
 
CITY OF LOS BANOS 

PLANNING COMMISSION MEETING MINUTES 
AUGUST 24, 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.  Commissioner McCoy 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 
Limon. 
 
ROLL CALL – MEMBERS OF THE PLANNING COMMISSION PRESENT:  Planning 
Commission Members Arkady Faktorovich, Erik Limon, Palmer McCoy, and Susan 
Toscano; John Cates, Refugio Llamas, and Tom Spada absent. 
 
STAFF MEMBERS PRESENT:  Senior Planner Stacy Elms, Planning Technician 
Sandra Benetti, and City Attorney William Vaughn. 
 
CONSIDERATION OF APPROVAL OF AGENDA.  Motion by Limon, seconded by 
Toscano, to approve the agenda with the amendment to hear item 7B first then hear 
item 7A second. The motion carried by the affirmative action of all Planning Commission 
Members present; Cates, Llamas, and Spada absent. 
 
CONSIDERATION OF THE ACTION MINUTES FOR THE REGULAR PLANNING 
COMMISSION MEETING OF MAY 11, 2016.  Motion by Limon, seconded by 
Faktorovich to approve the minutes as submitted. The motion carried by the affirmative 
action of all Planning Commission Members present; Cates, Llamas, and Spada 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.  Commissioner 
McCoy opened the public forum.  No one came forward to speak and the public forum 
was closed. 
 
PUBLIC HEARING – TO CONSIDER VESTING TENTATIVE TRACT MAP #2016-04, 
FINAL DEVELOPMENT PLAN #2016-03, AND DEVELOPMENT AGREEMENT 
CONSISTENT WITH THE STONECREEK ENVIRONMENTAL IMPACT REPORT (EIR) 
FOR THE SUBDIVISION OF APPROXIMATELY 18.6 ACRES INTO 71 SINGLE-
FAMILY RESIDENTIAL LOTS CONSISTING OF SITE DESIGN AND CONCEPTUAL 



ARCHITECTURE TO IMPLEMENT THE PLANNED DEVELOPMENT ZONING 
LOCATED AT THE NORTHWEST CORNER OF ORTIGALITA ROAD AND PIONEER 
ROAD, MORE SPECIFICALLY IDENTIFIED AS ASSESSOR’S PARCEL NUMBER: 
430-060-020. Senior Planner Elms presented the staff report, which included a 
PowerPoint presentation, noting that the applicant was present to answer any questions 
and that Central California Irrigation District (CCID) contacted her by phone with their 
request to add a Condition of Approval that would require CCID go thru an approval 
process for CCID lines in the area that would remain intact and rerouted to the 
satisfaction to CCID under the Vesting Tentative Tract Map (VTTM) with the following 
wording “prior to recordation of final map, certification shall be obtained by the CCID 
that the property has been detached from CCID or that remaining CCID lines will be 
intact or rerouted to the satisfaction of CCID.” 
 
RANDY O’DELL, Civil Engineer for the Applicant, thanked staff for their presentation 
and stated that the applicant is okay with the added condition. 
 
Commissioner McCoy opened the public hearing.  No one came forward to speak and 
the public hearing was closed. 
 
There was discussion among Commissioners and staff regarding the Conditions of 
Approval including one regarding street light electrical boxes that shall be slurried and 
roadway standards within the transportation master plan and area plan. 
 
Commissioner McCoy spoke of his concern with the amount of green space and 
shrubbery and suggested that these standards be looked at. 
 
Senior Planner Elms responded that staff is internally analyzing that issue but it falls 
under the Public Works Department, how the City doesn’t allow turf in park strips, how 
staff wants to see drought tolerant landscaping, and reiterated that planting areas will 
also have to be drought tolerant due to state regulations. 
 
Motion by Limon, seconded by Faktorovich to adopt Planning Commission Resolution 
No. 2016-43 – Approving Villages at Stonecreek IX Vesting Tentative Tract Map No. 
2016-04 for the Subdivision of Approximately 18.64 Acres into 71 Single-Family 
Residential Lots Located Generally at the Northwest Corner of Ortigalita Road and 
Pioneer Road, More Specifically Identified as Assessor’s Parcel Number: 430-060-020 
with the added Condition of Approval that prior to recordation of final map, certification 
shall be obtained by the CCID that the property has been detached from CCID or that 
remaining CCID lines will be intact or rerouted to the satisfaction of CCID. The motion 
carried by the affirmative action of all Planning Commission Members present; Cates, 
Llamas, and Spada absent. 
 
Motion by Toscano, seconded by Faktorovich to adopt Planning Commission Resolution 
No. 2016-44 – Recommending Approval of Final Development Plan #2016-03 for 
Villages at Stonecreek IX. The motion carried by the affirmative action of all Planning 
Commission Members present; Cates, Llamas, and Spada absent. 



