
 
CITY OF LOS BANOS 

PLANNING COMMISSION MEETING MINUTES 
OCTOBER 12, 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 
Cates. 
 
ROLL CALL – MEMBERS OF THE PLANNING COMMISSION PRESENT:  Planning 
Commission Members John Cates, Arkady Faktorovich, Palmer McCoy, and Tom 
Spada; Erik Limon, Refugio Llamas, and Susan Toscano absent. 
 
STAFF MEMBERS PRESENT:  Senior Planner Stacy Elms, Planning Technician 
Sandra Benetti, and City Attorney William Vaughn. 
 
CONSIDERATION OF APPROVAL OF AGENDA.  Motion by Cates, seconded by 
McCoy to approve the agenda as submitted. The motion carried by the affirmative 
action of all Planning Commission Members present; Limon, Llamas, and Toscano 
absent. 
 
CONSIDERATION OF APPROVAL OF THE ACTION MINUTES FOR THE REGULAR 
PLANNING COMMISSION MEETING OF AUGUST 24, 2016.  Motion by McCoy, 
seconded by Cates to approve the minutes as submitted. The motion carried by the 
affirmative action of all Planning Commission Members present; Limon, Llamas, and 
Toscano absent. 
 
CONSIDERATION OF APPROVAL OF THE ACTION MINUTES FOR THE REGULAR 
PLANNING COMMISSION MEETING OF SEPTEMBER 14, 2016.  Motion by McCoy, 
seconded by Cates to approve the minutes as submitted. The motion carried by the 
affirmative action of all Planning Commission Members present; Limon, Llamas, and 
Toscano 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. 
 
PUBLIC HEARING – TO CONSIDER SITE PLAN REVIEW #2016-05 FOR 
O’REILLY’S AUTO ENTERPRISES, LLC FOR THE CONSTRUCTION OF A NEW 
8,712 SQUARE FOOT AUTO PARTS STORE ON 1.06 ACRES AND A CEQA 
CATEGORICAL EXEMPTION FOR THE PROJECT SITE LOCATED WITHIN THE 
HIGHWAY-COMMERCIAL ZONING DISTRICT AT THE NORTHWEST CORNER OF 
PACHECO BOULEVARD AND SIXTH STREET, MORE SPECIFICALLY IDENTIFIED 
AS ASSESSOR’S PARCEL NUMBERS: 026-044-041, 042, 043, AND 044. Senior 
Planner Elms presented the staff report, which included a PowerPoint presentation, 
noting that the applicant’s representative was present to answer any questions. 
 
Justin Petersburg, Architect with Esterly Schneider & Associates, was present on behalf 
of the applicant. 
 
Chairperson Spada thanked the applicant on making this a quality project and spoke of 
the importance of this location at Sixth Street and Pacheco Boulevard. 
 
Chairperson Spada opened the public hearing.  KATHY BALLARD, Los Banos, inquired 
about the feasibility for delivery drivers to enter and exit the lot to make; Senior Planner 
Elms explained that the Project Review Board had already reviewed this concern and 
explained that there is a truck turning exhibit as part of the staff report that shows the 
truck route for entering, loading, and exiting. 
 
No else one came forward to speak and the public hearing was closed. 
 
Motion by Faktorovich, seconded by Cates to adopt Planning Commission Resolution 
No. 2016-47 – Approving Site Plan #2016-05 for the Construction of an 8,712 Square 
Foot Retail Building for O’Reilly Auto Parts Located on the Northwest Corner of Sixth 
Street and Pacheco Boulevard, More Specifically Identified as Assessor’s Parcel 
Numbers: 026-044-041, 042, 043, and 044.  The motion carried by the affirmative action 
of all Planning Commission Members present; Limon, Llamas, and Toscano absent.  
 
