
CITY OF LOS BANOS
PLANNING COMMISSION MEETING MINUTES

SEPTEMBER 28, 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
Robinson.

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

STAFF MEMBERS PRESENT: Community & Economic Development Director Stacy
Elms, Associate Planner Luquin, Planning Technician/Planning Commission Secretary
Justin Ragunton, Public Works Director/City Engineer Nirorn Than and City Attorney
William A. Vaughn.

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

CONSIDERATION OF APPROVAL OF THE ACTION MINUTES FOR THE REGULAR
PLANNING COMMISSION MEETING OF SEPTEMBER 14, 2022. Motion by Uhley,
seconded by Perrecone to approve the minutes as submitted. The motion carried by the
following roll call vote: AYES: Cates, Perrecone, Robinson, Uhley; NOES: None;
ABSENT: Reyes.

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.

RICARDO ORTEGA, General Manager of Grassland Water District, came up to the
podium to speak. He spoke about the comments that were submitted earlier today. He
expressed his concern about Ag. Mitigation Policy and that it needs to be a timeline for
adoption. He spoke the about the concern of the groundwater sustainability and that it
needs to be dealt with now. He spoke his concern about the re-zoning of the Grassland
Water District Inter-Canal area and that they would not accept this change to be zoned
as Industrial. He commented that this area is too close to sensitive habitat to be labeled
as Industrial use.

Mr. Ortega commented about the significant impacts that would occur to the resources in
that area. Mr. Ortega commented that a way to fix this problem is to keep this area an
open space for agriculture. He commented about the two commercial uses in that area.
He commented that the two non-conforming uses does not justify the Industrial-use
zoning for the entire area. He spoke about the how Grasslands Water District has had a
long relationship with the City and that their relationship is not worth losing after 150 acres
of land. He gave thanks to the commissioners for being leaders of the community and
hoped to find resolution with these issues.



SEAN ALLEN, Manager of the Los Banos Wildlife Area for the California Department of
Fish and Wildlife, came up to the podium to speak. He spoke his concern about the re
zoning of the South Grasslands area. He commented that the area is across from their
gag well unit south of the proposed area and is within 300 feet of the boundary of that
area. He commented about their mud slough unit that is east of the proposed area.

Mr. Allen spoke on how the proposed area that is going to be re-zoned is critical to many
of the wildlife species in that region. He commented that the area is a sanctuary for many
of the water fowl and water birds in the region. He spoke that there are many places that
could be used for industry instead. He commented that the wildlife resources by Los
Banos have huge economic value and that it brings in people from outside the area. He
then commented that maintaining wildlife in that wildlife corridor is critical and thanked the
Commissioners for their time.

CAMMY AVALAR, resident of Los Banos, then came up to the podium to speak. She
spoke about her concern about the zoning of a location by Savemart and College Greens
neighborhood. She commented that the location was zoned for medium-density. She
spoke on her concern to change the zoning for medium density to low density and
commented that she lives in that area. She spoke about the road closure by De Anza St.
and Mercey Springs Road. and how there are no sidewalks or landscaping for that
development by the street. She commented about the other side of College Greens
neighborhood and that it consists of low-income housing. She then spoke about the
homeless encampment on the rail-trail and how the homeless create fires putting other
neighboring houses at risk. She then spoke about considering to zone that area as low
density instead of medium-density and she thanked the Commissioners for their time.

BLANCHE JORGE, resident of Los Banos, came up to the podium to speak. She spoke
about her concern about the location in which she lives. She encouraged the
Commissioners if they were interested in seeing what the downtown looked like in the
past to look up Sanborn Fire Insurance. She commented that Sanborn Fire Insurance
insured many cities downtown areas in the past and they have record of how Los Banos
looked like in the past. She spoke about how the buildings and property were in the past
in the City of Los Banos. She commented about her concern for the downtown production
and how things are changing. She spoke about the historical parts of downtown and
explained that many buildings in the downtown area are of historic.

