
170814.doc  1 
   

  
 1 

 

RIPON PLANNING COMMISSION MINUTES 
 

 

 

RIPON CITY HALL 

 MONDAY, AUGUST 14, 2017 6:00 P.M. 

 

Pledge of Allegiance:  Commissioners pledged allegiance to the flag. 
 

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

Others Present:  Ken Zuidervaart, Josh Brenner, Mitzi Johnston, John B. Anderson 
 

Minutes:  Approval of the minutes of the Ripon Planning Commission meeting of July 
17, 2017 
 

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

5-0 VOTE (COLLINS - ABSTAIN) TO APPROVE THE MINUTES OF THE JULY 

17, 2017 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. 
 

2.0 GENERAL PLANNING 
 

2.1 MAJOR SITE REVIEW (SR17-04) for Kevin and Michelle Clark, this is a 
request to modify an existing 1,960 square foot building into a restaurant located 
at 201 S. Stockton Ave. in the C3 (Central Business) Applicant intends to add 
approximately 800 square feet onto the building and provide outdoor dining.  

This project is Categorical Exempt from CEQA 15301.   

  
 Commissioner Collins said that he needed to recuse himself from this item citing 

that he owned a business in the Central Business District creating a potential 
conflict of interest and he left the meeting. 

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

findings and said that this is an application to convert a vacant building into a 
restaurant.  The former uses for the building were a bike shop and more recently 
a Veteran’s Center.  Director Zuidervaart then showed a picture of the building 
as it currently looks and said that the plan is to add approximately 795 square 
feet onto the building.  The improvements will include bathrooms, kitchen, cooler, 
freezer, bar area and dining space.  Director Zuidervaart then showed a 
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conceptual idea of what the interior will look like.  Director Zuidervaart said that 
the applicant would also like to add outdoor dining which is permitted with an 
outdoor dining permit from the City.  In describing the use, Director Zuidervaart 
said the main entrance will be off First Street.  There will be an awning on the 
main façade and there will be roll up doors bringing the inside to the outside.  
The outside dining area will have a retractable awning as well as heaters and 
fans.  The fencing enclosing the outside dining area will be made of decorative 
metal. 

 
 Director Zuidervaart said that as with any development within the downtown 

district, parking is always a concern.  There are, however, special provisions and 
exceptions within our current zoning code pertaining to development within the 
(C3) Central Business District.  Essentially, the code states that businesses that 
are enlarged, reconstructed, remodeled, or structurally altered in the C3 district, 
shall provide parking, as determined by the Planning Commission until such time 
as special parking provisions are adopted for the C3 zone. 

 
 Director Zuidervaart said changing the use from an office/retail use to a 

restaurant does increases the parking demand for the C3 district by 34 parking 
spaces.  The applicant has submitted a parking analysis for the project, and as 
indicated on the analysis there are currently 108 public parking spaces within a 
300 foot radius of the project site.  Within a two block radius there are 319 public 
parking spaces.  For further evaluation staff performed a comprehensive parking 
analysis for the entire C3 district and there are approximately 747 existing 
parking spaces in the downtown area.  Further analysis of all existing businesses 
in the C3 district showed a parking demand of 868 parking spaces.  The 
important item to note with this evaluation is that parking demand assumes the 
worst case scenario for parking needs meaning all the business would have to 
be open and full at the same time.   

 
 Director Zuidervaart said staff feels that the parking, although maybe not always 

convenient, is sufficient in the downtown district to approve this type of use at 
this location. 

 
 Director Zuidervaart added that as part of the conditions of approval for the 

project, the applicant will have to repave the alley along the back of the proposed 
site and upgrade the driveway entrance to the alley to meet current City 
Standards.  The applicant will also be required to provide parallel parking striping 
along First Street from Stockton Avenue to Walnut Avenue and certain areas on 
Stockton Avenue. 

 
 On August 7, 2017 a meeting was held with the project review committee and 

the applicant to review the project and discuss concerns and conditions of 
approval.  The comments and conditions of approval received during the review 
period have been incorporated into the staff report where appropriate. 



170814.doc  3 
   

  
 3 

 

 
 Commissioner Van Essen asked if the parking lot behind Pizza Plus once 

repaved would have any more parking spaces than before.  Director Zuidervaart 
said that once complete there will be 42 striped parking spaces which is only 
slight more than the previous number of spaces.  

 
 Commissioner Van Essen asked if the restaurant will be open for lunch and 

dinner.  Director Zuidervaart replied yes. 
 
 Commissioner West commented that in the future for businesses in the C3 if the 

building is adding on, they should provide additional parking spaces for the 
addition.  Director Zuidervaart said that in the future we may be able to do 
something like this.  Director Zuidervaart said that there is the discussion of 
turning First Street into a one-way street and at a greater cost, would be to 
purchase some land for another parking lot.  Director Zuidervaart said that staff 
has looked at First Street and it is too narrow to get parallel parking on both 
sides of the street. 

 
 Commissioner McCusker asked if Staff, in looking at the parking demand, broke 

the parking need up by time of day.  Director Zuidervaart replied that he did not 
but that in going through the list of uses in the C3 district, some are office uses 
which close at 5:00 p.m.  Commissioner McCusker said that he is thinking that 
after 5:30 p.m. some parking areas should open up for public use.  Director 
Zuidervaart replied yes, and used the Library as an example. 

 
 Commissioner West commented that possibly the Legion Hall parking lot too if 

not being used. 
 
 Commissioner Saljian asked if the parking spaces at the Library were counted 

toward the number of spaces.  Director Zuidervaart replied yes. 
 

