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RIPON PLANNING COMMISSION MINUTES 
 

 

 

RIPON CITY HALL 

 MONDAY, MARCH 18, 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, Rob Rankin, Mitzi Johnston, John Vieira, Nick 
Seward 
 

Minutes:  Approval of the minutes of the Ripon Planning Commission meeting of 
February 19, 2019 
 

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

VOTE TO APPROVE THE MINUTES OF THE FEBRUARY 19, 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. 
 
  

2.0 GENERAL PLANNING 

 

2.1 MAJOR SITE REVIEW (SR19-01) for Nick Seward, a request to construct a 9,393 
square foot metal building with two tenant spaces located on approximately .746 
acres in the M1 (Light Industrial) district.  The site address is 575 Doak Boulevard 

with the assessor parcel number being 259-670-50.   Pursuant to the CEQA and 

the City of Ripon Environmental Quality Guidelines, it has been determined 

that this project is categorically exempt under Article 19, Class 32. 

 
 Director Zuidervaart said this is a request to construct a slightly less than 10,000 

square foot light industrial complex on approximately three quarters of an acre site.  
The proposed location of the building is along the eastern property line with 
customer parking located on the western property line.  Due to the narrow nature of 
the parcel, the applicant is seeking to take advantage of the setback adjustment 
allowance that is allowed within light industrial districts.  Director Zuidervaart then 
said that setbacks for industrial lots are twenty feet from the front property line which 
the applicant is proposing to be thirty feet back.  The rear setback is twenty feet 
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which the applicant is proposing to be approximately 70 feet from the rear property 
line.  For the required side setbacks of twenty feet, the applicant is proposing to 
comply with this on the west side of the building by having a 53 foot setback.  The 
applicant is asking for an adjustment on the eastern side of the building by having a 
three foot side setback. 

 
 Director Zuidervaart said Planning Staff and the Ripon Consolidated Fire 

Department have both reviewed the requested setback adjustment and support the 
building placement as proposed.  Director Zuidervaart said the property owners 
adjacent to the setback variances have been notified pursuant to requirements of 
the Ripon Municipal Code.  DeGraff Construction, the property owner on the east 
side of the property, submitted a request for dressing up of the wall nearest to his lot 
by either a trellis or some other design element.  There will be about 27 feet 
between the actual two buildings. 

 
 Director Zuidervaart said access to the site will be provided by one commercial 

driveway that will be shared with the neighboring undeveloped property to the west. 
 
 Director Zuidervaart said the applicant is proposing to install a total of 27 parking 

spaces, 25 standard and 2 handicap stalls.  This exceeds the required number of 
spaces required by local regulations for light industrial uses.  The applicant is opting 
to install the additional spaces in order to provide the greatest flexibility for tenant 
use which is unknown at this time.  The applicant has indicated bicycle parking on 
the site as well. 

 
 Director Zuidervaart said the exterior of the building appears to be a mixture of 

different combinations of architectural steel sheathing on the entire building, glass 
panels and metal awnings adorning certain portions of the facility.  The roof appears 
to be a metal saltbox roof style, adding architectural interest. 

 
 Director Zuidervaart said a trash enclosure is indicated at the back interior corner of 

the site and will be required to be covered.  Director Zuidervaart said that a lighting 
plan submittal to the Police and Planning Departments will be a condition of 
approval. 

 
 Director Zuidervaart said the proposal provides for 22.5% of landscaping which 

exceeds the 10% requirement.  The applicant will be required to comply with 
landscaping design guidelines and submit a landscaping plan for review and 
approval to the Public Works and Planning Departments. 

 
 Director Zuidervaart said the applicants met with the project review committee to 

review the project and discuss any 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. 
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 Chairman Van Essen asked what will be placed in the 27 foot area between the two 
lots.  Director Zuidervaart replied this area on the DeGraff lot is for a drive isle. 

 
 Applicant:  John Vieira (2303 Cochrane Rd) said he and Nick Seward are co-owners 

of the property and proposing to construct a build to suit, multi-purpose tenant 
spaces.  Vieira said they currently do not have a tenant but are proposing it could be 
a good location for a cross fit gym or a micro-brewery. They would like to provide an 
upscale industrial complex. 

 
 Vieira said that the interior of the building will consist of vaulted ceilings for an open, 

airy feel and changes of different materials along with a large amount of 
landscaping to create a nice feel for the Community.  There are no uses locked in at 
this moment.    

