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RIPON PLANNING COMMISSION MINUTES 
 

 

 

RIPON CITY HALL 

 MONDAY, NOVEMBER 14, 2016 6:00 P.M. 

 

Pledge of Allegiance:  Commissioners pledged allegiance to the flag. 
 

Roll Call: Commissioners Debra Van Essen, Bill Long, Gary Barton and George Saljian 
 

Absent:  David Collins, Brinton McCusker 
 

Others Present:  Ken Zuidervaart, Rosie Ruppel, Josh Brenner, Mitzi Johnston, John 
Anderson, David Niskanen, Karen Vogel, Lex Cornell, Steven Ferreira, Rick Mummert, 
Chel Martinez, Leo Zuber  
 
 

Minutes:  Approval of the minutes of the Ripon Planning Commission meeting of 
October 17, 2016 
 

 MOTION:  MOVED/SECONDED (VAN ESSEN/LONG) AND CARRIED BY A 3-0 

VOTE (BARTON: ABSTAIN) (COLLINS/MCCUSKER: ABSENT) TO APPROVE 

THE MINUTES OF THE OCTOBER 17, 2016 PLANNING COMMISSION 

MEETING 
 

Public Discussion: Chairman Saljian explained the public discussion process and 
asked if anyone would like to speak on a subject that is not on the agenda.  No one 
wished to speak at this time. 
 

Hearing Process:  Chairman Saljian explained the hearing and appeal process. 
 
2.0 GENERAL PLANNING 
 

2.1 MAJOR SITE REVIEW (SR16-06) for JKB Living, a request to construct a 15,996 square 
foot multi-tenant commercial building and a 6,509 square foot restaurant on 2.85 acres of a 
4.06 acre (more/less) site in the recently subdivided and rezoned C1 (neighborhood 

commercial) site located at 122 W. River Road.  A Mitigated Negative Declaration 

(PEA15-20) has already been adopted for this site. 

  
 Director Zuidervaart introduced the staff report into the record and said that the request is to 

construct an approximately 16,000 square foot multi-tenant commercial building and about a 
6,300 square foot restaurant.  Director Zuidervaart said that the project is located in the C1 
(neighborhood commercial) district on approximately 2.85 acres of a 4.06 acre site.  Director 
Zuidervaart said that there are three commercial parcels but only two are being proposed for 
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development at this time.  The corner parcel is not being proposed for development with this 
application. 

 
 Director Zuidervaart described the layout of the buildings saying that the proposed 

restaurant is planning for the middle commercial parcel and will be oriented closer to River 
Road and will have parking around the back of the building.  The proposed building will be 
placed forty four (44) feet from the edge of River Road. The multi-tenant commercial building 
will sit further back from River Road and will have parking both in front of the building and 
behind.  The building will sit back one hundred fifteen (115) feet from the edge of River 
Road.  The off-street parking facility provides a total of one hundred seventy nine (179) 
parcel spaces which meets the required spaces by local regulations. Director Zuidervaart 
explained the ratio for the parking and said that if the uses in the multi-tenant building 
exceed the planned parking requirements we would need to regulate the uses. 

 
 Director Zuidervaart then said that although the site plan depicts a drive-thru as part of the 

multi-tenant building they are not permitted at this time in C1 districts.  The applicants do 
propose to apply for an amendment to the code to allow for a drive-thru which would need to 
be approved by the Planning Commission and City Council at a future meeting.   

 
 Director Zuidervaart then said that access to the site would be provided by three (3) 

commercial driveway approaches.  Two of the approaches would be off River Road and one 
full access would be off North Ripon Road.  Director Zuidervaart said that the western most 
driveway access will have a left-in turn pocket for traffic traveling westbound on River Road. 
 Exiting the site onto River Road will be right-turn only.   

 
 Commissioner Barton asked about the turning pocket on River Road into the site and 

Director Zuidervaart said that the turning pocket would have a median. 
 
 Director Zuidervaart then described the exterior of the restaurant and the multi-tenant 

building.  Director Zuidervaart referred to the color and elevation renderings. 
 
