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RIPON PLANNING COMMISSION MINUTES 
 

 

 

RIPON CITY HALL 

 MONDAY, JUNE 18, 2018 6:00 P.M. 

 

Pledge of Allegiance:  Commissioners pledged allegiance to the flag. 
 

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

Others Present:  Ken Zuidervaart, Josh Brenner, Mitzi Johnston, Charlie Gay, Leo 
Zuber 
 

Minutes:  Approval of the minutes of the Ripon Planning Commission meeting of April 
16, 2018 
 

 MOTION:  MOVED/SECONDED (VAN ESSEN/MCCUSKER) AND CARRIED 

BY A 5-0 VOTE (COLLINS: ABSTAIN) TO APPROVE THE MINUTES OF THE 

APRIL 16, 2018 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 CONDITIONAL USE PERMIT (UP18-02) for Ripon Christian School c/o Charlie 

Gay, CKsignservices, a public hearing on a request to install a 13’ tall sign with an 
electronic message center to be located on the main campus at 435 N. Maple Ave. 

in the PS (Public-Semi Public) district.    This project is Categorical Exempt from 

CEQA 15301. 

 
 Commissioner Collins recused himself for this item as he lives within 300’ of the 

project site. 

 
 Director Zuidervaart said this is a public hearing on a request to install a 13’ tall sign 

with an electronic message center on the main campus of Ripon Christian School.  
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The sign will be located directly in front of the middle school gymnasium adjacent to 
Maple Ave in a landscaped planter area.   

 
 Director Zuidervaart then showed the site plan of the proposed sign and said the 

location of the sign does not interfere with safe site distances for pedestrian or 
vehicular traffic on and around the site.   

 
 Director Zuidervaart said he received a few comments about the brightness of the 

sign and said the sign will have an auto diming feature on the sign.  Director 
Zuidervaart said he spoke with Ripon Christian and they would be OK with the sign 
being turned off from 10:00 p.m. to 6:00 a.m. if the Commission would like to add 
this condition.  The proposed design of the sign does comply with the Ripon 
Municipal Code and with the specified conditions of approval. 

 
 Commissioner West said he noticed that this sign will be next to a street light and 

asked if the Police Department had any issues with this sign.  Director Zuidervaart 
replied no, the Police Department had no comments. 

 

 PUBLIC HEARING OPENED 
 

 Applicant:  Charlie Gay, CKSign Services, said that he is the owner of the sign 
company and is here representing Ripon Christian on this item.  Mr. Gay said that 
Ripon Christian desired to have a sign similar to what Ripon High School has as it is 
a great way of advertising activities for the school.  Mr. Gay said that there is an 
auto dim feature built into the sign and a timer can be placed on the sign to have it 
turn off at 10:00 p.m. and back on at 6:00 a.m. 

 
 Commissioner Van Essen asked if the street light will take away from the sign.  Mr. 

Gay replied no, it will not affect the sign.  Director Zuidervaart added that the sign 
will not encroach into City right of way where the street light is located. 

 
 Chairman Barton asked if CKSign Services did Ripon High’s sign.  Mr. Gay replied 

no. 
 
 Chairman Barton asked if there were any concerns from the neighbors.  Director 

Zuidervaart replied no. 
 

 Proponents:  None 

 Opponents:  None 
 

 PUBLIC HEARING CLOSED 
 
 Chairman Barton said that he thinks it would be appropriate to have a timer to go 

along with the dimming component. 
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 MOTION:  MOVED/SECONDED (VAN ESSEN/SALJIAN) AND CARRIED BY A 5-0 

VOTE TO APPROVE CONDITIONAL USE PERMIT (UP18-02) FOR RIPON 

CHRISTIAN SCHOOL BASED ON THE FINDINGS AND SUBJECT TO THE 

AMENDED CONDITIONS OF THE STAFF REPORT 
 

 Added Condition: 
 

6. The sign shall not be illuminated between the hours of 10:00 P.M. and 

6:00 A.M. 

