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RIPON PLANNING COMMISSION MINUTES 
 

 

 

RIPON CITY HALL 

 MONDAY, JULY 17, 2017 6:00 P.M. 

 

Pledge of Allegiance:  Commissioners pledged allegiance to the flag. 
 

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

Absent:  Brinton McCusker and David Collins 
 

Others Present:  Ken Zuidervaart, Josh Brenner, Tricia Raymond 
 

Minutes:  Approval of the minutes of the Ripon Planning Commission meeting of June 
19, 2017 
 

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

4-0 VOTE TO APPROVE THE MINUTES OF THE JUNE 19, 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. 
 

2.0 GENERAL PLANNING 
 

2.1 MAJOR SITE REVIEW (SR17-05) for Charles Dunn Co. c/o Robert 

Vermeltfoort Architects, this is a request to demolish an existing restaurant in 
order to construct a 1,547 square foot Starbucks restaurant with a drive-thru.  
This property is located in the C4 (highway service) district at 338 E. Main Street. 

 A Negative Declaration (PEA17-12) is recommended for this project. 

 
Director Zuidervaart said the request is to demolish an existing vacant restaurant 
(Barnwood Restaurant) located at 338 E. Main Street in order to construct a 
1,547 square foot Starbucks coffee shop with associated drive-thru. The parcel 
is located in the C4 (Highway Service) district, which does allow for this type of 
use and the current configuration of the property is two (2) parcels, however part 
of the conditions of approval require that the two (2) parcels be merged into one 
(1) prior to receiving a final on the site.  A vicinity map was shared on the screen. 
Zuidervaart said the proposed location of the building is mostly in the middle of 
the parcel which will allow for convenient circulation of traffic for parking and the 
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associated drive-thru. The off-street parking facility will be located in front of the 
proposed building, located between the proposed Starbucks and the upcoming 
Chevron station. The off-street parking facility provides a total of ten (10) spaces 
(9 standard and 1 handicap) which meets the required spaces by local 
regulations, and all stalls meet the City of Ripon’s standard parking dimensions 
which are 10 x 19. There is bicycle parking indicated on the plans, which is 
located at the northern most location of the parking area (located in front of stall 
#1). The provided bike rack does comply with local City of Ripon regulations. 
 
Zuidervaart said access to the site will be provided by one (1) commercial 
driveway approach off of East Main Street. The 30’-0” wide new commercial 
driveway will be shared with the neighboring property (Chevron) and a reciprocal 
access easement is a condition of approval for the project. 
 
Zuidervaart shared elevation drawings of the building and described the exterior 
design of the building. 
 
Zuidervaart said the site contains approximately 3,813 square feet or 24% of 
landscaping, which exceeds the City’s standard of 15% for the C4 district. The 
applicant, at this time has not indicated any detail as to plant species or irrigation 
systems for the site; however the applicant will be required to submit detailed 
landscaping plans to the Public Works and Planning Departments for final 
approval, showing compliance with all local standards. 
 
Zuidervaart said the applicant has indicated that they intend to share a trash 
enclosure with the neighboring property. The trash enclosure indicated on the 
plan will be constructed per City of Ripon Standards and will be required to be 
covered pursuant to City Standards. 
 
Zuidervaart said on July 10, 2017, a meeting was held with the project review 
committee to review the project and discuss concerns and conditions of 
approval. The comments and conditions of approval received during the review 
period have been incorporated into the staff report where appropriate. 
 
Zuidervaart said he received an email from the California Department of 
Transportation in regards to the proposal to construct a Starbucks at 338 E. Main 
Street.  They had the following comments: 
1)  Caltrans request that the applicant prepare and provide a TIS. Our concern is 
the all-way-stop-control and the Level-Of-Service/impact at the intersection, 
especially being close to the SR-99 on-ramp. 
2)      With current proposed development (Starbucks and Chevron) and potential 
future development of the parcel directly across Main Street, queue related 
issues may occur which could block access and cause safety concerns and 
conflict points for the west leg of the intersection. 



170717.doc  3 
   

  
 3 

 

3)      Because of the small size parcel, there are circulation concerns with the 
type of trucks for deliveries along with drive-thru traffic, parking, and patrons 
using the fuel pumps. Please provide a circulation plan for review and comment. 
4)      Any increase in runoff generated by the proposed development should be 
stored/mitigated onsite. 
5)      Draining plans should be developed and submitted for review and 
comment. 
6)      Any work done within State Right of Way, including all outdoor 
advertisement signs, would require an encroachment permit. 

 
Zuidervaart said he did not have time to discuss in detail the email with the 
applicant since it was just received the morning of the Planning Commission 
Hearing.  Zuidervaart said that some of the comments seemed valid, however in 
regards to future congestion that should just be closely monitored to determine 
when necessary improvements were needed. 
 
Zuidervaart asked the Planning Commission to add comments 4, 5 and 6 from 
Caltrans to the projects conditions of approval and asked that the Planning 
Commission require the applicant work with City Staff through plan submittal 
regarding comments 1 and 2 from Caltrans. 

 
Commissioner Saljian said when the Chevron project was approved these items 
were not requested by the Department of Transportation, so will this be 
retroactive for that project. 
 
