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RIPON PLANNING COMMISSION MINUTES 

SPECIAL MEETING 
 

 

 

RIPON CITY HALL 

 THURSDAY, APRIL 6, 2017 6:00 P.M. 

 

Pledge of Allegiance:  Commissioners pledged allegiance to the flag. 
 

Roll Call: Commissioners George Saljian, Debra Van Essen, David Collins, James 
West, and Gary Barton 
 

Absent:  Brinton McCusker 
 

Others Present:  Ken Zuidervaart, Josh Brenner, Mitzi Johnston 
 

Minutes:  Approval of the minutes of the Ripon Planning Commission meeting of March 
20, 2017 
 

 MOTION:  MOVED/SECONDED (VAN ESSEN/COLLINS) AND CARRIED BY A 

5-0 VOTE (ABSENT:  MCCUSKER) TO APPROVE THE MINUTES OF THE 

MARCH 20, 2017 PLANNING COMMISSION MEETING 

 

Public Discussion: Chairman Barton explained the public discussion process and 
asked if anyone would like to speak on an item not on the agenda.  No one wished to 
speak at this time. 
 

1.0 PUBLIC HEARING 
 
Chairman Barton explained the public hearing and appeal process. 
 

1.1 USE PERMIT (UP17-01) for Davinder and CJ Jutla, a public hearing on a request 
to construct a 2,945 sq. ft. fueling station with convenience market on a .459 (+/-) 
acre site located in the C4 (Highway Service) District.  The site will provide for six (6) 
fueling stations, eleven (11) off street parking spaces, and 4,692 sq. ft. of 

landscaping.  The site is located at 334 E. Main Street.  A Negative Declaration 

(PEA17-03) is being considered for this project. 

 
Director Zuidervaart introduced the staff report into the record along with the findings 
and conditions of approval.   
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Director Zuidervaart said that it is a request to construct a 2,945 square foot 
convenience market with a six pump covered fueling facility on a .459 acre parcel.  The 
parcel is located at 334 E. Main Street in the Highway Service district.  Director 
Zuidervaart then referred to the map indicating the location of the proposed site.   
 
Director Zuidervaart said that the site is proposed to be an Extra Mile Convenience 
Market similar to the one located on Colony Road near the Jack Tone Interchange.   
 
Director Zuidervaart then showed the drawing of the proposed building and added that 
the building will be dressed up from what is shown on the drawings per conditions of 
approval.   
 
Director Zuidervaart stated because of the odd shape of the site, the proposed setback 
of the building will vary from our normal standard setbacks.  The applicant is proposing 
to place the rear of the convenience market on the rear property line, backing up to 
State Route 99 right-of-way. The street side setback, adjacent to E. Main Street, will be 
placed approximately six and one half feet from the property line.  Director Zuidervaart 
explained this would place the corner of the building about fifteen feet back from the 
curb line along E. Main Street.  Director Zuidervaart mentioned that on occasion the 
Planning Commission may opt to approve modified setbacks.  In an effort to maintain 
property site circulation as well as property traffic circulation, the placement of the 
building is being proposed with these modified setbacks.  Director Zuidervaart added in 
order to mitigate the close proximity of the structure with the street property line, two 
conditions of approval have been added to the project:  1) enhanced architecture shall 
be provided on the north elevation of the building, such as additional columns and/or 
additional stone work which will have to be approved by the Planning Department prior 
to construction; and 2) enhanced/heavy landscaping shall be provided on that side of 
the building to screen the structure from the street. 
 
Director Zuidervaart then said the off-street parking facility provides for eight parking 
spaces which are slightly less than required by local regulations. Oftentimes people 
utilize the area at the pumps as parking to run into the convenience market.  Staff feels 
that eight spaces are sufficient. 
 
Director Zuidervaart said the proposal is for two driveway approaches rather than the 
current roll over curb all along the site and will have reciprocal access for both this site 
and the parcel to the east. 
 
Director Zuidervaart then said the applicant is proposing above ground fuel tanks for 
this site.  The fuel tanks will be enclosed by a split face masonry wall.  The tanks will be 
fully screened by the masonry wall and that will be surrounded by landscaping. 
 
Director Zuidervaart said the site contains approximately 23.5 % of landscaping, which 
exceeds the City’s standard of 15% in the Highway Service District. 
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Director Zuidervaart said that there is one trash enclosure indicated on the plan, which 
will be constructed per City of Ripon standards, which requires it to be covered.     
 
Director Zuidervaart said all signage will have to comply with current standards and the 
applicant will need to work with the neighboring property regarding a shared freeway 
sign for the site since freestanding freeway signs are not allowed to be any closer than 
one hundred feet from each other. 
 
Director Zuidervaart explained that because the business wishes to remain open 24 
hours per day, a Conditional Use Permit is required. 
 
Director Zuidervaart said a project review meeting was held with the committee and the 
conditions of approval have been incorporated where appropriate. 
 
Director Zuidervaart then added that the utility pole located on the site will be relocated 
to across the street and all utilities to the site shall be brought in underground.  There 
will be no overhead lines across the frontage of the site. 
 
