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CITY OF PATTERSON
PLANNING COMMISSION MINUTES
NOVEMBER 20, 2025
The Planning Commission regular meeting of November 20, 2025, was called to order by
Chairperson West at 7:01 p.m.
SHOWN PRESENT (HYBRID MEETING): Shown present: Chairperson West, Vice Chairperson Bendix, Commissioner Apland, Commissioner Sidhu and Commissioner Alexander. Also shown present were: Community Development Director Stice, Associate Planner Rodriguez, IT Support Technician II Lane Valenzuela, Videographer Justin Danner and Planning Commission Secretary Melo. Shown excused: City Planner Andrews
ROLL CALL: 
Chairperson West, Vice Chairperson Bendix, Commissioner 
Apland, Commissioner Sidhu, Commissioner Alexander
ITEMS FROM THE PUBLIC:




None
STATEMENT OF CONFLICT BY COMMISSIONERS:
None
CORRESPONDENCE:




None
CONSENT AGENDA:

Motion to approve Planning Commission Meeting Minutes of October 9, 2025 


By: 


Vice Chairperson Bendix

Second:

Commissioner Apland



Motion passed:
5-0 Vote

ROLL CALL:

Chairperson West, Vice Chairperson Bendix, Commissioner 




Apland, Commissioner Sidhu, Commissioner Alexander

Ayes:


Chairperson West, Vice Chairperson Bendix, Commissioner 




Apland, Commissioner Sidhu, Commissioner Alexander

Noes:


None

Excused:

None
Abstained:

None
Motion to approve Planning Commission Meeting Minutes of October 23, 2025 



By: 


Vice Chairperson Bendix

Second:

Commissioner Sidhu


Motion passed:
5-0 Vote

ROLL CALL:

Chairperson West, Vice Chairperson Bendix, Commissioner 




Apland, Commissioner Sidhu, Commissioner Alexander

Ayes:


Chairperson West, Vice Chairperson Bendix, Commissioner 




Apland, Commissioner Sidhu, Commissioner Alexander

Noes:


None

Excused:

None
Abstained:

None

AGENDA ITEMS:
1. Continued Public Hearing:
Conditional Use Permit #25-08, Masjid Al-Tawheed Worship Use

16537 CA Hwy 33, Patterson, APN #048-042-006

A continued public hearing to consider and potentially approve a conditional use permit for the Muslim Hall project, a place of worship, proposed within an existing small building on property at 16537 CA Hwy 33, zoned General Commercial.  Places of worship are allowed with a conditional use permit in the General Commercial zone. Times of worship would occur throughout the day from 5:30 AM to 9:30 PM, with a minimal occupancy load in accordance with Fire Code standards.  The project is categorically exempt from CEQA. (This project was continued from the October 23, 2025, Planning Commission meeting).
Community Development Director Stice presented the staff report. He answered questions from the Commission.
Open Public Hearing:
7:12 p.m.
Mr. Mir Uddin, representative of Masjid Al-Tawheed Worship Use

He answered questions from the Planning Commission regarding a call for prayer. He reassured the Planning Commission that all noise would be within the building and no loud speakers would be outside. He spoke in favor of the project explaining the worship services.
Close Public Hearing:
7:17 p.m.
Community Development Director Stice stated that the business license needs to be obtained by the project applicants.
Motion to approve Conditional Use Permit #25-08 with two findings and twenty-four conditions of approval with additional 5 conditions from fire marshal as stated by Community Development Director Stice:


By:


Vice Chairperson Bendix
Conditions of Approval

1. Construction shall comply with construction codes as adopted and enforced by the City of Patterson to the satisfaction of the Building Official.   

2. Parking lot layout shall be consistent with City of Patterson Standards. 

3. Driveways shall be designed to commercial standards and any modifications shall be subject to review and approval of an encroachment permit by Caltrans. 

4. All sign designs and plans shall be reviewed and approved by the Planning Division prior to installation and be consistent with applicable guidelines. 

5. Landscape plans shall be subject to city review and approval.   

6. Storm drainage plans shall meet the city’s requirements, subject to the approval of the Public Works Director and the City Engineer. 

