
CITY OF LOS BANOS
PLANNING COMMISSION MEETING MINUTES

JULY 27, 2022

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: Chair Cates called the Planning Commission Meeting to order at the
hour of 6:00 p.m.

PLEDGE OF ALLEGIANCE: The Pledge of Allegiance was led by Commissioner
Perrecone.

ROLL CALL - MEMBERS OF THE PLANNING COMMISSION PRESENT: Planning
Commission Members John Cates, Christopher Perrecone, Elias Reyes, and Rob
Robinson; ABSENT: Katherine Uhley

STAFF MEMBERS PRESENT: Community & Economic Development Director Stacy
Elms, Associate Planner Luquin, and Planning Technician/Planning Commission
Secretary Justin Ragunton.

CONSIDERATION OF APPROVAL OF AGENDA. Motion by Robinson, seconded by
Perrecone to approve the agenda as submitted. The motion carried by the following roll
call vote: AYES: Cates, Perrecone, Reyes, Robinson; NOES: None; ABSENT: Uhley

CONSIDERATION OF APPROVAL OF THE ACTION MINUTES FOR THE REGULAR
PLANNING COMMISSION MEETING OF JULY 13, 2022. Motion by Perrecone,
seconded by Reyes to approve the minutes as submitted. The motion carried by the
following roll call vote: AYES: Cates, Perrecone, Reyes, Robinson; NOES: None;
ABSENT: Uhley

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.

Chair Cates opened the public forum. Nobody indicated that they would like to speak.
Chair Cates closed the public forum.

DESIGN REVIEW STUDY SESSION - DEVELOPMENT OF A TWO (2) STORY
MEDICAL-DENTAL OFFICE BUILDING WITH A COMBINED 16,600 SQUARE FEET
ON A 1.94 ACRE SITE LOCATED IN THE HIGHWAY COMMERCIAL ZONING
DISTRICT AT THE NORTH EAST CORNER OF WARD RD. AND E. PACHECO BLVD.,
MORE SPECIFICALLY IDENTIFIED AS ASSESSOR'S PARCEL NUMBER: 084-020
020. Associate Planner Luquin presented the staff report, which included a PowerPoint
presentation.

Chair Cates opened questions to Staff from the Commissioners about the architecture of
the project. No Commissioners had any questions. He then opened up questions and
feedback about the landscaping of the project.

Commissioner Robinson had a question about the existing trees and if the project would
create all new trees at the location.

Community & Economic Development Director commented that the applicant's
representatives are present at the meeting and if the Commissioners would like to have



them come to the podium to speak. She commented in the past if the Commissioners
would like to see colored elevations and 3D renderings of the project.

BRYAN POK, representative of applicant with Centerline Design, LLC., came forward to
the podium to speak. He commented about the existing eucalyptus trees and that they
will be removed. He spoke on the concern of the right-hand turn lane and how they would
propose to extend it. He spoke about the improved landscaping of the location and are
proposing with CalTrans to try improve the triangular section that would remain as desert.
He commented that the proposed theme of the project would be an Arizona theme and
would be drought resistant. He went on to explain the landscaping and the trees being
used to enhance the aesthetic of the project landscaping. He commented that through
this application it will be routed to CalTrans to provide feedback about the landscaping of
the project. He spoke on the 3D renderings of the project and that they could provide that.

Chair Cates commented that it would be beneficial for the applicant to submit a 3D
rendering and it could help the Commissioners visualize the project.

Commissioner Robinson had a question regarding the all the entrances of the property
and if the enter through westbound of Ward Rd.

Mr. Pok commented that they would ingress and egress to the property coming from
Highway 152. He explained that there would also be circulation through the property from
the adjacent development. He commented that the project has been a collaboration of
effort with the adjacent development's project.

Director Elms commented that it has been a pleasure working with the different
applicant's and having them collaborate together on two separate projects. She
commented that it helps paint the whole picture of the two projects and has been helpful
in the gathering information on the different analyses.

Chair Cates commented about the traffic on Ward Rd. and that it can get busy during
school hours.
Mr. Pok commented that there are existing drive approaches that the project is using to
minimize the change in traffic flow. He commented that they are working hard with the
traffic engineers to be aware of all the different movements of traffic are and are looking
at ways to capitalize on the existing approaches for the project.

Chair Cates commented about the landscaping approach. He then opened up questions
and feedback about the lighting of the project.