 
Motion by Faktorovich, seconded by Limon to adopt Planning Commission Resolution 
No. 2016-45 – Recommending Approval to the Los Banos City Council a Development 
Agreement between the City of Los Banos and Anderson Homes, a California 
Corporation for Development of Approximately 18.64 Acres Located at the Northwest 
Corner of Ortigalita and Pioneer Roads, More Specifically Identified as Assessor’s 
Parcel Number: 430-060-020 [Villages at Stonecreek IX]. The motion carried by the 
affirmative action of all Planning Commission Members present; Cates, Llamas, and 
Spada absent. 
 
PUBLIC HEARING – TO CONSIDER SITE PLAN REVIEW #2016-08 AND 
ASSOCIATED CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 
CATEGORICAL EXEMPTION FOR THE CONSTRUCTION OF A 3,000 SQUARE 
FOOT BUILDING TO BE UTILIZED FOR A TRAINING CENTER FOR WALMART 
LOCATED AT 1575 WEST PACHECO BOULEVARD ON THE WEST SIDE OF THE 
EXISTING WALMART SUPERCENTER, MORE SPECIFICALLY IDENTIFIED AS 
ASSESSOR’S PARCEL NUMBER: 430-010-012.  Senior Planner Elms presented the 
staff report, which included a PowerPoint presentation, and noted that the applicant was 
present to answer any questions. 
 
Commissioner Toscano asked the applicant’s representative if the City of Santa Clarita 
had approved the site plan review for their proposed building yet. 
 
Mr. Jacob Glaze, Kimley-Horn & Associates, responded that the City of Santa Clarita 
does the review at a staff level not a Planning Commission level and stated that they will 
have a meeting with them next week. 
 
Commissioner Toscano spoke of her concern regarding setting a precedent with 
allowing modular buildings but clarified that she was not  necessarily opposed to the 
type of building and was just concerned. 
 
City Attorney Vaughn stated that it was discussed at the previous Planning Commission 
meeting that there is nothing in the code that would prevent a modular building from 
being erected in this zoning district, how its not setting a precedent, and reminded the 
Commission that they can dress up buildings with design standards. 
 
Commissioner Toscano inquired if the Planning Commission had previously asked the 
applicant to screen the HVAC equipment. 
 
Mr. Glaze responded that the Planning Commission asked for a wall and his landscape 
architect said that fencing would cause issues with tree growth so they put three trees 
instead so it added more green space and also provide for screening without inhibiting 
tree canopy growth. 
 
Commissioner McCoy inquired about the sprinkler system and fire control. 
 



Senior Planner Elms responded that fire sprinklers were not required because the 
building is less than 5,000 square foot, how building plans show there will be fire 
suppression, and how the Fire Chief is fine with those conditions. 
 
Commissioner McCoy inquired about down spouts and bike racks. 
 
Mr. Glaze responded that the downspouts would be located within the walls because of 
the parapet roof. 
 
Senior Planner Elms responded that staff does not like to see down spouts on the side 
of buildings and confirmed that bike racks would be required. 
 
Commissioner McCoy inquired about verbiage regarding monument signage. 
 
Senior Planner Elms clarified that there should be wall signage not monument signage 
should they choose to have any signage. 
 
Mr. Glaze responded that they we can add bike racks and confirmed that they don’t plan 
on having any wall signage. 
 
Commissioner McCoy opened the public hearing.  KATHY BALLARD, Los Banos, 
inquired about the walkway from Walmart to the training center; Senior Planner Elms 
pointed to the pathway on the site plan and stated that it follows an ADA path of travel 
from front of existing supercenter. 
 
No one else came forward to speak and the public hearing was closed. 
 
Motion by Faktorovich, seconded by Limon to adopt Planning Commission Resolution 
No. 2016-42 –  Approving Site Plan #2016-08 for the Construction of a 3,000 Square 
Foot Modular Building for a Wal-Mart Academy Located at 1575 West Pacheco 
Boulevard, More Specifically Identified as Assessor’s Parcel Number: 430-010-012. The 
motion carried by the affirmative action of all Planning Commission Members present; 
Cates, Llamas, and Spada absent. 
 
DESIGN REVIEW STUDY SESSION – REMODEL AND EXPANSION OF AN 
EXISTING 2,184 SQUARE FOOT BUILDING BY 1,680 SQUARE FEET FOR A 
TOTAL BUILDING SQUARE FOOTAGE OF 3,864 SQUARE FEET LOCATED AT 820 
W. PACHECO BOULEVARD. Senior Planner Elms presented the staff report, which 
included a PowerPoint presentation, noting that the applicant was present to answer 
any questions. 
 
Senior Planner Elms suggested enhancing the west elevation. 
 
Commissioner Faktorovich spoke of how he understands the thought process, spoke of 
how these arches lead nowhere, recommended a different approach to that, how the 
arch should go to an overhang, warned to stay away from blocking the arch with brick, 



recommended an arcaded walkway if possible, stated that there are other options to 
break up the monotony of a wall besides these arches, better served to come up with a 
different wall treatment besides these blocked arches, how the arches are butting up to 
the parapet and should have space, creates impression of being a bad wall, other 
options can be thought of that may be cheaper, how this building faces Pacheco 
Boulevard and needs to be more pleasing to the eye which will be more beneficial to the 
owner. 
 
