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RIPON PLANNING COMMISSION MINUTES 
 

 

 

RIPON CITY HALL 

 MONDAY, AUGUST 19, 2019 6:00 P.M. 

 

Pledge of Allegiance:  Commissioners pledged allegiance to the flag. 
 

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

Absent:  Mike Garcia 
 

Others Present:  Ken Zuidervaart, Rob Rankin, Mitzi Johnston, Katharina Beeler, 
Diana Beeler, Regina Beeler 
 

Minutes:  Approval of the minutes of the Ripon Planning Commission meeting of March 
18, 2019 
 

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

VOTE TO APPROVE THE MINUTES OF THE MARCH 18, 2019 PLANNING 

COMMISSION MEETING 

 

Public Discussion: Chairman Van Essen 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 

 

1.1 TENTATIVE PARCEL MAP (PM19-01) and VARIANCE (V19-02) for Chiu Yaan 

Tsang, c/o Alex Tao Chen, a public hearing on a request to subdivide a 0.89 
acre (more or less) residential parcel into two (2) separate parcels for residential 
use located at 622 E. Main Street in the R1-UC (Single Family Residential Urban 
Core) district.  Additionally, this public hearing will entail a request to vary the 
side yard setback for an existing residential structure on the lot and to vary the 
50-foot minimum street frontage requirement in order to create the new 

residential flag lot.  A Negative Declaration (PEA19-08) is being 

recommended for this project. 

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

findings and conditions.  Director Zuidervaart said this is a request to subdivide a 
0.89 acre (more or less) residential parcel into two (2) separate parcels for 
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residential use located at 622 E. Main Street in the R1-UC (Single Family 
Residential Urban Core) district.  The proposed subdivision would create what is 
known as a “Flag Lot” behind the main lot located along E. Main Street.  “Flag 
Lots” are lots shaped like a flag, with a narrow strip providing access to a public 
street, with the bulk of the lot containing no street frontage.  

 
   Director Zuidervaart explained while flag lots are not common, there are a 

 handful of “Flag Lots” that exist within the City of Ripon. 
 

 Proposed Lot A, the northern most parcel currently contains a single-family 
residence that is approx. 1,600 square feet in size with an existing accessory 
dwelling unit.  The main unit, as well as the existing accessory dwelling unit, is 
connected to City water and sewer.  The proposed Lot A will be approx. 17,176 
square feet in size and meets all development requirements for the R1-UC 
zoning district.  The applicant is asking for a setback variance for Lot A in 
regards to the side yard setback on the west side of the main unit on the lot.  The 
standard side yard setback for an R1-UC lot is 5’-0”.  In order to facilitate the 
required 20’-0” driveway to the proposed rear “Flag Lot”, the applicant is asking 
to reduce the side yard setback to the main unit to 3’-0”. 

 
 Proposed Lot B, the southernmost parcel, currently is a vacant parcel.  There are 

currently no City services (sewer and water) to the proposed new parcel.  These 
utilities, along with gas, electric, etc. would have to be extended to the proposed 
new parcel upon development.  The proposed Lot B will be approximately 21,412 
square feet in size and meets all development requirements for the R1-UC 
zoning district with the exception of the 50-foot minimum lot width.  The applicant 
is asking to vary the minimum lot width requirement from 50’-0” to 20’-0”.  The 
Police Department and Fire Department have both reviewed the project and with 
the proposed 20-foot wide driveway access from the street, have no public 
health or safety concerns for this parcel. 

 
 The proposed project was forwarded to all affected agencies with comments 

and/or conditions of approval due back to the Planning Department no later than 
5:00 P.M. on July 8, 2019.  The comments and/or concerns have been 
incorporated into the conditions of approval, where appropriate. 

 
 Chairman Van Essen asked if there are other residences on this street that have 

flag lots.  Director Zuidervaart replied yes, the parcels on either side have flag 
lots.  Van Essen asked if there have been any issues with these.  Zuidervaart 
replied no. 

 
 Commissioner Barton asked if there are any flag lots across the street on E. 

Main.  Zuidervaart replied no. 
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 Chairman Van Essen commented that there is a flag lot in the subdivision on 
Milgeo.  Zuidervaart added that there is also one on Cameron Lane. 

 
 Commissioner Barton asked if there are any other examples where there is a 

three foot side yard setback.  Director Zuidervaart said that the higher density 
lots may have structures with a three foot side yard.  Director Zuidervaart 
commented that there is no physical way to build a structure on the proposed lot 
B that close to the existing house since that portion of the lot is for the required 
20’-0” driveway and must remain unobstructed.  Director Zuidervaart did say that 
they may install a fence though.   

 
 Chairman Van Essen asked if this requested variance is on the driveway side.  

Director Zuidervaart replied yes. 
 
 Commissioner Saljian asked if any of the trees will remain.  Director Zuidervaart 

replied some of the trees will most likely be removed.  The trees can remain if 
they are out of the 20’ driveway. 