 
 Vieira said of the wall on the east side of the building which is about 50 feet in 

length, they will be looking to landscape the area.  They may grow vines on metal 
mesh but the majority of the focus will be on the front of the building.  The corner of 
the building at the street will be designed with glass and the building address done 
in an artistic style. 

 
 The front of the building will be done in Corten steel siding, which as it ages, creates 

a beautiful patina of rust.   
 
 Chairman Van Essen commented about the amount of landscaping being proposed. 

Vieira commented that they like landscaping. 
 
 Commissioner Barton asked if the building will be capable of housing multiple 

tenants.  Vieira replied yes, they would like to have at least two tenants, possibly 
three.  He added that this is why they are trying to maximize the parking to push the 
hospitality end of this site. 

 
 Vieira said that they are asking for the variance to the setbacks to provide for a 

better use of the site. 
 
 Commissioner Barton asked if there will be any issues with tenants as mentioned 

above.  Director Zuidervaart said that light industrial allows for a variety of uses.  A 
brewery would be a light industrial use.  Staff would look at the types of uses 
wanting to come in to make sure adequate parking is being provided. 

 
 Vieira commented they do not want a restaurant at this location, but a small tasting 

room with a micro-brewery would be welcome.   
 
 Chairman Van Essen commented that with the size of the lot it does not look big 

enough for large trucks in the parking lot.  Vieira commented that there is a turning 
radius for a delivery truck but not for a large truck. 
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 Commissioner Collins asked if a big rig truck did need to make a delivery would they 

have to stop on Doak.  Director Zuidervaart replied that this narrow site doesn’t 
leave much room for a big rig.  He then added that staff and the Fire Department 
both worked with the applicant on the site layout. 

 
 Commissioner Collins said that he thinks this is a beautiful building and it will be a 

good fit for Ripon. 
 
 Director Zuidervaart asked the Commission to include in the motion the condition 

about the landscaping along the back wall of the building. 
 
 Commissioner Saljian asked Director Zuidervaart if we are requiring them to place a 

trellis on the back wall.  Director Zuidervaart said he would like the condition to 
provide that the applicant work with staff to come up with a concept design for the 
back wall. 

 
 Commissioner Saljian asked how tall the building is.  Vieira replied the building is 

about 16 feet tall and they intend to place a trellis or softening feature on the 
building itself. 

 

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

VOTE TO APPROVE MAJOR SITE REVIEW (SR19-01) BASED ON THE 

FINDINGS AND SUBJECT TO THE CONDITIONS OF THE STAFF REPORT 

INCLUDING THE ADDED CONDITION. 
 

 Added Condition:   
 
 24.   Applicant will work with staff on a design to soften the appearance of the 

 eastern wall of the building. 
 

Commissioner’s Reports: 
Commissioner Barton asked about the work on the Frontage Road near the Fulton 
Overpass.  Director Zuidervaart replied that Engineering Supervisor Pease is working with 
the contractor on this and acknowledged that it is moving slowly.  
  

Director’s Reports:   
Director Zuidervaart said that he recently attended the International Conference of 
Shopping Centers (ICSC) in Monterey.  He said that retail is becoming more experience- 
related.  Designers are taking malls and taking parking out of them to create more of a 
village design theme with higher density housing nearby and types of stores that create 
neighborhood theme such as incorporating dentist and doctor offices as well as salons and 
grocery shopping all within walking distance to the housing.  Director Zuidervaart said that 
this is something that Ripon is trying to create in the North Pointe Specific Plan area and 
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we need to hold firm on our design concept for this area.  Chairman Van Essen 
commented that they are doing something similar to this in Lathrop. 
 
Director Zuidervaart said that at the convention they said that they surveyed all the different 
generations up to generation “Z” and most people would rather go to a store and buy 
something but they want to buy something that they can “get behind”.  The founder of 
Patagonia was given as an example of someone that is very environmentally conscious.   
 
Director Zuidervaart also mentioned that River Road is being widened and the foundation 
for the indoor soccer complex at Mistlin Sports Park has begun.   
 
Commissioner Barton commented that the City needs to look at the road by Flying J as it 
needs to be fixed.  Director Zuidervaart replied that the real fix would be to install pavers in 
this area.  Commissioner Barton asked if the truck stops would be willing to share in the 
cost for this.  Director Zuidervaart replied he does not know but does not think so.  Director 
Zuidervaart then added Stockton Avenue reconstruction will be getting underway late this 
year or early next year. 
 

Adjournment: There being no further business the meeting was adjourned at 6:40 p.m. to 
the next regularly scheduled meeting of Monday, April 15, 2019 at 6:00 p.m. 
 