7. All new construction shall meet the requirements of the current CA Fire Code as adopted and those amended and adopted by the City of Patterson. 

8. An approved water supply capable of supplying the required fire flow for fire protection shall be provided to premises upon which facilities, buildings or portions of buildings are constructed. When any portion of the facility or building protected is in excess of one hundred fifty (150) feet from a water supply on a public street, on-site fire hydrants and mains capable of supplying the required fire flow shall be provided. Fire hydrants shall be accessible to the Fire Department apparatus by roads meeting the requirements of CA Fire Code. 
9. Building(s) shall be properly addressed with numerals at least six (6) inches tall, contrasting with background, illuminated between dusk and dawn daily and be clearly visible from the street. Larger numbers, suite, and rear door identification, etc. may be required to facilitate emergency response. 
10. To facilitate emergency response, exterior doors leading to fire service features or rooms shall be labeled as ‘ROOF ACCESS’, ‘ELECTRICAL ROOM’, ‘FIRE PUMP ROOM’, ‘FIRE ALARM CONTROL PANEL’, ‘FACP’ ‘FIRE RISER’ or similar approved wording. Letters shall be a minimum of four (4) inch tall with a minimum stroke width of half (1/2) inch. 
11. Fire Department approved key boxes (Knox Key Box) shall be installed and secured in accordance with manufacturer’s specifications and mounted to the right of the main entrance door with the top of box no higher than 6’ above finished grade.  
12. Manual sliding or electrically operated gates that cross Fire Department access shall be required to be equipped with a Knox Key Switch used by the Patterson Fire Department.  
13. Knox locking caps for fire department connections shall be required on all new construction.  
14. The main electrical service shall be accessible for emergency shut off from the outside of the buildings. This may be accomplished by providing one main disconnect, a Knox disconnect or shunt trip device. If, out of necessity, there is more than one (1) main service disconnect, these disconnects shall be located in close proximity to each other as approved by the Fire Chief. Exception: Electrical control room with a marked door that is directly accessible from the outside of the building. 
15. An approved automatic fire sprinkler system is required in all new buildings and structures, notwithstanding the use and occupancy thereof, when the total aggregate floor area exceeds five thousand (5000) square feet. If the provisions of the current California Fire Code are more restrictive, then the more restrictive requirement shall apply. 
16. Fire department connections (FDC’s) are preferred to be at the street frontage and identified for the building(s) they serve. 
17. Fire department connections (FDC’s) shall be within seventy-five (75) feet of a fire hydrant. 
18. All commercial fire alarm systems installed shall be UL listed and to be maintained throughout the life of the alarmed building. 
19. Fire extinguishers within the building(s) shall be at least a 2A10BC. 
20. Where required, approved signs or other approved notices or markings that include the words NO PARKING—FIRE LANE shall be provided for fire apparatus access roads to identify such roads or prohibit the obstruction thereof. 
21. This permit shall, at the discretion of the City, be reviewed approximately one year after completion of the project for compliance with the listed conditions of approval.  Based on any record of complaints as well as observations made by Planning Commissioners and/or staff, the Commission may alter or add to the existing conditions of approval, or find that the use is in compliance with all conditions of approval.  Further, the Commission may rescind the requirement for further review or schedule further review.  

General Conditions 
22. The project shall comply with all applicable State and Municipal Codes, including the current Building Codes adopted by the City of Patterson, and meet the requirements of the Public Works Department, City Engineer, Building Inspector, Community Development Director and Fire Chief.

23. Trash pick-up facilities shall be consistent with City of Patterson standards, subject to review and approval by the Public Works Department.

24. The applicant shall indemnify, defend, and hold harmless the City of Patterson, its agents, officers, and employees from any and all claims, actions, or proceedings against the City of Patterson, its agents, officers and employees to attack, set aside, void, or annul, any approval by the City of Patterson and its advisory agency, appeal board, or legislative body concerning the project, which action is brought within the time period provided for by the Government Code of the State of California. The City of Patterson shall promptly notify the applicant of any claim, action or proceeding and shall cooperate fully in the defense. If the City fails to do so, the applicant shall not thereafter be responsible to defend, indemnify or hold the City harmless. 

