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CITY OF PATTERSON
PLANNING COMMISSION MINUTES
FEBRUARY 24, 2022
__________________________________________________________________
The Planning Commission regular meeting of February 24, 2022, was called to order by
Chairperson West at 7:00 p.m.
SHOWN PRESENT (HYBRID MEETING): Shown present in person: Vice Chairperson Bendix.  Shown present via Zoom: Chairperson West, Commissioner Linares, Commissioner Anderson and Commissioner Lopez. Also shown present via Zoom: Associate Planner Rodriguez, City Attorney Goldstein, Engineering, Capital Projects and Building Division Director Fernando Ulloa and Planning Commission Secretary Melo. Also shown present in person: City Planner Andrews and IT Manager Kyle Ford.
ROLL CALL:
Chairperson West, Vice Chairperson Bendix, Commissioner Linares, Commissioner Anderson, Commissioner Lopez
ITEMS FROM PUBLIC:




None
STATEMENT OF CONFLICT BY COMMISSIONERS:
None
CORRESPONDENCE:




None
CONSENT ITEMS:






Motion to approve Planning Commission meeting minutes of February 10, 2022:




Vice Chairperson Bendix

Second:

Commissioner Anderson
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

AGENDA ITEMS:
1. Public Hearing:
Architectural & Site Plan Review #22-01, Conditional Use Permit #22-01, Historic 

Alteration Permit #22-01, Water Office Restaurant, 22 N. Del Puerto Avenue, 
APN # 131-009-019

Review of an Architectural and Site Plan Review and Conditional Use Permit for the remodel of an existing 1,258 square foot building. The project also includes the addition of 2,386 square feet to the existing building and a 225 square foot enclosed porch. The building is located at 22 N. Del Puerto Avenue, also known as APN 131-009-019, a 0.10 acre lot.  The proposed use is a full service restaurant with a bar. The restaurant’s hours of operation are proposed from 5:00 p.m. to 9:00 p.m. Tuesday-Thursday and 5:00 p.m. to 10:00 p.m. Friday and Saturday, closed Sunday and Monday.  The site plan also includes parking, landscaping, and other appurtenances. The use is consistent with the Downtown Core, where the lot is located, subject to a conditional use permit. The project was reviewed pursuant to the California Environmental Quality Act (CEQA) and was determined to be Categorically Exempt per Section 15332, (Class 32 – In Fill Development Projects).

Associate Planner Rodriguez gave a powerpoint presentation and answered questions from the Commission.
Open Public Hearing:
7:22 p.m.

Bob Campana, owner/operator of Redwood Café in Modesto and will be owner/operator of the Patterson restaurant and Joe Smith, architect for the project
Mr. Campana stated that he is excited to open the restaurant and be a part of the Patterson downtown community. He also spoke about access to the alley adjacent to the building. Joe Smith, the architect for the project, spoke in favor of the project. Mr. Campana and Mr. Smith answered questions from the Commission.
Close Public Hearing:
7:30 p.m.

Motion to approve Architectural & Site Plan Review #22-01, Conditional Use Permit #22-01 and Historic Alteration Permit #22-01 with two findings for Architectural & Site Plan Review, two findings for Conditional Use Permit and four findings for Historic Alteration Permit and thirty-two conditions of approval:



Vice Chairperson Bendix
Conditions of Approval
1. That all new construction shall meet the requirements of the 2019 CA Fire Code as adopted and those amended and adopted by the City of Patterson as prescribed in Section 15.20.020 of the Patterson Municipal Code.  

2. That approved fire extinguishers be installed within the building and shall be at least a 2A10BC. – 2019 CA Fire Code §906.

3. That all commercial fire alarm systems installed shall be UL listed and to be maintained through the life of the alarmed building per Patterson Municipal Code Chapter 15.20.020 (P).

4. That a Fire Department approved key box (Knox Key Box) shall be installed and secured in accordance with manufactures specifications and mounted to the right of the main entrance door(s) with the top of the box no higher than 6’ above finished grade. Patterson Municipal Code Chapter 15.20.020 (Q).