 Director Zuidervaart also indicated on the site plan the locations of the four (4) trash 

enclosures located throughout the site stating that they would be enclosed within a six (6) 
foot high concrete masonry block wall and will contain a roof structure to comply with the 
latest City of Ripon storm water standards.  Director Zuidervaart then said that the lighting 
plan will be submitted to the Police Department and Planning Department for review and 
approval to ensure adequate lighting and to make sure that the lights are shielded from 
neighboring properties. 

 
 Director Zuidervaart then said the site contains 12.5% of landscaping, which slightly exceed 

the City’s standard of 10% for this district.  Landscaping plans will be submitted to the Public 
Works Department and Planning Department for approval showing compliance with the 
latest State of California Model Water Efficient Landscape Ordinance. 

 
 Director Zuidervaart then commented that although the multi-tenant building elevation 

drawing shows some signage, it is for illustration purposes only.  Any signage will require 
separate approval and need to comply with the City of Ripon’s latest sign ordinance. 

 



161114.doc  3 
   

  
 3 

 

 Director Zuidervaart said that a meeting was held with the applicant and project review 
committee and the comments and conditions of approval received during the review period 
have been incorporated into the staff report where appropriate. 

 Commissioner Van Essen asked if this project will finish off the sidewalk on North Ripon 
Road.  Director Zuidervaart replied that the apartments and this project will provide the 
completion of the sidewalk and perimeter landscaping. 

 
 Commissioner Van Essen asked if the trash receptacle nearest to Chesapeake Landing 

could possibly be shifted further away from the residential because these receptacles can be 
noisy. 

  
 Commissioner Barton asked Director Zuidervaart if the driveway on North Ripon Road would 

be full access and asked him to address the traffic.  Director Zuidervaart replied that this 
access would be full access and stated that the traffic report does not show any issues with 
it being full access onto North Ripon Road. 

 
 Applicant:  John Anderson, JB Anderson Land Use Planning, (139 S. Stockton Ave.) said 

that he is representing JKB Living on this project.  J. Anderson said that he is pleased to 
present this commercial project which is in compliance with the Development Agreement.  J. 
Anderson commented that the corner lot will come before the Planning Commission at a 
later date.  J. Anderson said that they have reviewed the conditions and are in agreement.  
J. Anderson also said that condition seven (7) refers to the improvement requirements and 
they will be working with City staff to address these requirements.  J. Anderson said that the 
owners wish to be sensitive to the neighbors.  J. Anderson then said that they are proposing 
a drive-thru for something such as a coffee shop or takeout pizza but not something like a 
fast food restaurant.  J. Anderson said that a lot of time and thought was put into the 
restaurant building and everyone is excited about it.  The restaurant building will have 
outdoor dining that will face River Road. 

 
 Chairman Saljian asked if there is a tenant for the restaurant building and J. Anderson 

replied that there is but that it has not yet been made public.  It will be luxury dining, not fast 
food. 

 
 Public Comment: 
 
 Karen Vogel, Chesapeake Landing HOA President commented that after looking at the 

renderings; she is impressed with the project and thanked JKB Living for their work. K. Vogel 
also thanked Commissioner Van Essen for bringing up the trash enclosure location concern. 
 K. Vogel asked if a walk thru controlled gate could be considered for access to the center 
from Chesapeake Landing.  K. Vogel also commented that with regards to the existing 
roundabout on North Ripon Road and River Road; they would like to see a lighted 
intersection instead of the roundabout. 

 
 Lex Cornell (Coralstone Lane) commented that he is not totally opposed to the project but 

believes this project will add to the traffic.  L. Cornell commented that if a turn pocket is put in 
it will shrink three lanes down to two lanes and it will cause traffic to back up.  L. Cornell 
commented that this whole area will be a traffic mess; cars coming across the median; the 
roundabout will become a big ferris wheel with people making a right turn out onto River 
Road and having to go around to travel back west onto River Road. L. Cornell then asked 
what the status is on the four-way stop light that is supposed to go in at Fulton and River 
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Road.  L. Cornell said that he is representing the residents of Cornerstone and that he does 
not know why we need all of this commercial when we already have some empty suites 
elsewhere in town. 

 
 Chairman Saljian asked Director Zuidervaart for an update on the Fulton Intersection.  

