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From: Jennifer Gonzalez
To: LAFCO
Subject: Zachariah-Baldwin Master Plan Reorganizarion
Date: Tuesday, July 25, 2023 8:11:23 AM

*** WARNING: This message originated from outside of Stanislaus County. DO NOT click links or open
attachments unless you recognize the sender and know the content is safe ***

*** WARNING: This message originated from outside of Stanislaus County. DO NOT click links or open
attachments unless you recognize the sender and know the content is safe ***

I am against all future building of homes in Patterson. These issues need to be resolved FIRST!
Why add more congestion to Altamont?
Patterson does not have a police force!
Our schools are overcrowded as it is currently.
As a working teacher I can not afford to buy a house.
——————
I have rented the property in Area C for 20 years. It is a ridiculous notion to develop this land. In the past and
Currently it is used for crops. I want it to remain this way.
———————————

Homes are not selling.
There are water and traffic issues that  are more important than farmers and developers lining their pockets.
Please reconsider all current and  future plans to add more homes to Patterson till Roads-Protection- Schools are
addressed.

Respectfully,
Jennifer González

mailto:jencalgirl@yahoo.com
mailto:LAFCO@stancounty.com
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From: Joel Andrews
To: Sara Lytle-Pinhey; Javier Camarena
Subject: Development Overview Whitepaper
Date: Wednesday, July 26, 2023 7:48:31 AM
Attachments: Development Overview 7-25-23 KRI.docx

*** WARNING: This message originated from outside of Stanislaus County. DO NOT click links or open attachments
unless you recognize the sender and know the content is safe ***

Sara and Javier,
 
One more item we would like to provide to the Commission.  See attached.
 
Thanks,
 
Joel Andrews
City Planner
City of Patterson
PO Box 667
Patterson, CA 95363
(209) 895-8024
 

mailto:jandrews@ci.patterson.ca.us
mailto:pinheys@stancounty.com
mailto:camarenaj@StanCounty.com

Development Overview



The City of Patterson is the proponent for the annexation of approximately 1279 acres into the City known as the Zacharias Master Plan, or the project.  The area is in the City of Patterson General Plan and is planned for development with a mixture of residential home types and sizes, parks, school sites, and commercial, retail and industrial development.  

In 2007 the City of Patterson annexed the Villages of Patterson on the east side of town.  This project provided opportunities to build up to 3,100 residential units.  The south half of that project is actively under construction and more than half of the southern area has been built.  Tentative maps have been submitted for the north half of the Villages of Patterson project and are being reviewed and processed.  It is expected that the Villages of Patterson project could effectively build out in the next three (3) to five (5) years.

In addition, the City of Paterson has approved the Baldwin Ranch subdivision.  This project contains about 400 units, infrastructure is currently being installed, lots are being finished, and homes are projected to start construction later this year.  This project has two large public builders lined up to start construction of homes, and the project could take two (2) to three (3) years to buildout.  Baldwin Ranch and the Villages of Patterson will develop simultaneously.

The State Department of Housing and Community Development estimates the need for 2.5 million homes to be built over the next eight-year cycle.  Through the Regional Housing Needs Assessment process, Patterson has been mandated with the task of planning for an additional 3,716 homes during this same eight-year period.  The City of Patterson has the potential to run out of housing stock in the next three to five years, has limited potential for infill development, and, so, would not be able to achieve the state-mandated requirements without expansion of the city’s boundaries.  The City’s next identified planning area is the Zacharias Master Plan.

The Zacharias project is a large, mixed use master planned community and would allow the construction of approximately 5,000 residential units, in addition to other commercial, retail and industrial uses.  Generally speaking, these large projects usually over estimate the housing delivered, and it is not uncommon for the project to deliver housing at 80% to 90% of what was initially planned.  

The project site is surrounded by the existing City of Patterson on three sides (the west, south and east).  On the north it is bordered by Zacharias Road, which is likely to be turned into the County’s South County Corridor in the future.  The City and County have an agreement to preserve right-of-way for this future project.  The Patterson Unified School District has purchased a future High School site immediately across the street and north of the project site.

While LAFCO’s policy identifies, as a goal, that cities should have about a ten (10) year supply of land for development, this general rule is difficult to specifically follow, since LAFCO simultaneously requests that cities prepare larger master plans rather than annexing projects in small chunks (20 or 40 acres at a time).  Just to prepare a master plan and environmental impact report can take three (3) to five (5) years.  And, with a master planned community, large infrastructure cost outlays can be required up front to serve the area.  After annexation, the time required for infrastructure planning and engineering, and with the need to put public financing strategies in place, after annexation it can take two (2) to three (3) years to actually get the project ready for development.  

