
 CITY OF LOS BANOS 
PLANNING COMMISSION REGULAR MEETING MINUTES 

FEBRUARY 28, 2018 
 

 
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 Jones. 
 
ROLL CALL – MEMBERS OF THE PLANNING COMMISSION PRESENT:  Planning 
Commission Members John Cates, David Dees, Brett Jones, Tom Spada; Erik Limon, 
Palmer McCoy, and Susan Toscano absent. 
 
STAFF MEMBERS PRESENT:  Community & Economic Development Director Elms, 
Associate Planner Rudy Luquin, Planning Technician Sandra Benetti, and City Attorney 
William A. Vaughn. 
 
CONSIDERATION OF APPROVAL OF AGENDA:  Motion by Spada, seconded by 
Dees to approve the agenda as submitted. The motion carried by the affirmative action 
of all Planning Commission Members present; Limon, McCoy, and Toscano absent. 
 
CONSIDERATION OF APPROVAL OF THE ACTION MINUTES FOR THE REGULAR 
PLANNING COMMISSION MEETING OF JANUARY 24, 2018. Motion by  
Spada, seconded by Dees to approve the minutes as submitted. The motion carried by 
the affirmative action of all Planning Commission Members present; Limon, McCoy, and 
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. No one came forward to speak and the 
public forum was closed. 
 
PUBLIC HEARING – TO CONSIDER A CONDITIONAL USE PERMIT TO ALLOW 
THE OPERATION OF A WELDING CLASS FACILITY OPERATED BY MERCED 
COLLEGE AND LOCATED IN THE GENERAL INDUSTRIAL ZONING DISTRICT AT 
60 W. G STREET, SUITES A & B, MORE SPECIFICALLY IDENTIFIED AS 



ASSESSOR’S PARCEL NUMBERS: 081-190-027 AND 081-190-028.  Associate 
Planner Luquin presented the staff report, which included a PowerPoint presentation. 
 
Chairperson Cates opened the public hearing.  DR. BRENDA LATHAM, Merced 
College Los Banos Campus Dean, spoke of the welding program and requested that 
the Planning Commission permit this use in the Industrial zoning district. 
 
No one else came forward to speak and the public hearing was closed. 
 
Commissioner Spada spoke of his excitement about the welding program and being 
grateful for specialty trades being offered here. 
 
Commissioner Dees spoke of how these programs are essential for job growth and how 
he is pleased to see this program here. 
 
Chairperson Cates spoke of how it is very advantageous that this program is offered 
locally in our high schools and expanded at the community college level. 
 
Commissioner Jones commented that this is a great program being offered here in Los 
Banos. 
 
Motion by Spada, seconded by Jones to adopt Planning Commission Resolution No. 
2018-05 – Approving Conditional Use Permit #2018-01 for a Welding Class Facility at 
60 W. G St., Suites A & B, More Specifically Identified as Assessor’s Parcel Numbers: 
081-190-027 and 081-190-028. The motion carried by the affirmative action of all 
Planning Commission Members present; Limon, McCoy, and Toscano absent. 
 
DESIGN REVIEW STUDY SESSION – ALTERATION OF THE EXTERIOR COLOR 
SCHEME OF AN EXISTING 2,900 SQUARE FOOT BUILDING (FORMERLY 
MCDONALD’S) WITHIN THE 13.3 ACRE SAN LUIS PLAZA SHOPPING CENTER 
LOCATED AT 911 W. PACHECO BOULEVARD.  Associate Planner Luquin presented 
the staff report, which included a PowerPoint presentation. 
 
There was discussion among Commissioners, staff, and the applicant regarding the 
color scheme of the building. 
 
Commissioner Dees commented that none of these options match the Spanish Mission 
style design of Pacheco Boulevard, how there are no signs of bell towers, how 
Wienerschnitzel is known for red and yellow colors, and inquired how these color 
schemes came about. 
 
Community & Economic Development Director Elms responded that the franchisee 
presented these colors which were approved by corporate, how the existing color 
scheme is presented as option #3, how staff reached out to the franchisee when it was 
painted to inform that it doesn’t meet design guidelines, and how staff has also been in 
contact with property owner who never approved the current color scheme. 



 
Commissioner Dees inquired which option meets the City’s standards. 
 
Community & Economic Development Director Elms responded that none do, but 
closest is option #2, how staff is looking at the existing neighborhood in addition to 
design guidelines, how this building is part of an existing shopping center and there is 
cohesion in that plaza, how staff has been in contact with the franchisee since summer 
when they painted, how they are making progress on building permit for tenant 
improvements, the City will not provide occupancy until this is remedied, how the 
red/yellow is corporate branding but other cities have design guidelines, how the City of 
Auburn has a Wienerschnitzel who was able to meet their community design guidelines 
and retain some corporate branding. 
 
Commissioner Dees inquired how option #2 does not mesh with City standards. 
 
Community & Economic Development Director Elms responded that the red roof is like 
ketchup red but was previously a Spanish mission color burgundy, how the yellow on 
the bay window is not attractive and should be black, how staff is willing to work with 
them, option #2 is what the property owner signed off on, how staff would support that 
with some modifications, but ideally the City would like to see the original roof color 
again. 
 
Commissioner Spada inquired which is the true colors of corporate. 
 
KEVIN VOSSEKUIL, applicant, approached podium and stated that option #3 is the true 
corporate colors, how there is no signage there at all and people still recognize it. 
 
Commissioner Spada inquired if option #2 is a compromise from corporate. 
 
Mr. Vossekuil confirmed and stated that painting the roof a terracotta color is very 
difficult to do. 
 
