
CITY OF LOS BANOS
PLANNING COMMISSION MEETING MINUTES

OCTOBER 26, 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 Reyes.

ROLL CALL - MEMBERS OF THE PLANNING COMMISSION PRESENT: Planning
Commission Members John Cates, Christopher Perrecone, Elias Reyes, Rob Robinson,
and Katherine Uhley; ABSENT: None.

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

CONSIDERATION OF APPROVAL OF THE ACTION MINUTES FOR THE REGULAR
PLANNING COMMISSION MEETING OF OCTOBER 12, 2022. Motion by Robinson,
seconded by Perrecone to approve the minutes as submitted. The motion carried by the
following roll call vote: AYES: Cates, Perrecone, Reyes, Robinson, Uhley; NOES: None;
ABSENT: None.

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.

BLANCHE JORGE, resident of Los Banos, came to the podium to speak. She spoke her
concern about the downtown area and provided historical examples on how Los Banos
was created as a city. She spoke on how the city was located on a different location and
gave examples of how the city came to be where it is located now. She spoke of where
the Post Office and the City of Los Banos used to be located at by Badger Flat Rd. She
spoke on how there was a small town by the name of Center Point that used to be located
by the Lowe's shopping center is located.

Mrs. Jorge then spoke about the rail trail and how that came to be. She gave examples
of prospecting locations where the rail station would be located at. She spoke how the
City of Los Banos and the town of Center Point's main hub for business is where the City
of Los Banos is currently. She spoke rail station and how it is still being used today in
some parts of Los Banos. She commented that the rail station was not built in Los Banos
but was shipped from Arizona. Mrs. Jorge then gave examples of businesses that still use
the rail system in the city.

Mrs. Jorge commented about how beautiful downtown is and spoke her content with the
city for investing in the downtown area. She spoke about the time, effort and money that
has been going into the downtown area. She commented that in time many of their hopes



will come to fruition in the downtown area and the rail trail. She then spoke about an event
that will take place this coming Saturday at the Los Banos Elks Lodge and invited the
Commission to come. She then provided details about the event and that they are raising
money for dog and cat kibble for the Animal Shelter. She then spoke about the Fall
Flocking Frenzy event that is hosted by the Elks Lodge.

Chair Cates asked if anyone else would like to speak. No one indicated that they would
like to speak. Chair Cates closed the public forum.

PUBLIC HEARING - TO CONSIDER A CATEGORICAL EXEMPTION FROM THE
CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQAl PURSUANT TO SECTION
15301. EXISTING FACILITIES AND APPROVAL OF COTTAGE FOOD OPERATION
PERMIT #2022-04. LOCATED AT 745 VERMONT AVE.: MORE SPECIFICALLY
IDENTIFIED AS ASSESSOR'S PARCEL NUMBER: 027-011-016. Associate Planner
Luquin presented the staff report, which included a PowerPoint Presentation.

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

No commissioners had any questions. Chair Cates opened the public hearing. Chair
Cates asked if the audience had any comments.

JACQUELINE MORFIN, applicant and resident from Los Banos, came forward to the
podium to speak. She introduced herself to the Planning Commission and spoke how she
would like to create generational wealth for her family. She then thanked all the
Commissioners.

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 Reyes to adopt Planning Commission Resolution No.
2022-38 - Approving a Categorical Exemption from the California Environmental Quality
Act (CEQA) Pursuant to Section 15301, Existing Facilities and Approving Cottage Food
Operation Permit #2022-04, Located at 745 Vermont Ave.; More Specifically Identified as
Assessor's Parcel Number: 027-011-016. The motion carried by the following roll call
vote: AYES: Cates, Perrecone, Reyes, Robinson, Uhley; NOES: None; ABSENT: None.

DESIGN REVIEW STUDY SESSION - DEVELOPMENT OF A 6,100 SQUARE FOOT
METAL BUILDING FOR A TRUCK SERVICING FACILITY, CONSISTING OF: A
TRUCK WASH BAY, A TRUCK MAINTENANCE BAY, AND AN OFFICE. LOCATED IN
THE INDUSTRIAL ZONING DISTRICT AT THE SOUTHWEST CORNER OF
TECHNOLOGY DR. AND INDUSTRIAL PARKWAY; MORE SPECIFICALLY
IDENTIFIED AS ASSESSOR'S PARCEL NUMBER: 084-250-016. Associate Planner
Luquin presented the staff report, which included a PowerPoint presentation.