 

1.2 ZONING TEXT AMENDMENT (TAZ18-01) for the City of Ripon, a public hearing 
on a request to consider amendments to the Ripon Municipal Code, Title 16.   This 
zoning text amendment shall replace the existing Chapter 16.86, Second Dwelling 
Unit with a new chapter 16.86, Accessory Dwelling Units.    Other affected chapters 
include Chapter 16.12 Definitions and Chapter 16.16, Residential Districts, Table 

16.16.1. These proposed text amendments are not subject to CEQA review 

pursuant to CEQA Guidelines Section 15061(b) (3). 

 
 Director Zuidervaart introduced the staff report into the record.  Director Zuidervaart 

explained that in September of 2016, Governor Brown signed two legislative acts 
that consisted of new laws governing accessory dwelling units (ADUs), AB2299 and 
SB1069, of which both went into effect January 1, 2017.  The new statute amended 
various sections of the Government Code which regulate accessory dwelling units, 
formerly called Second Dwelling Units or granny flats.  The intent of the new law is 
to reduce the regulatory, physical and financial barriers on constructing ADUs.  
Director Zuidervaart commented that he had previously sent out a memorandum of 
the State’s Regulations to the Commissioners. 

 
 Director Zuidervaart said this amendment proposes to replace the existing Second 

Dwelling Unit Chapter with the new Accessory Dwelling Unit (ADU) Chapter.  
Director Zuidervaart said he prepared a chart referencing the main changes. 

 
 Director Zuidervaart the maximum number of allowed units on a lot has not 

changed; one per residential property but it has to be located on a property with an 
existing single family residence.   

 
 An ADU would now be permitted in all residential zones but the lot must contain a 

single family residence.  A lot with a duplex would not be permitted to have an ADU. 
 
 An ADU was previously only allowed on a parcel with a 12’ side yard.  The new 

standard now proposes to permit ADUs on all residential lots with a single family 
residence.  There may be lots in the Medium Density and High Density zones that 
would be allowed to have an ADU so long as they contained a single-family dwelling 
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 Director Zuidervaart said that the parking requirements have been changed.  
Previously one off street parking space was required for a second dwelling unit.  
State regulations state that an ADU being constructed within an existing floor area 
or detached garage/structure conversion cannot be required to provide off street 
parking. 

 
 If building a new ADU, we can require off street parking unless they meet certain 

criteria such as located within one-half mile of a transit stop or certain other criteria 
that is listed in the proposed ordinance. There are currently five transit stops in 
Ripon, but more could be added in the future. 

 
 Director Zuidervaart said the old ordinance had a minimum square footage of an 

ADU to be that of an “efficiency unit”, currently 150 sq. ft.  Staff is recommending 
keeping this minimum.  The maximum square footage allowed with the old 
ordinance was one-half the size of the primary unit, with no maximum restriction.  
The newly proposed maximum square footage  limit would be one-half the size of 
the primary unit or 1,000 sq. ft., whichever is less. 

 
 Chairman Barton said that he thought he read the maximum was 1,200 sq. ft.  

Director Zuidervaart said that many jurisdictions have that as their maximum size, 
however a City could modify that size so long as the maximum size is reasonable.   

 
 Chairman Barton asked if there was an occupancy limitation on the unit.  Director 

Zuidervaart replied no. 
 
 Director Zuidervaart then said the old height restriction was 12 feet for a single story 

and there are some existing two story units located on lots with alleys.  The 
proposed new attached height restriction for a unit would be the same as the 
primary unit.  A detached one-story unit would be 15 feet and a two-story unit would 
be 30’ max. 

 
 Chairman Barton commented that this still strikes him  as pretty high if near a fence 

line. 
 
 Director Zuidervaart said that we can place stipulations on design that they have to 

match the primary unit. 
 