Commissioner Spada spoke of being all for honoring franchise colors as long as its not 
out in left field, how he doesn’t like the red roof and would like to see a true terracotta on 
the roof, how that location is quite isolated, and inquired about signage. 
 
Mr. Vossekuil spoke of how plans have been approved for signage and they will be 
waiting until a couple weeks before opening to install signage. 
 
Commissioner Spada spoke of the need to make this the most successful for the 
applicant, how if the yellow roof is part of franchise colors then we should allow it, and 
how the yellow should fade in time. 
 
Commissioner Jones spoke of the yellow roof being really bright, how he thinks colors 
should be toned down a little, but it does drive sales and traffic, how option #2 is great 
because its toned down, and the need to redo landscaping to mellow out the roof.  



 
Mr. Vossekuil spoke of how this is a stand alone building quite a distance from the rest 
of the shopping center, but it is instantly recognizable. 
 
Commissioner Dees spoke of how he likes the yellow roof, wants the applicant to be 
successful, and agreed that it is stand alone and distinctive. 
 
Commissioner Jones spoke of how it would be nice to see this completed. 
 
Community & Economic Development Director Elms reminded the commission that the 
property owner has only consented to option #2, they are wanting the colors toned 
down, and perhaps we propose a compromise to the property owner. 
 
Mr. Vossekuil spoke of how when the location was approved by corporate, the previous 
property owner consented to those colors, how property ownership changed without 
their knowledge, how the new property owner does not like the it but has to conform to 
the original lease with the previous owner. 
 
Chairperson Cates spoke of being a strong proponent of corporate branding, has no 
issue with any of the color scheme options, and spoke of the issue being the new owner 
and tenant coming to agreement. 
 
Commissioner Dees inquired if the terms of lease gives applicant authority to choose 
what color they want. 
 
Mr. Vossekuil responded that the lease is very vague, and there is no verbiage that 
speaks of color. 
 
Commissioner Dees spoke of critical success factors and how branding allows people 
to identify the business and their services. 
 
Mr. Vossekuil spoke of how they want to be a good neighbor and will be willing to do 
whatever is required. 
 
Commissioner Spada stated that the yellow roof sounds like it would be okay and 
commented that the property owner is not present so if he was really concerned then he 
would be here. 
 
Community & Economic Development Director Elms stated that if the commission was 
okay with the yellow roof then it would be option #1. 
 
Chairperson Cates stated that he would side with the brand and it sounded like 
everyone here is okay with any of the options. 
 
Commissioner Jones stated that too many bold colors can drive people away and 
suggested that option #1 really softens it while keeping the yellow roof. 



 
Chairperson Cates invited citizen Kathy Ballard forward to speak. 
 
Kathy Ballard, local franchise business owner, spoke of different businesses that the 
City has worked with in the past to retain some corporate branding, how the current 
colors are way too much red and way too much yellow, how it needs to be softened, it is 
an eyesore currently, made this suggestion from the community, how she would prefer 
to see option 1 with the body softened, how the body needs to be muted with just 
accents of the red and yellow, and emphasized that the business should want to draw in 
the people and not drive them away. 
 
Mr. Vossekuil stated that option 1 seems to be what everyone supported most, how 
they may modernize it more and appease everyone involved, and hoping to start 
training within a few weeks 
 
Feedback given to applicant only; no action taken. 
 
PRESENTATION AND TRAINING REGARDING THE RALPH M. BROWN ACT.  City 
Attorney Vaughn presented the PowerPoint presentation and administered a quiz on the 
presentation topic. 
 
COMMUNITY & ECONOMIC DEVELOPMENT DEPARTMENT REPORT.   
Community & Economic Development Director Elms reported that the Planning 
Commission Academy is April 4-6, 2018, if anyone needs to cancel then let us know as 
soon as possible, how she will be attending ICSC in Monterey next week to meet with 
various retailers, the new 2018 campaign with Buxton Co. for retail recruitment, how 
staff will be announcing a new national retailer in the next couple weeks that will be 
opening up here, and how there will not be a meeting on March 14th due to a lack of 
agenda items. 
 
PLANNING COMMISSION MEMBER REPORTS.  
 
CATES: Spoke of his disappointment that he cannot attend the Planning Commission 
Academy, attended the Habitat for Humanity home dedication this past weekend, spoke 
of how cool it was to actually work on the project at the Planning Commission level for 
the lot split and see it come to fruition, and inquired where staff is with the General Plan 
update. 
 
Community & Economic Development Director Elms responded that the website is live 
now, how the link is on the City’s website, we are going through a white paper phase, 
looking at the existing General Plan and identifying existing policies to strengthen, and 
how to be in compliance with new legislation, how Bay Area Economics is working with 
PlaceWorks and will be meeting with EDAC in April regarding the Economic 
Development element, how there will be one more City Council/Planning Commission 
study session then it will go to Planning Commission to make a recommendation to the 
City Council for adoption. 



 
DEES: Announced that the Rotary Club crab feed will be on March 16th. 
 
JONES: No report. 
 
LIMON:  Absent. 
 
McCOY:  Absent. 
 
SPADA: No report. 
 
TOSCANO: Absent. 
 
ADJOURNMENT: The meeting was adjourned at the hour of 8:25 p.m. 
 
 

      
 APPROVED: 

 
 
 

     /s/ John Cates      
     John Cates, Planning Commission Chairperson 

 
ATTEST: 
 
 
 

/s/ Sandra Benetti     
Sandra Benetti, Planning Technician 
 
 