Zuidervaart said some of the conditions were similar regarding encroachment 
permits and such, however they did not request a traffic impact study be 
prepared for the Chevron project and it is not retroactive on the Chevron project.  

 
 Saljian asked if the financial impact of studies will be put on the applicant. 
 
 Zuidervaart said that yes if we required the study to be done, the financial impact of 

the study would be put on the applicant.  Director Zuidervaart further went on to say 
that staff felt that the City should just monitor traffic conditions and if or when the 
time comes that a light needs to be placed at the intersection there are 
transportation and traffic signalization funds available for those improvements, 
however staff believes there is no immediate need for such improvements. 

  
 Commissioner Van Essen asked if there is a need for more lanes on E. Main with 

the addition of the Chevron and Starbucks. 
 
 Zuidervaart said in discussing the project with Engineering the right-of-ways are set, 

but the area will be monitored.  If there is development in the future next to Angle 
gas station, then the roads and traffic will need to be assessed. 
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 Van Essen asked if the commission can move forward with a vote, by adding certain 
conditions from the Department of Transportation email to be included in the Staff 
Report. 

 
 Zuidervaart said yes.   
 
 Chairman Barton asked if the intersection has the potential of becoming a 

roundabout, because stoplights on freeway off ramps can back up traffic. 
 
 Zuidervaart said when the time comes to look at the intersection, all options will be 

studied in conjunction with Caltrans. 
 
 Saljian asked if the Department of Transportation recommendations could be 

mandated. 
 
 Zuidervaart said they are comments.  The commission can take from that what they 

would like.  If the department feels strongly enough about a particular item they 
have the right to appeal. 

  
Applicant:  Robert Vermeltfoort, project architect said the Caltrans letter was a 
surprise since he has just met with them last month.  He said item 4, 5 and 6 were 
mentioned, but the traffic study was not.  Moving forward his team is willing to 
negotiate an appropriate proportionate share of transportation fees with staff to 
mitigate traffic concerns in the area. 

 
 Barton said understanding the traffic flow in and out of the site and the parking, 

where does the overflow go. 
 
 Vermeltfoort said the Starbucks is going to by a hybrid, meaning it will mostly be a 

drive thru and pick up order establishment.  It will not be a destination store, which 
is why there is no outside seating and minimal indoor seating. 

 
 Barton asked what the drive thru capacity will be. 
 
 Vermeltfoort said it is a 13 car que.  It is higher than the average, which is 10 cars 

due to the hybrid design. 
 
 Barton asked the applicant if they saw any concerns with exiting the drive thru. 
 
 Vermeltfoort said they see no issues with this and have tested many vehicle types.  
 
 Van Essen asked if the commission has to include items 1, 2 and 3 from the 

Department of Transportation email in their approval recommendation or is that 
something Staff will discuss. 
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Zuidervaart said he recommends adding items 4, 5 and 6 of Caltrans comments 
to the Staff report as conditions of approval and recommends that the Planning 
Commission require the applicant work with City Staff through plan submittal 
regarding comments 1 and 2 from Caltrans. 

 
 Barton asked about item 3 and if Zuidervaart felt that was over reach. 
 
 Zuidervaart said yes. 
 

 MOTION:  MOVED/SECONDED (SALJIAN, VANESSEN) AND CARRIED BY A  4-

0 VOTE (COLLINS/MCCUSKER ABSENT) To approve the Starbucks Major Site 

Review SR17-05, based on the findings and subject to the conditions of the 

staff report, including adding items 4, 5 and 6 from the Department of 

Transportation’s comment letter and requiring that the applicant work with 

City Staff on comments 1 and 2 from the Department of Transportation’s 

comment letter, and adopts the Negative Declaration (PEA 17-12) for the 

project.” 

 

2.2 MAJOR SITE REVIEW (SR17-04) for Kevin and Michelle Clark, this is a 
request to modify an existing 1,960 square foot building into a restaurant located 
at 201 S. Stockton Ave. in the C3 (Central Business) Applicant intends to add 
approximately 400 square feet onto the building and provide outdoor dining.  

This project is Categorical Exempt from CEQA 15301.   
 
 Item 2.2 is being continued to the August 14, 2017 Planning Commission 

Meeting. 

  

Director’s Reports:  Director Zuidervaart said agenda item 2.2 will be continued at the 
August 14, 2017 Planning Commission meeting. 
Zuidervaart said plans for a restaurant were submitted, but staff is working with the 
developer on design and land use solutions for parking and outdoor dining.  This should 
come before the commission in August. 
 
Zuidervaart said he is working with the City Attorney on the Fortune Telling ordinance and 
plans to present it at the August meeting. 
 

Chairman’s Report:  Chairman Barton asked if there were plans to fix the parking lot 
behind Pizza Plus. 
 
Zuidervaart said Council approved a project to reconstruct the parking lot and a bid was 
awarded.  So work should begin soon. 
 
Commissioner’s Reports:  Commissioner Saljian asked about the paint color on the newly 
approved dental lab building.   
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Zuidervaart said he had not seen it, but would look this evening. 
 
 

Adjournment: There being no further business the meeting was adjourned at 6:55 p.m. to 
the next regular meeting of Monday, August 21, 2017 at 6:00 P.M. 
 
Submitted by:   Tricia Raymond 
 
  