 Commissioner Collins asked if currently a residential unit is required to have two 

parking spaces.  Director Zuidervaart replied yes.  Commissioner Collins asked 
about curb cuts.  Director Zuidervaart said that if off street parking is required; they 
will need to obtain an encroachment permit for vertical curb cutting but not for rolled 
curbs. 

 
 Director Zuidervaart said the side yard setback is proposed to  be the same as the 

side setback for a detached accessory structure, which is 5 feet.  The City’s 
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previous ordinance had a graduated rear setback for different residential zones, 
however the proposed rear setback would be 10 feet, which is the same as 
detached accessory structures.   

 
 Director Zuidervaart said that accessory structures cannot be placed within 10’ of 

the rear property line and 5’ to the side property line. 
 
 If there is rear alley access, it is being recommended that the ADU can be placed 

within 5’ of the rear property line.  For the side it would be 5’ also.. 
 Commissioner Saljian voiced concern over something that high being built so close 

to a neighbor’s property.  Director Zuidervaart said that a single story would be 
limited to 15’ in height and they would have to maintain the architecture feature of 
the primary house.  Director Zuidervaart said that he has been consulting with the 
building department and is considering increasing the height limitation of accessory 
structures to 15’ also. 

 
 Director Zuidervaart said that the 5’ rear setback is for alley loaded lots only.   
 
 Director Zuidervaart said the code does not address a limit to the number of 

bedrooms because the size of the structure should control the number of bedrooms. 
 
 Deputy City Attorney Lucchesi said that the number of bedrooms was not specified, 

but the State wants the Cities to try to limit the number of restrictions.   
 
 Commissioner Van Essen said if there were a 1,000 sq. ft. building they could have 

five bedrooms. 
 
 Director Zuidervaart commented that he is not sure if we can limit the number of 

bedrooms but can look into this.  Commissioner Van Essen commented that she 
thinks this is significant. 

 
 Director Zuidervaart said that the regulations require the property to be owner 

occupied and cannot be sold separately.  The units cannot be used for short term 
rental.  There is a 30 day minimum.  The property owner will be required to sign a 
declaration of restrictions that the property will be owner occupied and the 
document will be recorded against their deed. 

 
 Director Zuidervaart said that there are permit requirements which requires the 

owners to “check the boxes” to make sure they are in compliance with the code.   
 
 Director Zuidervaart said that the 2-story unit will have a window height restriction of 

no lower than 6' on the side that faces the neighbors’ property.  
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 Commissioner Collins asked if there is anything that will protect a neighboring 
property that has solar that might be impacted with an ADU being constructed so 
close. 

 
 Director Zuidervaart commented that in the new medium density area the setbacks 

can be 4’ off the side yard.  Director Zuidervaart added that this matter is not just 
related to accessory dwelling units, but primary dwelling units and landscaping as 
well and might be a civil matter.  Commissioner Collins said he would be happy to 
pull up language on this. 

 
 Commissioner Van Essen said that she would like to limit the number of bedrooms 

an ADU can have.  She is OK with it being able to accommodate a family but would 
like to have a closer look at limitations. 

 
 Director Zuidervaart said that he can bring a recommendation back.  There is a lot 

that is mandated but we do have some discretion within reason.  He will look into 
the number of bedrooms. 

 
 Commissioner Saljian concurred with Commissioner Van Essen as there might only 

be one additional parking space. 
 
 Commissioner Van Essen said that she is OK with the setbacks. 
 
 Commissioner Saljian asked Director Zuidervaart if you could only do a second 

story ADU if it is alley loaded.  Director Zuidervaart replied yes.  Director Zuidervaart 
then added that we can restrict to single story if the Commission wishes. 

 
 Commissioner McCusker asked about building above a garage.  Director 

Zuidervaart replied that the units he has seen so far have been above a garage. 
 
 Chairman Barton asked about architectural conformity of a garage and building 

standards.  Director Zuidervaart said that in our municipal code section 16.86.040.H 
it addresses design standards. 

