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CITY OF PATTERSON
PLANNING COMMISSION MINUTES
AUGUST 12, 2021
__________________________________________________________________
The Planning Commission regular meeting of August 12, 2021 was called to order by
Chairperson West at 7:03 p.m.
SHOWN PRESENT (ZOOM TELECONFERENCE): Chairperson West, Vice Chairperson Bendix, Commissioner Linares, Commissioner Anderson and Commissioner Lopez. Also shown present were Community Development Director James, City Planner Andrews, City Manager Irwin, Engineering, Capital Projects and Building Division Director Ulloa, City Attorney Barbara Brenner, IT Manager Kyle Ford and Planning Commission Secretary Melo. Also present were MIG Consultants Tricia Stevens and Scott Davidson and Consultant Grant Gruber from FCS International, Inc.
ROLL CALL:
Chairperson West, Vice Chairperson Bendix, Commissioner Linares, Commissioner Anderson, Commissioner Lopez
ITEMS FROM PUBLIC:




None
STATEMENT OF CONFLICT BY COMMISSIONERS:
None
CORRESPONDENCE:





City Planner Andrews stated that there were two letters received, one from the Del Puerto Health Care District 

and the other from Del Puerto Water District which were emailed to the Planning Commission. Chairperson 

West asked where a hospital would eventually go. City Planner Andrews stated that the Del Puerto Health 

Care District submitted a letter on the Notice of Preparation for the EIR. He’s had some conversations with

them about a potential site but it will be in the distant future. Chairperson West asked if they could come 
forward with some planning and stated he would like to hear from them besides just making sure they get their 
fees.
INFORMATIONAL ITEMS:




None
CONSENT ITEMS:






Motion to approve Planning Commission meeting minutes of June 24, 2021:



Vice Chairperson Bendix
Second:

Commissioner Linares
Motion passed:
5-0 vote  
ROLL CALL:
Chairperson West, Vice Chairperson Bendix, Commissioner Linares, Commissioner Anderson,



Commissioner Lopez

Ayes:

Chairperson West, Vice Chairperson Bendix, Commissioner Linares, Commissioner Anderson, 



Commissioner Lopez 

Noes:

None

Abstained:
None
Excused:
None
Absent:
None

Motion to approve Planning Commission meeting minutes (study session) of July 22, 2021 with change 

to title of agenda item 1 from Ivy Rose Study Session to Zacharias and Baldwin Ranch Master Plan. 
Chairperson West also wanted to correct wording in the minutes to state “He objects to drainage

basins that aren’t also utilized as parks”. Also, add language that staff stated that bike lanes were 

connected to parks:



Vice Chairperson Bendix
Second:

Commissioner Lopez
Motion passed:
4-0 vote with one abstention  
ROLL CALL:
Chairperson West, Vice Chairperson Bendix, Commissioner Linares, Commissioner Anderson,



Commissioner Lopez

Ayes:

Chairperson West, Vice Chairperson Bendix, Commissioner Linares, Commissioner Lopez 

Noes:

None

Abstained:
Commissioner Anderson
Excused:
None

Absent:
None

AGENDA ITEMS:
1. Public Hearing:
Zacharias and Baldwin Ranch Master Plan

A public hearing to consider the Zacharias and Baldwin Ranch Master Plan. The Master Plan project consists of Annexation, General Plan Amendments, Pre-Zoning, Master Plan, Development Agreement, and a Final EIR for two project areas for a total of 1,227.1 acres. The Zacharias Master Plan consists of 1,158.4-acres and includes up to 5,086 residential units, 855,000 square feet of retail uses, and 6,910,000 square feet of business park uses. The Baldwin Ranch consists of 68.7 acres and includes up to 305 single family dwelling units and five acres of park. 
The Zacharias project area is located on the north end of the City of Patterson bounded by Rogers Road (west), Zacharias Road (north), the California Northern Railroad tracks and Ward Avenue (east), and existing residential and business park uses (south).  The Baldwin Ranch project area is located at the south end of Baldwin Road and is contiguous to the Delta-Mendota Canal (west), the City of Patterson Corporation Yard (north), and agricultural uses (east and south).
Community Development Director James presented the staff report and introduced Tricia Stevens from MIG to give a powerpoint presentation describing the project. She stated that a Development Agreement is also a part of the project and will come back to the Planning Commission to be considered at a later meeting. She addressed comments that were made from the Commission and members of the public at the July 22nd Ivy Rose study session. She answered those questions regarding the phasing plan for the project, non-conforming uses such as the keeping of existing livestock and questions about fencing, water-sewer connections, stormwater drainage, cul-de-sacs on Ivy Avenue and park acreage and bike path connections. 
She answered questions from Commissioner Anderson regarding population growth, parks, paseos, pedestrian paths and if the sewer lines would be connected to one major sewer line. Commissioner Linares asked how many miles of bike paths were planned and commented that there were 6 roundabouts planned in the new area so there would be a lot of streetlights that would be required. Consultant Tricia Stevens stated that there would be 5 miles of bike paths within the proposed project. Commissioner Lopez stated that he hoped that the stormwater drainage basins would be kept green year-round so they would be aesthetically nice looking. Staff stated that the intent would be that they would stay green but will be privately owned. There’s language in the master plan to keep up with that requirement.
Chairperson West asked that staff add a policy to this master plan approval that all intersections shall be roundabouts unless that’s determined that it’s not appropriate then traffic signals can be used. He referenced the Transportation Infrastructure Master Plan document dated 3-6-20 by Advanced Mobility Group which stated that Caltrans issued a policy that a roundabout should be the first consideration. He spoke about the benefits of roundabouts vs. traffic signals. Commissioner Linares and Commissioner Anderson also agreed to add the language regarding roundabouts to the master plan. Staff stated that they would agree to add the language and stated that Advanced Mobility Group is the traffic engineer on this project as well.
 City Manager Irwin stated that the City Council approved the Transportation Master Plan so they will follow the policy. He also wanted to clarify that the developers will pay for the traffic signals not the taxpayers.