Associate Planner Luquin commented that the applicant has not provided lighting plans
and will submit them in the future.

Mr. Pok commented about the lighting of the project and that they will meet the
development standard for photo metrics. He commented about the type of photo metrics
the project will consist of and if there is any feedback that can be given to the project.

Chair Cates commented about the homelessness and the lighting about the two projects
in regards to the safety and security of the location.

Director Elms commented that they would like to have a photometric plan be requested
for the Public Hearing.

Chair Cates spoke about the light pollution of adjacent backyards and that he would like
to see a photometric plan of the project.

Commissioner Robinson commented that he will be excited to see how the 3D rendering
of the project.

Mr. Pok, commented that the 3D rendering would be an accurate portrayal of the building
and that they will do their best to make sure that the landscape will match. He commented
due to the software rendering program, that the landscaping rendering might not have all



the specific species of trees that the project will consist of and that the rendering would
be perceived as conceptual.

Chair Cates then asked if there were any more questions. All Commissioners confirmed
they had no further questions. Chair Cates then concluded the Design Review for the
project.

DESIGN REVIEW STUDY SESSION - DEVELOPMENT OF A 12 PUMP
GASOLINE/SERVICE STATION WITH CONVENIENCE MARKET WITH A 1,280
SQUARE FEET FAST FOOD DRIVE-THRU, A DOG PARK, AND ASSOCIATED SITE
IMPROVEMENTS. THE PROJECT SITE IS A COMBINED 2.35 ACRE SITE LOCATED
IN THE HIGHWAY COMMERCIAL ZONING DISTRICT AT THE NORTHEAST CORNER
OF WARD RD. AND E. PACHECO BLVD., MORE SPECIFICALLY IDENTIFIED AS
ASSESSOR'S PARCEL NUMBER: 084-020-032. Associate Planner Luquin presented
the staff report, which included a PowerPoint presentation.

Chair Cates then opened questions and feedback to Staff about the architecture of the
project.

There was discussion about among the Commissioners about the architecture of the
building. Commissioner Robinson mentioned that they would like to see all sides of the
building in 3D rendering of the project.

Chair Cates commented that they like the front elevations of the project. He also spoke
that they would like to see the back wall and sides of the building. He commented about
the color scheme of the building.

Director Elms commented that the Mini-Storage facility that is apart from the site plan will
come on a later date as a second phase of the project.

Chair Cates then opened up questions and feedback about the landscaping of the project.

Commissioner Robinson had a question regarding about the target market for the project
and expressed his content with the idea of the dog park.

DEVIN TIENKEN, from Legacy Realty & Development, came forward to the podium to
speak. He commented that the dog park it is a gift to everyone and it allows for people to
enjoy the space while they are traveling. He confirmed that there wasn't a target market
or a specific demographic for the dog park.

There was discussion between the Commissioners, Staff, and the applicant regarding the
concept of the dog park.

Director Elms commented that Staff is happy about the dog park and it's a great concept
with the proposed charging stations for the project. She commented it would be nice for
travelers passing through town and the residents to have a dog park in the area.

Commissioner Robinson commented and expressed his content about the dog park
concept.

Chair Cates then opened questions and feedback about the lighting of the project. He
commented they would like to see the 3D renderings and the photometric plans of the
project. He commented to take into consideration the safety and security of the lighting
for the project. He commented about the dog park and likes the concept of it.

Chair Cates then asked if there were any more questions. All Commissioners confirmed
they had no further questions. Chair Cates then concluded the Design Review for the
project.

DESIGN REVIEW STUDY SESSION - REQUEST FOR A TENTATIVE PARCEL MAP
TO SUBDIVIDE 9.97 ACRES PARCEL INTO TWO (2) PARCELS. PARCEL 1
CONSISTING OF 3.31 ACRES WITH AN EXISTING STRUCTURE. PARCEL 2



CONSISTING OF 6.29 ARCES FOR THE PROJECT SITE, A CONDITIONAL USE
PERMIT FOR THE USE OF A RECREATIONAL VEHICLE AND BOAT STORAGE
FACILITY, AND A SITE PLAN REVIEW ENTITLEMENT. THE PROPOSED PROJECT
DEVELOPMENT OF A 1,600 SQUARE FOOT OFFICE BUILDING WITH CANOPIES
FOR THE STORAGE AREA TOTALING 225,000 SQUARE FEET OF STORAGE AREA.
LOCATED AT 1725 W. PACHECO BLVD., MORE SPECIFICALLY IDENTIFIED AS
ASSESSOR'S PARCEL NUMBER: 430-010-004. Associate Planner Luquin presented
the staff report, which included a PowerPoint presentation.

