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RIPON PLANNING COMMISSION MINUTES 
 

 

 

RIPON CITY HALL 

 TUESDAY, FEBRUARY 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,  
Mike Garcia and Debra Van Essen, 
 

Others Present:  Ken Zuidervaart, Dan Brannon, Mitzi Johnston, Morgan Pratt, Alice 
Pratt, Chris Green, Jamie Green, Del Morris, Pat Herrmann, Caroline Schulte 
 

Minutes:  Approval of the minutes of the Ripon Planning Commission meeting of 
January 14, 2019 
 

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

VOTE TO APPROVE THE MINUTES OF THE JANUARY 14, 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 CONDITIONAL USE PERMIT (UP19-01) for Sanctuary Spa and Skin, a public 
hearing on a request to convert a suite within the Ripon Town Square Shopping 
center into a day spa providing massage and skin care located at 1201 W. Main St. 

Suite 7.  This project is categorically exempt, pursuant to CEQA Guidelines 

Section 15301. 

 
 Director Zuidervaart said this is a request to utilize an existing suite in the Town 

Square shopping center to accommodate for rooms for massage and skin care 
services.  The former tenant of this suite was a locksmith, gun store and property 
management office.  The business hours will be Monday through Saturday from 
9:00 a.m. to 6:00 p.m. and the owner will be required to comply with all the 
conditions of the massage ordinance (Chapter 8.28) that was adopted in 2016.  All 
property owners within 300 feet of the project received notice regarding this public 
hearing.  As with any Conditional Use Permit, it can be reviewed upon notice of 
complaint.  Zuidervaart said the applicant has been a massage therapist for over 13 
years and has been working in the Ripon community for more than six years.  The 
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applicant has been certified through the California Massage Therapy Council 
(CAMTC).  The CAMTC ensures that the massage therapists have received 
sufficient training and possess the minimum qualifications necessary to operate 
such businesses.  As part of the certification process, the CAMTC conducts 
extensive background checks to ensure the training is conducted by legitimate 
massage schools and that individuals conducting massage are engaged in 
legitimate business practices.  Zuidervaart said two other massage therapists will be 
renting space in the new facility, both of which are licensed with the CAMTC as well. 
 Any other future employees practicing massage will also be required to be certified 
by the CAMTC. 

 
 Director Zuidervaart said the proposed project was forwarded to all affected 

agencies and all  comments and/or concerns received have been incorporated into 
the conditions of approval in the staff report where appropriate. 

 
 Chairman Van Essen said that a couple years ago the City put together a very 

comprehensive massage ordinance to protect our community. 
 

 PUBLIC HEARING OPENED 
 
 Applicant Jamie Green, (Ripon) said she loves massage and loves the business.  

She said she finds this type of work to be her sort of ministry to clients  and that is 
why she named the business Sanctuary.  Green said that it allows the customer to 
take a break from the noise and chaos and to just relax. 

 
 Commissioner Barton asked where she had previously been employed.  Green said 

she worked at Natural Path Wellness Center, Friends Salon, and had her own suite 
in Modesto for a time.   

 
 Commissioner Barton said a previous business that we had approved resulted in 

some embarrassment for him and wants to ensure that future businesses that are 
approved are on the up and up. 

 
 Green replied that there will be nothing unethical done at her business. 
 

 Proponents:  None 
 

 Opponents:  None 
 

 PUBLIC HEARING CLOSED 
 
 Commissioner Saljian said that he thinks that the work the City had previously done, 

adopting the massage ordinance for massage businesses, set the groundwork for 
this.  Commissioner Barton concurred. 
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 Commissioner Collins said that it will be a nice addition to this shopping center. 

 

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

VOTE TO APPROVE SANCTUARY SPA AND SKIN CONDITIONAL USE PERMIT 

(UP19-01) BASED ON THE FINDINGS AND SUBJECT TO THE CONDITIONS OF 

THE STAFF REPORT. 

 

1.2 VARIANCE (V19-01) for Morgan and Alice Pratt, a public hearing on a request to 
vary the fence and porch setback of an existing residence located at 304 Frontage 

Road in the MU (Mixed Use) district.  This project is categorically exempt 

pursuant to CEQA Guidelines Section 15303. 

 
 Director Zuidervaart said the applicant is requesting a variance of the City’s setback 

requirements for a portion of the house located at 304 Frontage Road and for 
fencing around the perimeter of the property.  This property is located in the Mixed 
Use district.   