5. That the fence gate for outdoor dining area should be sized to accommodate occupant load or have double door gates and have panic hardware. Ideally double doors for any related emergency operations.

6. That “No Parking” signs shall be placed in areas of the alley that will be open and not closed in, i.e. area along Bank of the West.

7. That Fire Department connections (FDC) shall be within seventy-five (75) feet of a fire hydrant and located at the street.

8. That the existing driveway on Del Puerto Avenue shall not be eliminated. Rather, it be converted to driveway width ADA accessible ramp.

9. That an address and/or suite identification shall be installed/affixed with numerals at least six (6) inches tall as per the City of Patterson Municipal Code.   

10. That the applicant must submit a Sign Application prior to the installation of any wall signs.

11. That the use shall comply with all requirements for an “A-2” occupancy.

12. That the building shall comply with the 2019 CBC-Accessibility & 2010 ADA guidelines for accessibility.                             

13. All sign designs and plans shall be reviewed and approved by the Planning Division prior to installation and be consistent with applicable guidelines. Per PMC Chapter 18.82.060 the applicant is allowed a maximum of three (3) signs for a total of 150 square feet in sign area. 

14. That a minimum of one (1) accessible parking spaces meeting the requirements of the 2019 California Building Code, Chapter 11B and they shall be the closest travel distance to the main entrance with an unobstructed path of travel.

15. That the applicant shall work with the City Engineer for the conversion of diagonal parking along Del Puerto Avenue.

16. This permit shall be reviewed approximately one year after the issuance of a certificate of occupancy 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. 

17. That the applicant shall sign-up for utility services with the appropriate agencies and companies.

18. That the applicant shall submit a complete set of plans prepared by a CA licensed design professional for the remodel and proposed addition. 

19. That the project shall comply with all applicable stormwater regulations.

20. That the project shall comply with the installation of a backflow prevention device or if one is already installed, it must meet the current City Standards and be inspected and tested by the City to ensure it is working effectively.

21. That a grease interceptor shall be installed along the alleyway and the business must be enrolled in the F.O.G. program (Fats, Oils, and Grease).  Applicant will receive all the information on the FOG program during the business license inspection/site visit.

22. That the applicant shall enter into a 15-year encroachment agreement with the City. Applicant shall work with the Public Works Director to finalize the agreement.

23. That the applicant understand that no permanent structures shall be erected along the alleyway. Applicant understands that if future work along the alleyway is needed, all furniture would need to be removed when directed to do so.

24. That the project will be required to pay impact fees for fire line and upsized water meter.

25. 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

26. That the 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 (SB 407, requires the retrofit of any outdated plumbing fixtures with current standards).

27. That if the project requires landscape plans, they must comply with AB1881 (Water Use Efficiency) requirements and provide an AB 1881 audit certificate if applicable. 

28. That the applicant shall install a trash enclosure to meet current City standards and comply with regulatory requirements. Said trash enclosure must be adequately sized to comply with commercial and organics recycling as well as regulatory requirements. 

29. That any damaged sidewalks/curbs/gutter need to be addressed.  This will require an encroachment permit to be obtained from Public Works and a license contractor must perform the work and meet the City standards for sidewalks/curbs/gutters.

30. That if at any time work within the City’s right-of-way is required; a City Encroachment Permit shall be submitted to the Public Works Department. 

31. The project shall comply with all applicable State and Municipal Codes, including the current Building Codes as 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.

32. 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 Anderson
Motion passed:
5-0 vote

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

Ayes:
Chairperson West, Vice Chairperson Bendix, Commissioner Linares



Commissioner Anderson, Commissioner Lopez
Noes:


None

Abstained:

None

Excused:

None
Absent:

None
2. Public Hearing:
Conditional Use Permit #21-11 – Outdoor Event Venue Proposal, 125 Poppy 

Avenue, APN #048-043-015

A public hearing to consider a Conditional Use Permit for an outdoor event venue on a 2.55 acre site at 125 Poppy Avenue, also known as APN 048-043-015. The project site has an existing horse arena and a horse stable. No permanent structures are proposed; all events will be held outdoors. Maximum number of guests at any given time is 200. All event seating, gathering accessories and catering will be temporary and provided by the individual events. To accommodate parking for the guests, the applicant is proposing the installation of a parking area that may accommodate up to 120 vehicles. The project is exempt from CEQA pursuant to CEQA Guidelines Section 15304(e), due to the use of the property for special events, which are a minor temporary use of land having negligible or no permanent effects on the environment. 