Commissioner Collins inquired about the location of the reciprocal access easement. 
Director Zuidervaart pointed this area out on the site plan.  Commissioner Collins then 
asked if there are any concerns about traffic getting stuck within the access.  Director 
Zuidervaart agreed this is a tight site but explained that this plan went through many 
iterations and this is the best layout for this site. 
 
Commissioner Collins asked if there are any concerns with the barrier and freeway 
traffic and the above ground tanks.  Director Zuidervaart replied the above ground tanks 
are made to withstand collisions but that in addition to the CMU wall, there will be 
bollards installed to protect the tanks.   
 
Commissioner Saljian asked about the height of the wall.  Director Zuidervaart deferred 
to the applicant to answer this question.   
 
Commissioner Saljian asked about the current traffic in this location.   Director 
Zuidervaart said this road currently functions as a Level of Service “A”.  Director 
Zuidervaart added that in the future there may be a need for a signalized intersection at 
East Main and the Overpass but not at this time. 
 
Commissioner Saljian asked about the storm water requirement for this site.  Director 
Zuidervaart said that in the past this site and the site to the east had their storm water 
flow towards Caltrans property but he is not sure if Caltrans will continue to allow this. 
Commissioner Van Essen asked what the distance is from the back of the building to 
the flow of traffic on State Route 99.  Director Zuidervaart replied he is not certain but 
there is the fence and then the oleanders before it gets to the actual vehicles on the 
freeway. 
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Commissioner Van Essen asked if Angle Gas is open 24 hours and if there are any 
complaints from the neighbors.  Director Zuidervaart replied Angle is open 24 hours and 
there are no complaints from the neighbors but added it is an easy on easy off location 
for robberies.  Director Zuidervaart said the applicant will be installing cameras and will 
be participating in the purchase of a license plate reader for this area. 
 
Chairman Barton asked if there is parking allowed on E. Main Street.  Director 
Zuidervaart replied no. 
 
Commissioner West asked if the layout of the interior of the convenience market will be 
similar to the one on Colony which has wide aisles for ADA accessibility.  Director 
Zuidervaart replied the applicant can answer this but added that it will have to meet 
ADA requirements. 
 
Commissioner Collins asked if there will be any additional elevated signage.  Director 
Zuidervaart replied the applicant will share the free standing sign with the neighbor but 
will be able to have monument signage for gas prices as well as signage on the building 
itself. 
 

PUBLIC HEARING OPENED 
 
Applicant:  Julio Tinajero (1000 Lawson Rd, Yuba City) said he is representing the 
applicant tonight.  Mr. Tinajero said that the wall height will depend on the height of the 
tanks and added that it will be seven or eight feet max in height. 
 
Chairman Barton asked what size the tanks would be.  Mr. Tinajero, after conferring 
with the applicant, replied there will be two 20K gallon tanks. 
 
Mr. Tinajero said the drainage was brought up with the City and the owners have a 
proposal submitted to Caltrans for review.  Mr. Tinajero said they proposed to have an 
oil separator and utilize a grassy swail before the storm water goes into the Caltrans 
storm drain.  Mr. Tinajero commented they are hoping to maintain the design of the site. 
 
Mr. Tinajero then said with regards to signage, they are required to have a price sign 
and will be submitting all signage separately. 
 
Mr. Tinajero then said Chevron is big on customer satisfaction, so their aisles are 
usually wider. 
 
Chairman Barton asked if they have standard sizes for these stores.  Mr. Tinajero 
replied yes, adding that the applicant has several gas stations and all have a really nice 
design. 
 
Chairman Barton commented this is a tight site and asked why they are opting to have 
above ground storage tanks.  Mr. Tinajero replied there is a price per gallon fee for 
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underground tanks and they wish to be competitive.  Mr. Tinajero said the owner 
receives a waiver of the fee if they install above ground tanks because it helps to avoid 
possible underground container leaks. 
 
Commissioner Van Essen commented that having bought property that previously had 
underground tanks before, it can be a nightmare and she can understand wanting to 
avoid that. 
 
Proponents:  None 
 
Opponents:  None 
 

PUBLIC HEARING CLOSED 
 
Commissioner Van Essen said she is excited to have something put in this location. 
 
Commissioner Saljian said it seems like we will be seeing more above ground tanks in 
the future. 
 

MOTION:  MOVED/SECONDED (WEST/COLLINS) AND CARRIED BY A 5-0 VOTE 

(ABSENT:  MCCUSKER) TO APPROVE THE CHEVRON CONDITIONAL USE 

PERMIT (UP17-01) BASED ON THE FINDINGS AND SUBJECT TO THE 

CONDITIONS OF THE STAFF REPORT, AND ADOPT THE NEGATIVE 

DECLARATION (PEA17-03) FOR THE PROJECT. 
 
Director’s Report:  Director Zuidervaart commented that he hopes to bring back an 
ordinance for Palm Reading for the Commission’s review within the next month or so.  
Director Zuidervaart then said that there are no items scheduled for the April 17th 
Planning Commission Meeting and so the next meeting will be in May. 
 
Commissioner Collins told Director Zuidervaart that he really appreciates his hard work 
on this project. 
 
There being no further business the meeting was adjourned at 6:44 p.m. 
 
  