 
 Director Zuidervaart explained that the standard setback for residential buildings 

located in the mixed use district are determined by lot size and additionally by the 
underlying and/or surrounding residential districts in the area.  Houses located in 
this area of town are zoned R1UC (single family urban core) which essentially is a 
zone where homes and/or lots previously existed prior to being incorporated by the 
City in 1945. Setbacks for this zone are 20 feet for the front, 20 feet for the rear, 5 
feet interior side and 10’ street side from the property line. 

 
 Director Zuidervaart said the applicant is requesting a variance for two items; (1) a 

proposed front porch for the existing house and (2) for installation of a fence around 
the entire lot. 

 
 Director Zuidervaart said back in the 1960’s when Caltrans widened State Route 99 

through Ripon and established the Frontage Road, it dissected many properties 
residing in the Frontage Road area.  Several properties that had existing structures 
found themselves located very close to the new right-of-way established with the 
new Frontage Road, such as this existing residence.  These homes are classified as 
legal non-conforming.   

 
 Director Zuidervaart said that the home previously had a front porch but it was torn 

down.  The applicant would like to put up a new porch to cover the front door.  
There will be no supporting structures to this porch.  Director Zuidervaart said that 
the condition of approval in the staff report states that it cannot extend past or over 
the property line. 

 
 Director Zuidervaart said the second request is for a variance to the fence.  This 

property is surrounded by street.  He then showed on a site layout what the 
standard setback for this zone would be (in blue) and what the City is 
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recommending as the fence setback (in yellow).   The proposal is to allow a setback 
of 11 feet behind the curb around the property except for the Frontage Rd; and that 
would be 10 feet from the back of the sidewalk for site safety reasons.  The 11 feet 
behind the curb line would allow for a future sidewalk and landscaping.  Director 
Zuidervaart explained that fencing is not considered a permanent structure and so it 
could be allowed to be placed on City property with the understanding that if work 
needed to be done within this right of way it would be the responsibility of the 
property owner to remove and/or replace the fencing. 

 
 Director Zuidervaart provided some comparisons in this area where the fencing is 

closer than allowed by code.   
 
 Director Zuidervaart said that there is a set of conditions in the staff report such as 

the applicant will need to verify the property pins to show that the porch does not 
extend over the property line.  The applicant will also need to landscape the 
perimeter of the property outside of the fence for screening purposes.   

 
 Chairman Van Essen said that she noticed that there is no sidewalk all the way 

around this site and asked if this is going to be a requirement.  Director Zuidervaart 
replied no, not at this time.  The City would require a sidewalk if the main residence 
 was added on to or if other structures onsite requiring building permits are 
constructed.   

 
 Commissioner Barton asked if the Planning Commission could possibly include the 

requirement for red curbing on the Frontage Road as that is a difficult intersection to 
see vehicles coming down the Frontage Road.  Director Zuidervaart replied that this 
is something that would need to be taken up with the Police Department.  Director 
Zuidervaart then said that the applicant had mentioned that they plan to place a 
driveway and a gate on the southeast side of the house. 

 
 Commissioner Collins said that he drove around the parcel and looked at the 

southeast corner of fence line and observed no obstruction on that southeastt 
corner.  Director Zuidervaart commented that the house already sticks out towards 
the Frontage Road and the fence currently comes diagonally from the corner.  It will 
have to be pulled back.  

 

 PUBLIC HEARING OPENED 
 
 Applicant Alice Pratt (304 Frontage Road) said that the fence is directly on the side 

of the house and the front porch section was on City property.  Pratt said that they 
were told by the City that they need to locate the property pins.  Finding the 
monuments is very expensive and they cannot currently measure from there 
because they have been paved over.  Pratt said that she contacted the County and 
they said that it has been surveyed when the sidewalk and handicap ramps were 
put in and whoever the contractor was would have these measurements.  
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 Pratt said that she and her husband, Morgan Pratt are in the process of buying this 

property and have interest in staying at this location long term using it as their home 
base.  Pratt said that they would like to utilize as much property as they can and are 
hoping to be able to bring the fence closer to the sidewalk.  They would put bark 
and eventually landscaping.  She said that she has noticed other homes in this area 
do not have landscaping in front of their fences.  Pratt said that they do want to 
plant trees inside their rear yard area.   

 
 Morgan Pratt said that he understands that it is a hindrance having vehicles parking 

on the Frontage Road and when the driveway is put in, they will be parking on the 
Ripona side.  The only people that may park on the Frontage Road would be 
delivery vehicles and people coming to visit. 

 
 Pratt said they want a 6 foot fence around the property for privacy.  They intend to 

make a driveway with two entrances. 
 
 Pratt said that the property owner Greg Pratt gave permission to the City to put in 

handicap ramps and sidewalk and deeded the property over by settlement with the 
Council.  Pratt said that there should be information as to where the property lines 
are and the City should have this information. 

