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RIPON PLANNING COMMISSION MINUTES 
 

 

 

RIPON CITY HALL 

 MONDAY, NOVEMBER 19, 2018 6:00 P.M. 

 

Pledge of Allegiance:  Commissioners pledged allegiance to the flag. 
 

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

Others Present:  Ken Zuidervaart, Dan Brannon, Mitzi Johnston, Leo Zuber 
 

Minutes:  Approval of the minutes of the Ripon Planning Commission meeting of 
August 20, 2018 
 

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

BY A 4-0 VOTE (SALJIAN: ABSTAIN) TO APPROVE THE MINUTES OF THE 

AUGUST 20, 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 
 

1.1 ANNUAL REVIEW OF DEVELOPMENT AGREEMENTS, The Planning 
Commission will conduct an annual review of the development agreements for 
Calvary Reformed Church, Gil Plaza, Cornerstone II, Orchard View, Alexandra 
Place, Silverstone, Ripon Gardens II, The Vineyards, Meadowood and 
Meadowbrook to determine whether or not the proponents have complied in good 
faith with the terms and conditions of their individual agreements. 

 
 Director Zuidervaart reviewed the active Development Agreements and said there 

are currently ten (10) active Agreements.  Of those ten, seven are completely 
residential.  Three of those residential agreements are 100% built out; two are 
currently under construction (Alexandra Place and The Vineyards) and two are yet 
to be started (Meadowbrook and Meadowood).  One of the Agreements is 
completely commercial (Gil Plaza).  One of the Agreements is a combination of 
commercial and residential (Ripon Gardens II Apartments and the restaurant and 
retail strip) and the final one is neither commercial nor residential (Calvary Church). 
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 Director Zuidervaart said in reviewing the terms of these Development Agreements 
all are in good standing and a recommended action has been provided in the staff 
report. 

 
 Commissioner Van Essen asked if the subdivisions are completely built out why we 

keep the agreement active.  Director Zuidervaart replied the City just lets them run 
their course.   

 
 Chairman Barton asked if there was any expense to keeping them open.  Director 

Zuidervaart replied no. 
 
 Commissioner Collins asked if the Save Mart Center was completely built out.  

Director Zuidervaart said no, there are still a couple vacant lots and went on to say 
that there are actually three pads that are part of the now expired Development 
Agreement.  Pad A is where Panda Express is going, Pad B is where McDonalds is 
located and Pad C is the Savemart center.   

 

 PUBLIC HEARING OPENED 
 
 Proponents:  None 
 
 Opponents:  None 
 

 PUBLIC HEARING CLOSED 
 

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

VOTE TO STATE THAT THE PLANNING COMMISSION AGREES THAT THERE 

HAS BEEN COMPLIANCE IN GOOD FAITH WITH THE TERMS AND 

CONDITIONS OF ALL THE PERSPECTIVE DEVELOPMENT AGREEMENTS AND 

DIRECTS STAFF TO PREPARE A WRITTEN REPORT TO THE CITY COUNCIL 
 
 Director Zuidervaart then requested that General Planning Item 2.1 be heard next.  

Chairman Barton agreed to the request. 
 

2.0 GENERAL PLANNING 

 

2.1 MAJOR SITE REVIEW (SR18-12) FOR CFT NV Developments c/o Joe Greer, 

idstudio, this is a request to construct a 2,600 (+/-) sq. ft. fast food Panda Express 
Restaurant with inside dining and drive thru.  The project is located at 1422 W. 
Colony Rd. and contains approximately 1.15 acres in the C4 (Highway Service) 
district.  This site is located within an existing commercial center with access to the 

center from W. Colony Rd.  This project is categorically exempt from CEQA 

under Article 19, Class 32. 
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 Director Zuidervaart said this is a request to construct the 2,600 square foot fast 
food restaurant with inside dining and drive-thru located on approximately 1.15 
acres in the Highway Service District.  The address is 1422 W. Colony Rd.  The 
building is proposed to be located in the south eastern portion of the parcel with 
customer parking located to the north and west of the building.  The parking lot will 
provide 44 parking spaces which greatly exceeds the number required by local 
regulations which is 26 spaces.  The drive thru lane is proposed to hold a queue of 
nine vehicles which staff believes is adequate.  The site plan also indicates bicycle 
parking which will be located near the front door of the restaurant meeting City 
standards. 

