CITY OF RIVERBANK
Regular Planning Commission Meeting
Tuesday, December 17, 2024 AT 6:00 P.M.
Council Chambers, 6707 Third St., Suite B, Riverbank CA 95367

PLANNING COMMISSION AGENDA

TUESDAY, DECEMBER 17, 2024 - 6:00 P.M.
(THE AGENDA PACKET IS ONLINE AT T HTTP://WWW.RIVERBANK.ORG/AGENDACENTER)

CALL TO ORDER: Chair: Joan Stewart

ROLL CALL: Chair: Joan Stewart
Vice Chair: Taide Zamora
Commissioner: John Dinan
Commissioner: Michael “Syd” Halterman
Commissioner: Natasha Basso

Commissioner (Alternant):  Steve Link
Commissioner (Alternant):  Ben Reuben

CONFLICT OF INTEREST
Any Planning Commission Member or Staff who has a direct Conflict of Interest on any
scheduled agenda item to be considered is to declare their conflict at this time.

1. PUBLIC COMMENTS (No Action Can Be Taken)

At this time, members of the public may comment on any item not appearing on the agenda
and within the subject matter jurisdiction of the Planning Commission Board. Individual
comments will be limited to a maximum of 3 minutes (or as stated by the presiding Officer)
and time cannot be yielded to another person. Under State Law, matters presented during the
public comment period cannot be discussed or acted upon. For record purposes, state your
name and City of residence. Please make your comments directly to the Planning Commission
Members.

2. CONSENT CALENDAR

All items listed on the Consent Calendar are to be acted upon by a single action of the Planning
Commission Board unless requested by an individual Planning Commission Member or
member of the public for special consideration. Otherwise, the recommendation of staff will be
accepted and acted upon by motion of the Planning Commission Board.

Iltem 2.1: Posting of the Agenda. The Agenda for the December 17, 2024 Planning Commission
meeting was posted on the City Community Center bulletin board, City Hall North &
South bulletin boards, Post Office, City website, and emailed to the Library on
November 15, 2024.

Iltem 2.2: Approval of the December 17, 2024 Agenda. This provides an opportunity for the
Planning Commission or Staff to recommend that an item be placed on the agenda
for discussion or to adjust the proposed agenda to allow an item to be taken out of
order.

Iltem 2.3: Approval of the November 19, 2024 Planning Commission Meeting minutes, having
been read by the individual Commissioners and stands approved as submitted.
Abstain from voting: None
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3. PLANNING COMMISSION PUBLIC HEARINGS \
The public notice for item 3.1was published on December 4, 2024 in the Riverbank News |

Item 3.1: Architecture & Site Plan Review 08-2024, Tentative Parcel Map 02-2024, &
Conditional Use Permit 01-2024 (Dept. File 24-0025 & 26) — TSC/Patterson Road
Retail (APN: 075-011-003 & 075-011-033). The Applicant is requesting Architecture and
Site Plan Review for all design related elements within the project development, a
Tentative Parcel Map to subdivide the two existing parcels into four parcels, and a
Conditional Use Permit to allow the sale of beer, wine, and distilled spirits for off-site
consumption only within the proposed 16,000 sq. ft. retail building. The 6.30x acre Project
site is located on Patterson Road.

‘ 4. PLANNING COMMISSION COMMENTS |

5. COUNTY REFERRAL/CORRESPONDENCE/INFORMATION (Information only — No
Action)

None.
| 6. STAFF COMMENTS (Information Only — No Action) |

Item 6.1: Joshua Mann, Community Development Director to update the Commission on upcoming
planning applications and City Council actions.

7. ADJOURNMENT
Next Regular Planning Commission meeting — January 21, 2025 @ 6:00 pm.

AFFIDAVIT OF POSTING

| hereby certify under penalty of perjury, under the laws of the State of California that the foregoing agenda
was posted at the meeting location, on the North & South City Hall public exterior bulletin board, Riverbank
Community Center exterior bulletin, and the City’s website 72 hours prior to the meeting in accordance to the
California Ralph M. Brown Act. Posted this 12th day of December, 2024.