Open Public Hearing:
8:12 p.m.
Brian Flynn, attorney for Lozeau Drury on behalf of Laborers International Union of North America Local Union 1130

Mr. Flynn stated that the union is asking the Commission to refrain from recommending approval of the project and certification of the EIR to the City Council. They submitted a comment letter on the draft EIR but it was after the comment period. They recommended that impacts to air quality and wildlife should be considered in a revised EIR prior to approval. He spoke about the cancer-causing impacts in residential construction and that this should be mitigated and included in the EIR. He also spoke about the impact on wildlife and that should be mitigated as well.
Grant Gruber, city consultant with FCS International, Inc. stated that comments came in two months late, and they’re not obligated to respond to late comments. He also stated that a comprehensive air quality study was performed by a former member of the San Joaquin Valley Air Pollution Control District, and they followed their guidance for air quality issues. He also stated that the San Joaquin Valley Air Pollution Control District submitted a comment letter and they didn’t state those concerns. He stated that in regards to wildlife, the land is actively farmed by the property owners so that’s not an issue. They did a biological analysis and California Department of Fish and Wildlife did review and comment which they incorporated in the EIR to mitigate it.
Lilly Freeman, speaking on behalf of Patterson and West Stanislaus Irrigation Districts and groundwater agencies
Ms. Freeman stated that there were three main concerns the districts had, potential project impacts to district infrastructure, increased groundwater consumption and consistency with the City’s General Plan. She explained each concern the districts had. She stated that the district feels the Planning Commission should not recommend approval of the project to the City Council.
Barbara Brenner, city attorney, stated that they have had discussions with the irrigation districts and have addressed issues and will continue to work with them. 

Jeff Menge, Patterson Unified School District

Mr. Menge stated that they have some concerns since new development will bring in a lot more students. He stated that the school district’s concern was that there wasn’t a school planned for the Baldwin Ranch area. He also was concerned with only one elementary school planned for the Zacharias area and that there’s not a fee mechanism for the school district to collect developer fees ahead of development so they can start building the schools. He answered questions from the Commission and City staff.
Rick & Sheryl Landrum
Mrs. Landrum asked a question regarding the lakes about what contract is in place to maintain the water supply considering the drought conditions continuing in California. City Manager Irwin stated that there is a Grupe lake in Patterson currently and it’s supplied by non-potable upper aquifer water and is being used as a percolation basin. He stated that the details will be worked out later as the project is being built.
Phil Sarasqueta

Mr. Sarasqueta had some concerns with the proposed paseos within the project. He stated that the existing canal has been a barrier to keep people from the roadway and was only to be used for Patterson Irrigation District and farmers to keep people out and for flood control. He doesn’t agree with a view fence and is concerned that the paseo will be done in phases and there would be no privacy for the property owners if it’s done that way. He asked of the 144 acres in the Rose/Ivy area how many are already ranchettes? Consultant Stevens stated that about 6.5 acres of parks would be needed if the ranchette area is developed. Staff stated that goal was to provide appropriate urban/rural interface but may have assumed incorrectly that the view fence was the best approach for a buffer. Consultant Tricia Stevens stated that they can talk about it and possibly come up with a better solution to meet the property owners’ needs. Mr. Sarasqueta asked questions of the consultant and staff.
Mia Mendes, resident of Patterson 