Assuming annexation of the Zacharias Master Plan area in 2023, and after the next year or two spent putting public financing strategies in place, getting engineering plans completed, and getting maps approved so development can commence, home building within the Zacharias Master Plan area will likely start in earnest in 2025 to 2026.  

At its peak building year, the City of Patterson issued well over 900 building permits for housing.  At its lowest, near zero.  So, in a robust housing market, it is possible that the area could develop as quickly as six (6) to seven (7) years.  More realistically, if the City issues 400 to 500 permits per year, it is likely a ten (10) to twelve (12) year project.  Taking into consideration the first couple of years after annexation will be spent preparing the area for development while the Villages of Patterson and Baldwin Ranch build out, it is reasonable to find that the City of Patterson does not currently have a ten-year supply of housing product, and that the Zacharias project can reasonably be projected to build out over ten years in a robust housing market.  This growth can only be accomplished if the project is annexed today and the next level of engineering design and construction commences, otherwise, the City of Patterson may be faced with a gap in time where it does not have available land to provide housing.

In closing, the City of Patterson has spent the last 5 years analyzing, planning and preparing for this growth as intended in its General Plan.  Six different City Master plans have been developed during this same timeline to make certain that all new growth and infrastructure for the project are in place and will work in unison with the existing infrastructure throughout the City. 
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Development Overview 
 

The City of Paterson is the proponent for the annexa�on of approximately 1279 acres into the 
City known as the Zacharias Master Plan, or the project.  The area is in the City of Paterson 
General Plan and is planned for development with a mixture of residen�al home types and 
sizes, parks, school sites, and commercial, retail and industrial development.   

In 2007 the City of Paterson annexed the Villages of Paterson on the east side of town.  This 
project provided opportuni�es to build up to 3,100 residen�al units.  The south half of that 
project is ac�vely under construc�on and more than half of the southern area has been built.  
Tenta�ve maps have been submited for the north half of the Villages of Paterson project and 
are being reviewed and processed.  It is expected that the Villages of Paterson project could 
effec�vely build out in the next three (3) to five (5) years. 

In addi�on, the City of Paterson has approved the Baldwin Ranch subdivision.  This project 
contains about 400 units, infrastructure is currently being installed, lots are being finished, and 
homes are projected to start construc�on later this year.  This project has two large public 
builders lined up to start construc�on of homes, and the project could take two (2) to three (3) 
years to buildout.  Baldwin Ranch and the Villages of Paterson will develop simultaneously. 

The State Department of Housing and Community Development es�mates the need for 2.5 
million homes to be built over the next eight-year cycle.  Through the Regional Housing Needs 
Assessment process, Paterson has been mandated with the task of planning for an addi�onal 
3,716 homes during this same eight-year period.  The City of Paterson has the poten�al to run 
out of housing stock in the next three to five years, has limited poten�al for infill development, 
and, so, would not be able to achieve the state-mandated requirements without expansion of 
the city’s boundaries.  The City’s next iden�fied planning area is the Zacharias Master Plan. 

The Zacharias project is a large, mixed use master planned community and would allow the 
construc�on of approximately 5,000 residen�al units, in addi�on to other commercial, retail 
and industrial uses.  Generally speaking, these large projects usually over es�mate the housing 
delivered, and it is not uncommon for the project to deliver housing at 80% to 90% of what was 
ini�ally planned.   

The project site is surrounded by the exis�ng City of Paterson on three sides (the west, south 
and east).  On the north it is bordered by Zacharias Road, which is likely to be turned into the 
County’s South County Corridor in the future.  The City and County have an agreement to 
preserve right-of-way for this future project.  The Paterson Unified School District has 
purchased a future High School site immediately across the street and north of the project site. 

While LAFCO’s policy iden�fies, as a goal, that ci�es should have about a ten (10) year supply of 
land for development, this general rule is difficult to specifically follow, since LAFCO 



simultaneously requests that ci�es prepare larger master plans rather than annexing projects in 
small chunks (20 or 40 acres at a �me).  Just to prepare a master plan and environmental impact 
report can take three (3) to five (5) years.  And, with a master planned community, large 
infrastructure cost outlays can be required up front to serve the area.  A�er annexa�on, the 
�me required for infrastructure planning and engineering, and with the need to put public 
financing strategies in place, a�er annexa�on it can take two (2) to three (3) years to actually 
get the project ready for development.   