Mrs. Jorge gave many specific examples of these different locations in the City that have
historic value. She commented that at her property she still has the original horse stand
that was put in when the house was built. She spoke about the wildlife in the downtown
area. She expressed her concern about the downtown area and that there has many
changes that have occurred through time and that the residents of downtown have
absorbed all these changes. She commented that the living downtown it allows for the
residents to be able to do most of their basic needs by having these things close by. She
encouraged the Commissioners when making decisions, to consider the historical factor
that the downtown area has. She spoke about her home and that it is all original. Mrs.
Jorge spoke on how many of the homes in downtown may not look historical, but are
historical in their own right. She commented that CEQA, allows the Commissioners to
look at these topics when making decisions. She expressed her gratitude toward the
Commissioners and Staff for all the work that goes into decision making.

BREANNE VANDENBERG, Executive Director of Merced County Farm Bureau, came up
to the podium to speak. She spoke on her support to Mr. Ortega's comments from
Grassland Water District. She thanked Commissioners and Staff about the Ag. Mitigation
piece in the document. She also commented that they would to request a timeline for the
Ag. Mitigation. She spoke on the submitted draft and that there were additional comments
in the document relating to groundwater sustainability, projected growth, and number of
other comments. She thanked the Commissioners for their time and looked forward to
their decision.

No one else indicated they would like to speak. Chair Cates then closed the public forum.



PUBLIC HEARING - TO CONSIDER A RECOMMENDATION TO THE LOS BANOS
CITY COUNCIL TO CERTIFY THE ENVIRONMENTAL IMPACT REPORT (EIR) ON
GENERAL PLAN 2042 AND THE ANNEXATION ORDINANCE, TO ADOPT GENERAL
PLAN 2042, AND TO ADOPT THE ANNEXATION ORDINANCE.

Community & Economic Development Director Elms presented the staff report, which
included a PowerPoint presentation. She introduced PlaceWorks and Joanna Jansen,
Managing Principal at PlaceWorks, that would also be participating in the presentation.

Director Elms then presented the PowerPoint presentation with Joanna Jansen through
a zoom call. She went into breaking down the Planning Boundaries and what each
boundary does and represent.

Director Elms then spoke about the Sphere of Influence and what that represents. She
then spoke about the key issues of the General Plan and went into describing the different
key issues. She commented about what is in the Los Banos General Plan and the different
types of elements it has. She spoke about the Housing Element and that it's on its timeline
and is regulated through the state of California. She spoke about the Annexation
Ordinance and what that Annexation Ordinance means. She commented about the
advisory of Planning Commission for specific plans. She then commented about the
project outreach of the General Plan 2042.

JOANNA JANSEN, Managing Principal from PlaceWorks, then presented the
Environmental Impact Report (EIR) for 2042 through the PowerPoint presentation. She
spoke about CEQA and what the EIR of the City is. She spoke about the Program-Level
EIR and went into explaining it along with the overview of the EIR Process is and what
the General Plan EIR study area is. She spoke about the project buildout evaluated in the
EIR and the environmental topics evaluated in the EIR. She then spoke about the
environmental impacts and how CEQA permits the General Plan to incorporate mitigation
measures. She then explained what significant and unavoidable impacts are, along with
explaining each less than significant level impact is.

Mrs. Jansen then spoke about the agricultural resources, air quality, greenhouse gas
emissions, noise, transportation, and cumulative impact findings in the EIR. She
commented about the process of the Final EIR with responses to comments and the
changes that will occur. She spoke about the comments received in the Draft EIR and the
impacts to resources. She then spoke about the changes in response to the comments
from the Draft General Plan and that they made changes to the document due to the
comments that were received.