 
 Director Zuidervaart said access to the site will be provided by the large shared 

commercial driveway and access road located off of Colony Rd.  Ultimately, there 
will be four access points to Panda’s site; two from the main shared access road; 
one from a shared connection with the Chevron service station; and one from the 
newly proposed access road along the eastern portion of the site providing 
improved site circulation for the businesses located on the eastern side of the 
Colony Pad A development. 

 
 Director Zuidervaart then described the exterior of the building including texture, 

color and roof style. 
 
 Director Zuidervaart then talked about the trash enclosure, lighting plan and 

landscaping requirement.  Director Zuidervaart said the site will provide for 18% of 
landscaping and said that the applicant will need to provide a detailed landscaping 
plan to the Planning Department and Public works Department for final approval. 

 
 Director Zuidervaart said that although signage is indicated on the plan, all signage 

will need to be submitted under separate application and will need to comply with 
the City of Ripon’s sign ordinance. 

 
 Director Zuidervaart said a meeting was held with the applicant and project review 

committee.  The comments and conditions of approval received during the review 
period have been incorporated into the staff report where appropriate. 

 
 Commissioner Saljian asked if they need to comply with the storm water standards. 

Director Zuidervaart replied yes, this is a condition of approval from the Engineering 
Department and is typically dealt with in the landscaping plans using bio swells. 

 
 Applicant:  Rusty Ridge (Texas) said that Panda Express is looking forward to 

bringing a restaurant to Ripon and this is an important part of their business plan.  
Mr. Ridge said that he would be happy to answer any questions. 
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 Commissioner Collins asked how many Panda Expresses does the franchisee own 
in this area.  Mr. Ridge replied that this will be a corporate owned store and he is not 
certain on the number but there are many up and down the State of California. 

 
 Commissioner Van Essen asked if the design standards are the same for all the 

Panda Restaurants.  Mr. Ridge replied no, the design has evolved over the years 
and each restaurant is unique to the area.  Commissioner Van Essen asked if they 
look at the surrounding businesses and create a design to be compatible.  Mr. 
Ridge replied yes. 

 
 Chairman Barton asked what the approximate number of seating is inside the 

restaurant.  Mr. Ridge replied 40-50.  This is a larger footprint restaurant. 
 
 Chairman Barton asked if anyone would like to speak in favor or against the project. 

No one wished to speak. 
 
 Commissioner Collins said that this is a phenomenal use of the space and the extra 

parking is perfect. 
 
 Commissioner Van Essen said that she also imagines that the other restaurants in 

this location are excited to have this site developed. 
 
 Commissioner McCusker commented that his son and son’s friends are excited for 

this to come to Ripon. 
 

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

5-0 VOTE APPROVE THE PANDA EXPRESS SITE REVIEW (SR18-12) BASED 

ON THE FINDINGS AND SUBJECT TO THE CONDITIONS OF THE STAFF 

REPORT 
  

1.2 ZONING TEXT AMENDMENT (TAZ18-03) for the City of Ripon - a public hearing 
on a request to consider amendments to the Ripon Municipal Code, Title 16, 
Chapter 16.140, Dimension Regulations as it relates to setbacks for accessory 

structures, patio covers and other covered structures.  This proposed text 

amendment is not subject to CEQA review pursuant to CEQA Guidelines 

Section 15061(b) (3). 

 
 Director Zuidervaart said the residential in the North Point Specific Plan area 

defined a whole new classification for housing in Ripon.  These houses are closer 
together.  Ripon’s accessory structure standards were designed for Ripon’s 
standard larger lots.  Director Zuidervaart said that in the staff report he provided 
tables for each structure showing our current standards and the proposed new 
standards for low density, medium density and higher density lots. 
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 Commissioner Collins asked if there will be a fee to bring a site plan to the Planning 
Commission for approval of these accessory structures in high density zones.  
Director Zuidervaart replied yes. 

 
 Director Zuidervaart then showed a diagram of what is considered required front, 

required side and required rear yard areas for residential lots. 
 
 Director Zuidervaart then went over each table starting with Accessory 

Building/Structures.  These structures must be located in the rear half of the lot and 
no closer than five feet to the side property line for all lots except medium density 
which will have the same setback as defined by lot size under Chapter 16.16.  High 
Density will require a site plan to the Planning Commission.  For the rear setback it 
is being proposed that for low density lots it will remain at a ten foot setback to the 
rear unless it backs up to non-residentially zoned land where it can encroach to 
within five feet.  This includes backing up to a street.  The current height limit for all 
accessory structures is twelve (12) feet.  The proposal is to increase the height to 
fifteen (15) feet.  An accessory structure in a high density zone would have to come 
before the Planning Commission for approval.  The maximum size of an accessory 
structure is 720 square feet unless it is placed on a lot that is 10,000 square feet or 
greater.  All accessory structures cannot exceed lot coverage and cannot exceed 
30% of the required rear yard area. 

 
 Commissioner Saljian asked if medium density lots could have a structure within 

five feet of a rear yard.  Director Zuidervaart replied yes. 
 
 Director Zuidervaart said that the suggestion to allow for fifteen feet in height is 

because our newly adopted ordinance for Accessory Dwelling Units allows for a 
fifteen foot high structure.  Since any accessory structure can be converted into an 
accessory dwelling unit this would align the two ordinances. 

 
 Commissioner Van Essen commented if we are still keeping the 30% rear yard 

coverage it will limit the size of the accessory structure anyway. 
 
 Commissioner Saljian asked if we would be creating a situation where a low density 

lot that has a ten foot setback and a medium density lot that has a five foot setback 
could be backed up to each other creating an imbalance. 

 
 Director Zuidervaart replied yes but added that we currently do not have that 

scenario. 
 
 There was a discussion on how tall a structure could be if the center of gable is 

fifteen feet.   
 
 Commissioner Collins said that going from twelve feet to fifteen feet could 

potentially put the top of a gable roof at eighteen feet. 
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 Commissioner Van Essen commented that she thought we already went through 

this with the ADU amendment where they can be fifteen feet high. 
 
 Director Zuidervaart said that if they keep the maximum height at the twelve feet 

they could still turn an accessory structure into an ADU. 
 
 Chairman Barton said that he thought the fifteen foot height was at the highest 

point.   
 
 Commissioner West commented that a lot on Oak Avenue has a metal shed that is 

fifteen feet and is an eyesore. 
 
 Commissioner Saljian said that in Chapter 16.16.1 of the Ripon Municipal Code an 

ADU is not an approved use in the R3.  Planning Director Zuidervaart commented 
that he thinks they are an allowed use in the R3 zone and that he would check into 
that issue in our Municipal Code. 

 
 Commissioner Collins commented that an attractive structure might not look so bad 

but if someone wanted to put in something like a Quonset hut it might not look so 
good.   

 
 Director Zuidervaart commented that ADU’s have design criteria where storage 

sheds/shops do not. 
 
 Chairman Barton asked if there is a review and approval process for sheds and 

shops.  Director Zuidervaart replied no, they just have to meet code, such as 
setbacks, size requirements and height restrictions. 

 
 Commissioner Van Essen asked if we could just keep the twelve foot height limit.  

Director Zuidervaart replied yes, twelve feet is a decent height. 
 
 Commissioner Saljian said that hypothetically if they wanted to convert an 

accessory structure to an ADU they could increase the height then.  Director 
Zuidervaart replied yes, and it would at that time go through design review. 

 
 Director Zuidervaart said that there is a building going up in town on a very large lot 

and the entire structure falls within the building envelope and so it can be taller.   
 
 Director Zuidervaart added if we limit the height to twelve feet, people that want to 

put an RV storage taller than twelve feet high we would have to tell them no. 
 
 The next section discussed was attached patio covers and shade structures.  The 

only change is to lot coverage for medium density zones and again requiring 
approval from the Planning Commission for high density zones.  Director 
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Zuidervaart then said that the same applies for detached patio and shade 
structures.   

 
 Chairman Barton questioned if they can overhang two feet.  Director Zuidervaart 

replied yes.  The supporting structures must be a minimum of three feet from the 
rear or side property line. 

 
 Director Zuidervaart then said that for Recreation Vehicle Covers they must still be 

placed behind the front setback and are not allowed in the required rear yard area.  
The suggested modification is that instead of a three foot side yard setback there 
would be no side setback to the side property line and they can be fifteen feet high. 
 The other proposed requirement is that they must be a metal or steel type carport 
structure, with no enclosed sides or ends.  The idea for this is that if the owner sells 
their RV or home the RV structure could be easily removed. 

 
 Commissioner Van Essen asked how the Fire Department feels about these being 

placed on the side property line.  Director Zuidervaart said that the Fire Department 
did not have an issue either way; in fact they felt it was a little better with a zero lot 
line setback than the three foot setback so supporting structures were out of their 
way.  These structures would have to have a gutter so rain water does not drain on 
neighboring properties. 