Assuming annexa�on of the Zacharias Master Plan area in 2023, and a�er the next year or two 
spent pu�ng public financing strategies in place, ge�ng engineering plans completed, and 
ge�ng maps approved so development can commence, home building within the Zacharias 
Master Plan area will likely start in earnest in 2025 to 2026.   

At its peak building year, the City of Paterson issued well over 900 building permits for housing.  
At its lowest, near zero.  So, in a robust housing market, it is possible that the area could 
develop as quickly as six (6) to seven (7) years.  More realis�cally, if the City issues 400 to 500 
permits per year, it is likely a ten (10) to twelve (12) year project.  Taking into considera�on the 
first couple of years a�er annexa�on will be spent preparing the area for development while the 
Villages of Paterson and Baldwin Ranch build out, it is reasonable to find that the City of 
Paterson does not currently have a ten-year supply of housing product, and that the Zacharias 
project can reasonably be projected to build out over ten years in a robust housing market.  This 
growth can only be accomplished if the project is annexed today and the next level of 
engineering design and construc�on commences, otherwise, the City of Paterson may be faced 
with a gap in �me where it does not have available land to provide housing. 

In closing, the City of Paterson has spent the last 5 years analyzing, planning and preparing for 
this growth as intended in its General Plan.  Six different City Master plans have been developed 
during this same �meline to make certain that all new growth and infrastructure for the project 
are in place and will work in unison with the exis�ng infrastructure throughout the City.  
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July 26, 2023 
 
Stanislaus LAFCO 
Attn: Chair O’Brien and LAFCO Commissioners 
1010 10th Street, Third Floor 
Modesto, California 95354 
 
Subject: Comments on the City of Patterson’s Application for Reorganization at Your July 26, 2023 
Meeting 
 
Dear Chair O’Brien and LAFCO Commissioners: 
 
Patterson, in Stanislaus County, is a key location with a lot of land suitable for business parks, 
conveniently situated near a major transport route. That is why I, as the representative of Patterson in 
the California State Assembly, ask for your support in approving the requests for development made by 
the City of Patterson. 

As mentioned in your staff report, Stanislaus LAFCO generally plans 20 years ahead for big expansions 
and 10 years for smaller annexations. I kindly ask that LAFCO consider these guidelines flexibly when 
looking at Patterson's request. We have real-world challenges we need to navigate to keep expanding our 
local economy, particularly regarding the West Patterson Business Park and plans for a new business 
park at Crows Landing. 

During their efforts to attract businesses to the West Patterson Business Park, they have found that one 
common concern is whether there are enough people living in and around Patterson to fill all the jobs 
these businesses would create. Essentially, they doubt if there's a big enough workforce in Patterson. As a 
result, the City of Patterson works hard to reassure these businesses about the potential labor force in 
Patterson. 

The ongoing success of the West Patterson Business Park and our plans for a business park at Crows 
Landing both hinge on attracting more residents to Patterson. Therefore, if these two job-creation hubs 
thrive, Patterson's request is likely to fit within LAFCO's development timelines. 

 
Thank you for your time and attention. 
 
 
 
Juan Alanis, Assemblymember 
District 22 
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July 26, 2023 
 
Stanislaus LAFCO 
Attn: Chair O’Brien and LAFCO 
Commissioners 
1010 10th Street, Third Floor 
Modesto, California 95354 
 
Subject: Comments on the City of Patterson’s Application for Reorganization at Your July 26, 2023, Meeting 
 
Dear Chair O’Brien and LAFCO Commissioners: 
 
As you know, the City of Patterson is one of the locations in Stanislaus County where significant business 
park acreage is located next to a major transportation corridor resulting in prime business park land. As such, 
it is one of the most viable locations for new business and job creation that Opportunity Stanislaus shares 
with economic development prospects who want to do business in our community.  
 
As noted in your staff report, Stanislaus LAFCO has preferences for new development areas involving time 
frames over which development would occur at 20-years for sphere of influence expansions and 10-years 
for annexations. We respectfully request LAFCO apply these factors to the City of Patterson’s application in 
a manner recognizing some particular real-world issues that must be considered if our community desires 
additional economic opportunities and success. both for the West Patterson Business Park and the County’s 
future efforts to develop a business park at Crows Landing. 
 