Associate Planner Rodriguez gave a powerpoint presentation and answered questions from the Commission.

Open Public Hearing:
7:52 p.m.

Rafael Ruiz, applicant for the project
Mr. Ruiz stated that the event planner will supply everything. He answered questions from the Commission.

Close Public Hearing:
8:13 p.m.
Commissioners discussed the proposed project with staff.
Reopen Public Hearing:
8:19 p.m.

Rafael Ruiz stated that he agrees that a responsible party will be there onsite for the events.

Reclose Public Hearing:
8:22 p.m.

Motion to approve Conditional Use Permit #21-11 with two findings and twenty-two conditions of approval amending condition #8 to read: “That the venue shall only host weekend events two weekends out of the month. Said events shall be limited from 9:00 a.m. to 11:00 p.m. That any events held during the week shall be from 9:00 a.m. to 5:00 p.m.” 
Add condition #23 to read: “That the property owner or event operator shall be present onsite for all events. Said contact person shall provide a phone number for contact to be provided to the Sheriff and Fire Department.” 



Vice Chairperson Bendix

Conditions of Approval

1. That all new construction shall meet the requirements of the 2019 CA Fire Code and Building Code as adopted and those amended and adopted by the City of Patterson as prescribed in Section 15.20.020 of the Patterson Municipal Code.  

2. That an address and/or suite identification shall be installed/affixed with numerals at least six (6) inches tall as per the City of Patterson Municipal Code.   

3. That the applicant must submit a Sign Application prior to the installation of any sign. All sign designs and plans shall be reviewed and approved by the Planning Division prior to installation and be consistent with applicable guidelines. Per PMC Chapter 18.82.060 the applicant is allowed a maximum of three (3) signs for a total of 150 square feet in sign area. 

4. That prior to any event the property owner shall work with the Fire Department for issuance of a Special Event Permit. Fire Code Official shall determine if a special event permit it required.

5. That the applicant shall work with the Fire Department and Building Department prior to the installation of tents to ensure the compliance with applicable Fire & Building Codes. 

6. That the applicant shall obtain a grading permit prior to the commencement of any work.

7. That prior to the installation of any permanent or temporary light structures, the applicant shall work with the Community Development Department to ensure zoning compatibility.

8. That any sound amplifying equipment shall cease use by 10p.m. “That the venue shall only host weekend events two weekends out of the month. Said events shall be limited from 9:00 a.m. to 11:00 p.m. That any events held during the week shall be from 9:00 a.m. to 5:00 p.m.” 
9. That prior to the installation of lighting fixtures; whether temporary or permanent, the applicant shall submit lighting plan to ensure compatibility with City code.

10. That a minimum of five (5) including one van accessible space meeting the requirements of the 2019 California Building Code, Chapter 11B and they shall be the closest travel distance to the main entrance with an unobstructed path of travel.

11. That the applicant shall work with the City Engineer and Public Works Director for the installation of a new driveway approach and off-street parking.

12. This permit shall be reviewed approximately six months after the issuance of a business license 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. 

13. That the applicant shall sign-up for utility services with the appropriate agencies and companies.

14. That the project shall comply with all applicable stormwater regulations, including keeping the site maintained in good, clean, and orderly manner, free of any debris, trash, or junk materials. All portable restrooms utilized on property must be properly staked down and have secondary containment.

15. That the applicant shall enter into Deferred Improvement Agreement with the City within 60-days of CUP approval for any frontage improvements and utility service connections required (sidewalks, curb, gutter, landscaping, streetlights, utility services, etc.). Applicant shall work with the Public Works Director to finalize the agreement and pay any impact fees associated when connecting to the City’s water, sewer, storm drainage system.

16. That the applicant understand that no permanent structures shall be erected on the property prior to review and approval by the Building and Community Development Department.