Ms. Mendes asked about Measure E (county measure related to development passed in 2008) which requires that any housing development in the county requires a vote. Staff stated that it’s an annexation application so Measure E wouldn’t apply. She was concerned with development paving over farmland. She stated that Measure E was passed in 2008 by Stanislaus County voters to minimize the impact urbanization has had on the rural communities. She stated that it was a direct result because of the Diablo Grande community and the problems with infrastructure and services. She stated that this proposed development is not in the City’s best interest due to the diminished watershed, freeway exit overcapacity and overcrowded schools. She also stated that the locals will not benefit from the proposed project and won’t be able to afford the homes. She asked that the Planning Commission not recommend approval to the City Council. She answered questions from the Commission.
Donald Hess

Mr. Hess made comments about finding another option instead of decorative lighting and stated it’s a factor for light pollution and doesn’t light the streets very well. He also made comments regarding the need for another school on the south side of town. He stated that there are too many schools being built north of town. He also stated that Sperry Avenue used to be a two-lane country road and now 5,000 more homes will be built which will put more cars on the road and the impact that more cars will have on the Sperry Avenue interchange. He stated that Zacharias Road is in a flood plain so flood insurance will be required in the proposed project area. Community Development Director James stated that decorative lighting can be designed based on lumens to provide the correct lighting and are very aesthetically pleasing. The consultant stated that a flood control basin is planned in the Zacharias area to benefit the city of Patterson for flood control and recharge. City Manager Irwin stated that the interchange is a top priority and there’s been a feasibility study done on it and the design and funding are in progress. Community Development Director James stated that the Sperry interchange was never meant to be the east-west corridor so once the Zacharias interchange is built it will take a lot of the traffic off Sperry Avenue. 
Karin Hennings, Del Puerto Health Care District

Ms. Hennings introduced herself as the CEO of Del Puerto Health Care District. She stated that she sent a letter in January 2019 asking for consideration of medical facilities and expansion of ambulance services within the proposed development. She stated that she’s looking forward to working with staff to identify the best areas to put future medical facilities. She answered questions from the Commission.
Hank Gnesa

IT Manager Kyle Ford read Mr. Gnesa’s comments into the record, “It appears that we have an environmental attorney suggesting that the EIR is flawed, PID raises serious questions of water capacity, overdrafting of deep water wells and we are in a horrible drought which we weren’t in when this all started. Apparently, inadequate planning was done for assuring adequate school capacity. The prudent action would be to address these concerns before we move forward or else a flawed decision will possibly occur. Why is there resistance to making an informed rational decision looking at all of the data? There seems to be a lot of concerns and unanswered questions. These should be addressed before any decisions are made. What is the rush? He believes Patterson code 18.70 fences, walls and screening stated that whenever new construction of 5 homes per acre adjacent to existing family homes an 8 foot high solid masonry wall is the requirement.”
Karl Torrison

IT Manager Kyle Ford read Mr. Torrison’s comments into the record, “Why are we trying to solve the Bay Area’s housing problem?”

Jarrod Gwynne

IT Manager Kyle Ford read Mr. Gwynne’s comments into the record, “He may have missed it, but was there any plans on expanding police and fire services with this plan?” City Planner Andrews stated that they will be subject to police and fire fees to support the project. He also stated that the public safety master plans don’t call for any more fire stations or police substations in the area so it’s not included but there will be contributing fees to support other areas in the city. Consultant Grant Gruber stated that the current fire stations are well positioned to serve the proposed project.
Joe Hollowell, representing the project developers
Mr. Hollowell stated that he’s had several meetings with the school district and have asked them about their needs. He was surprised about Mr. Menge’s comments because they’ve been willing to help determine how many schools are needed with the new development. He also reminded everyone that the school district owns a 12 acre site on Ward Avenue near the sports park and haven’t built on that property yet. He stated that he’s happy to speak with the school district to see where they’d like the schools. He recommended to work with the property owners in the Ivy Rose area for a masonry block wall for property owners worried about privacy. He stated that the water has been adequately addressed in the EIR.  He appreciated all the public comments and stated that this has been a very long process but looks forward to working with everyone.
Cynthia

IT Manager Kyle Ford read Cynthia’s comments into the record, “I’ve been in this meeting for an hour or so and I’m not sure if this was already discussed. You are wanting to expand Patterson but what about the town we currently have. Our downtown is in dire need of care especially on the south side.”
George Reichmuth

Mr. Reichmuth stated that flood insurance wasn’t addressed for the proposed project. He stated that he lives on Elm Avenue and has been impacted by all the warehouses and new development already in town. He doesn’t get the rush for this project when there’s a lot of infill that isn’t being touched. He stated that Fink is being looked at by the county instead of Zacharias for the bypass. He answered questions from the Commission.
Close Public Hearing:
9:41 p.m.
Commissioners discussed the proposed project.