/s /qz‘anet Smallon, Sr. (Gﬂeg, %}y o Diverbank

Any documents that are not privileged or part of a Closed Session provided to a majority of the Planning Commission Board
after distribution of the agenda packet, regarding any item on this agenda, will be made available for public inspection at
the City Clerk’s Office, 6707 Third Street, Suite A, Riverbank, CA, during normal business hours.
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ADA COMPLIANCE STATEMENT

In compliance with the Americans with Disabilities Act, and the Governor’s Executive
Order N-29-20, the City will make every effort to make reasonable modifications or
accommodations from individuals with disabilities. Contact the Administration Dept. at
(209) 863-7122 or the City Clerk at cityclerk@riverbank.org at least (48) hours prior to the
meeting to enable the City to make reasonable arrangements for accessibility.

NOTICE REGARDING NON-ENGLISH SPEAKERS

Pursuant to California Constitution Article Ill, Section 1V, establishing English as the official
language for the State of California, and in accordance with California Code of Civil
Procedures Section 185, which requires proceedings before any State Court to be in
English, notice is hereby given that all proceedings before the City of Riverbank City
Planning Commission shall be in English and anyone wishing to address the Planning
Commission is required to have a translator present who will take an oath to make an
accurate translation from any language not English into the English language. (Exception:
When a State statute requires that at a public hearing that includes a substantial number of
the population that are not able to speak or understand English, the City should provide
interpreters. This determination is left at the discretion of the City.)

General Information
Meeting Schedule: The Planning Commission meets on the third Tuesday of each month at

6:00 p.m.

TELECONFERENCE/VIRUAL PLATFORM PUBLIC PARTICIPATION
COMMENT PROCEDURES FOR THE PLANNING COMMISSION
MEETING HELD IN CONFORMANCE WITH THE BROWN ACT

PUBLIC “LIVE” VIEWING

e Government Channels: Charter — 2 and AT&T U-VERSE — 99
e YouTube Live — City of Riverbank

¢ Via ZOOM Platform (See instructions below)

SUBMITTING PUBLIC COMMENTS FOR THE RECORD

Written comments must be received before 4:00 p.m. on the day of the meeting in order for them
to be distributed to the Planning Commission prior to consideration of the matter. Written comments
will not be read aloud at the meeting, but will be reported as received for the record. If you do not
receive an acknowledgement of receipt within an hour of submission or by 5:00 p.m., please call
the Planning and Building Manager at (209) 863-7124.

ACCEPTABLE METHODS OF SUBMITTING COMMENTS BEFORE THE 4:00 PM DEADLINE

e Via Mail Service: Mail comments to City of Riverbank, Attn. Planning and Building Manager,
6707 Third Street, Suite A, Riverbank, CA 95367.
(Call 209-863-7124 / 209-863-7198 to ensure they were received.)
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e Via Email: Email to jmann@riverbank.org (Note: This technology is not a guaranteed
method.)

o Indicate Agenda Item # in the subject line. (Call 209-863-7124 / 209-863-7198 to
ensure receipt.)

e Oral Comments In-Person: The Chair will ask the public if anyone wishes to comment, at that
time you may approach the podium.
e Oral Comments Via Zoom: The Chair will announce when public comments may be made for
a limit of 3minutes on the agenda item being considered, at which time you will:
(please make sure the volume on your video device or any nearby device is turned down.)
o Using a computer — click on the “raise hand” feature in the webinar controls. This will
alert staff that you wish to speak, and you will be unmuted.
o Using a Phone — press *9 to “raise the hand”. This will alert staff that you wish to speak,
and you will be unmuted.

Teleconference Phone Number (This system is a backup for ZOOM technical difficulties only when
providing oral comments.) If there are technical difficulties or disconnection with ZOOM while
making oral comments, please immediately call the teleconference phone number (209) 863-7151
so that Planning may receive your comments. Planning will be waiting for your call. Thank you.

JOIN THE MEETING VIA ZOOM PLATFORM

Join by this link: https://us02web.zoom.us/i/86737881996

Join by accessing website: https://zoom.us/join, enter Webinar |D: 867 3788 1996
Join by telephone: 1-669-444-9171 OR 1-669-900-9128 or 1-336-248-27799, enter
Webinar ID: 867 3788 1996

Learn about using ZOOM: - Visit https://zoom.us/j/94943925973?status+success for a free
account or to download the application.
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City of Riverbank

6707 Third Street e Riverbank CA 95367
Office: (209) 863-7128 e FAX: (209) 869-7126

This table is not for publication

PUBLISH DATE: December 4, 2024
DEPT.: Planning Riverbank News

NOTICE OF PUBLIC HEARING
CITY OF RIVERBANK PLANNING COMMISSION

NOTICE IS HEREBY GIVEN that the Planning Commission of the City of Riverbank will
hold a public hearing on Tuesday, December 17, 2024, at 6:00 p.m. or soon thereafter
as practical via the Zoom virtual platform and in-person attendance in the City Council
Chambers at 6707 Third Street, Suite B, Riverbank, CA. This meeting will be held in
accordance with the Brown Act amendment (AB 361). This public hearing is to consider
the following matter:

Conditional Use Permit No. 01-2024, Architecture & Site Plan Review No. 08-2024,
& Tentative Parcel Map No. 02-2024 — (Dept. File #24-0025 & 26) — TSC / Patterson
Road Retalil

The proposed project is an application for Tentative Parcel Map to subdivide two parcels
into four resulting parcels ranging in size from 27,878+ sq. ft. to 136,778+ sq. ft. The
project includes the construction of two retail buildings and two quick service restaurants
(QSR): the two QSRs are sized 2,300+ sq. ft. and 3,300+ sqg. ft., respectively; the two
retail buildings are sized 16,000+ sq. ft. and 23,729+ sq. ft. with an additional 20,000+ sq.
ft. of fenced outdoor display area. The project includes an application for a Conditional
Use Permit to allow the sale of beer, wine, and distilled spirts for off-site consumption
only; the Conditional Use Permit is strictly for the 16,000+ sq. ft. retail building. The
Architecture and Site Plan review will include all design related elements within the
development. Pursuant to CEQA Guidelines, the proposed project is exempt per Article
19, Section 15315 and Section 15061(b)(3).

Planning Commission Meeting
December 17, 2024 at 6:00 pm
City Hall Council Chambers - 6707 Third St., Suite B - Riverbank, California

REPORT AVAILABILITY: Public materials pertaining to the presentation of the subject matter
are made available as part of the agenda packet at http://www.riverbank.org/AgendaCenter upon
distribution to a majority of the Planning Commission, (72 hours prior to the meeting), and may
be viewed at the City Clerk’s Office, 6707 Third St., Suite A, Riverbank, during normal business
hours.




ALL INTERESTED PERSONS are invited to participate in this public meeting to express views
or submit evidence for or against the subject matter being considered. Comments are not
accepted via telephone. The following submission of comments are accepted for the record.

Written Comments Prior to the Meeting. Written comments may be delivered in-person to the
City of Riverbank, City Clerk's Office, 6707 Third St., Suite A, Riverbank, 95367. Written
comments submitted via email to jmann@riverbank.org or via Mail Delivery Service requires a
follow up phone call to (209) 863-7124 for verification of receipt by staff. All written comments
must be received by the City Clerk no later than 4:00 p.m. on the day of the meeting.
Comments received by the deadline will be distributed to the Planning Commission for
consideration and will be made part of the official record, but will not be read aloud during the
meeting.

Oral Comments In-Person During the Meeting. Oral comments may be made at the time the
Chair officially opens the hearing for public comment and in the order as called upon by the Chair.
Public attendees in the Council Chambers may approach the podium upon the Chair’s request to
do so.

ADA COMPLIANCE: In accordance with ADA, every effort will be made to accommodate any
person requiring special assistance to participate in the meeting. Contact the City Clerk at (209)
863-7198 or cityclerk@riverbank.org at least (48) hours prior to the meeting.

Questions regarding the proposed subject matter may be made to Contract City Planner Michael
Arroyo at (209) 863-7124 or email planning@riverbank.org or email the City Clerk. Questions in
regards to meeting procedures contact the City Clerk (209) 863-7198 or call the Administration
Dept. at (209) 863-7122 prior to 4:00 p.m. on the day of the meeting.

Published this 4" day of December 2024.
Isl Michael Arro((jo, Contract Planner, City of Riverbank

AFFIDAVIT OF POSTING
I, Janet Smallen, hereby certify under penalty of perjury under the laws of the State
of California that the foregoing public notice was posted on the exterior bulletin board
of North City Hall, South City Hall, and at the Community Center, Riverbank, CA.
Dated this 4t day of December 2024.

/s/ Janet Swmallen, Senior Community Development Specialist, Riverbank, CA

For official use only:
| Posted: 12/4/2024 | Publish: 12/4/2024 | Remove: 12/18/2024 |




NOTICE OF PUBLIC HEARING
CITY OF RIVERBANK PLANNING
COMMISSION
NOTICE IS HEREBY GIVEN that the
Planning Commission of the City of
Riverbank will hold a public hearing on
Tuesday, December 17, 2024, at 6:00
p.m. or soon thereafter as practical via
the Zoom virtual platform and in-person
attendance in the City Council Chambers
at 6707 Third Street, Suite B, Riverbank,
CA. This meeting will be held in
accordance with the Brown Act
amendment (AB 361). This public
hearing is to consider the following

matter:

Conditional Use Permit No. 01-2024
Architecture & Site Plan Review No.
08-2024, & Tentative Parcel Map No.
02-2024 - (Dept. File #24-0025 & 26) -
TSC/ Patterson Road Retail.

The proposed project is an application
for Tentative Parcel Map to subdivide
two parcels into four resulting parcels
ranging in size from 27,878+ sq. ft. to
136,778+ sq. ft. The project includes the
construction of two retail buildings and
two quick service restaurants (QSR): the
two QSRs are sized 2,300+ sq. ft. and
3,300 sq. ft., respectively; the two retail
buildings are sized 16,000+ sq. ft. and
23,729+ sq. ft. with an additional
20,000+ sq. ft. of fenced outdoor display
area. The project includes an application
for a Conditional Use Permit to allow the
sale of beer, wine, and distilled spirts for
off-site  consumption  only;  the
Conditional Use Permit is strictly for the
16,000+ sq. ft. retail building. The
Architecture and Site Plan review will
include all design related elements
within the development. Pursuant to
CEQA Guidelines, the proposed project is
exempt per Article 19, Section 15315 and
Section 15061(b)(3).

Planning Commission Meeting
December 17, 2024 at 6:00 pm
City Hall Council Chambers - 6707
Third St., Suite B - Riverbank,
California
REPORT AVAILABILITY: Public
materials pertaining to the presentation
of the subject matter are made available
as part of the agenda packet at
http://www.riverbank.org/AgendaCen
ter upon distribution to a majority of the
Planning Commission, (72 hours prior to
the meeting), and may be viewed at the
City Clerk’s Office, 6707 Third St., Suite A,
Riverbank, during normal business

hours.

ALL INTERESTED PERSONS are invited
to participate in this public meeting to
express views or submit evidence for or
against the subject matter being
considered. Comments are not accepted
via telephone. The following submission
of comments are accepted for the record
Written Comments Prior to the
Meeting. Written comments may be
delivered in-person to the City of
Riverbank, City Clerk’s Office, 6707 Third
St., Suite A, Riverbank, 95367. Written
comments submitted via email to
jmann@riverbank.org or via Mail
Delivery Service requires a follow up
phone call to (209) 863-7124 for
verification of receipt by staff. All written
comments must be received by the City
Clerk no later than 4:00 p.m. on the
day of the meeting. Comments




received by the deadline will be
distributed to the Planning Commission
for consideration and will be made part
of the official record, but will not be read
aloud during the meeting.

Oral Comments In-Person During the
Meeting. Oral comments may be made
at the time the Chair officially opens the
hearing for public comment and in the
order as called upon by the Chair. Public
attendees in the Council Chambers may
approach the podium upon the Chair's
request to do so.

ADA COMPLIANCE: In accordance with
ADA, every effort will be made to
accommodate any person requiring
special assistance to participate in the
meeting. Contact the City Clerk at (209)
863-7198 or cityclerk@riverbank.org at
least (48) hours prior to the meeting.
Questions regarding the proposed
subject matter may be made to Contract
City Planner Michael Arroyo at (209)
863-7124 or email
planning@riverbank.org or email the
City Clerk. Questions in regards to
meeting procedures contact the City
Clerk (209) 863-7198 or «call the
Administration Dept. at (209) 863-7122
prior to 4:00 p.m. on the day of the
meeting.

Published this 4th day of December
2024.

/s/ Michael Arroyo, Contract Planner, City
of Riverbank

RN#24-158

Dec. 4,2024




City of Riverbank
Planning Commission Meeting
City Hall North « Council Chambers
6707 Third Street « Suite B « Riverbank « CA 95367

MINUTES
Tuesday, November 19, 2024
(In-Person)

The following minutes reflect action minutes, with added clarification for the record. A copy of the verbatim recording may be
obtained, if available, for a fee by contacting the Development Services Department at (209) 863-7128.

I[CALL TO ORDER/ROLL CALL: |

Present: Commissioners: Stewart (Chair), Zamora (Vice Chair), Dinan, Halterman, Basso,
Link and Rueben (Alternates)

Absent: None

CONFLICT OF INTEREST: Any Planning Commissioner and Staff who would have a direct
Conflict of Interest on any scheduled agenda item to be considered are to declare their conflict.

None

1. PUBLIC COMMENTS (No action to be taken)

At this time, members of the public may comment on any item not appearing on the agenda, and
within the subject matter jurisdiction of the Planning Commission. Individual comments will be
limited to a maximum of 3 minutes per person and each person may speak once during this
time; time cannot be yielded to another person. Under State Law, matters presented during the
public comment period cannot be discussed or acted upon. For record purposes, state your name
and City of residence. Please make your comments directly to the Planning Commission.
None

|2. CONSENT CALENDAR |
All items on the Consent Calendar are to be acted upon by a single action of the Planning
Commission unless otherwise requested by an individual Planning Commissioner for special
consideration. Otherwise, the recommendation of staff will be accepted and acted upon by roll
call vote.

ltem 2.1: Posting of the Agenda. The Agenda for the November 19, 2024, Planning
Commission Meeting was posted on the City Community Center bulletin board,
City Hall North & South bulletin boards, Post Office, city website and emailed to
the Library on November 15, 2024.

ltem 2.2: Approval of the November 19, 2024 Agenda. This provides an opportunity for the
Planning Commission or Staff to recommend that an item be placed on the agenda
for discussion or to adjust the proposed agenda to allow an item to be taken out
of order.

ltem 2.3: Approval of the October 15, 2024 Planning Commission Meeting minutes, having
been read by the individual Commissioners and stands approved as submitted.
Abstain from voting: None.

Riverbank Planning Commission
Minutes from November 19, 2024 9
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ACTION: By motion moved/second (Link / Basso passed 5-0-0) was approved as
submitted; Motion carried by unanimous roll call vote.

Ayes: Planning Commissioners: Stewart, Zamora, Dinan, Halterman and Basso
Nays: None

Absent: None

Abstained: None

(3. PLANNING COMMISSION PUBLIC HEARINGS |
| The public notice for item 3.1was published on November 6, 2024 in the Riverbank News Paper. |

Iltem 3.1: Exception Request and Tentative Parcel Map Application 01-2023. Request to
subdivide one (1) parcel (APN: 132-048-053) totaling approximately 20,076 square feet (sf) into
two (2) parcels: Parcel A (13,324 sf) and Parcel B (6,752 sf).

e Staff requested that Item 3.1, be continued to the Januay 21, 2025 Planning Commission
meeting in order to allow time for the applicant or applicant representative to modify the
proposed Tentative Parcel Map for consistency with City Standards.

e Public comment was opened with no comments, the public comments was closed at 5:50
p.m.

ACTION: By motion moved/second (Halterman / Zamora passed 5-0) was approved to continue
Item 3.1 to the January 21, 2025.

Ayes: Planning Commissioners: Stewart, Zamora, Dinan, Halterman and Basso

Nays: None

Absent: None

Abstained: None

4, PLANNING COMMISSION COMMENTS
None
5. COUNTY REFERRAL/CORRESPONDENCE/INFORMATION (Information Only — No
Action)
None

6. STAFF COMMENTS (Information Only) NO ACTION

Item 6.1: Joshua Mann, Community Development Director updated the Commission on
upcoming planning applications that will be coming before them, also gave them an update on
the Housing Element and Council actions.

7. ADJOURNMENT - Regular Planning Commission Meeting — November 19, 2024 at
6:06 p.m.

8. Next Regular Planning Commission meeting — December 17, 2024 @ 6:00 pm.

Riverbank Planning Commission
Minutes from November 19, 2024 1 0
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ATTEST:

Joshua Mann
Community Development Director

Riverbank Planning Commission
Minutes from November 19, 2024
Page 3 of 3

APPROVED:

Joan Stewart
Planning Commission Chair
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ITEM NO:

APPLICATION:

OWNER:

APPLICANT:

ARCHITECT:

LOCATION/APN:

GENERAL PLAN:

ZONING:

ENVIRONMENTAL
DETERMINATION:

PROJECT PLANNER:

CITY OF RIVERBANK
PLANNING COMMISSION
STAFF REPORT

3.3 December 17, 2024

Architecture & Site Plan Review 08-2024, Tentative Parcel Map
02-2024, & Conditional Use Permit 01-2024 (Dept. File 24-0025
& 26) — TSC/Patterson Road Retail (APN: 075-011-003 & 075-
011-033). The Applicant is requesting Architecture and Site Plan
Review for all design related elements within the project
development, a Tentative Parcel Map to subdivide the two existing
parcels into four parcels, and a Conditional Use Permit to allow the
sale of beer, wine, and distilled spirits for off-site consumption only
within the proposed 16,000 sq. ft. retail building. The 6.30% acre
project site is located on Patterson Road.

Randy Setliff
2808 Macbeth Ct
Modesto, CA 95355

Riverbank 108, LLC/Bradley Sobel

9454 Wilshire Blvd #210

Beverly Hills, CA 90212

API (Joe Smith)

4335-B North Star Wy

Modesto, CA 95355

The proposed Project is located south of Patterson Road, north of
Colony Manor Drive, west of Jackson Avenue, and east of Oakdale
Road. APN: 075-011-003 & 075-011-033.

Community Commercial (C/C)

General Commercial (C-2)

Pursuant to CEQA Guidelines, the proposed project is exempt per
Article 19, Section 15315 and Section 15061(b)(3).

Michael Arroyo, Contract Planner

Riverbank Planning Commission

Staff Report 3.3

Meeting of December 17, 2024

Page 1 of 8
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RECOMMENDATION: Adopt Resolution No. 2024-xxx, approving Architecture and Site
Plan Review No. 08-2024, adopt Resolution No. 2024-xxXx,
approving TPM No. 02-2024, and adopt Resolution No. 2024-xxXx,
approving Conditional Use Permit No. 01-2024

ACRONYMS: CEQA — California Environmental Quality Act
CFD — Community Facilities District
DU — Dwelling Units
LDR — Low Density Residential
LID — Low Impact Design
RMC — Riverbank Municipal Code
TM — Tentative Map

. EXECUTIVE SUMMARY

The proposed Project consists of an entirely new commercial development that will be
anchored with a 23,729 sq. ft. Tractor Supply Company (TSC) building with an additional
20,000 sq. ft. of outdoor display area. In addition to the TSC building, the development
will include two Quick Service Restaurants (QSRs) fronting Patterson Road (tenants to
be determined at a later date), a 16,000 sq. ft. retail building (tenant to be determined at
a later date).

The project application consists of multiple requests including an Architecture and Site
Plan Review (ASPR) for design related elements of the proposed development; a
Tentative Parcel Map to subdivide the two existing parcels (APNs: 075-011-003 & 075-
011-033) into four parcels that will separate each proposed use onto its’ own separate
parcel; and a Conditional Use Permit (CUP) to allow alcohol sales (off-site consumption
only at the proposed 16,000 sq. ft. retail building). On-site improvements for the entire
development will include an 8-foot masonry wall along the southern property line
(adjacent to the residential subdivision), frontage improvements (curb, gutter, sidewalk)
along Patterson Road, parking lot improvements, site lighting and landscaping throughout
the development.

II. BACKGROUND AND ANALYSIS

The 6.30+ acre project site is comprised of two APNs: 075-011-003 & 075-011-033 and
is located on Patterson Road, is bounded by residential development to the south,
commercial and retail development to the north and west, and vacant undeveloped
commercial land directly east; additionally, a small, automotive repair and service shop
operates adjacent to the project site. The subject property is presently unimproved,
vacant land prime for development. The picture below illustrates the location of the
proposed Project and surrounding properties.

Riverbank Planning Commission
Staff Report 3.3

Meeting of December 17, 2024
Page 2 of 8
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The subject property has a General Plan Land Use designation of Community
Commercial and properties with this designation are anticipated to be developed for retalil,
employment, and/or commercial services. The areas throughout the City of Riverbank
designated as Community Commercial are located along major roadways on the
periphery of existing and planned neighborhoods. Such is the case with the project site
for the proposed Project as it fronts Patterson Road and Estelle Avenue terminates at the
southern boundary of the project site. The subject property sits within the C-2, General
Commercial zoning district which allows commercial uses including retail stores, service
establishments, drive-in restaurants, and equipment sales.

ARCHITECTURE & SITE PLAN REVIEW

The proposed Project is a four (4) tenant “shopping center” located on a project site
comprised of approximately 6.30+ acres. Based on initial submittals, the proposed Project
requires one-hundred sixty-three (163) parking spaces in sum and the Applicant has
provided a total of one-hundred sixty-six (166) parking stalls made up of standard, ADA
accessible, EV, and extended parking spaces; all parking will be shared throughout the
development site. The shopping center will have two (2) curb cuts for ingress and egress
located along Patterson Road allowing for right-in, right-out turning movements only, per
the direction of Caltrans. The shopping center will have one monument sign containing
four (4) tenant panels on each side located at the center drive entrance. The project site
is contiguous to ten (10) single-story, single-family residential homes along its southern

Riverbank Planning Commission
Staff Report 3.3
Meeting of December 17, 2024
Page 3 of 8
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boundary. Consistent with section 153.095 (B) of the City’s Municipal code and in order
to mitigate any potential noise impacts to the surrounding neighborhood, an eight (8) foot
tall CMU block wall will be installed along and extending across the proposed Project’s
southern boundary.

Presently, the project site is vacant, unimproved and littered with weeds. The proposed
Project includes a landscaping plan to help beautify the area. Along the north, east, and
west property lines, evergreen hedges will be planted to provide a natural, green buffer.
Due to an existing 15-foot-wide sanitary sewer easement running along the southern
boundary of the project site, no trees will be planted in this area. Small flowering accent
trees will be planted throughout the remainder of the shopping center, and street trees
will be planted along the northern property line along Patterson Road. The landscape
design is intended to provide an enjoyable and aesthetic space for employees,
customers, and those passing by that fits within the landscape framework of the existing
neighborhood and surrounding area. The Applicant has chosen to upgrade the 20,000
sq. ft. outdoor display area by enclosing the area with an ornamental tubular steel picket
fence.

The Architecture and Site Plan Review for consideration by the Planning Commission is
limited to the two (2) larger retail buildings and layout for which floor plans and elevations
have been submitted for Planning Commission consideration. While the proposed Project
includes two (2) QSRs, approval of this architecture will be handled administratively by
the Community Development Director at a later date upon receipt of formal application.
As previously stated, the Applicant’s intent is to streamline approval in order to provide
additional shopping and retail options to the community and City of Riverbank.

The proposed architecture of the TSC store and retail building is designed to fit the
surrounding area and community while maintaining the outdoor theme and design which
TSC has become known for. The design elements include concrete masonry unit with
smooth and split face finish, horizontal siding, decorative metal trellis with a color palette
including warm, earthy and natural tones.

The proposed Project is required to manage stormwater on site. As part of the
development, a storm water retention basin is proposed to be constructed in the
southwest corner of the project site. A chain link fence and gate with slats will be installed
to ensure adequate safety and screening between the basin and parking lot. Removable
bollards will be installed as an added safety measure to prevent unauthorized vehicle
access into the basin.

TENTATIVE PARCEL MAP

The Applicant is proposing to subdivide the existing two parcels into four resulting parcels.
Presently, parcel 075-011-003 is approximately 0.50-acres and parcel 075-011-033 is
approximately 5.8-acres in size. As proposed, lot one (1) will be 27,878+ sq. ft., lot two

Riverbank Planning Commission
Staff Report 3.3
Meeting of December 17, 2024
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(2) will be 25,264+ sq. ft., lot three (3) will be 3.14+ acres, and lot four (4) will be 1.92+
acres in size. The Applicant’s intent is to ensure that each of the proposed uses (TSC
retail store, 16,000 sq. ft. retail building, and two (2) QSRs) will be divided and operate
on separate lots.

A new curb cut will be installed to provide a central access point to the project site and
serve as the shopping center’s main driveway while an existing thirty-eight (38) foot wide
driveway, located to the west (currently utilized by Dutch Bros. Coffee), will serve as the
second access point. As part of the Tentative Parcel Map, the Applicant will be required
to install frontage improvements including curb, gutter, and sidewalk along the entire
Project frontage on Patterson Road. Similar to the recently approved and constructed
Dutch Bros Coffee, the proposed Project will continue extending the sidewalk further east,
thereby increasing walkability and connectivity of the surrounding area.

CONDITIONAL USE PERMIT

Within the City of Riverbank, the retail sale of alcoholic beverages requires a Conditional
Use Permit subject to a public hearing and approval by the Planning Commission. The
applicant has requested a Conditional Use Permit to allow the sale of alcoholic beverages
for off-site consumption (typically referred to as a Type 20 and/or Type 21 ABC license).
Thus, for an ABC License through the Conditional Use Permit process is subject to
Planning Commission approval. The general purpose for the regulation of alcoholic
beverage sales is to protect and promote public health, safety, comfort, convenience and
general welfare. In determining whether to issue a use permit, the City shall apply
appropriate conditions to the Use Permit that ensure compliance with the City’s Zoning
Ordinance. The proposed Project has been properly conditioned to ensure the general
welfare, public health, and safety are not negatively impacted (Attachment 1).

Of the four (4) buildings included as part of the proposed Project, the Conditional Use
Permit to allow for the sale of alcoholic beverages for off-site consumption will be strictly
tied to the 16,000 sqg. ft. building proposed on lot four (4). At the time of application and
at the time of writing this staff report, the applicants have not secured a tenant. As such,
no specific use is established at this time and the allowance of an ABC License is meant
to provide greater flexibility in attracting a future tenant.

. GENERAL PLAN CONSISTENCY

A. Architecture and Site Plan Review

The Architecture and Site Plan Review is consistent with the following General Plan
policies:
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Policy DESIGN-10.4 “The City will require new development to incorporate innovative site
design, trees and landscaping, pedestrian paths, and treatment of surface parking areas
to avoid a “sea of asphalt.”

The proposed Project includes a meandering pedestrian walking trail extending from
Estelle Avenue to the new shopping center, and provides a comprehensive landscaping
plan to include a variety of landscaping including small shrubs, trees of varied size, ground
cover and other landscaping to aid in the visual impact of the proposed Project’s design.

Policy DESIGN-12.3 “The City will encourage, through incentives, streamlining, flexibility
in development standards, and other means, infill buildings along vacant or underutilized
sections of the street edge to improve the environment for pedestrians.”

The proposed Project will be developed on two vacant and unimproved parcels which
lack frontage improvements. As part of the development, the proposed Project will be
required to install curb, gutter and sidewalk. As a result, the proposed Project will
ultimately improve the environment for pedestrians by extending walkability and
connectivity further east.

B. Tentative Parcel Map
The Tentative Parcel Map is consistent with the following General Plan policies:

Policy LAND-2.4 “The City will encourage re-use of vacant or underutilized land in the
Infill Opportunity Area through policies that seek to encourage more intense infill
development.

The proposed Project will be developed on two vacant, unimproved parcels that front
Patterson Road. The City encourages development on infill lots so as to discourage and
reduce urban sprawl.

C. Conditional Use Permit
The Conditional Use Permit is consistent with the following General Plan policies:

Policy LAND-4.3 “The City will encourage and assist small, locally-owned businesses that
wish to locate, expand, or simply continue to do business in Riverbank through flexible
development standards, public investment, property assemblage, incentives, streamlined
entitlement processes, public-private partnerships, and other means.”

The Applicant is seeking approval for a Conditional Use Permit that will be tied to the
proposed 16,000 sq. ft. retail building. At the time of this writing, the Applicant has not
secured a tenant for the retail building and is seeking the best option for the widest variety
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of possible tenants. Consistent with Policy LAND-4.3, by obtaining this Conditional Use
Permit as part of the proposed Project, this will allow a streamlined entitlement process
for a prospective tenant to operate at this location. With approval of the proposed Project
as presented, this provides opportunity for a small, locally-owned business to relocate,
expand or simply continue do business in Riverbank...through a streamlined entitlement
process.

Policy CIRC-2.2 “The City will not allow large, unbroken surface parking lots, which
unnecessarily inhibit travel on foot and by bicycle.”

The proposed Project will construct a meandering walking trail, connecting the residential
neighborhood to the south, and extending north to the new development