Director Zuidervaart said that this project is going out to bid in December and construction 
will begin after the first of the year.  Chairman Saljian asked if this intersection is fully funded 
and Director Zuidervaart replied yes.  Chairman Saljian asked if there are any plans to do 
something with the roundabout on North Ripon and River Road.  Director Zuidervaart replied 
that this is something that will need to be studied and that the properties on the east side of 
North Ripon Road will need to be developed.  Director Zuidervaart added that the City is 
collecting funds in development fees for future improvements and anticipates that it will be a 
signalized intersection but a study will need to be done. 

 
 Chairman Saljian asked if there is a possibility for a grant for the roundabout and then asked 

if there was a traffic study done.  Director Zuidervaart replied that a traffic study was done for 
the entire project.  Director Zuidervaart said that the traffic consultants said that the road 
currently operates at a Level of Service (LOS) “A” which means that traffic flows without 
problems.  The apartment and commercial project will drop the LOS to a “B” which is still 
good.  A LOS “A” means that traffic flows freely.  A LOS “B” means that there may be some 
cars but traffic still moves.  A LOS “F” means that traffic is heavily impacted. 

 
 Chairman Saljian asked if there is a time table on the construction of the apartments. 
 
 J. Anderson said that the plans have been submitted to the City for review.  Commissioner 

Van Essen asked if doing the commercial is part of the agreement and J. Anderson replied 
yes, that it is part of the performance agreement. 

 
 Chairman Saljian said that Mr. Cornell expressed concern that the buildings would be empty. 

J. Anderson replied that this center will be fresh and new for Ripon and that the owner is 
being very active in finding tenants. 

 
 Commissioner Barton asked if it is the owner’s intent to retain ownership of the buildings.  J. 

Anderson replied that at this point, it is their intent to maintain ownership. 
 
 Commissioner Barton asked Director Zuidervaart if the City has considered converting the 

roundabout back to a four-way stop and then added that this intersection has never made 
sense.  Director Zuidervaart commented with the current stop signs in place it essentially is a 
four way stop.  Director Zuidervaart commented that some of the issues the City had on 
River Road was with speed approaching the roundabout.  The Police Chief recommended 
placing the stop signs.   

 
 Chairman Saljian suggested that for the garbage enclosure we add a stipulation to relocate 

the enclosure further to the east of the property away from Chesapeake Landing.   
 
 J. Anderson replied that moving the trash enclosures down would not be a problem and they 

will work with Staff on the locations. 
 
 Commissioner Van Essen agreed that the roundabout is an odd stop-about.   
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 Chairman Saljian commented that the drive-thru location seems to be well thought out.  
Commissioner Van Essen added that the drive-thru is not part of tonight’s approval. Director 
Zuidervaart commented that if the applicant wishes to have a drive-thru they would need to 
apply to amend the code. 

 
 Chairman Saljian asked if the City could preclude certain types of uses for a drive-thru in C1 

such as fast food restaurants.  Director Zuidervaart commented that the applicant is working 
on language to submit that would control the type of drive-thru permits that would be allowed 
in C1. 

 

 MOTION:  MOVED/SECONDED (BARTON/LONG) AND CARRIED BY A 4-0 VOTE 

(COLLINS/MCCUSKER: ABSENT) TO APPROVE RIPON GARDENS II COMMERCIAL 

SITE PLAN PERMIT (SR16-06) FOR JKB LIVING BASED ON THE FINDINGS AND 

SUBJECT TO THE AMENDED CONDITIONS OF THE STAFF REPORT, AND MAKES A 

FINDING THAT THE PROPOSED COMMERCIAL PROJECT IS CONSISTENT WITH THE 

EVALUATION CONDUCTED PREVIOUSLY UNDER THE ADOPTED INITIAL 

STUDY/MITIGATED NEGATIVE DECLARATION (PEA15-20) FOR THE RIPON GARDENS 

II PROJECT. 
 
 Amended Condition: 
 
 25. Applicant shall shift the western most trash enclosure away from the Senior Housing 

 Project as approved by the Planning Director.  

  

  

Commissioners= Reports: None 

 

City Attorney=s Reports:  None 
 

Director=s Reports:  Director Zuidervaart said that staff is still working on the research for the Cargo 
and trash containers. 
 

Adjournment: To the next regular meeting of Monday, December 19, 2016 at 6:00 P.M. 

 