We have been involved with many prospect recruitments for companies seeking to locate in the West 
Patterson Business Park. One question that almost always must be addressed is whether there are enough 
prospective employees living in the City of Patterson and the surrounding communities to fill the job slots 
that would be available if the new business locates in Patterson. Simply put, the prospects do not believe 
there is a large enough population in the City to fill the jobs. Consequently, we spend a lot of time and 
resources with the City to provide the level of comfort needed for a new business to locate in Patterson. 
 
Both the continued success of the West Patterson Business Park and the pioneering efforts by the County to 
create a business park at Crows Landing rely on additional households being formed in Patterson. Because 
of this, if our community enjoys success at these two major job-creating centers, the LAFCO time frames 
likely will be met by Patterson’s application that is before you. 
 
Thank you for your time and attention. 

 
 
 
 

Dave White 
 
 

1625 I Street, Modesto, CA 95354 (209) 422-6420 OpportunityStanislaus.com 
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From: Phil Sarasqueta
To: Sara Lytle-Pinhey
Cc: Lisa Sarasqueta Sarasqueta
Subject: Hearing comment regarding LAFCO Application no. 2023-01
Date: Wednesday, July 26, 2023 4:41:15 PM

*** WARNING: This message originated from outside of Stanislaus County. DO NOT click links or open attachments
unless you recognize the sender and know the content is safe ***

Sara,
Please be so kind as to enter my comments below into the record for tonight’s hearing. 

My name is Phil Sarasqueta, I am a trustee for the estate of my Mother, Louisa Sarasqueta. My
3 siblings and I have inherited approximately 20 acres of almonds and a separate, but
contiguous 1 acre parcel and home at 507 Rose Avenue. Our orchard runs between Rose and
Ivy Avenue. 

I have read the LAFCO Executive officer’s report and agree with their recommendation that
the proposed “reorganization” be denied as currently proposed. 

“Ivy/Rose Ranchette area” and citizens of Stanislaus County have been told are some of the
key policies and priorities of LAFCO:
To guide development of existing vacant or non-prime ag land for urban uses within the
existing jurisdiction of a local agency or WITHIN THE SPHERE OF INFLUENCE. The
Ivy/Rose area has been within the sphere of influence for decades for a reason; the area
borders the Patterson city limits. Much of it has been under agreements or contracts for
development one or more times in the past. 

The developers would like property owners in the Ivy/Rose area to come into the City for two
obvious reasons, it  allows them and the City of Patterson to claim it will lead to orderly,
timely development of this very old SOI and it will provide their new development with traffic
and utility access through our area. While several property owners in the Ivy/Rose area have
expressed their willingness to sell their property for development, developers have expressed
zero interest in developing even 20-40 acre portions of the Ivy/Rose area. This proposed
Master Plan Reorganization will not enhance development of the Ivy/Rose area or the other
ample in-fill properties for at least the anticipated build out, projected in the document to be
20 years.

What the annexation will do is harm those in the Ivy/Rose area. 
1. It will definitely hamper our ability to farm, especially as developers have planned a paseo
along the border of our areas. Our ability to harvest and our pest control options to spray our
crops will be diminished. Trespassing, litter and food contamination risks will increase along
with potential liability. The 20 year build out reported will result in truncated replacement and
availability of vital irrigation and roads. Despite assurances that Rose and Ivy Avenue will not
provide traffic connection West of the lateral M canal, traffic will likely increase, especially if
those assurances are not honored.
2. Road construction and maintenance will stop as Stanislaus County is replaced by the City of
Patterson. Casual observation of formerly County maintained roads now in the city, but not yet
being developed, indicates the City will wait to have future development pay for road
replacement or repair. 
3. Those in the Ivy/Rose area already have all the necessities we would get from the City of

mailto:philsarasqueta@yahoo.com
mailto:pinheys@stancounty.com
mailto:lsarasqueta@yahoo.com


Patterson: water, sewer, fire protection, police, etc. Annexation will only increase our costs for
those same services. 
4. The truncated development proposed and predicted may also increase our risk of large
amounts of rain water flooding our area. 

The owners of land in the Ivy/Rose area have been repeatedly told by developers that your
land values will go up and it will be worth what you are giving up. We see no evidence that
this is true. Perhaps LAFCO could “encourage” developers and or the City of Patterson to buy
out willing Ivy/Rose sellers and develop as they see fit. 

Phil Sarasqueta
1205 Galena Dr.
Twin Falls, ID 83301
208-731-5362

Sent from my iPhone