25. Due to the proposed change in use and occupancy, the project shall comply with the intended use and occupancy requirements of the CA Building Code and CA Fire Code; (A-3 occupancy for places of worship) (new condition)

26. Project design plans must be submitted for review and approval and should be completed by a licensed design professional. (new condition)

27. A building permit shall be secured for any tenant improvements. (new condition)

28. ‘No Parking’ signs shall be added along the south fence line as this serves as afire lane. (Dimensions of parking stalls to fence line should be included in design submittal) (new condition)

29. Operation is subject to inspection of occupancy requirements. (new condition)



Second:

Commissioner Apland 


Motion passed:
4-1 Vote

ROLL CALL:
Chairperson West, Vice Chairperson Bendix, Commissioner Apland, Commissioner Sidhu, 



Commissioner Alexander

Ayes:

Chairperson West, Vice Chairperson Bendix, Commissioner Sidhu, 



Commissioner Alexander

Noes:

Commissioner Apland
Excused:
None
Abstained:
None

2. Adjourned Public Hearing:
Development Agreement  – Zacharias Ranch



A public hearing adjourned from November 13, 2025 to November 20, 


2025, to consider and potentially recommend City Council approval of 


various  development, financial processing, and timing obligations of the 


City of Patterson and Zacharias Ranch parties as set forth within the draft 

development agreement, via a draft ordinance. The proposed 



development applies to several properties located south of Zacharias 


Road. (This item was adjourned from the November 13, 2025 Special 


Planning Commission meeting. Legal Staff recommends this agenda 

item be adjourned to a Special Planning Commission meeting on

 December 1, 2025, 6:00 p.m.)

Community Development Director Stice presented the staff report. He answered questions from the Commission.

Open Public Hearing:
7:30 p.m.

No public testimony
Close Public Hearing:
7:31 p.m.

Motion to adjourn Development Agreement Zacharias Ranch to a special meeting on December 1st at 6:00 p.m.:



By:


Vice Chairperson Bendix





Second:

Commissioner Sidhu 



Motion passed:
5-0 Vote

ROLL CALL:
Chairperson West, Vice Chairperson Bendix, Commissioner Apland, Commissioner Sidhu, 



Commissioner Alexander

Ayes:

Chairperson West, Vice Chairperson Bendix, Commissioner Apland, Commissioner Sidhu, 



Commissioner Alexander

Noes:

None

Excused:
None

Abstained:
None

3. Public Hearing:

Conditional Use Permit #25-10 – Futbol Es Vida Indoor Soccer, 103 




North First Street, APN #047-033-033



A public hearing to review and potentially approve a Conditional Use 


Permit request to establish an indoor soccer facility within an existing 


7,000-square-foot building located at 103 North First Street. The facility 


would accommodate six-on-six indoor soccer matches and operate 
Monday through Sunday, from 4:00 p.m. to 11:00 p.m. In addition to league play, the applicant proposes to make the facility available for private party rentals during daytime hours. The project site is located within the Heavy Industrial (HI) Zoning District. The project is exempt from the requirements of the California Environmental Quality Act (CEQA), pursuant to Section 15301, Class 1 - Existing Facilities.

Associate Planner Rodriguez presented the staff report. She answered questions from the Commission.

Open Public Hearing:
7:41 p.m.

Victoriano Cortez, applicant for the project
Mr. Cortez answered questions from the commissioners regarding alcoholic drinks and supervision at parties and also answered floor layout questions regarding alcohol consumption areas. He spoke in favor of his project and explained the men, women, youth and co-ed leagues and stated that he is ready for something bigger and a more modern facility.
Gloria Zamora, Kicks for Autism, coordinates soccer program for kids with autism 

She started program 6-7 months ago and helps kids with learning disabilities. The facility has helped to offer sponsorship for the program. She spoke in favor of the indoor facility and how it has helped kids with autism.
Close Public Hearing:
7:54 p.m.

