing curb appeal to the table, and how this is a really good project that is being 
brought to the City. 
 
Commissioner Faktorovich spoke of this being a well thought design and how it’s a little 
too dark brown for him but don’t see any problems.  
 
Senior Planner Elms stated that the stone veneer seems dark but that’s the natural 
stone that is already out there. 
 
There was discussion among Commissioners, staff, and the applicant regarding the 
architecture including the height of parapet, energy efficiency, and how the applicant will 
be bringing solar panels to this project.  
 
Commissioner Limon stated that it is a beautiful concept with a lovely design. 
 
Chairperson Spada stated that it would have been nice to see a hip tower and tile. 
 
Commissioner McCoy inquired if there was a reason why there wouldn’t be at least one 
hip tower. 
 
Senior Planner Elms stated that she made that comment to the applicant. 
 
Chairperson Spada stated that it was a beautiful design but its too lineal and the tower 
would tie it in better. 
 
Mr. Heady stated that he does have a rendering that depicts the tower and tile roof and 
showed the Commission the plan. 
 
The Commission agreed that they preferred that rendition. 
 
Commissioner Cates stated that he liked the original drawing but will go with the team to 
suggest adding the architectural elements to the center tower, wants to see something 
built and bringing revenue to the City, and wouldn’t have a problem if they went with the 
first drawing. 
 
Brett Windecker, Applicant and Property Owner, didn’t feel like the tile roof meshed with 
the stone veneer, how those two styles seem to compete, when you bring the stone 
veneer up to the red tile roof it clashes, would like to see another solution, and could 
possibly redesign the stone veneer. 
 
Chairperson Spada inquired about the possibility of doing a different color tile. 
 
Mr. Windecker stated that it is possible and spoke of how he likes the buildings in the 
Stonecreek Plaza, specifically the Starbucks in that plaza. 



 
Senior Planner Elms stated that the Planning Commission wanted to see a pitched roof.  
 
Mr. Windecker asked that flexibility on the color would be nice. 
 
Commissioner Toscano spoke of how she likes it how it is, but understands in order to 
keep continuity in the plaza then it would be nice to do a pitched roof and tower. 
 
Senior Planner Elms added a suggestion on northern elevation to add ceramic tiles to 
the back of the building or trellises to break up the building massing.  
 
Mr. Heady spoke of being a big fan of putting trellis to the back of the building. 
 
Mr. Windecker said he was open to dressing up the back. 
 
Kathy Ballard, Los Banos, spoke of the drive thru and concerns with people spitting out 
gum while waiting and suggested keeping in mind employee hours for cleaning up the 
trash enclosure area if it isn’t enclosed. 
 
There was discussion among Commissioners, staff, and the applicant regarding the 
graffiti in the area and measures to protect the building from such activity. 
 
Commissioner Limon inquired if there was a possibility to cover the trash enclosure to 
keep transients out. 
 
Mr. Heady spoke of how he is accustomed to designing very eye pleasing enclosures, 
how he will try to make them fit the use, keeping the community clean, how the trash 
enclosure wasn’t discussed with applicant too much, and will bring it to the Planning 
Commission when the Site Plan Review will go to public hearing. 
 
There was discussion among Commissioners, staff, and the applicant regarding the 
landscaping that including wanting to see a variety of color in the river rock, more of a 
variation of species of shrubs and trees, and the suggestion of using the gray water 
from the car wash for irrigation. 
 
Mr. Heady stated that the applicant has to take care of landscaping from Caltrans’ right 
of way, the species used are the most common drought tolerant, and how the applicant 
is very conscious of the environment and taking care of it. 
 
There was discussion among Commissioners, staff, and the applicant regarding the 
lighting including the addition of solar panels on the canopy for the fuel station for the 
lighting, LED lighting around the fuel canopy, and how a photometric plan will come 
forward at the public hearing. 
 



Commissioner Faktorovich spoke of his concern with the traffic pattern, suggested the 
removal of a couple parking stalls and moving the island to the right, and stated there is 
a conflict if there is a line and cars are forced to go to the pumping station bays. 
 
Mr. Heady commented that as vehicles exit the drive thru, the stacking for the carwash 
may impede them from turning right and can only make a left.  
 
Chairperson Spada inquired if they can do a keep clear section painted on the ground at 
the exit to alleviate that potential issue. 
 
Mr. Heady stated that they would take into consideration these suggestions and bring 
back something to the public hearing that can address the issues to the best of their 
ability, how there is no ordinance in the City for a loading zone but staff has made that 
suggestion although it does take away five parking spaces, and spoke of how the 
applicant wants to please the City. 
 
Senior Planner Elms stated that we are learning from our past mistakes with fuel 
stations, how a loading zone was a big area of concern that she wanted to address, and 
how the applicant was very great with listening to her concerns. 
 
Commissioner McCoy questioned when signage could be discussed. 
 
Senior Planner Elms stated that would be more appropriate at the public hearing, how 
the applicant is not proposing a Conditional Use Permit for signage, how the 24 hour 
open period is a use by right, at this stage we would have a blanket condition that it 
meets the zoning code, since the property is located on the corner staff would work with 
the applicant to have one sign instead of two and allowing the combination of sign area 
from each frontage for the one sign. 
 
Mr. Heady stated that the applicant could perhaps ask for a height variance for the 
freestanding sign. 
 
No action taken, suggestions to applicant only. 
 
PRESENTATION AND TRAINING REGARDING THE RALPH M. BROWN ACT.   City 
Attorney Vaughn presented the PowerPoint presentation. 
 
No action taken, informational item only. 
 
COMMUNITY & ECONOMIC DEVELOPMENT DEPARTMENT REPORT.  Senior 
Planner Elms spoke of cancelling the next Planning Commission meeting on April 13th 
and being busy with projects coming forward. 
 
PLANNING COMMISSION MEMBER REPORTS. 
 
CATES:  No report. 



 
FAKTOROVICH:  No report. 
 
LIMON:  No report. 
 
LLAMAS: Absent. 
 
McCOY: Inquired about the signage process when someone goes out of business and 
the sign gets changed.  
 
Senior Planner Elms stated that there is a review process by the Community & 
Economic Development Department for conformance with the municipal code, spokeo 
of how signs do get put up without our approval, and how often times there is a need for 
Sign Review and a Building Permit.  
 
SPADA:  Thanked Senior Planner Elms for giving the applicant a heads up on what the 
Commission wants to see and inquired if the Planning Commission will see changes to 
the exterior of the former K-Mart building. 
 
Senior Planner Elms responded that it will be coming forward to the Planning 
Commission soon. 
 
TOSCANO: No report. 
 
ADJOURNMENT.  The meeting was adjourned at the hour of 9:08 p.m. 
   
 APPROVED: 
 
 

/s/ Tom Spada                

 Tom Spada, Chairperson 
ATTEST: 
 
 

/s/ Sandra Benetti                       

Sandra Benetti, Planning Technician 
 