Motion to adopt Resolution #2021-05, recommending that the City Council certify the Final Environmental Impact Report (FEIR), approve the General Plan Amendment, Annexation, Pre-zoning and Master Plan (with errata sheet) for the Zacharias project area and Baldwin Ranch project area subject to the findings in the Resolution and conditions of approval:




Commissioner Linares
Conditions of Approval
Planning

1. Development of the project shall be in accordance with the approved Master Plan, as modified by these conditions and as may be modified by a development agreement between the City and developer.  In the event of any conflict between these conditions and the terms of any development agreement between the City and developer, the terms of the development agreement will control and these conditions will be deemed modified.

2.  The project shall be subject to all the mitigation measures found in the Mitigation Monitoring and Reporting Program (MMRP) of the Zacharias and Baldwin Ranch Final Environmental Impact Report, as adopted by the City Council.   
3. Developer agrees to and shall hold the City, its officers, agents, employees, and representatives harmless from liability for damage or claims for personal injury, including death, and claims for property damage which may arise from the direct operations of the developer or those of its contractors, subcontractors, agents, employees or other persons acting on its behalf with respect to the project.  Developer agrees to and shall defend the City and its officers, agents, employees, and representatives from actions for damages caused or alleged to have been caused by reason of developer’s activities in connection with the project.  This hold harmless agreement applies to all damages and claims for damages suffered or alleged to have been suffered by reason of the operations referred to above, regardless of whether or not the City prepared, supplied or approved plans or specifications or both for the project.  Developer further agrees to indemnify, hold harmless, pay all costs and provide a defense for City in any action challenging the validity of the development agreement.  Developer may elect to, but shall not be obligated to, pay for a separate defense for City if City elects to retain independent legal counsel.

4. Development shall conform with the adopted zoning requirements except as otherwise approved by the Master Plan. 

5. In the Baldwin Ranch project area, walls shall be included along the interface with the Delta Mendota Canal, as approved by the City Engineer.

Non-Residential (Conditions 6-14) 

6. Prior to issuance of a building permit for any non-residential development, an exterior lighting plan and site lighting footcandle plan shall be prepared subject to the review and approval of the Community Development and Police Departments.

7. Prior to issuance of a certificate of occupancy for all non-residential buildings, all ducts, meters, air conditioning equipment and all other mechanical equipment, whether on the ground, on the structure or elsewhere, shall be screened from public view with materials architecturally compatible with the main structure. It is especially important that gas and electric meters, electric transformers, and large water piping systems be completely screened from public view, subject to utility company guidelines.  All roof-mounted equipment which generates noise, solid particles, odors, etcetera, shall cause the objectionable material or effects to be directed away or shielded from adjoining land designated for residential development. A plan for the treatment of roof top equipment shall be submitted to the Community Development Department prior to issuance of a building permit
8. All planted areas shall be separated from driveways by concrete curbs.

9. Prior to issuance of a building permit for each building, a site plan shall be submitted identifying the location of all trash containers, for review and approval by the Community Development Department.  Trash enclosures shall be constructed to City standards and shall be architecturally compatible with the design of the project and shall be laid out for easy access by collection trucks.

10. In such cases where trash bin enclosures are to be installed abutting structures, the common wall shall be of a noncombustible masonry type material with no openings for vents or windows.

11. Developer shall provide design details (or vendor specifications) for all streetscape items (planters, waste containers, benches, bicycle racks etc.) with first building permit applications.
12. Project must ensure that there are enough trash receptacles in front of any commercial areas that might be developed as part of this project.  The receptacles shall follow the current City Standard for downtown area.
13. A Master Sign Plan shall be submitted and approved by the Community Development Director, for any commercial centers in the Plan area. Stand-alone stores that are not part of a center shall be subject to the City of Patterson sign ordinance. 
14. No air conditioning or similar mechanical equipment shall be installed on roofs of dwellings or within any setback area of 5 feet or less. 

15. The applicant shall submit for approval by the Community Development Department, a plan for off-site unified directional signage associated with directing buyers to the Master Plan area. For each individual homebuilders, each applicant shall submit for approval by the Community Development Director, an on-site signage plan, along with exterior treatments associated with model homes, including landscaping and sales office prior to issuance of a building permit. 
16. Final Development Plan shall be submitted to the City that includes site plans and building elevations that demonstrate compliance with all design guidelines and development standards in the Master Plan. The Development Plan shall address neighborhood diversity, minimum number of plans and styles, placement of garages, streetscape, landscaping and fencing, four-sided articulation, architectural variation and massing. The Development Plan shall be subject to approval by the Planning Commission either in conjunction with a subdivision map, or via a subsequent submittal to the Planning Commission. 

17. The final landscaping plan for all common areas shall be approved by the Community Development Director and City Engineer prior to the recordation of a subdivision map or issuance of a building permit, and shall conform to the guidelines in the Master Plan. 