17. That if the project requires landscape plans, they must comply with AB1881 (Water Use Efficiency) requirements and provide an AB 1881 audit certificate if applicable. 

18. That the applicant shall install a trash enclosure to meet current City standards and comply with regulatory requirements. Said trash enclosure must be adequately sized to comply with commercial and organics recycling as well as regulatory requirements.

19. That if at any time work within the City’s right-of-way is required; a City Encroachment Permit shall be obtained from the Public Works Department. 

20. That the applicant shall understands the unpaved parking area is temporary. The gravel shall be maintained to prevent mud, dirt, debris from being tracked out into the street.  Gravel should be larger gravel (3” gravel size) to help with erosion and sediment control.

21. The project shall comply with all applicable State and Municipal Codes, including the current Building Codes as 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.

22. 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.
23. “That the property owner or event operator shall be present onsite for all events. Said contact person shall provide a phone number for contact to be provided to the Sheriff and Fire Department.” 

Second:

Commissioner Anderson

Motion passed:
4-1 vote
ROLL CALL:
Chairperson West, Vice Chairperson Bendix, Commissioner Linares, Commissioner Anderson and Commissioner Lopez

Ayes:
Chairperson West, Vice Chairperson Bendix, Commissioner Anderson, Commissioner Lopez
Noes:


Commissioner Linares
Abstained:

None

Excused:

None

Absent:

None
3:     Public Hearing:
PATTERSON’S ACTIVE TRANSPORTATION MASTER PLAN 

Project # 2019-C-001

Connectivity of bicycle and pedestrian facilities has been a significant challenge for the City of Patterson. The City has taken several steps to address deficiencies within non-motorized networks, but efforts have typically been segmented and solutions have been location-based without significant consideration of the network as a whole.  The City was awarded funding through Caltrans’s Active Transportation Plan (ATP) Cycle 4 grant program to design a City-Wide Active Transportation Master Plan. The purpose of this project was to identify pedestrian and bicycle infrastructure deficiencies throughout the City. The master plan focuses on non-motorized forms of travel, identifies challenges to current non-motorized networks and addresses future expansion needs. 

The project was awarded to TJKM Transportation Consultants.  The City has invested their time and combined their efforts with TJKM.  These efforts included soliciting and encouraging participation from members of the public and key stakeholders.  Participation from the public was vital to help understand the needs and to address the concerns of the community.  A Citizen Advisory Committee was created with meetings scheduled throughout the project to discuss findings and recommendations.   Project information was posted on the City’s website, on social media and a project specific website was created.  The City and TJKM hosted two Community Workshops on May 26, 2021 and September 8, 2021 via Zoom.  Project notices and Zoom Community Workshop information was posted on the City website and information was sent with the City’s monthly utility bills.  A public review period was posted on the City’s website and advertised in the Patterson Irrigator from December 2021 – January 14, 2022, as a final attempt to encourage comments from the public and stakeholders on the master plan document.  No additional public comments were received during that time.  The Active Transportation Master Plan has been completed and is scheduled to be presented to the Planning Commission on February 24th for recommendation of approval. 

Engineering, Capital Projects and Building Division Director, Fernando Ulloa gave a powerpoint presentation and answered questions from the Commission.

Open Public Hearing:
9:01 p.m.

No public testimony
Close Public Hearing:
9:02 p.m.

Motion to recommend approval of the ATP to City Council:




Vice Chairperson Bendix

Second:

Commissioner Linares
Motion passed:
5-0 vote

ROLL CALL:
Chairperson West, Vice Chairperson Bendix, Commissioner Linares, Commissioner Anderson and 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 would be on March 10th.
ITEMS FROM COMMISSION: 

Vice Chairperson Bendix asked about the underpass under Sperry Avenue at American Eagle. City Planner Andrews stated we were awarded a grant, but cost has gone up so we’re working with an agency. Salado Creek improvements will happen and then the underpass at a later date.
ADJOURNMENT:  The Planning Commission regular meeting of February 24, 2022 was adjourned by Chairperson West at 9:07 p.m.

______________________________________________________________

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