
 CITY OF LOS BANOS 
PLANNING COMMISSION REGULAR MEETING MINUTES 

SEPTEMBER 13, 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 Dees. 
 
ROLL CALL – MEMBERS OF THE PLANNING COMMISSION PRESENT:  Planning 
Commission Members John Cates, David Dees, Brett Jones, Refugio Llamas, Erik 
Limon, and Palmer McCoy; Susan Toscano absent. 
 
STAFF MEMBERS PRESENT:  Community & Economic Development Director Elms, 
Associate Planner Rudy Luquin, and Planning Technician Sandra Benetti. 
 
CONSIDERATION OF APPROVAL OF AGENDA:  Motion by Limon, seconded by 
Dees to approve the agenda as submitted. The motion carried by the affirmative action 
of all Planning Commission Members present; Toscano absent. 
 
CONSIDERATION OF APPROVAL OF THE ACTION MINUTES FOR THE REGULAR 
PLANNING COMMISSION MEETING OF JULY 12, 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; Toscano absent. 
 
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. NARLENE BORGES, Turlock, and Danny 
Alves, Turlock, handed out a packet of information regarding their proposal, spoke of 
bringing a pet hotel to town, how Los Banos would be a great place to have this type of 
facility which isn’t offered here currently, and how they are looking at utilizing the former 
Comcast building at 500 H Street for the use of this pet hotel. 
 
Chairperson Cates encouraged them to work with the Community & Economic 
Development Department as they proceed. 
 



JOHN FULTON, 917 Olivewood, spoke of how he read in the paper how a car was is 
being approved for a car wash to operate 24 hours, spoke of his concerns regarding the 
allowance of 85 decibels, how he does not want to have this in his backyard, how there 
are already issues he faces, and thanked the Commission. 
 
No one else came forward to speak and the public forum was closed. 
 
PUBLIC HEARING – TO CONSIDER A CEQA EXEMPTION AND CONDITIONAL 
USE PERMIT #2017-02 TO ALLOW THE USE OF A TYPE 41 ALCOHOL LICENSE 
FOR THE ON-SALE OF BEER AND WINE IN CONJUNCTION WITH A BONA-FIDE 
EATING ESTABLISHMENT FOR BLAZE PIZZA LOCATED AT 1335 W. PACHECO 
BOULEVARD, SUITE B, MORE SPECIFICALLY IDENTIFIED AS ASSESSOR’S 
PARCEL NUMBER: 430-010-043.  Associate Planner Luquin presented the staff report, 
which included a PowerPoint presentation, noting that no public comment has been 
received to date. 
 
There was discussion among Commissioners and staff regarding the hours of operation 
and the Police Chief’s approval of the security camera plan. 
 
Chairperson Cates opened the public forum.  No one came forward to speak and the 
public forum was closed. 
 
There was further discussion among Commissioners and staff regarding Conditions of 
Approval applying to both applicant and operator because the Use Permit runs with the 
land. 
 
Commission McCoy spoke of a Condition of Approval which states that the City may 
revoke the permit and inquired which body within the City has that authority. 
 
Community & Economic Development Director Elms responded that the City is the 
government agency and the City Council would be making the decision to approve so it 
would be the City Council to revoke as well. 
 
Commission McCoy spoke of how the staff report states all alcohol will be inside yet we 
are giving the option to put a barrier outside, so that’s not correct if we give them the 
option to have it outside, spoke of not being okay with Community & Economic 
Development Director having discretion on the barrier, and inquired if there could be a 
standard. 
 
Community & Economic Development Director Elms responded that ABC adheres to 
the City’s land use standards and requirements and leaves the discretion to the City. 
 
Commission McCoy spoke of how he would like to have a published standard so folks 
know what to expect and inquired about the cost recovery.  
 



Community & Economic Development Director Elms responded that it is full cost 
recovery and requires contract to ensure payment. 
 
Commission McCoy spoke of security cameras, how video is one thing and audio is 
another, and inquired if the Police Chief has authority to require audio. 
 
Community & Economic Development Director Elms responded that he does not have 
that authority and this language was approved by City Council who wanted the 
Conditions of Approval to read to the Police Chief’s satisfaction. 
 
Motion by McCoy, seconded by Llamas to adopt Planning Commission Resolution No. 
2017-25 – Recommending Approval of Conditional Use Permit #2017-02 to the Los 
Banos City Council for the Use of a Type 41 Alcohol License for the On-sale of Beer 
and Wine in Conjunction with an Eating Place for Blaze Fast Fire’d Pizza Located at 
1335 W. Pacheco Boulevard, Suite B, APN: 430-010-043-000. The motion carried by 
the affirmative action of all Planning Commission Members present; Toscano absent. 
 
COMMUNITY & ECONOMIC DEVELOPMENT DEPARTMENT REPORT.   
Community & Economic Development Director Elms reported that staff is working on 
projects for City Council including the Business License Ordinance, creating an 
ordinance that will be more user friendly and easier to understand, how it be will be 
more of a regulatory tool for the City to use, looking at updating the business license 
fees, updating the Massage Ordinance, also will be addressing accessory structures, 
the General Plan Update and will hire a consultant for that work, will be working on this 
process for the next couple of years, how it is a complex document and we need to be 
able to fiscally pay for this complex process, also working with new businesses, and 
spoke of how Buxton Co. will be doing a presentation on retail recruitment update at an 
upcoming City Council meeting. 
 
Commission McCoy spoke of Mr. Fulton’s comment and asked if that was already done. 
 
Community & Economic Development Director Elms responded that it was already 
addressed, how the car wash was previously conditioned to terminate by 7:00 p.m. and 
based off noise ordinance and study, they were below that level, and how the approval 
was contingent on the applicant coming back within 6 months to provide a new noise 
analysis during night hours. 
 
Commission McCoy inquired about the number of housing permits. 
 
Community & Economic Development Director Elms responded that the City issued 334 
permits last year and this year so far we are around 150 as of mid August. 
 
Commission McCoy inquired about the status of the electric vehicle charging stations. 
 
Community & Economic Development Director Elms responded that PG&E is 
engineering the work that needs to be done. 



 
PLANNING COMMISSION MEMBER REPORTS.  
 
CATES: No report. 
 
DEES: Thanked Mr. Fulton for his comments addressing the Commission and asked 
about the status of the sign ordinance. 
 
Community & Economic Development Director Elms responded that it will be coming to 
Planning Commission on September 27th, how staff will be looking at temporary 
signage, and how it will go back to City Council on October 18th. 
 
Commission Dees inquired about banana flags, spoke of how he is hoping it will be 
limited and thinks it’s currently being abused, and how he feels it should be at least cut 
in half. 
 
Community & Economic Development Director Elms responded that staff is looking at 
solutions and the City Council has similar concerns. 
 
Commission Dees congratulated the folks who are working on the pet hotel and looks 
forward to seeing the progress. 
 
JONES: No report. 
 
LIMON:  Reminded all of the Fall Cleanup on Saturday, September 23rd from 7:00 a.m. 
to 2:00 p.m. 
 
LLAMAS: No report. 
 
McCOY:  No report. 
 
TOSCANO: Absent. 
 
ADJOURNMENT: The meeting was adjourned at the hour of 7:46 p.m. 
 
       APPROVED: 
 
 
                ___________________________ 
                John Cates, Chairperson 
 
ATTEST: 
 
 
______________________________ 
Sandra Benetti, Planning Technician 