Chair Cates opened questions and feedback to Staff about the architecture.

RICK MUMMERT, from Benchmark Engineering, came up to the podium to speak. He
commented about the that the solar canopies the project has. He clarified that the solar
powered canopy system will power the building in the front and will the RV facility. He
commented the involvement of CalTrans and that they are an important part of developing
the project plan. He gave clarification on what they will need to meet CalTrans
requirements and the changes that they will require.

ROD ALONZO, the architect from API, came to the podium to speak. He spoke on the
color scheme of the office building. He provided clarification on how the building will sit
on the site with the landscaping.

There was discussion between the Commissioners, Staff, and the Architect.
Commissioner Robinson commented about the plan for the existing building in the front
of the project. Mr. Alonzo commented that his scope of work is not involved with that
building.

Associate Planner Luquin clarified that the existing structure is not part of the project. He
clarified that it is currently apart of the parcel and in the next coming meetings it will be
proposed to be subdivided. He commented that the applicants are looking to enhance the
area by improving the frontage of the project.

Commissioner Robinson commented that they would like to be able to see it from the
highway and be visible.

Director Elms clarified that they would like to see how the 3D rendering would look like
with the addition of the existing building.

Commissioner Robinson commented that he would like to see colored elevations and a
close up view of the renderings.

Mr. Alonzo spoke about the 3D renderings and clarified what was wanted.

Chair Cates commented on how the Commission would like the renderings to look like.
Commissioner Reyes commented that he would also like to see the 3D renderings of the
project. He commented about clarification of the parcel map division and the size of the
project.

TOM HOLLOWAY, the Landscape Architect from KLA, came up to the podium to speak.
He spoke about the details of the landscaping for the project and how they would look
like. He commented that the building would not be visible until you drive down the entry
way. He went into explaining how the masonry walls will cover most of the building and
project. He commented about the fencing coming into the location.

There was discussion between the Commissioners and the applicant. Chair Cates
commented about the masonry walls and how that it can canvas for graffiti. He spoke
about his concern for potential grafitti. He commented about ways to mitigate potential
graffiti by adding landscaping to the fencing.

Mr. Holloway commented that they will explore ways to help deter graffiti from occurring.
He commented about a previous project that they have done and different options they
could use.



Chair Cates commented about the entry road and design. He commented if there could
be more improvements to the vegetation along highway 152.

Mr. Holloway commented about the next phase of the project and that some of the
frontage improvements will be a part of that phase.

Commissioner Robinson commented that he would like to see that part of the project look
good and make people want to come in.

Mr. Holloway spoke on how the project will look high-end and gave details of how
landscaping coming in the storage facility will look.

Rick Mummert, from Benchmark Engineering, came back up to the podium to speak
about the lighting of the project. He commented that the project was patterned after a
project in Oakley. He commented about the decorative street lighting that will come up to
the gate. He stated that the lighting for the RV and boat storage would be tied into the
solar canopies. He commented about the photometric plans and that they will get them
done.

Chair Cates then asked if there were any more questions. All Commissioners confirmed
they had no further questions. Chair Cates then concluded the Design Review for the
project.

COMMUNITY & ECONOMIC DEVELOPMENT DIRECTOR REPORT.

Community & Economic Development Director Elms reported that the National Night Out
is going to be hosted by the Police Department on August 2nd • She encouraged the
Commissioners to come out and meet staff. She expressed her content about the prizes
that the department is giving away and the theme of the booth. She commented that she
is excited for the event and to come by and check us out. She spoke about the next
Planning Commission meeting in August will have a full agenda and thanked everyone
for tonight. She then concluded her report.

PLANNING COMMISSION MEMBER REPORTS.

CATES: Thanked Commissioner Uhley for filling in last Planning Commission meeting.
Thanked staff, all the Commissioners, and audience.

PERRECONE: No report.

REYES: Thanked everyone for their hard work and commented about the dog park
name.

ROBINSON: Thanked staff for all the hard work and all the new projects coming in.

UHLEY: Absent.

ADJOURNMENT: The meeting was adjourned at the hour of 6:59 p.m.

APPROVED:

John cates, Planning Commission Chair

ATTES

, . lanning Commission Secretary