18. Each final map shall include bicycle support infrastructure as outlined in the Master Plan. 

Public Works
19. Prior to issuance of any building permit, the applicant shall enter into an agreement with the City of Patterson which shall specify the improvements to be installed to serve the applicable phase of the development or subdivision map, in accordance with the approved improvement phasing plan.
20. The applicant shall pay all applicable AB1600 impact fees including the general government impact fee, the community facilities impact fee, the street improvement impact fee, fees relating to sewer, water and storm drainage, and the public safety impact fee in accordance with applicable provisions of the Patterson Municipal Code except as the payment of required fees may be amended by a development agreement executed between the City and the developer.  In addition, the City shall grant credit toward the payment of these fees for projects undertaken by the developer, in accordance with adopted improvement plans and/or the terms identified in a development agreement, to the extent that such projects would otherwise be funded by these fees.

21. Public utilities easements shall be granted to the satisfaction of the Public Works Director and City Engineer.

22. The developer shall obtain an encroachment permit for all work conducted within the public right-of-way.

23. Interior vehicle travelways shall be designed to be capable of withstanding loads imposed by trash and delivery trucks.

24. All on-site utilities and utility fixtures shall be underground.

25. The developer shall be responsible during construction for cleaning city streets, curbs, gutters and sidewalks of dirt tracked from the subject site.  The flushing of dirt and debris to storm drain or sanitary sewer facilities shall not be permitted.  The cleaning shall be done after each day's work or as directed by the Director of Public Works.

26. All required public improvements shall be designed and constructed in accordance with the City of Patterson Standard Specifications and Drawings, at the time of submittal to the Engineering Department.

27. All construction activities, including the warming of construction vehicle engines, shall be limited to Monday through Saturday only between the hours of 7 A.M. to7 P.M. and on Sunday if construction activities are no closer than 300 feet to occupied residences.  The potential for construction activities will be disclosed in writing to all future residents of the project. At the discretion of the Public Works Director, these hours may be extended and these distances may be reduced.

28. All final conditions of approval of this project shall be printed on or attached to the building plans and/or improvement plans.  These shall be in the form of a photocopy of the final action letter of the decision maker (preferably printed as a separate numbered sheet) submitted to the City for all applications on the subject property.

29. Self-contained temporary restroom and sanitation facilities shall be on the jobsite and be properly maintained until finish of all construction. Connection to sanitary sewer system for temporary restroom and sanitation facilities is prohibited.

30. All street lighting shall be LED.  For further details regarding LED requirements/ specifications, please contact Engineering at (209) 895-8076.

31. Signs shall be located outside the public road right-of-way and shall not interfere with driver sight distance requirements at intersections.

32. Developer shall provide and determine a maintenance program in cooperation with the City of Patterson for landscaped areas between all roads and any approved noise walls, other walls, street trees, and bicycle lanes, subject to review and approval of the City.   

33. Landscaping and irrigation shall be installed in compliance with AB 1881 on all front yards, and side yards of lots when visible from public streets to the satisfaction of the City Engineer.

34. Final inspection of the sewer and storm drain system shall be by televised inspection device as approved by the City Engineer at developer’s expense.

35. All sight distances for all corners shall conform to the City’s sight distance requirements to the satisfaction of the City Engineer.

36. The developer shall provide all necessary on-site easements for streets, sewers, water facilities, utilities, drainage facilities, and other facilities as required by the City, prior to or in conjunction with the final map.  Said easements shall be subject to the review and approval of the City Engineer and the City Attorney.

37. Project shall comply with all applicable stormwater regulations, including Post Construction Standards/Low Impact Development (LID).  
38. Project must comply with the latest edition of the California Green Building Code, including ADA (Americans Disability Act), and City Standards. The City Standards must be detailed out on the plans to ensure compliance.
39. Project must participate/annex into the City’s CFDs (Public Safety/Fire CFD 2003-1, Maintenance CFD 2013-1, West Patterson Business Park CFD 2005-1 and/or Maintenance CFDs 2018-1 and/or 2018-2) and/or form their own CFD for infrastructure and/or maintenance.  All costs associated with the annexation/formation must be paid for by the developer.  The Unanimous Approvals/Waivers for all CFDs must be signed and recorded prior to permit issuance. 

40. The City will require the developer to enter into a Landscape and Stormwater Control Measures (SCMs) & Access Agreement which holds the developer responsible for the ongoing maintenance of all private landscaping and stormwater treatment control measures installed on the project (for example vegetated swales, interceptors, basins, etc.). The agreement must be signed and recorded prior to inspections.

41. Backflow Prevention Device is required on all water services installed.  A building permit is required, and the device inspected and approved by the Public Works Department.

42. Landscape plans shall be submitted to the Engineering Department and shall comply with AB1881 (Water Use Efficiency)/MWELO requirements.  Once the landscaping is complete an audit must be completed, and the Certificate of Completion/Landscape Document Package sent into the City.  The City will require passing audits for the Landscaping.