 
 Commissioner Collins asked if you could do a sliding glass door on the near side of 

a second story.  Director Zuidervaart replied it would not be allowed. 
 
 Chairman Barton asked what direction staff is seeking tonight. 
 
 Director Zuidervaart commented that this is a Public Hearing.  If the Commission 

would like the item brought back after looking to see if we can limit the number of 
bedrooms, you can do that. 
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 PUBLIC HEARING OPENED 
 

 Proponents:  None 

 Opponents:  None 
 

 PUBLIC HEARING CLOSED 
 
 Commissioner Van Essen said she would like to look at limiting the number of 

bedrooms if allowed. 
 
 Commissioner Collins asked if the City can limit the size to something smaller than 

1,000 sq. ft.  Director Zuidervaart said that in looking at other cities, he did see 
some that limit the size to 750 sq. ft. but most had the 1,200 max or half the size of 
the primary unit whichever is less.  Commissioner Collins asked if staff felt 1,000 
was reasonable.  Director Zuidervaart commented that staff landed in the middle 
between the 1,200 and 750. 

 
 Commissioner Saljian commented that he does still have some concern about the 

second story units and will walk the Cornerstone subdivision to look at the units 
there above the garage to get a better idea.   

 
 Director Zuidervaart commented that this amendment would only allow second story 

units on properties with alley loaded access.  A larger side yard setback could be 
required.  A second story would have to be no closer than 5’ and would have to be 
at the rear of the lot. 

 
 Commissioner Saljian asked if there is a maximum lot coverage.  Director 

Zuidervaart replied yes, it is whatever the residential zoning district standards are 
which are defined in chapter 16.16 of the Ripon Municipal Code.  The max lot 
coverage for most residential parcels is 40%. 

 
 Chairman Barton asked for confirmation that someone could convert an existing 

one story except for existing above garage. 
 
 Director Zuidervaart said State law says that you have to allow conversion of 

existing structures. 
 
 Chairman Barton said that he thinks he would like to postpone the action.  Director 

Zuidervaart said the Commission would need to make a motion to continue the item 
to the July meeting. 

 

 MOTION:  MOVED/SECONDED (COLLINS/VAN ESSEN) AND CARRIED BY A 5-

0 VOTE TO CONTINUE ZONING TEXT AMENDMENT (TAZ18-01) TO THE JULY 

16, 2018 PLANNING COMMISSION MEETING AND REQUEST THAT STAFF 
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REVIEW INFORMATION ON LIMITING THE NUMBER OF BEDROOMS 

ALLOWED IN AN ADU. 
 
 After the vote:  Director Zuidervaart informed the Commission that because they 

had already opened and closed the public hearing they did not need to open it 
again. 

 

 2.0 GENERAL PLANNING 

 

2.1 MAJOR SITE REVIEW (SR18-03) for Chad DeGraff, a request to construct a 
15,000 square foot warehouse building with 3,000 square feet of mezzanine area on 
a vacant 1.039 (more/less) acre site located at 1101 S. Acacia Ave. in the M1 (Light 

Industrial) district.  A Negative Declaration (PEA18-05) is recommended for this 

project. 

 
 Director Zuidervaart introduced the staff report into the record along with the 

findings and conditions of approval.  Director Zuidervaart said that this application is 
for construction of an 18,000 sq. ft. light industrial complex. The building is being 
proposed to be located in the middle of the one acre lot and will be constructed 
approximately 72 feet from Doak and approximately 30 feet from Acacia Ave.  The 
rear and side of the building will have a 24’ setback.  The off street parking will 
contain 32 spaces.  Access to the site will be from a shared driveway with the Power 
Play Hockey Arena.  Director Zuidervaart then described the color and type of 
building material adding that the office area is 25’ tall and the warehouse is 20’ tall. 

 
 Director Zuidervaart said that the trash enclosure design meets the City standards 

and although there is no lighting plan submitted, the applicant will be required to 
submit a lighting plan to Planning and the Police Department for approval. 

 
 Director Zuidervaart then said that there will be 15% of landscaping and will be 

required to submit detailed landscaping plans for review and approval. 
 
 Director Zuidervaart said that although signage is shown on the site plan, the 

applicant will be required to submit a separate sign permit application. 
 
 Commissioner Van Essen asked if we know what kind of business is being 

proposed for this building.  Director Zuidervaart replied that he does not know the 
name of the business but that they are currently located in three areas of Ripon and 
are looking to consolidate.  It is some type of packing and shipping business. 

 
 Commissioner Van Essen asked if there is enough room for trucks.  Director 

Zuidervaart replied yes. 
 

 MOTION:  MOVED/SECONDED (MCCUSKER/SALJIAN) AND CARRIED BY A 5-0 

VOTE TO APPROVE MAJOR SITE REVIEW (SR18-03) FOR CHAD DEGRAFFE 
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BASED ON THE FINDING AND SUBJECT TO THE CONDITIONS OF THE STAFF 

REPORT AND ADOPT THE NEGATIVE DECLARATION (PEA18-05) 
 

2.2 MAJOR SITE REVIEW (SR18-04) for Dave Sanders, a request to add 
approximately 12,000 square feet onto an existing 26,000 square foot warehouse 
building located at 338 Industrial Ave. in the M2 (Heavy Industrial) district.  The site 

is approximately 1.88 acres in size.   A Negative Declaration (PEA18-06) is 

recommended for this project. 

 
 Director Zuidervaart introduced the staff report into the record along with the 

findings.  Director Zuidervaart said that the applicant is wishing to expand on an 
existing business located at 338 Industrial Ave.  The proposed addition will replicate 
the existing building and the access to the site will not change.  Additional off street 
parking will be provided adding 13 spaces.  There is a section of sidewalk that will 
be completed across the front with this project.  No lighting plan has been submitted 
but will be a part of the conditions of approval. 

 
 Commissioner McCusker asked if the public transit hub will be located across the 

street.  Director Zuidervaart indicated on a map the location of the future hub. 
 
 Chairman Barton said that he thinks this is a terrific business in Ripon. 
 

 MOTION:  MOVED/SECONDED (VAN ESSEN/COLLINS) AND CARRIED BY A 5-

0 VOTE TO APPROVE MAJOR SITE REVIEW (SR18-04) FOR DAVE SANDERS 

BASED ON THE FINDINGS AND SUBJECT TO THE CONDITIONS OF THE 

STAFF REPORT AND ADOPT NEGATIVE DECLARATION (PEA18-06) 
 

Commissioner’s Reports:  Commissioner Collins said that he is excited to see the boats 
going in at Boat Country.  Commissioner Collins mentioned that the state passed a new bill 
SB35 that allows a developer to come in and fast track affordable housing.  Some cities 
are starting to see a push and can impact 97% of communities in California.  The State 
says that we should be building 180,000 homes and are currently only building 100,000.  
Commission Collins said that if you want to have some controls over the building you may 
want to accelerate the affordable housing. 
 
Commissioner Van Essen said that she was asked to serve on the Economic Development 
Committee and is also on a subcommittee that will be developing a mission statement for 
the Economic Development Committee.  She is asking if anyone might have a vision of 
what they would like to see brought to Ripon. Commissioner Collins commented that 
commercial subsidizes our City. 
 

City Attorney’s Reports:  None 
 

Director’s Reports:  Director Zuidervaart said that there will be a couple projects coming 
before the Commission in July including the continued ADU Zoning Text Amendment. 
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Another zoning text amendment will be brought forward that would propose to allow church 
uses in Light Industrial districts with a Use Permit.  Director Zuidervaart said that an 
applicant is wishing to obtain a use permit to utilize the Power Play arena for a church site. 
 

Adjournment: There being no further business, the meeting adjourned at 7:20 P.M. to the 
next regularly scheduled meeting of Monday, July 16, 2018 at 6:00 P.M. 

 
 

  
 