 
 Commissioner Collins asked if the driveway on the east is for lot A.  Director 

Zuidervaart replied yes. 
 

 PUBLIC HEARING OPENED 

 

 Applicant:  Alex Chen (2606 Renton Way, Castro Valley) said that he is the 
architect on this project representing the applicant.  There will be trees removed.  
Chen said that the owner is talking about selling some of the trees but the Mulberry 
trees will remain.   

 
 Chairman Van Essen asked if the owners intend to keep both parcels.  Chen replied 

that he does not know if the owners will keep both or sell one of the lots. 
 

 Proponents:  None 
 

 Opponents:  Katharina Beeler (E Main St) said that she is surprised that the 
owners are subdividing this lot as they had not said anything to them about doing 
this.  Beeler said the driveway is going to be extremely close to the house and her 
driveway.  A lot of trees will be taken out and she has a lot of bushes that may be 
impacted.  Chairman Van Essen asked if she knows where her property line is.  
Beeler replied yes.  Beeler then said the tree up front is a Redwood tree and it will 
have to be taken out.  Beeler said she would like to know what trees and structures 
are going to be kept and what trees and structures are going to be removed. 

 
Commissioner Barton asked Beeler if the trees she is concerned about are the ones 
in front.  Barton continued that with the compaction of the driveway entrance, some 
trees will probably not survive.   
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 A member of the audience asked about the Negative Declaration.  Chairman Van 

Essen explained this is a report that staff prepared and that the Planning 
Commission will consider for adoption. 

 

 Rebuttal:  Chen said that as an architect, he will lay the new design out and can 
provide screening.  The owners are currently living in the main unit now and may 
continue to or they may move to the new house when it is constructed but they will 
live in one of the two lots. 

 
 Commission Barton asked why the applicant is choosing to construct the driveway 

on the west side of the property.  Chen replied that there is an accessory dwelling 
unit (ADU) at the end of the driveway on the east side on Lot A.  The owner wishes 
to use the ADU as a rental and it will provide parking for them.  Barton asked if the 
ADU is currently being rented out now.  Chen replied no, that it is under renovations 
and will need to fully comply with the municipal code for ADU’s. 

 

 PUBLIC HEARING CLOSED 
 
 Commissioner Collins asked if there was a reason there were these long narrow 

lots.  Director Zuidervaart replied no.  Chairman Van Essen said that this area used 
to be a farming community.  Some people still like to have their garden. 

 
 Commissioner Saljian asked if there is enough space for turning around.  Director 

Zuidervaart replied this is something the fire department reviews and approves.   
 
 Commissioner Saljian asked if the requirements are the same as when the red-

roofed house was built.  Director Zuidervaart replied that he is not sure as this was 
done some time ago.  The flag lot on the east side does have the same 
requirements and the fire chief is the same now as then. 

 
 Commissioner Barton said that he does have some concern about a three foot 

setback for the existing structure.  Director Zuidervaart replied that it is not our 
standard but the new higher density lots can get down to a three foot setback. 

 
 Chairman Van Essen said that she is more comfortable since the driveway will be 

placed next to the three foot setback variance for the existing structure. 
 
 Commissioner Saljian said it comes down to responsiveness of neighbors.  They do 

have an ADU and the State is telling us that we need to approve ADU’s for 
affordable housing. 

 
 Director Zuidervaart commented that the minimum street frontage for the rear lot is 

twenty feet with this variance. 
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 Commissioner Saljian said that since there are already flag lots on either side of this 
property that were granted approval, he feels a precedence has been set and feels 
compelled to approve this one as well.   

 
 Commissioner Collins commented that this is probably the best usage of the land. 
 
 Commissioner Saljian asked if the other lots were granted variances.  Director 

Zuidervaart replied yes for the lot frontage.   
 

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

VOTE TO APPROVE THE 622 E. MAIN STREET PARCEL MAP (PM19-01) AND 

VARIANCE (V19-02), BASED ON THE FINDINGS AND SUBJECT TO THE 

CONDITIONS IN THE STAFF REPORT, AND ADOPT THE NEGATIVE 

DECLARATION (PEA19-08) FOR THE PROJECT. 

 

Commissioners= Reports:  Commissioner Collins said that he went to the new restaurant 
in town and the food was very good.  Collins then said that the new building at the Mistlin 
Sports Park will be an indoor volleyball facility. 

 

Director=s Reports:  Director Zuidervaart informed the Commission that there are no 
projects scheduled for the September meeting, however there will possibly be something 
scheduled for the October meeting.  Zuidervaart then said that construction of the Panda 
Express is now underway and the Ripon Christian preschool is now open and it turned out 
to be a very nice facility. 
 

Adjournment: There being no further business the meeting was adjourned at 6:25 p.m. 
to the next regular meeting of Monday, October 14, 2019 at 6:00 P.M. 

 