Motion to approve Conditional Use Permit #25-10 with two findings and twelve conditions of approval:



By:


Vice Chairperson Bendix

Conditions of Approval

1. That all sign designs and plans shall be reviewed and approved by the Community Development Department prior to installation and be consistent with applicable guidelines.

2. The project shall comply with the latest edition of the California Green Building Code including sections related to Water Efficiency and Conservation for indoor and outdoor water use; Construction Waste Reduction, Disposal, and Recycling; Site Development; Construction & Demolition; Irrigation Controllers; Storm Water Drainage and Retention, etc. 

3. That due to the proposed change in use and occupancy, the project shall comply with all applicable California Building Code (CBC) and California Fire Code (CFC) requirements related to the intended use and occupancy classification of the facility.

4. That the project shall meet all applicable fire requirements as per the latest California Fire Code, including, but not limited to, occupancy load, egress (path of travel), fire extinguishers, and emergency lighting (illuminated exits).   

5. That all areas on the premises must remain or be made accessible in compliance with the Americans with Disabilities Act and related legislation.

6. That the Use Permit shall be reviewed at a noticed public hearing before the Planning Commission at six (6) months and at one (1) year after commencement of the use.  Subsequent annual review shall be at the discretion of the Planning Commission.

7. That prior to any construction, including “tenant improvements,” plans shall be submitted and approved and shall be prepared by an architect or engineer licensed to practice in the State of California.

8. That approved fire extinguishers, if required, shall be installed at locations as specified by the Fire Chief or his/her designated representative.

9. That all alcoholic beverage sales shall be incidental to the primary indoor recreational use and limited to the designated area shown on the approved floor plan.

· A valid ABC license must be maintained.

· Alcohol service shall not exceed two drinks per patron.

· A security guard shall be on-site during business hours.

· Alcohol consumption by players prior to games is prohibited.

10. The applicant shall comply with all conditions of approval.

11. That the project shall comply with all applicable State and Municipal Codes, and     meet the requirements of the Public Works Director, City Engineer, Building Official, Community Development Director, and Fire Chief.  

12. That the applicant shall indemnify, defend, and hold harmless the City of Patterson, its agents, officers, and employees from any and all claims, actions, or proceedings against the City of Patterson, its agents, officers and employees to attack, set aside, void, or annul, any approval by the City of Patterson and its advisory agency, appeal board, or legislative body concerning the project, which action is brought within the time period provided for by the Government Code of the State of California.  The City of Patterson shall promptly notify the applicant of any claim, action or proceeding and shall cooperate fully in the defense.  If the City fails to do so, the applicant shall not thereafter be responsible to defend, indemnify or hold the City harmless.



Second:

Commissioner Alexander


Motion passed:
5-0 Vote

ROLL CALL:
Chairperson West, Vice Chairperson Bendix, Commissioner Apland, Commissioner Sidhu, 



Commissioner Alexander

Ayes:

Chairperson West, Vice Chairperson Bendix, Commissioner Apland, Commissioner Sidhu, 



Commissioner Alexander

Noes:

None

Excused:
None

Abstained:
None

ITEMS FROM STAFF: 

Community Development Director Stice stated that the next Planning Commission meeting is a special meeting on Monday, December 1st at 6:00 p.m. and then the regular meeting on Thursday, December 18th. He spoke about the three development agreements and attorneys are handling the DAs. He stated that the downtown façade grants would be sent soon to Commissioner Apland, 8 applications and 5 of them meet criteria to move forward.
ITEMS FROM COMMISSION: 
Vice Chairperson Bendix asked about the closed section of Rogers Road. Community Development Director Stice stated that there’s a PG&E gas line issue. He also asked if staff had sent a letter to Savemart because there was no change to the handicap area.

ADJOURNMENT: 
Adjourn to the Special Planning Commission Meeting on December 1, 2025, at 6:00 p.m., 
in the City of Patterson City Council Chambers 
The Planning Commission regular meeting of November 20, 2025, was adjourned by Chairperson West at 7:58 p.m.
____________________________________________________________
Prepared by Denise Melo, Secretary of City of Patterson Planning Commission   
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