Mrs. Jansen then spoke on the Planning Boundaries and demonstrated the purposes of
each boundary in the General Plan. She explained what the Urban Growth Boundary was
and commented that Placeworks has been working with City Council to create the
Planning Boundaries. She then spoke about the groundwater use in the EIR and
presented statistics of the groundwater use through the PowerPoint presentation. She
presented how the city used the groundwater assessment and groundwater consumption
data. She then commented about the Agricultural Mitigation Policy and explained what
that policy is.

Mrs. Jansen spoke on what actions and timelines are defined as and explained that once
the General Plan is adopted the actions could be applied to new development proposals.
She spoke about the statement of Overriding Considerations. She then commented about
the General Plan and that there are impacts that will occur. She explained through the
EIR they are able to avoid, lessen, or mitigate those impacts. She stated although impacts
may occur, there are overriding considerations that are need to be considered in order to
achieve what the City of Los Banos needs. She then concluded her PowerPoint
presentation.

Director Elms commented about the recommendations to the City Council and what the
proposed resolutions are. She then commented about what are the next steps in the
process to recommend the General Plan and EIR Certification, along with providing a
timeline. She then explained it will lastly go to LAFCO to be adopted and commented that



there is still a process that occurs after City Council approves and adopts the General
Plan.

Chair Cates then opened questions to staff before opening the public hearing.

Commissioner Uhley had a question regarding the Agricultural Mitigation Timeline. Staff
clarified that policy will be implemented once the General Plan gets approved through
City Council.

Chair Cates commented about what steps the General Plan and EIR has to go through.
He commented that there are three agencies that the City has to work with to get it
approved. He spoke about having that balance with the agencies and meeting all the
requirements of each agency.

Chair Cates then opened the public hearing.

Planning Commission Secretary Ragunton confirmed that there were two submitted
emails for this item. The first email was submitted from Grassland Water District.
Secretary Ragunton read the email into the record. The second email was submitted
jointly by Central California Irrigation District, Grassland Water District, and Merced
County Farm Bureau. Secretary Ragunton read the second email into the record. He then
confirmed there was no further submitted comments.

Chair Cates closed the public hearing and opened questions back up to staff.

All Commissioners confirmed they had no further questions.

Motion by Robinson, seconded by Perrecone to adopt Planning Commission Resolution
No. 2022-34 - Recommending to the Los Banos City Council to Certify the Environmental
Impact Report (EIR) on General Plan 2042 and the Annexation Ordinance. The motion
carried by the following roll call vote: AYES: Cates, Perrecone, Robinson, Uhley; NOES:
None; ABSENT: Reyes.

Motion by Robinson, seconded by Uhley to adopt Planning Commission Resolution No.
2022-35 - Recommending to the Los Banos City Council Adoption of the Los Banos
General Plan 2042. The motion carried by the following roll call vote: AYES: Cates,
Perrecone, Robinson, Uhley; NOES: None; ABSENT: Reyes.

Motion by Robinson, seconded by Uhley to adopt Planning Commission Resolution No.
2022-36 - Recommending to the Los Banos City Council Adoption of an Ordinance to
Amend Title 9, Chapter 3, of the Los Banos Municipal Code Relating to Annexations. The
motion carried by the following roll call vote: AYES: Cates, Perrecone, Robinson, Uhley;
NOES: None; ABSENT: Reyes.

COMMUNITY & ECONOMIC DEVELOPMENT DIRECTOR REPORT.

Community & Economic Development Director Elms gave her report. She thanked
everyone for coming out to this meeting about General Plan and commented how
important that General Plan is. She then concluded her report.

PLANNING COMMISSION MEMBER REPORTS.

CATES: Thanked members of the Public for attending the meetings. He thanked the
audience for their input on these items and how it helps the Commissioners in their
decision making process.

PERRECONE: No report.

REYES: Absent.

ROBINSON: No report.



UHLEY: No report.

ADJOURNMENT: The meeting was adjourned at the hour of 7:18 p.m.

APPROVED:

JohrllCates, Planning Commission Chair

ATTEST:


