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RIPON PLANNING COMMISSION MINUTES 
 

 

 

RIPON CITY HALL 

 MONDAY, DECEMBER 16, 2019 6:00 P.M. 

 

Pledge of Allegiance:  Commissioners pledged allegiance to the flag. 
 

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

Others Present:  Ken Zuidervaart, Rob Rankin, Mitzi Johnston, Dr. Debbie Daniels, 
Chad DeGraff, Jonathan Meek, Andrea Meek, Scott Paris, Carrie Sweet, James 
McCasland 
 

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

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

VOTE (VAN ESSEN - ABSTAIN) TO APPROVE THE MINUTES OF THE 

NOVEMBER 18, 2019 PLANNING COMMISSION MEETING 

 
Chairman Van Essen asked if there were any agenda changes.  Director Zuidervaart 
replied no. 

 

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.   
 
Commissioner Barton asked for a round of applause for the State Champions Ripon 
High School Football Team.   
 
Chairman Van Essen explained the public hearing process.  
 
Commissioner Garcia stated that he had a conflict of interest on both items being 
presented tonight and would need to recuse himself.  Commissioner Garcia left the 
meeting. 
 

1.0 PUBLIC HEARING 

 

1.1 CONDITIONAL USE PERMIT (UP19-03)/Lot Line Adjustment (LA19-04) for 
Jonathan Meek, a public hearing on a request to construct a 55 foot tall, 15,000 
square foot indoor rock climbing gym and fitness center and adjust the lot line of a 
5.14 acre parcel to create a 2.23 acre site for the proposed development which is 
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located at 1441 Canal Blvd in the Mixed Use (MU) district.  A Negative Declaration 

(PEA19-18) is recommended for this project. 

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

findings and conditions.  Director Zuidervaart described the project as construction 
of a 15,000 square foot indoor rock climbing gym and fitness center and a lot line 
adjustment.  Director Zuidervaart explained that the building is being proposed to 
have a fifty-five foot roof height which is why a Use Permit application is required.  
Director Zuidervaart said the building will be located off of Garrison Way in the 
Mixed Use District.  Director Zuidervaart added that the applicant would like an 
option to construct a second 15,000 square foot building at a future date.   

 
 Director Zuidervaart said the building will be a steel frame building and the applicant 

would like to share some of his ideas for the appearance of the exterior of the 
building.  If the Planning Commission has any concerns about the appearance they 
can condition that there be architectural review by the Planning Director or the 
Planning Commission. 

 
 Director Zuidervaart said the off-street parking facility will provide a total of 89 

parking spaces which meets the required parking spaces by local regulations.  
There are no bike spaces shown on the plan, but bike stalls will be incorporated into 
the design per City of Ripon Standards.  There will be one commercial driveway 
approach to the site off of Garrison way.  Concurrently with this project, the master 
developer of this entire site will be extending Garrison Way to connect at the 
intersection of Kamps Way and Garrison Way. 

 
 Director Zuidervaart said a lighting and landscaping plan will be submitted for review 

and approval.  Landscaping will contain approximately 32,127 square feet or 32%. 
 There will be a covered trash enclosure that will be architecturally compatible with 

the building. 
 
 Director Zuidervaart said two options were presented for the lot line adjustment 

which will create the 2.23 acre site from the existing 5.14 acre site.   
 
 Director Zuidervaart said the applicant met with the Project Review committee on 

December 5
th
 and comments and conditions have been incorporated into the staff 

report where appropriate. 
 
 Chairman Van Essen asked if one driveway was sufficient for this site.  Director 

Zuidervaart replied it is adequate for their site but there will be a requirement to 
provide a reciprocal access agreement between the three parcels.  The police 
department is okay with the one driveway. 

 
 Commissioner Barton asked if this will be the tallest building in Ripon.  Director 

Zuidervaart replied no and then mentioned Diamond Pet Food and the freeway 
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signs.  Director Zuidervaart said Tractor Supply and Boat Country are thirty-five feet 
tall. 

 
 Commissioner Barton asked if a secondary access with the reciprocal agreement 

was put in would they lose some parking.  Director Zuidervaart replied yes but that 
they exceed the parking requirements. 

 
 Commissioner Saljian asked how long it would take for the applicant to go through 

architectural approval if we condition it.  Director Zuidervaart said if architectural 
approval is done by the Planning Director it would be a few days but if the review 
was by the Planning Commission it would be longer.  Commissioner Saljian 
commented that this building will be seen from the freeway and he would like to 
ensure it looks good. 

 
 Commissioner Collins asked if the taller portion of the building is still on a single 

floor.  Director Zuidervaart said the applicant can address this. 
 

 PUBLIC HEARING OPENED 
 
 Applicant Jonathan Meek (542 Tornga Dr.) said he has been working with staff for 

about six months.  J. Meek said these facilities are being constructed across the US 
but there have been none built locally.  He is choosing to construct one in Ripon.  It 
is a bonus that he and his wife happen to live in Ripon. 

 
 J. Meek said that he wanted to construct the building in the upper northeast corner 

of the lot and wanted to make sure that the Commission would approve the use 
before he invested money in the architecture.  J. Meek then presented photos of 
different facilities for design consideration.  J. Meek said he wants to play with the 
angles and tones of the building.  J. Meek said that he would like to bring a lot of 
light into the building with windows allowing drivers on highway 99 to be able to see 
the climbers.  J. Meeks said there is a mezzanine area, locker rooms, party room, 
kid’s areas, a speed climbing area, and fitness area. 

 
 Commissioner Barton asked if the orientation of the windows was on the northeast 

side of the building.  J. Meeks replied yes, it will face highway 99. 
 
 Commissioner Barton asked if someone would be able to add a floor to the fifty-five 

foot section of the building if it was sold for a different use years down the road.  J. 
Meeks replied this is a special use building and he will not want to sell it.  However, 
each panel can come down and be moved if it were ever necessary. 

 
 Chairman Van Essen said this building is being constructed on half of the space.  

She asked if the other half of the lot would be undeveloped until the second building 
is constructed.  J. Meeks replied yes. 
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 Commissioner Collins asked what type of landscaping will be installed.  J. Meeks 
commented he would like a park feel and will be putting in redwood trees and 
plants. 

 

 Proponents:  None 
 

 Opponents:  None 
 

 PUBLIC HEARING CLOSED 
 
 Commissioner Collins commented that this is a great fit for Ripon and he 

appreciates the applicant bringing this to our town.  Commissioner Barton agreed 
and said that he would like to see an architectural component for staff review.  
Commissioner Saljian said he too would like to see the architectural features run by 
staff. 

 

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

VOTE TO APPROVE CONDITIONAL USE PERMIT (UP19-03) AND LOT LINE 

ADJUSTMENT (LA19-04) FOR ALPINE CLIMBING AND FITNESS CENTER, 

BASED ON THE FINDINGS AND SUBJECT TO THE CONDITIONS OF THE 

STAFF REPORT AS AMENDED, AND ADOPT THE MITIGATED NEGATIVE 

DECLARATION (PEA19-18) FOR THE PROJECT. 

 

 Added Condition: 

 

 19. Applicant shall submit to the Planning Director architectural design for 

 review and approval. 
 

2.0 GENERAL PLANNING 

 
 Commissioner Collins stated that he had a conflict of interest on this project due to a 

business relationship with the applicant and left the meeting. 
 

2.1 MAJOR SITE REVIEW (SR19-08) for DPG Investments, LLC, c/o Chad DeGraff 

Developments, a request to construct , two commercial two-story buildings, a utility 
building and a courtyard on two parcels under common ownership located on the 
northwest corner of Second Street and N. Stockton Ave.   This property is located in 
the Central Business District (C3) and the assessor parcel numbers are 259-278-04 

& 259-278-05.  This project is exempt from CEQA pursuant to Article 19, Class 

15332 infill development projects.   
 
 Director Zuidervaart introduced the staff report into the record along with the 

findings and conditions.   
 