 Applicant:  Kevin Clark (Ripon) said that he reviewed the Staff report and 
accepts it as is.  The restaurant will be for both lunch and dinner.  The 
anticipated hours will be from 11:00 a.m. to Midnight on weekends and until 9:00 
p.m. during the week.  K. Clark said that he will be offering an elevated bar 
cuisine where he will make in-house sausages and burgers.  It will be a tapas 
style meal.  K. Clark said that he will offer an alcohol beverage pairing with a 
meal.   

 
 Commissioner Van Essen asked if he currently owns a restaurant elsewhere.  K. 

Clark replied no, his career has been in finance with a passion for food and feels 
that this is something that the community needs. 

 
 Commissioner West asked if he is all-in for this business.  K. Clark replied yes, 

he is all-in.  K. Clark said that he is self-funded and has thoroughly thought 
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through the process.  He will have a soft opening to begin with to work out any 
kinks.  The operation of the business will be his learning curve.  Mr. Clark said 
that he has been utilizing a group of ladies that he calls the ladies of Level 40 to 
test his food and provide comment.  K. Clark said that he has sufficient capital 
for operation of the business. 

 
 Chairman Barton asked if there is a meaning to “Level 40”.  K. Clark said that he 

tends to be an all-in type of person.  He said that the highest level of a game that 
he plays is Level 40 and he intends to provide elevated food at his restaurant. 

 
 Chairman Barton asked if there are any opportunities for a couple trees at the 

site to add to the street scape.  K. Clark said that he believes that a tree is 
required at the rain spout to capture the storm water.   

 
 Commissioner Van Essen asked Director Zuidervaart if a percentage of 

landscaping is required.  Director Zuidervaart replied that it is not required in the 
downtown district. 

 
 Commissioner West asked if alcohol will be permitted in the outside dining area. 

 Director Zuidervaart replied yes. 
 
 Commissioner Van Essen said that she thinks the plan looks great.  Chairman 

Barton concurred and added that he really appreciates the effort that has gone 
into this plan to make it look good. 

 
 Chairman Barton asked if anyone would like to speak in favor of the project. 
 
 John Anderson, JB Anderson Land Use Planning (139 S. Stockton Ave.) said 

that he appreciates that Kevin and Michelle Clark are putting in this business.  J. 
Anderson said that a lot of people will be competing for parking and parking is a 
problem but it is going to be a problem for a long time. 

 
 J. Anderson said that he is curious if they plan to have entertainment as there 

are residents in the area.  J. Anderson then said that he is looking forward to the 
opening of the restaurant. 

 
 Stephanie Hobbs (Ripon) said that she and her husband are both very excited 

for the restaurant to be open and that it will add to the downtown experience.  S. 
Hobbs commented that the City just recently purchased four acres for parking 
and asked if that was included in the parking survey. 

 
 Director Zuidervaart said that he did not include this property in the numbers. 
 
 Michelle Clark (co-applicant) wanted to thank everyone for their support.  M. 

Clark said that they moved to Ripon six years ago and love this town.  M. Clark 
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said that part of their business venture is to solidify their roots here.  M. Clark 
said that she has twenty years of marketing experience and works at Gallo.  Her 
husband has twenty years experience in the financial business.  M. Clark said 
that she strongly believes this will be a success. 

 
 Commissioner Saljian asked if they intend to have entertainment.  M. Clark said 

that they have talked about it but more along the lines of a guy in the corner with 
a guitar.  This is the type of atmosphere they want to set. 

 
 Chad DeGraff (Ripon) said that he is one of the partners with the adjacent 

property and they are very happy with the plan.  C. DeGraff brought and showed 
the Commission a conceptual design of what they would like to construct next to 
this restaurant and how they would complement each other.  C. DeGraff said 
that he will have parking behind his business. 

 
 Commissioner Van Essen asked if K. Clark will be required to do the entire alley. 

Director Zuidervaart replied, no that he would be responsible for the alley 
improvements behind his property only.  C. DeGraff will need to do the alley 
behind his property. 

 
 Chairman Barton asked if anyone would like to speak in opposition to this 

project.  No one wished to speak against the project. 
 
 Commissioner Saljian asked Ken about the multi-modal parking lot that the City 

just purchased.  Director Zuidervaart said that the parking lot is adjacent to the 
recycling center and lot where the water tower is.  The lot is available to restripe. 

 
 Commissioner West commented that this is pretty close to the downtown but that 

lighting is going to be needed. 
 
 Director Zuidervaart said that there is potential for 50-70 parking spaces. 
 
 Commissioner Saljian commented that if you have a parking need it’s a good 

problem because that means business is thriving. 
 
 Commissioner West said that he does not see that as a walking problem at all 

and he is looking forward to a Ripon family opening a business in town. 
 

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

BY A 5-0 VOTE (COLLINS – ABSENT) TO APPROVE THE LEVEL 40 PUBLIC 

HOUSE MAJOR SITE REVIEW (SR17-04), BASED ON THE FINDINGS AND 

SUBJECT TO THE CONDITIONS OF THE STAFF REPORT. 
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Director’s Reports:  Director Zuidervaart said that he is working through a couple 
housing projects and hopes to bring both to a meeting at the same time.  Director 
Zuidervaart said that possibly at the September meeting we will have an application 
from Ripon Christian to do a Preschool Building on Main Street. 
 

Adjournment: There being no further business the meeting was adjourned at 6:40 p.m. to 
the next regular meeting of Monday September 18, 2017 at 6:00 P.M. 
 
Submitted by:   Mitzi Johnston 
 
  