 
 Director Zuidervaart said that the purpose of the twelve foot side yard setback was 

to allow for RV parking behind your front setbacks.   
 
 Director Zuidervaart then commented that if the Commission is not comfortable with 

the fifteen foot height for RV covers or zero setback, then we are better off not 
allowing them at all. 

 
 Chairman Barton commented that most people do not use RV covers. 
 
 Commissioner Van Essen asked if we need to change the code for this item.  

Director Zuidervaart said that we can leave it at its existing standard or can remove 
all together. 

 
 Commissioner Collins commented that he does not like them and think that by 

allowing large covers we are encouraging them.  They are a detriment to the 
neighbors. 

 
 Director Zuidervaart commented that there is a shortage of RV storage facilities in 

the area and the cost of one of these covers is approximately four to five thousand 
dollars.  So at some point it might make financial sense for an RV owner to put one 
of these in at their home.  This could increase the number of these structures in 
town. 
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 Commissioner Van Essen asked if the Commission has the option to look at each of 
these and make a decision for each section.  Director Zuidervaart replied yes. 

 
 Commissioner West asked if we could go a step beyond and not allow RV’s period. 
 
 Commissioner Van Essen replied no, that is not before us tonight. 
 
 Director Zuidervaart said that we can keep the height limit at twelve feet for 

accessory structures and RV covers.   
 
 Director Zuidervaart said that accessory structures in medium density can be five 

feet to rear property line.  Low density residential lots can also place an accessory 
structure at five feet to the rear property line if they abut non-residentially zoned 
property or back up to a street. 

 
 Commissioner Saljian asked what if a medium density lot abuts a low density lot.  

Chairman Barton commented that since that scenario does not currently exist we 
should leave it alone. 

 
 Commissioner Van Essen said that for attached and detached patios we can leave 

as presented. 
 
 Chairman Barton said for RV covers we should leave the way it currently is in the 

code.  Commissioner Saljian said that we are skirting the issue.  Chairman Barton 
said that he understands there are campers that will not fit. 

 
 Director Zuidervaart said that detached accessory buildings that fit within the 

building envelope the standards would revert to house standards.  Director 
Zuidervaart then gave an example of a structure than fits within the building 
envelope, a metal shop on Virginia Avenue that is twenty feet tall. 

 
 Director Zuidervaart said that we could say accessory structure can be limited to 

twelve feet in height. 
 
 Commissioner West said that we should limit it for the Community benefit. 
 
 Commissioner Saljian asked if we could change the standards to require review.  

Director Zuidervaart said that we would have to look at every accessory structure if 
we did that.   

 
 Commissioner Collins commented that at least we only have one example on 

Virginia. 
 
 Chairman Barton said that he thinks that we should leave the RV cover section 

alone. 
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 PUBLIC HEARING OPENED 
 
 Proponents:  None 
 
 Opponents:  None 
 

 PUBLIC HEARING CLOSED 
 
 Commissioner Van Essen commented that as long as they fall within the building 

envelope they can exceed the height. 
 
 Director Zuidervaart said that there are limited opportunities in Ripon as most lots 

would not allow for these. 
 
 Commissioner Saljian asked if we could make something inside the building 

envelop subject to design review.  Director Zuidervaart commented that it would 
have to be well defined so that staff is not making an arbitrary decision. 

 
 Commissioner Van Essen said that she would like to see the accessory structures 

with a 12’ height limit and not change the RV vehicle cover at all.  The rest can be 
as suggested. 

 

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

0 VOTE TO RECOMMEND THAT THE CITY COUNCIL APPROVE THE 

AMENDMENT TO CHAPTER 16.140 – DIMENSION REGULATIONS ORDINANCE 

BASED ON THE FINDINGS AND SUBJECT TO THE AMENDMENTS OF THE 

STAFF REPORT 
 

 Amendments: 
 
 Accessory Structures:  Limit to twelve (12) feet height at center of gable. 
 Recreational Vehicle Covers:  No changes to the existing code  
  

Director’s Reports:  Director Zuidervaart said that at this time, it does not appear that 
there will be a December Planning Commission meeting. 
 

Commissioner’s Reports:  Commissioner Collins thanked Director Zuidervaart for all his 
work on the staff reports. 
 

Adjournment: There being no further business the meeting was adjourned to Monday, 
December 17, 2018 at 6:00 P.M. 


