
 CITY OF LOS BANOS 
PLANNING COMMISSION REGULAR MEETING MINUTES 

MARCH 8, 2017 
 

 
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 Cates 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, David Dees, Brett Jones, Erik Limon, Palmer 
McCoy, and Susan Toscano; Absent: Refugio Llamas. 
 
STAFF MEMBERS PRESENT:  Community & Economic Development Director Stacy 
Elms, Deputy City Clerk Sara Huff, and City Attorney William Vaughn. 
 
CONSIDERATION OF APPROVAL OF AGENDA:  Motion by Limon, seconded by 
McCoy to approve the agenda as submitted. The motion carried by the affirmative 
action of all Planning Commission Members present; Absent: Llamas. 
 
CONSIDERATION OF APPROVAL OF THE ACTION MINUTES FOR THE REGULAR 
PLANNING COMMISSION MEETING OF FEBRUARY 8, 2017.  Motion by Limon, 
seconded by McCoy to approve the minutes as submitted. The motion carried by the 
affirmative action of all Planning Commission Members present; Absent: Llamas. 
 
CONSIDERATION OF APPROVAL OF THE ACTION MINUTES FOR THE REGULAR 
PLANNING COMMISSION MEETING OF FEBRUARY 22, 2017.  Motion by McCoy, 
seconded by Dees to approve the minutes as submitted. The motion carried by the 
affirmative action of all Planning Commission Members present; Absent: Llamas. 
 
PUBLIC FORUM:  MEMBERS OF THE PUBLIC MAY ADDRESS THE PLANNING 
COMMISSION 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 
Cates opened the public forum. No one came forward to speak and the public forum 
was closed. 
 
 



 
 
PUBLIC HEARING - TO CONSIDER FINAL DEVELOPMENT PLAN #2017-01 AND 
VESTING TENTATIVE TRACT MAP #2017-01, CONSISTENT WITH THE 
STONECREEK ENVIRONMENTAL IMPACT REPORT (EIR) CONSISTING OF THE 
SUBDIVISION OF APPROXIMATELY 75.3 ACRES INTO 335 SINGLE-FAMILY 
RESIDENTIAL LOTS AND THE FINAL DEVELOPMENT PLAN CONSISTING OF 
SITE DESIGN AND CONCEPTUAL ARCHITECTURE TO IMPLEMENT THE 
PLANNED DEVELOPMENT ZONING LOCATED NORTH OF PIONEER ROAD, WEST 
OF BADGER FLAT ROAD, SOUTH OF MORE SPECIFICALLY IDENTIFIED AS 
ASSESSOR’S PARCEL NUMBERS: 430-060-008, 430-060-016, 430-060-017, AND 
430-060-018 (CONTINUED FROM FEBRUARY 22, 2017 MEETING.)  Community & 
Economic Development Director Elms presented the staff report, which included a 
PowerPoint presentation, and noted that the applicant’s representatives were present 
from O’Dell Engineering. 
 
Commissioner McCoy asked if he should recuse himself since the Area Plan was being 
changed and he resides within 500 feet of that area. 
 
Community & Economic Development Director Elms responded that the Area Plan was 
not being changed.  
 
City Attorney Vaughn referenced the map on the PowerPoint and asked Commissioner 
McCoy if he lived within the highlighted area on the map. 
 
Commissioner McCoy responded that he did not.  
 
City Attorney Vaughn said that there is no reason for him to be recused from this matter. 
 
Chairperson Cates opened the public hearing. YUSHIN IMURA, O’Dell Engineering, 
spoke of being glad to answer any questions the Commissioners may have and thanked 
them. 
 
No one else came forward to speak and the public hearing was closed. 
 
Commissioner McCoy spoke of his concern that this subdivision did not have any 
pocket parks like others in the neighborhood, inquired that if these homes are 
developed if there would be a continuity between where they started building and the 
park on Cardoza and Ortigalita. 
 
Community & Economic Development Director Elms explained that those phases will be 
built out first according to the phasing plan, how this issue played a part in the two week 
delay, how it only makes sense for the developer to develop from north to south 
because of infrastructure as well as circulation, how they are building south of the park 
so there will be continuity prior to Stonecreek VII being built. 
 



Commissioner McCoy inquired about traffic calming measures within the division and 
whether these would be primarily stop signs and speed cushions. 
 
Community & Economic Development Director Elms clarified that the contract says 
specifically that it may include but is not limited to raised intersections, stop signs, 
varied cross sections, solar speed limit radars, and roundabouts to be installed by 
developer, how there was discussion at the Project Review Board (PRB) about traffic 
calming for this subdivision and the Fire Chief  was adamant that new subdivisions 
should not be using speed cushions for traffic calming measures, how he believes that 
there are ways to design the streets in this subdivision to enforce traffic calming, how 
there are some areas that could allow for roundabouts and other traffic calming 
measures within this subdivision that they have already spoken to the applicant about, 
and how a Traffic Engineer shall design traffic calming measures prior to the final map 
approval. 
 
Commissioner McCoy asked if a roundabout would fit on that long street if it was 
required. 
 
Community & Economic Development Director Elms stated it may take away from a 
couple lots but it will still be in conformance because they are not adding anymore lots 
or changing anything.  
 
Commissioner McCoy inquired as to which Assessor’s Parcel Number the firehouse 
shall be located on. 
 
Community & Economic Development Director Elms responded that it would not be 
located in the Villages VII subdivision, but it is in the area plan. 
 
Commissioner McCoy spoke of the allowance of using drought tolerant plants instead of 
an actual front yard, how plans for landscape and irrigation need to be submitted, and 
that no less than 75% of the front yard must be drought tolerant plants. 
 
City Attorney Vaughn said this requirement is based off the model ordinance passed by 
the State of California in 2015, the calculation involved in designing landscape, and how 
it was specifically designed to limit turf. 
 
Commissioner McCoy inquired if someone would be allowed to put in river rock to take 
up space. 
 
City Attorney Vaughn said that wouldn’t be a problem and that the City is adding some 
language to the model ordinance so it’s easier to enforce. 
 
Commissioner McCoy pointed out that these yards are going to look different from other 
developments. 
 



City Attorney Vaughn confirmed and added that it is no longer appropriate to have turf 
going up to the sidewalk or the driveway because of these requirements. 
 
Commissioner McCoy asked what would stop someone ten years down the road from 
putting in grass. 
 
City Attorney Vaughn stated the State’s ordinance would not allow for it because it 
includes the rehabilitation and/or redoing of landscape, not just yards in new 
developments, and spoke of trying to come up with an easy self-check application for 
people to fill out when they are wanting to redo their yard. 
 
Commissioner McCoy referenced certain points of the Stonecreek Area Plan Mitigation 
Monitoring Program and asked if some houses do not have access to Natural Gas. 
 
Community & Economic Development Director Elms explained that the Environmental 
Impact Report (EIR) was written over a decade ago and it may not have been a 
requirement at the time, but it is now according to the Green Code. 
  
Chairperson Cates inquired about the fire station dedication acreage as being 1.4 plus 
or minus and wanted to know if it was an option for the developer to give more or less 
land. 
 
City Attorney Vaughn responded that it is not less and explained that it can be difficult to 
survey exactly 1.4 acres, they could dedicate more if they wanted, but City would not 
take less.  
 
Commissioner McCoy inquired if that dedication will be done before everything else 
gets started. 
 
Community & Economic Development Director Elms and City Attorney Vaughn 
responded that before the final map gets approved, which usually takes two to three 
years, but in this case they have ten years to finalize it, how they can’t sell lots off of this 
map until they finalize it, they cannot finalize it until all the conditions are met, and how 
the City is looking at a Land Use Covenant that would be general in nature making it an 
irrevocable dedication.  
 
Commissioner McCoy inquired if there has to be approval from Central California 
Irrigation District (CCID) before finalizing this. 
 
Community & Economic Development Director Elms responded that any ditches or any 
irrigation in this vicinity that CCID agrees to whatever the developer has done to help 
mitigate it.  
 
Commissioner McCoy asked if the same thing occurs with water rights in that area. 
 
Community & Economic Development Director Elms stated it’s already been annexed. 



 
Motion by McCoy, seconded by Limon to approve Planning Commission Resolution No. 
2017-07 - Approving Dove Hollow Villages at Stonecreek VII Tentative Tract Map No. 
2017-01 for the Subdivision of Approximately 80.4 Acres into 343 Single-Family 
Residential Lots Located Generally North of Pioneer Road, West of Badger Flat Road, 
South of the Villages IV Subdivision, and East of the City Limit Line, More Specifically 
Identified as Assessor’s Parcel Numbers: 430-060-008, 016, 017, and 018. The motion 
carried by the affirmative action of all Planning Commission Members present; Absent: 
Llamas. 
 
Motion by McCoy, seconded by Limon to approve Planning Commission Resolution No. 
2017-08 – Recommending Approval of Final Development Plan #2017-01 for Dove 
Hollow Villages at Stonecreek VII. The motion carried by the affirmative action of all 
Planning Commission Members present; Absent: Llamas. 
 