191216.doc  5 
   

  
 5 

 

 Director Zuidervaart said this is a request to construct two commercial building with 
a courtyard on two parcels.  Parcel one, which is located nearest the print shop, will 
be a two-story office building containing 11,824 square feet which is 5,912 square 
feet on each floor.  The exterior will be a mixture of brick façade to tie into the 
downtown arches and architecture.  The building will contain an elevator and 
include an exterior and interior stairway.  There also appears to be a balcony that 
runs the length of the building on the south side facing the courtyard.  Building two 
will be located on the corner of S. Stockton and Second Street.  The main floor area 
will contain approximately 7,150 square feet with a proposed 3,575 square foot 
indoor mezzanine area.  The building will contain a mixture of brick façade and will 
include areas of galvanized metal siding.    

 
 Director Zuidervaart said building one will have an attached utility/support space 

which will house such things as the electrical panels, fire department utilities, and 
other utility boxes for both buildings. 

 
 There will be a common courtyard area and other improvements including curb, 

gutter and sidewalk, reconstruction of the driveway approaches from Second Street 
and First Street accessing the alley as well as reconstruction of the alley with 
concrete pavers.  There will also be street lights installed to match the downtown 
street lighting on Second Street near the alley entrance. 

  
 Director Zuidervaart said vehicular access to the site will be provided from the 

alleyway that runs from First Street to Second Street.  There will be thirteen (13) 
parking spaces on-site across the back of the development.  Additionally, the 
applicant will be required to stripe an additional fifteen (15) parallel parking spaces 
around the perimeter of their site along City streets. 

 
 Chairman Barton asked if there is adequate room to provide parallel parking.  

Director Zuidervaart replied yes.  Chairman Van Essen asked if that included 
parking on Second Street.  Director Zuidervaart replied yes, adding that it is 
currently painted red but will be changed to be stripped for parallel parking. 

 
 Director Zuidervaart said that as with any business in the downtown district, parking 

is always a concern.  There are provisions and exceptions to the parking 
requirements in the Central Business District (C3).   Director Zuidervaart said that 
adding the intended uses to this site (office space for one building and restaurant for 
the other building) will increase the parking demand for the C3 District by 
approximately 140 spaces.   The parking demand for C3 from Acacia Avenue to the 
Main Street Overcrossing is approximately 991 spaces and the overall parking 
supply including the spaces this project will provide is approximately 800 parking 
spaces.  This would be assuming a maximum occupancy of all businesses.  The 
daytime demand between 8:00 a.m. and 5:00 p.m. is 922 and the nighttime demand 
after 5:00 p.m. is 449 parking spaces. 
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 Director Saljian asked if this project will provide an additional 28 parking spaces.  
Director Zuidervaart replied yes, on and around the site. 

 
 Director Zuidervaart also included a map to shows the parking areas.  Director 

Zuidervaart said the City has recently embarked on a downtown Master Plan to look 
at several aspects of our downtown. 

 
 Director Zuidervaart mentioned that the City purchased the property where the 

recycle center sits and with improvements, there will be access to our downtown; 
although this will not be in our immediate future. 

 
 Director Zuidervaart said a lighting plan will be required to be submitted for review 

and approval.  Although landscaping is not required in the C3, the applicant will be 
incorporating some landscaping into the plan. 

 
 Commission Saljian commented with the City Master Plan it is too early to know if 

there will be additional parking provided.   
 
 Director Zuidervaart said the City Parking Lot behind Pizza Plus is a public parking 

lot and the Master Plan will try to identify as much parallel parking as the City can 
get. 

 
 Applicant:  Chad DeGraff (Clifton Ct) said he is partners with Scott Paris and Tim 

Wheeler on this project and they want to bring something special to the downtown 
area, which is not currently there. 

 
 Chairman Van Essen said that it looks like a great project and asked what is 

planned for the buildings.  C. DeGraff said that Tim Wheeler’s office will go in the 
office building on the ground floor.  They hope to have a restaurant in the other 
building. 

 
 Chairman Van Essen asked how big is the courtyard area.  Tim Wheeler said the 

courtyard is about 7,500 square feet. 
 
 Commissioner Saljian said it is a great look and his only concern is the parking 

issue.  Chairman Van Essen commented that any downtown is going to have 
parking issues. 

 
 Commissioner Barton said that he is glad to see something going in this location but 

parking is a concern.  He asked Tim Wheeler what will happen if he leaves to go to 
meet a client and he comes back and there is no parking.  T. Wheeler replied he will 
have to walk and that  he is already dealing with that now and people have gotten 
used to it. 
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 Dr. Debra Daniels (134 W. Main St.) said that she owns a business in the downtown 
area.  Dr. Daniels said she thinks this is a beautiful project and is a perfect fit for the 
office but has concerns for the restaurant or microbrewery as there is no parking.  
People may come down and not find a parking space and leave.  Dr. Daniels said 
that she thinks the parking situation need to be resolved before we bring in a project 
that requires that much parking. 

 
 James McCasland, (Sandy Lane) said that it sounds like there will be a lot of 

congestion and concurs with Dr. Daniels. 
 
 Tim Wheeler (Ruby Ct) said that he understands the concern from Dr. Daniels.  The 

parking numbers are following a guide.  T. Wheeler said that when he goes 
downtown to eat he can find parking.  People can park and walk a block.  Mr. 
Wheeler commented that parking is going to be a problem for the City whether they 
build or not.   

 
 Scott Paris (Tornell Dr) commented that if we were to eliminate a building we are 

not going to help the parking situation. 
 
 Commissioner West commented that by approving this we would knowingly be 

making a parking problem worse. 
 
 Chairman Van Essen said coming from a business perspective, to have a 

Commission turn down a great project because of parking spaces does not make 
sense.  She would hate to kill a project because of parking. 

 
 Commissioner Barton commented that this would be adding a significant parking 

demand and providing a few more spaces.  He thinks the local folks will recognize 
this and deal with the concern.  G. Barton said  adding some more spaces will help 
but there will still be a parking problem. 

 
 Commissioner Saljian asked how the need for 140 parking spaces was calculated. 
 
 Director Zuidervaart replied that the City has a parking space ordinance and the use 

of the Institute of Transportation Engineers (ITE) Manual to determine the number 
of spaces needed.  The manual talks about the uses and demands.  For 
commercial it is 9.44 spaces per 1,000 square feet of floor area.  The restaurant 
would require 100 parking spaces and the office would require 40 parking spaces.  
Director Zuidervaart replied that if the restaurant were to be office too, the parking 
requirement would go down.  Director Zuidervaart commented that the parking lot by 
the recycle center was not calculated into the number of parking spaces which could 
help with the downtown parking.  The parking lot will be part of a project that is 
going out for proposal to get a design for the multi-modal station.  Commissioner 
Saljian commented that it could be a potential solution down the road.  Director 
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Zuidervaart said the Council is walking through a road map.  Parking will be one of 
the bigger discussions.   

 
 Commissioner Saljian said he loves the look of the project, and that it is a great fit 

for our downtown but to be short 120 parking spaces is a concern.  He asked what 
will happen when the next project comes along.  He stated that even with the 
parking issue he would want something like this in his downtown. 

 
 C. DeGraff said that they are discussing not doing the mezzanine which would 

reduce the parking demand by 30 spaces.  C. DeGraff then commented that Pizza 
Plus, Ripon Road House and Ripon Taqueria were not required to provide parking 
and this project is trying to provide parking.  C. DeGraff said that they want to see a 
nice looking building at this site. 

 
 Commissioner Barton said that ultimately the market does take care of itself one 

way or another.  San Francisco has a major parking problem but people figure it out. 
 

 MOTION:  MOVED/SECONDED (VAN ESSEN/SALJIAN) AND CARRIED BY A 3-1 

VOTE (WEST – NO) (GARCIA/COLLINS – ABSTAIN) TO APPROVE MAJOR SITE 

REVIEW (SR19-08) FOR DPG INVESTMENTS, INC., BASED ON THE FINDINGS 

AND SUBJECT TO THE CONDITIONS OF THE STAFF REPORT.   

 

Commissioner’s Reports:  None 
 

Directors Report:  Director Zuidervaart said there are no projects for the January Planning 
Commission meeting.  There will be a couple projects on the February Planning 
Commission meeting.  One project being a 48 lot subdivision.    Director Zuidervaart said 
the Panda Express is almost complete and hope to be open next week. 
 

Adjournment: There being no further business the meeting was adjourned at 7:20 p.m. 
to the next regular meeting of Monday, January 20, 2019 at 6:00 P.M. 

 