Chair Cates opened questions to Staff from the Commissioners about the architecture.
There was discussion between the Commissioners and Staff.

Commissioner Reyes had a question regarding the fencing and screening material of the
proposed project. He also commented about the hours of operation for the business.

Staff clarified the proposed hours of operation for the business and that the business will
also have a click to enter gate at the proposed location.

Commissioners Uhley, Perrecone, and Robinson had no comments regarding the
architecture.

Chair Cates had a question regarding the color of the building. Staff clarified what colors
they would use for the proposed project.

There was discussion between the Commissioners and Staff about the location of the
proposed project. Staff clarified that the area will continue to build out and in the future



there will be conditions for future development when that occurs. Staff commented that
this area has been in planning development for the last 20 years. Staff commented that
they would need to set a tone for future projects. Staff clarified what the City's standards
are and that would be used for Industrial. Staff then clarified that this location would be
appropriate for the proposed project and community.

Chair Cates opened up questions for the landscaping of the project. There was discussion
between the Commissioners and Staff.

Commissioner Uhley had a question regarding the landscaping of the frontage of the
building and how far the landscaping would go down the street.

Staff clarified they would report it to the applicant.

Commissioner Robinson also had a comment about the material that would be used for
the chain-link fence. He commented that he would like to see more pictures of the
proposed landscaping.

Staff clarified that they could allow for landscaping in the interior of the project. Director
Elms commented that the applicant could potentially use some landscaping for the inside
of the proposed area.

Chair Cates had questions regarding the main frontage of the building, the hours of
operation for the business and how the business will use the property.

Staff clarified that this business will be privately-owned and will be used to service their
trucks.

Chair Cates commented that the City needs to set precedent for this new development in
the Industrial area and that the City and the applicant need to meet halfway. He
commented that he would like to see some landscaping in the interior of the project. He
also commented that at other truck stops they have accommodations for their customers.

Commissioner Uhley commented that she would also like to see interior landscaping for
the proposed project.

Chair Cates then opened questions about the lighting of the project. There was discussion
between the Commissioners and Staff.

Commissioner Robinson commented that the lighting plan that was presented is hard to
understand. He commented that he would like to see more plans of the lighting plan for
the proposed project.

Chair Cates also commented they would like to see the photo intensity and more plans
of the photo-metric plan. He then commented if the project would have a camera plan
and also commented about the signage for the location. Staff clarified that there would be
a camera plan and there will be signage at the location that would require a sign review.

Commissioner Robinson commented that he would also like to a camera plan and
security plan for the proposed project.

Commissioner Reyes commented about the maneuverability to be able to move around
in the interior of the location when thinking about the interior landscaping of the project.

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

COMMUNITY & ECONOMIC DEVELOPMENT DIRECTOR REPORT.

Community & Economic Development Director Elms gave her report. She spoke about
the General Plan update. She commented that it was approved by City Council. She



spoke about her excitement for the General Plan. She then spoke about the housing
element and the housing element update. She stated that it will be a multi-jurisdictional
housing element. She clarified how the housing element works and that it will be new to
the City of Los Banos. She commented that the housing element will be the same for all
cities in the state of California. She spoke how the City will be grouped into a region and
that it will be one of the next big items to come forward to the Planning Commission. She
spoke about the workshops that are going to be provided and there will be a presentation
to the Los Banos City Council. She commented that this is something that will take time
to occur and that the deadline for the housing element is in February 2024. She then
concluded her report.

PLANNING COMMISSION MEMBER REPORTS.

CATES: Thanked Mrs. Jorge and congratulated the new cottage food operation for
Cupcakin. Congratulated Staff on the General Plan Update. Thanked Staff and
Commissioners.

PERRECONE: No report.

REYES: Thanked Mrs. Jorge and congratulated Mrs. Morfin on the new cottage food
operation.

ROBINSON: Thanked Mrs. Jorge about her presentation and congratulated the new
Cottage Food Operation applicant.

UHLEY: Thanked Mrs. Jorge for her presentation and congratulated the new cottage
food operation for the business of Cupcakin.

ADJOURNMENT: The meeting was adjourned at the hour of 6:52 p.m.

APPROVED:

John Clites, Planning Commission Chair

ning Commission Secretary