 
 Alice Pratt said that the deed that was signed over for the handicap ramps should 

include this information. 
 
 Commissioner Barton said that two of the conditions on the staff report are that they 

need to verify the property lines and they need to provide landscaping.  
Commissioner Barton asked the applicants if they are not agreeing to do either. 

 
 Pratt said that they are willing to do the landscaping but are asking for more than 

the six month timeframe to complete the landscaping as it can be expensive to do 
and requested a year to complete it. 

 
 Chairman Van Essen asked staff if these conditions could be amended.  Director 

Zuidervaart replied that they can, however staff in not recommending any changes 
to the conditions.  The applicant is here asking for a variance, which means they are 
essentially asking to not follow the rules that everyone else is required to follow.  
Director Zuidervaart said that the City would like to see landscaping around the 
perimeter of the property.  Additionally, Director Zuidervaart explained that the City 
requires every housing developer to install front and side yard landscaping when 
they develop houses.  Therefore, he felt the condition was fair. What happens in the 
back yard can be years out.  What is seen from the public right of way should be 
landscaped.  Director Zuidervaart said that the Commission could flex on the six 
month timeframe, however, that is not what staff is recommending.  
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 Commissioner Barton said that there are difficult areas in this part of town but he 
would like to see this area upgraded in general appearance.  If ignored, it could 
become unsightly and he is not in favor of deferring the landscaping requirements. 

 
 Alice Pratt asked if they have to provide the property pins before they can do the 

fence.    Commissioner Barton replied that it is his understanding that the fence can 
be placed; it is the porch that cannot be placed until the property pins are located.  
Commissioner Barton suggested that they get someone with a metal detector to 
help them find the property pins. 

 
 Director Zuidervaart explained that the reason that they need to locate their property 

line is because they wish to build the porch up to the property line and the City 
needs to know where it is at so they do no construct something on or over City 
property. 

 
 Commissioner Van Essen said that the Planning Commissions job is to look at the 

recommendations and make a decision. 
 
 Alice Pratt commented that there are canopy’s in the downtown that extend over 

City sidewalk and asked why this would be any different.  Director Zuidervaart 
replied that those building are located in the C3 Central Business District and they 
have different regulations.   

 
 Commissioner West commented that he knows this can be frustrating for the 

applicant, but this is what keeps Ripon Ripon. 
 
 Director Zuidervaart commented that the City is willing to share any information that 

they have regarding the last survey done.   
 

 Proponents:  None 
 

 Opponents:  None 
 

 PUBLIC HEARING CLOSED 
 
 Commissioner Saljian commented that he noticed when showing the area on the 

screen that there were some homes that did not have landscaping in front of the 
fence and asked if we have ever allowed this to happen or was this already in place. 
Director Zuidervaart replied these were already this way.  One of the homes shown, 
replaced their fence and that is why it looks newer.  The property on the corner of 
Milgeo and Ripona that came before the Planning Commission was required to do 
landscaping in front of the fence.  This helps deter from tagging.  Director 
Zuidervaart added that landscaping does not have to be grass; it can consist of 
shrubs and trees.   
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 Commissioner Garcia asked if it is common that we allow fencing to be placed on 
City property.  Director Zuidervaart replied no, it is not common but does happen 
occasionally. 

 
 Commission Barton asked the Pratts if they would object if he asked the Police 

Department to consider placing a red curb along the Frontage Road.  Morgan Pratt 
said that this area may be needed for delivery vehicles or guests. 

 
 Commissioner West commented that this home was constructed sometime between 

1913 and 1927 and there was a dirt road before Hwy 99 went in.  West asked the 
Commission to keep in mind that this property has had property taken from it 
already. 

 
 Chairman Van Essen reminded the Commission that they need to stay on task and 

deal with what is in front of them tonight. 
 
 Commissioner Saljian said that as far as the porch goes, he is OK with them putting 

the porch up to the property line and is OK with the fencing to be 11 feet at back of 
curb around all sides except the front and that will be 10 feet back of sidewalk. 

 
 Alice Pratt said the fence right now is not at the 11 foot mark.  It is currently at 8 ½ 

or 9 feet behind the curb and was asked to move it back by code enforcement.  
Pratt is requesting to leave it where it is currently placed.   

 
 Commissioner Barton asked Director Zuidervaart to clarify where the fence is now.  

Director Zuidervaart commented that currently the fence in parallel with the house 
not with the street.  Staff’s recommendation is that they will need to relocate this 
area of the fence to be 16 feet behind the curb.   