PUBLIC HEARING – TO CONSIDER A SITE PLAN REVIEW #2016-09 FOR THE 
CONSTRUCTION OF A NEW 4,800 MULTI-TENANT RETAIL BUILDING FOR THE 
VIEIRA COMPANY AND A CEQA CATEGORICAL EXEMPTION FOR THE PROJECT 
SITE LOCATED WITHIN THE HIGHWAY-COMMERCIAL ZONING DISTRICT ON THE 
SOUTHWEST CORNER OF ROMERO STREET AND MERCEY SPRINGS ROAD AT 
305 MERCEY SPRINGS ROAD, MORE SPECIFICALLY IDENTIFIED AS 
ASSESSOR’S PARCEL NUMBER: 025-133-006. Senior Planner Elms presented the 
staff report, which included a PowerPoint presentation, noting that the applicant’s 
representative was present to answer any questions. 
 
Edmond Jacobs, Edmond Jacobs Architect, was present on behalf of the applicant. 
 



Chairperson Spada opened the public hearing.   
 
Chairperson Spada thanked Mr. Jacobs for all his work on the project, inquired about 
the southern elevation and the blank wall between the two columns, and inquired if they 
can put some kind of shape there to break it up 
 
Senior Planner Elms recommended incorporating the wall trellis that is also on the 
eastern elevation. 
 
Mr. Jacobs responded that the eastern side of the building is very close to the driveway, 
how he was trying to avoid any overhang that goes over the driveway, and spoke of 
maybe incorporating more expansion lines and integrate channels which would give 
more of a break. 
 
Chairperson Spada suggested doing shape form about a foot or two down from the top 
to break it up. 
 
Mr. Jacobs responded that he will do some design element applied to the wall instead of 
overhanging. 
 
Commissioner Faktorovich spoke of how he likes the design, his preference for 
Styrofoam that you can put stucco over and incorporate that for the blank wall. 
 
Mr. Jacobs responded that he will put some applied element there that will mimic the 
arch. 
 
TOM HUNT, Los Banos, spoke of how he owns property adjacent to this property, how 
there is an existing fence on his side that is being engineered at the moment, how it was 
surveyed and is six inches inside his property, wanted to make sure it was clear that the 
fence was not on the property line, and also clarified that his building will be blocking the 
visibility of the southern elevation. 
 
JOE VIEIRA, Property Owner, spoke of he is developing this property, how they have 
already surveyed the property and lines were marked, how the building will be located 
at corner of Romero Street and Mercey Springs Road so it will not be near the southern 
or western sides of the property, and stated that he will be putting a laundrymat in the 
larger suite. 
 
Commissioner McCoy thanked Mr. Vieira. 
 
Commissioner Cates spoke of his appreciation for Mr. Vieira doing an infill project here 
in town and encouraged him to spread the word to fellow developers. 
 
No one else came forward to speak and the public hearing was closed. 
 



Senior Planner Elms clarified that the Planning Commission should add an amendment 
to the motion to say that a design element be incorporated into the south elevation as 
approved by the Senior Planner. 
 
Motion by McCoy, seconded by Cates to adopt Planning Commission Resolution No. 
2016-48 – Approving Site Plan #2016-09 for the Construction of a 4,800 Square Foot 
Multi-tenant Retail Building Located at 305 Mercey Springs Road, More Specifically 
Identified as Assessor’s Parcel Number: 025-133-006 with the amendment that a design 
element be incorporated into the south elevation as approved by the Senior Planner.  
The motion carried by the affirmative action of all Planning Commission Members 
present; Limon, Llamas, and Toscano absent.  
 
DESIGN REVIEW STUDY SESSION – THE CONSTRUCTION OF A NEW 5,690 
SQUARE FOOT BUILDING FOR TWO RESTAURANT TENANTS LOCATED AT 1335 
W. PACHECO BOULEVARD IN THE HIGHWAY-COMMERCIAL ZONING DISTRICT. 
Senior Planner Elms presented the staff report, which included a PowerPoint 
presentation, noting that the applicant’s representative was present to answer any 
questions. 
 
Ryan Nickelson, LRG Investors LLC, and Shelly Kibler, Kibler & Kibler Architecture & 
Engineering, were present on behalf of the applicant. 
 