43. Projects must submit a Construction & Demolition Waste Management Plan to the Public Works Department.  The City will require a final package prior to obtaining a final, including disposal tickets, to be submitted to ensure 60% diversion rate has been achieved.  For further information regarding this item, please contact Xavier Guluarte at (209) 895-8068 or via email at xguluarte@ci.patterson.ca.us 

44. If property is within a Special Flood Hazard Area, developer must pull a floodplain development permit and build according to floodplain standards. Please see Municipal Code, Chapter 17.12 for building standards. For further information, please contact Maria Encinas at (209) 895-8061.

45. Street Trees may need to be installed or replaced.  A street tree deposit will be collected by the City at building permit phase.  All street tree types shall comply with the City’s Approved Street Tree Plan and species list, approved by the Public Works Director.  

46. All street lighting shall be LED.  For further details regarding LED requirements/ specifications, please contact Engineering at (209) 895-8076.

47. Any truncated domes installed; City prefers the “Set in Place” domes.

48. Trash Enclosures be designed and constructed to comply with the Department of Health and Storm Water regulations (not located in proximity of a drain inlet, have covers, have adequate secondary containment, etc.).  Trash enclosures should be sized to comply with commercial and organics recycling requirements.  If the trash enclosure is being shared with another facility, the trash enclosure must be adequately sized to be able to service more than one facility.  All trash enclosure plans must be reviewed and approved by the City’s Planning Department.  For a copy of the City standard, please contact Engineering at (209) 895-8076.

49. Improvement plans for any off-site public improvements shall be submitted to the Engineering Department for review and approval.

50. If construction water will be obtained from the City’s Fire Hydrant(s), a Fire Hydrant Use Permit Application must be submitted and approved by the Public Works Department.  Fees, Deposits, and Water Rates are listed on the permit application.

51. All new construction activities for commercial/industrial development projects require an Encroachment Permit from the Public Works Department.  

52. Any pre-existing sewer laterals and storm drain lines should be video inspected to ensure that the lines are clear of any debris and that they are not damaged.

53. All facilities must be connected to the City’s municipal system for water (potable and non-potable), sewer and storm and be signed up for services prior to being in operation.  This includes garbage service.  This also includes Garbage Services (Commercial Recycling – AB 341). The City currently has a Contract with Bertolotti Disposal which grants an exclusive “Commercial & Residential Solid Waste Franchise” for Garbage Services.   Please contact the City’s Finance Department at (209) 895-8040 to sign up for utility services or for any questions.

AB 1826 (Organic & Food Waste Recycling) requires that businesses generating 2 cubic yards of organic waste to arrange for organic waste recycling services.  This requirement will extend to businesses generating 2 cubic yards of organic waste to arrange for organic waste recycling services.  

For further information about this requirement, please visit the City’s website at www.ci.patterson.ca.us or the State’s Cal-Recycle website http://www.calrecycle.ca.gov/recycle/commercial/organics/  or call Xavier Guluarte at (209) 895-8068.

54. Stormwater quality control devices (SCDs) /Low Impact Development (LID) will be required for this project and must be included as part of the civil improvement plans submitted for the project.  This includes having post BMPs to address oil/grease/debris/trash, etc.  Additionally, all gas stations must meet the standards established in the City’s Multi-Agency Post-Construction Stormwater Standards manual by visiting http://www.ci.patterson.ca.us/535/Post-Construction-Standards-Manual
55. Any food establishments installed as part of this project must install grease interceptors, per City Standard 7.17.  All grease interceptors must be constructed by the developer on private property on the sewer service lateral for any facility whose operation will result in oil, grease, sand or other solids being discharged into the City’s sanitary sewer system.  Interceptors shall conform to the latest California Plumbing Code Standards (minimum size is 750 gallons) and all grease interceptors shall have a sample point and shall be constructed outside the building where they can easily be inspected for proper operation by the City.  Per the City’s Municipal Code, any business that has a Grease Interceptor/Trap must be part of the City’s Fats, Oil, and Grease (FOG) Program and plans must be submitted and approved by the City.  Please contact Public Works to schedule an on-site FOG Visit once the project is complete.

56. All utilities (storm, water, sewer) should be routed to existing public rights-of-way rather than utility easements.  Work with Engineering and Public Works to ensure this is done to the City standards.

57. Project shall pay all applicable impact fees, capacity fees (storm, water, and sewer) at the time of building permit.  For a copy of the City’s fees please visit the City’s website or contact Building at (209) 895-8030.
58. Green Building Code Regulations:  Project must comply with the latest edition of the California Green Building Code, including sections addressing Water Efficiency & 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.  