 
 Commissioner Collins commented that a new fence is not that difficult to move. 
 

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

VOTE TO APPROVE THE VARIANCE REQUEST FOR 304 FRONTAGE ROAD 

BASED ON THE FINDINGS AND SUBJECT TO THE CONDITIONS OF THE 

STAFF REPORT. 
  

2.0 GENERAL PLANNING 

 

2.1 MAJOR SITE REVIEW (SR19-02) for Jeff Neeley, a request to add a 4,200 sq. ft. 
metal building at the rear of the property and add approximately 2,400 sq. ft. onto 

an existing building.  This project is proposed to be completed in two phases.  This 

project is categorically exempt, pursuant to CEQA Guidelines Section 15332.   

 
 Director Zuidervaart said this is a request to expand an existing business by adding 

a 4,200 square foot building on the back of the lot in phase I and adding an 
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additional 2,400 square feet onto the existing building in phase II.  Access to the site 
will not change.  The applicant will be required to install new curb,gutter and 
sidewalk and provide landscaping behind the new 6 foot sidewalk.  10% of the site 
will be required to be landscaped.  Director Zuidervaart said that the applicant may 
need to add additional landscaping for storm water compliance.  Twelve parking 
stalls will need to be provided on-site for the project which is not shown on the site 
plan.  The applicant will also need to provide a lighting plan to the police department 
and planning for review and approval as well as a landscaping plan to the planning 
and building department. 

 
 Director Zuidervaart said that the applicant is looking to place the back building to 

within 5 feet of the rear property line and that the adjacent property owner was 
notified of this setback variance.   

 
 Director Zuidervaart said that a project review meeting was held on February 5

th
 and 

the conditions have been incorporated into the staff report where appropriate. 
 
 Commissioner Saljian asked if the existing fence along the front is going to be 

pushed back more than it currently is.  Director Zuidervaart replied yes. 
 
 Commissioner Saljian asked why we have a 20 foot setback requirement if we do 

not want to enforce it.  Director Zuidervaart explained that we look at each site on a 
case by case basis and seek to work with applicants on utilizing their sites to their 
fullest extent.  There is a setback variance allowance within our code for these 
scenarios.  Sometimes it is not always appropriate to allow for a reduced setback, 
therefore special approvals by the Planning Commission, Planning Director and Fire 
Department are required for this variance.  This property backs up to another heavy 
industrial site and the other business is OK with this reduction.   

 
 Commissioner Van Essen asked about the chemical storage on site, noting that it is 

for food processing but wanted confirmation that it is not dangerous.  Director 
Zuidervaart said that the applicant will need to address this. 

 
 Commissioner Collins said he likes the plan but has one concern and that involves 

the residential units closest to this property and asked if these are two story 
dwellings.  Director Zuidervaart replied yes, they are two-story duplexes, and on this 
side of the property the applicant will meet the required 20 foot setback.  
Commissioner Collins said at one point we should look at lighting requirements.  He 
then said LED lights can flood the back of properties and asked if we can require 
shields.  Director Zuidervaart replied that the City does have shielding requirements 
within our code and this is looked at with the lighting plan. 

 
 Commissioner Collins asked how high the peak of the roof will be.  Director 

Zuidervaart deferred this question to the applicant. 
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 Applicant:  Jeff Neeley (792 E. Louise Ave. Manteca) said the peak of the building is 
18 feet and would match the existing building. 

 
 Neeley also said that they sell different food additives and water treatment additives 

for businesses such as Campbell, Heinz, Del Monte, Blue Diamond Almonds so you 
don’t get sick eating ketchup and such.   

 
 Commissioner Saljian asked if they manufacture the chemicals on site.  Neeley 

replied that most of what they do is buying from another source.  They want to 
expand because they are working on another product that is for calcium ascorbate 
which is used for preserving apples. 

 
 Chairman Van Essen commented that it looks like their business is growing.  She 

then asked if there will be any chemical smell.  Neeley replied no. 
 
 Commissioner Saljian asked when we create a smaller setback do we increase the 

fire wall.  Director Zuidervaart replied yes. 
 

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

VOTE TO APPROVE THE B&L NEELEY INC. SITE PLAN PERMIT (SR19-02) 

BASED ON THE FINDINGS AND SUBJECT TO THE CONDITIONS OF THE 

STAFF REPORT. 
 

Commissioner’s Reports: 

City Attorney’s Reports:  

Director’s Reports:   
 
 
 

Adjournment: There being no further business the meeting was adjourned at 7:38 p.m. to 
the next regularly scheduled meeting of Monday, March 18, 2019 at 6:00 p.m. 
 