Commissioner Faktorovich complimented the architect on the design and suggested 
increasing the height of the trellis above the window on the eastern elevation and 
southern elevation to reduce flatness of wall. 
 
Commissioner Cates compared the eastern and western elevations, noted that they 
were not symmetrical, suggested the addition of a fake window with an awning above it 
or timber trellis. 
 
Chairperson Spada suggesting using some shapes and stucco to cut up the flatness, 
how the wainscoting should be the same type of masonry on the building, and how that 
would help break up the flatness of the walls. 
 
Mr. Nickelson responded that there is quite a bit of landscaping along the elevation with 
a drive thru that has a planter with several shrubs planted along there.  
 
Ms. Kibler responded that this particular elevation was designed this way because it 
was hardly exposed and really only visible to those who would be in the drive thru. 
 
Commissioner Cates commented that they do not want to see a lot of plain and open 
walls and complimented the architect. 
 
KATHY BALLARD, Los Banos, stated that she was glad the applicant put shrubs in the 
drive thru because it will help with customers spitting out gum while in the drive thru. 
 



There was discussion among Commissioners, staff, and the applicant regarding 
landscaping and the outdoor dining area. 
 
Chairperson Spada inquired about signage. 
 
Senior Planner Elms responded that the applicant will be doing wall signage only, how 
there is no proposal for monument sign, how the building has great visibility on Pacheco 
Boulevard and should have adequate signage. 
 
Commissioner Cates spoke of his concern for the line of site caused by Sleep Train for 
those traveling west to east. 
 
Senior Planner Elms responded that it could block some but indicated that this building 
will be set back a little further than Sleep Train. 
 
Mr. Nickelson stated that there are CCRs and all the property owners have each other’s 
contact information. 
 
Chairperson Spada inquired about the trash enclosure and whether it would be covered 
or gated. 
 
Senior Planner Elms spoke of how staff discussed this at Project Review Board, how 
they don’t want to see the enclosure covered, just want to see the dumpster with a lid, 
how staff does want to require that boxes be broken down before being put into the 
trash enclosure bins, and how this trash enclosure location was the only place that 
would work for the applicant. 
 
Ms. Kibler asked Commissioner Faktorovich to clarify his comments. 
 
Commissioner Faktorovich clarified that there was a need to reduce the flatness of the 
wall on the western elevation. 
 
Initial feedback provided to applicant, no action taken.  
 
COMMUNITY & ECONOMIC DEVELOPMENT DEPARTMENT REPORT.  Senior 
Planner Elms reported that Hobby Lobby is having a grand opening on Monday at 9:00 
a.m., spoke of things moving quickly in the department, and how lots of projects are 
coming through. 
 
Commissioner McCoy inquired why Condition of Approval #16 speaks to no pets being 
allowed on construction sites. 
 
Senior Planner Elms responded that it’s a standard condition to prevent pets being 
mixed up with construction sites and how it can be dangerous with inspectors and Fire 
Department employees coming in and out of those sites. 
 



City Attorney Vaughn responded that the City ran into an issue with a large project 
which caused lots of problems with neighbors to the construction sites and spoke of 
how it is a liability issue for the contractor as well. 
 
PLANNING COMMISSION MEMBER REPORTS. 
 
CATES: Thanked staff for their work. 
 
FAKTOROVICH: No report. 
 
LIMON: Absent. 
 
LLAMAS: Absent. 
 
McCOY: Commended Senior Planner Elms on her work, announced that Breakfast with 
Santa will be on December 3rd, and thanked City Attorney Vaughn for his input.   
 
SPADA: Thanked staff for their work. 
 
TOSCANO: Absent. 
 
ADJOURNMENT:  The meeting was adjourned at the hour of 8:11 p.m. 
  
   
 APPROVED: 
 
 

/s/ Tom Spada                

 Tom Spada, Chairperson 
ATTEST: 
 
 

/s/ Sandra Benetti                       

Sandra Benetti, Planning Technician 
 