Any pre-existing public improvements adjacent to the project area must meet the ADA standards; this includes sidewalks, handicap ramps, etc.  Please note that this might require full replacement of the improvements.  Any questions, please contact Engineering or Public Works directly.
59. Cross Connection Requirement:  Backflow Prevention Device is required on all water services and shall be installed per City Standards 5-D and/or 5-E.  A building permit must be obtained from the City’s Building Department and the device inspected and approved by the Public Works Department.
60. Project landscape plans must comply with AB1881 (Water Use Efficiency)/MWELO requirements if landscaping is required. Background Information:   Following is a summary listing the projects that are required to comply with this requirement.  Further information can be found on the State’s website:  

http://www.water.ca.gov/wateruseefficiency/landscapeordinance/ 

Once the landscaping is complete an audit must be completed, and the Certificate of Completion/Landscape Document Package sent into the City.  The City will require passing audits for the Landscaping.  Additionally, the irrigation system must be set to comply with the City’s Watering Schedule and SWPPP regulations.  For further information regarding this requirement, please contact Maria Encinas at (209) 895-8061.

**Note:  The City’s mandated per capita water savings target is 10%.  Therefore, the use of the City’s non-potable water system is highly recommended for both construction use, as well as for irrigation purposes and for any other uses where non-potable water can be used.
61. C&D Requirements:  Commercial projects must submit a Construction/Demolition Waste Management Plan to the City for review/approval if they meet the threshold. Once the project is complete, all businesses generating 4 cubic yards of waste per week must comply with the AB 939 Commercial Recycling requirements.  Please contact Xavier Guluarte in Public Works at (209) 895-8068 or xguluarte@ci.patterson.ca.us for further information regarding this item.

62. Stormwater quality control devices (SCDs) /Low Impact Development (LID) might be required for this project and must be included as part of the civil improvement plans submitted for the project.  All devices shall be designed to prevent pollutants from entering the City’s municipal system or basin.    Storm Interceptors are designed to remove garbage/debris, settable and suspended solids from stormwater runoff through gravitational setting and trapping of pollutants.  A maintenance plan must be developed to ensure proper maintenance of the storm interceptor.  A copy of the maintenance plan shall be submitted to Public Works.  If your project is required to install the Post-Construction/LID standards, then a storm interceptor might not be required.  Please check with the Project Engineer for determination if Post-Construction/LID standards apply to this project.

63. Trash Enclosures be designed and constructed to comply with AB 1383, Commercial Recycling, and Storm Water regulations (not located in proximity of a drain inlet, have covers, have adequate secondary containment, comply with the Health Department requirements, etc.).  Trash enclosures should be sized to comply with commercial and organics recycling requirements.  If the trash enclosure is being shared with another facility, the trash enclosure must be adequately sized to be able to service more than one facility.  All trash enclosure plans must be reviewed and approved by the City.  Contact the City to obtain a copy of the City standard.

64. All Commercial and Industrial business who generate 4-cubic yard or more of commercial solid waste per week, are required by state law (AB 341) sign up for commercial solid waste services, as well as implementing its own commercial recycling program.  Commonly known as “dumpsters,” front-load containers are the most used waste collection receptacle throughout the city for non-residential, commercial waste collection. With this service, one or more 2-, 4-, 6- or 8-cubic-yard containers are placed at places of business in a location that is easily accessible and safe for cleanup crews and waste-generation areas, as well as the garbage trucks and its drivers. Waste must be placed within the container and will be serviced at a minimum of once a week. However, if you’re waste generation calls for more frequent visits or a larger container, we will do whatever it takes to service your needs.  Please call (209) 895-8040 to sign up for the appropriate service for your business.  **Adequate trash enclosure will be required to allow for commercial recycling.  All trash enclosures must be constructed to City Standards.
To receive garbage service via  Bertolotti Disposal, Inc, the City's franchised garbage collector, please call (209) 895-8040 to sign up.  All residential homes are going to receive three (3) 90-gallon toters.  The black totter is to be used for regular waste, the blue totter for recyclable materials such as cardboard, cans, plastic bottles, etc. and the green totter for organic and food waste.

65. Submit plans to the City Engineer for off-site public improvements and landscape plans for review and approval.  Any work on the City’s right-of-way requires a City Encroachment Permit.  Please contact Public Works at (209) 895-8060 for further information regarding this item.

66. If construction water will be obtained from the City’s Fire Hydrant(s), a Fire Hydrant Use Permit Application must be submitted and approved by the Public Works Department.  Fees, Deposits, and Water Rates are listed on the application.

67. All construction activities for single family residential, commercial, and industrial projects require an Encroachment Permit from the Public Works Department.  The Public Works Department will conduct a pre-inspection/post-inspection to ensure that damage caused during construction activities is addressed.  Any damage that occurs will be the sole responsibility of the Developer/Contractor to repair.

68. All pre-existing sewer laterals and storm drain lines should be video inspected to ensure that the lines are clear of any debris and that they are not damaged.