Mark Grossman, applicant, saw the arches all around town, how they looked at arcaded 
walkways but it took too much space to make it work, and how they would have to meet 
ADA requirements. 
 
Commissioner Toscano stated that the applicant needs to see an architect and that’s 
the issue. 
 
Mr. Grossman responded that they have not done that yet. 
 
Commissioner Toscano stated that there is a need to have his customer hire an 
architect because this will not pass with the Planning Commission, and commented that 
there are no architectural elements here. 
 
Commissioner Faktorovich commented that this structure was made with only a 
thought, how it has to be appealing to citizens passing by on Pacheco Boulevard. 
 
Commissioner McCoy stated that if the applicant hasn’t yet sat down with staff to see 
what the Planning Commission would approve then they need to because staff knows 
what they would like to see. 
 
Commissioner Faktorovich inquired of legal counsel if he were to talk to the gentleman 
about his own opinions and suggestions at no charge would that be a conflict. 
 
City Attorney Vaughn responded that it would not be a conflict. 
 
Senior Planner Elms commented that she already spoke with the applicant and has 
suggested meeting with a professional architect, how this plan has been revised and 
came a long way, but issues still need to be addressed. 
 
Commissioner Toscano stated that she loves that the applicant wants to improve the 
site and the business is great in Los Banos. 
 
Commissioner Faktorovich commented that an architect can look at functionality of 
interior and exterior and how it satisfies City standards. 
 
Initial feedback provided to applicant, no action taken.  
 



COMMUNITY & ECONOMIC DEVELOPMENT DEPARTMENT REPORT.  Senior 
Planner Elms reported that she did an interview with ABC 30 Action News regarding 
economic development, how many good things are happening here, Sutter Gold Rural 
Clinic should be opening soon, Aqua Entertainment bowling alley just opened and it’s 
amazing, how Savemart will move to the former Kmart building with expansion of 
services including pharmacy and juice bar, how tenant improvements are coming 
forward for Domino’s which is coming back to Los Banos, how we are doing well with 
residential building permits, how the Planning Commission is the foundation for projects, 
how good planning takes time and comes to fruition years down the road often times, 
how it takes education for the community to understand, and encouraged all to pass 
that message on. 
 
Commissioner Faktorovich inquired if there are any plans for the building that Savemart 
currently occupies. 
 
Senior Planner Elms responded that she has not heard that they have secured tenants 
and that building will be vital for that shopping center. 
 
Commissioner McCoy inquired about the status of the industrial park project. 
 
Senior Planner Elms responded that they are still studying the potential and looking at a 
water assessment study, how staff is looking at feasibility of ground water because 
surface water has been eliminated, how staff is looking at relocation of the airport still 
and currently working on a wind study and collecting data for one year. 
 
Commissioner McCoy inquired if the County is cost sharing this project. 
 
Senior Planner Elms responded that those logistics haven’t been worked out and 
nothing has been agreed upon thus far. 
 
Commissioner McCoy inquired who bought the property across from Kagome that was 
the former Electrical Distributors. 
 
Senior Planner Elms responded that she has no knowledge of who bought it yet and 
mentioned that she has talked to potential investors but not to anyone who has come 
forward with plans. 
 
Commissioner McCoy inquired about Paraiso Brewery. 
 
Senior Planner Elms responded that they are still working on getting all approvals and 
permits. 
 
Commissioner McCoy inquired about the status of the new Savemart ingress from 
Pacheco Boulevard. 
 



Senior Planner Elms responded that staff is working with Caltrans and receiving 
comments as well as working with Union Pacific. 
 
Commissioner McCoy inquired about Prime Shine Car Wash. 
 
Senior Planner Elms responded that they should be submitting for a building permit any 
day now, how they build and plan on a cue, and how Patterson was ahead of us but we 
will be next. 
 
Commissioner McCoy inquired about the 99 Cent Only Store and the issue with their 
conditions. 
 
Senior Planner Elms responded that staff is making headway, how the previous General 
Manager is no longer with the contracting firm and someone new is taking over who 
confirmed they will be complying with all of our conditions. 
 
PLANNING COMMISSION MEMBER REPORTS. 
 
CATES: Absent. 
 
FAKTOROVICH: No report. 
 
LIMON: Thanked staff for their hard work, the need for perfect planning for our City to 
grow, stated that he believes in Cuba Gooding, Jr.’s once famous line “show me the 
money”, and commented that Senior Planner Elms needs to be recognized in the same 
fashion. 
 
LLAMAS: Absent. 
 
McCOY: Thanked staff and City Attorney for their work. 
 
SPADA: Absent. 
 
TOSCANO: No report. 
 
ADJOURNMENT:  The meeting was adjourned at the hour of 8:33 p.m. 
  
   
 APPROVED: 
 

/s/ Tom Spada                

 Tom Spada, Chairperson 
ATTEST: 
 

/s/ Sandra Benetti                       

Sandra Benetti, Planning Technician 