Motion by Toscano, seconded by McCoy to approve Planning Commission Resolution 
No. 2017-09 – 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 80.4 Acres Generally Located on the 
South of the Future Cardoza Road Extension, West of the Future Badger Flat Road 
Extension, and North of Pioneer Road, More Specifically Identified as Assessor’s Parcel 
Numbers: 430-060-008, 430-060-016, 430-060-017, 430-060-018 [Dove Hollow Villages 
at Stonecreek VII]. The motion carried by affirmative action of all Planning Commission 
Members Present; Absent: Llamas. 
 
CONSIDERATION OF APPOINTMENT OF A PLANNING COMMISSIONER AND AN 
ALTERNATE TO THE TRAFFIC SAFETY COMMITTEE.  Community & Economic 
Development Director Elms explained what the Traffic Safety Committee entails and 
what the appointed person’s responsibilities would be on that committee.  
 
There was staff discussion about how often the meetings are, how long they last, and 
what topics are discussed at the meetings. 
 
Commissioner McCoy gave some input on his experience from being on the Committee 
and explained that the meetings rarely went longer than an hour and that the topic of 
discussion at most meetings was stop signs, how there is an agenda packet to review 
and it’s pretty easy to make judgments and decisions.  
 
Community & Economic Development Director Elms added that generally there is a 
technical report from the Police Department with statistics, warrants, and guidelines on 
traffic matters. 
 
Commissioner McCoy stated he desired to step down from the Committee because he 
goes out of town often and suggested it may be best to take volunteers in case 
someone gets nominated to do it and they don’t want to participate. 
 



Community & Economic Development Director Elms agreed.  
 
Commissioner Limon volunteered to be appointed to the Committee. 
 
Commissioners Jones and Dees both volunteered to be alternates.  
 
Motion by McCoy, seconded by Toscano to nominate Commissioner Limon as the  
Primary Committee Member of the Traffic Safety Committee and Commissioners Jones 
and Dees as the alternates. The motion carried by affirmative action of all Planning 
Commission Members present; Absent: Llamas. 
 
Chairperson Cates thanked Commissioner McCoy for his representation on the 
Committee. Commissioner Dees requested to be copied on the packets as an alternate. 
 
COMMUNITY & ECONOMIC DEVELOPMENT DEPARTMENT REPORT.  
Community & Economic Development Director Elms said it was an exciting week last 
week, spoke of how she and five of the Planning Commissioners attended the Planning 
Commissioners Academy, how they had a good time and learned a lot of things, how 
she was glad everyone who went was able to make it, got to learn more about them and 
looks forward to next year, very productive academy and hopes for a budget next year 
to send folks again, how it will take place in Monterey next year during the first week of 
March, how this week she has been in and out of office because she will be at the 
International Council of Shopping Centers (ICSC) in Monterey, how this is where staff 
markets the City of Los Banos for retail, how staff will talk to retailers, brokers, 
developers, etc. and encourage them to look at City of Los Banos, how she had 
meetings today and did some networking and tomorrow she and City Manager Terrazas 
will be attending some meetings with retailers, how Buxton Company provides 
marketing overview for the City to give various kinds of information for potential retailers 
as a marketing tool for the City. 
 
PLANNING COMMISSION MEMBER REPORTS. 
 
CATES: Thanked the City for sponsoring the conference for them, how it’s always a 
learning experience with new good stuff, very cool to see a city of our size and compare 
it to some of the larger municipalities and population and see how tight our Planning 
Commission is, thinks they have a good staff, amazes him how together they are, 
attributes that to the staff and all they do, thanked them for that, and thanked the 
volunteers for being the traffic representatives. 
 
DEES: Thanked the City for paying for the expenses while at the Academy, was a very 
good experience, went to a session on signage which is close to his heart, understands 
there is a possibility of new signage and he is looking forward to seeing that.  
 
JONES: No report. 
 



LIMON: Stated he had fun at the Academy, it was very enlightening on a lot of gray 
areas as far as the Brown Act, how staff has the most entertaining Director who is 
awesome and so cool, and wanted to state for the record that they are very lucky to 
have her. 
 
LLAMAS:  Absent. 
 
McCOY:  Asked Community & Economic Development Director Elms whether she has 
heard back from a particular store about the shopping carts for which she responded 
that she is working with Code Enforcement on that issue.  
 
TOSCANO: No report. 
 
ADJOURNMENT: The meeting was adjourned at the hour of 8:04 p.m. 
 
 
 
 
        APPROVED: 
 
 

        /s/ John Cates   
        John Cates, Chairperson 
 
 
ATTEST: 
 
 

/s/ Sandra Benetti                    
Sandra Benetti, Planning Technician 
 