69. Street Trees may need to be installed or replaced per City Standards and a street tree deposit posted with the City of Patterson, per City Standard Detail (Section 3 – Drawing 3-W).  All street tree types must comply with the City’s Approved Street Tree Plan.  The landscape plan calls for London Plane species, however the City is phasing this species out.  Please make sure to contact Public Works at (209) 895-8060 to the species information.

70. All facilities must be connected to the City’s municipal system for water, sewer and storm and be signed up for services prior to being in operation.  This also includes Garbage Services. The City currently has a 7-year Contract with Bartolutti Disposal (Effective July 1, 2014) which grants an exclusive “Commercial & Residential Solid Waste Franchise” for Garbage Services.   Please contact the City’s Finance Department at (209) 895-8040 to sign up for utility services or for any questions.

71. A SWPPP Inspection Deposit account shall be established with the City to cover the City’s time to perform SWPPP monitoring/Inspections for the duration of the project.  The City’s current Storm Water Management Hourly fee, and every inspection is billed by the hour.

Fire 

72. Fire lanes and access roads must be installed prior to construction of the first building to the satisfaction of the Fire Chief and the Public Works Department

73. All fire lanes shall be posted and enforced, per Police Department and Fire Department guidelines.

74. Prior to placement of lumber or other combustible materials on the site, the domestic water system, including fire hydrants, shall be installed and tested and all-weather roads shall allow access to all areas of the site, per Fire Department and Public Works Department standards.

75. Prior to concrete pour inspection, compaction tests are required for all footings.

76. Electrical conduit shall have a separate ground wire installed.

77. Improvements required for project development will include street paving, curb, gutter, streetlights, sidewalks, landscaping, the required utilities, grading and drainage.

78. Prior to approval of grading and improvement plans, the applicant shall enter into an agreement with the City for inspection of said improvements.

79. Fire hydrants shall be installed along all public streets and on site with intervals and placement subject to approval of the Fire Chief.

80. All buildings shall be uniformly numbered with numbers visible from the street and internally illuminated, consistent with California Building and Fire Code requirement

81. All new construction shall meet the requirements of the City Fire Department, as they relate to fire issues.

82. All dwelling units shall utilize non-combustible roofing materials.

Other 
83. At the time of Public Improvement Plan review, plans shall be submitted to all applicable public utility companies for review.  Comments from the utilities regarding required easements, transformer locations, etc. shall be forwarded to Engineering Department for review and approval. 

84. Prior to building permit issuance for any dwelling, the developer shall demonstrate to the City full compliance with the provisions of Government Code Section 65995 et seq. as amended by the Leroy R. Greene School Facilities Act of 1998. 

85. The developer shall offer to dedicate to the City land for parks in the size and location as generally illustrated in the Master Plan, as may be amended by these conditions, and as described in the Development Agreement.  Said offers of dedication shall be required to be recorded concurrent with the recordation of final tract maps which encompass, or are adjacent to, a park site.

86. Final park plans shall be approved by the City Engineer prior to construction and shall be consistent with the City of Patterson Park Design Guidelines & Standards as amended.

87. All on-site utilities shall be underground.  All existing overhead utilities adjacent to the property or within the property shall be placed underground by the applicable phase prior to issuance of building permits for that phase.  All utility boxes including electrical, telephone, cable T.V., etc., shall be underground.

88. The developer is to be responsible for all damage to existing and new telephone facilities caused by workers or subcontractors under the direction of the developer.

89. All new telecommunications facilities shall be underground except where indicated by the telephone company upon engineering of the development.

90. All water, gas, sewer, underground electrical power, cable T.V., or telephone lines, or conduits, or underground drain lines shall be installed before any paving is placed.  Utility stub connections to property boundaries of each lot may be omitted only with the express and written permission of the City Engineer.

91. The developer shall install adequately sized utility services and laterals, if appropriate, to each lot prior to final acceptance of tract improvements by phase.

92. Except as the utility companies may otherwise agree, the developer shall provide cable T.V., without charge, the reasonable opportunity to utilize and jointly occupy for the same purpose and trench provided by the developer to a utility for the purpose of connecting the utility to service the development.
Second:


Vice Chairperson Bendix
Motion passed:

5-0 vote

ROLL CALL:
Chairperson West, Vice Chairperson Bendix, Commissioner Linares, Commissioner Anderson, Commissioner Lopez
Ayes:
Chairperson West, Vice Chairperson Bendix, Commissioner Linares, Commissioner Anderson, Commissioner Lopez
Noes:



None

Abstained:


None

Excused:


None
Absent:


None
ITEMS FROM STAFF:
City Planner Andrews stated that the next Planning Commission meeting will be on Thursday, August 26th. 

ITEMS FROM COMMISSION: 
None

ADJOURNMENT:  The Planning Commission regular meeting of August 12, 2021 was adjourned by Chairperson West at 9:51 p.m.

_________________________________________________

Prepared by Denise Melo, Secretary of City of Patterson Planning Commission  
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