
RIPON PLANNING COMMISSION MINUTES 
 

 

 

RIPON CITY HALL 

 TUESDAY, FEBRUARY 2, 2016 6:00 P.M. 

 

Pledge of Allegiance:  Commissioners pledged allegiance to the flag. 
 

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

Others Present:  Ken Zuidervaart, Joshua Brenner, Mitzi Johnston, Jean Loftis, 
Claudia Camara, Diana Lynn, Laura Barrett, Hazel Snowden, Etta Romkema, Peggy 
Parks, Martie Taylor, Terry Powell, Carol Fox, Charles Fox, Deborah Brooks, Dee Nard, 
David Morita, Alice Nieuwenhuis, Neal Nieuwenhuis, Bea Azeveds, Ken Iremonger, 
Debora Luna, Edit Tillema, Phil & Kathy Lang, Mike & Annie Gallagher, Alma Montiel, 
Jose Montiel, Mikayla Delrio, Lexie Drake, Robin Day, Mark Day, Rick Koops, Andrew 
Knoll, Jennifer Cisneros, Kayla Thompson, Michael Hecker, Alexandra Bair, Chris 
Desilveira, Samantha Carl, Carson Morrow, Macy Cordero, Angelo Baciocco, Olga 
Bonilla, Carlos Bonilla, Mary Fisher-Swafford, Tarri Swafford, Mary Jo Malone, Rex 
Osborn, Pat Gause, Adam Cabral, Emmanuel Reyes, Kayli Augne, Brandon Costello, 
Tristan Smith, Jacob Martin, Danielle Sperry, Sarah Campbell, Franchesca Barnes, Jill 
Mallett, Howard Mallett, Max Perez, Reyna Gamboa, Angelo Calderon, Alexia Unas, 
David Niskanen, John B. Anderson, Chris Brumm, Mark Ziesel, Elena Ruiz, Ale Medina, 
Harmony Sedillo, Nalans Alhambra, Brandon Kichefski, Tom Murphy, Connie Murphy, 
Bonita Jones, Vi Sikkema, Debra Koops, Christa Swier, Troy Douglas, A. C. Cornell 
(Lex), Carcie Cornell, Beverly Bauman, Allison Jones, Richard Morgan, Jane Morgan, 
Stephanie Petlansky 
 
 

Minutes:  Approval of the minutes of the Ripon Planning Commission meeting of 
January 5, 2016 
 

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

4-0 VOTE (VAN ESSEN: ABSTAIN) TO APPROVE THE MINUTES OF THE 

JANUARY 5, 2016 PLANNING COMMISSION MEETING 
 

Public Discussion: Chairman Saljian explained the public discussion process and 
asked if anyone would like to speak on a subject that is not on the agenda.  No one 
wished to speak at this time. 
 

 

 

 



PUBLIC HEARING 

 
Chairman Saljian explained the Public Hearing Process as well as the appeal 
procedures.   
 

1.0 PUBLIC HEARING 
 

1.1 RIPON GARDENS II DEVELOPMENT AGREEMENT (DA15-03); GENERAL PLAN 

AMENDMENT (GP15-04); REZONE (Z15-04); TENTATIVE PARCEL MAP (PM15-

02); AND MAJOR SITE REVIEW (SR15-08) FOR JKB Living  a public hearing on 
a request to amend the General Plan Land Use of two parcels totaling 
approximately 10.13 acres from Community Commercial (CC) to High Density 
Residential (HD) and Neighborhood Commercial (NC).  The applicant also requests 
to Rezone the property from Community Commercial (C2) to a combination of High 
Density Residential (R4) and Neighborhood Commercial (C1); and subdivide the 
property from two parcels into four separate parcels.  A Major Site Plan application 
is being submitted to develop the larger parcel (6.43 acres +/-) into a one hundred 
twelve (112) unit apartment complex with a clubhouse, swimming pool, and picnic 
area, all of which will compliment Ripon Gardens 1 Apartments located to the south 
of this proposed project.  The remaining three parcels which will be located along 
W. River Road will be for future neighborhood commercial development.  A 
Development Agreement is being considered to address all four parcels.  This 
project is located on the south west corner of W. River Road and North Ripon Road 

with the assessor parcels numbers of 261-030-17 and 261-030-28.  A Mitigated 

Negative Declaration (PEA15-20) is recommended for this project. 

 
 Chairman Saljian that proper disclosure requires Commissioners to state if they had 

any direct contact regarding a project prior to the meeting.  Chairman Saljian stated 
that he had direct contact with Mr. Anderson.  Commissioner Barton stated that he 
had direct contact with Mr. Anderson.  Commissioner Long stated that he had a 
meeting with Mr. Anderson.  Commissioner Van Essen stated that she had contact 
with Mr. Anderson and with an opponent of the project.  Commissioner Collins and 
Commissioner McCusker both stated that they have had no contact. 

 
 Director Zuidervaart introduced the staff report into the record and stated that he 

received a petition and will verify the names.  Director Zuidervaart explained that the 
Planning Commission will be making a recommendation to the City Council on this 
project.  If this property was already zoned high density and neighborhood 
commercial, the Planning Commission would be the approving body but with the 
General Plan Amendment, Rezone and Development Agreement, this is a 
recommendation to City Council.   

 
 Director Zuidervaart said that the applicant is proposing a multi-family project and 

Commercial site on 10.51 acres.  Currently the property is zoned Community 
Commercial. Director Zuidervaart said that C2 Community Commercial allows for 



130 types of uses and the proposed rezone to C1, Neighborhood Commercial 
allows for 38-40 types of uses which is considerably less. 

 
 Director Zuidervaart said that the parcel map will subdivide the existing two lots to 

create a total of four lots.  The larger parcel of 6.13 acres will be for the multi-family 
R4U and lots 2, 3, and 4 will be for future Commercial uses and the applicant would 
have to come before the Planning Commission for development of the Commercial 
sites. 

 
 Director Zuidervaart said that the applicant is requesting approval of a 112 unit 

apartment complex.  There would be fourteen (14) two story complexes, one (1) 
club house.  All units would have laundry hookups.  Director Zuidervaart said that 
this complex is meant to be consistent with the Ripon Gardens I complex that is 
currently under construction.  Director Zuidervaart then described the units and 
architectural features.  Director Zuidervaart said that the apartment buildings contain 
a total of twelve (12) 1-bedroom units, sixty-eight (68) two (2) bedroom units and 
thirty-two (32) three (3) bedroom units.  This is the only apartment complex in Ripon 
that will have three-bedroom units.  The one-bedroom units will be approximately 
801 sq ft; the 2-bedroom units will be approximately 980 sq ft and the three 
bedroom units will be approximately 1,150 sq ft of living space. 

 
 Director Zuidervaart then described the access and circulation of the project stating 

that the entrance would be off of North Ripon Road by a main entrance.  There will 
be interconnection with Ripon Gardens I and emergency access via a gate between 
the apartment complex and the commercial site for fire and police.  Director 
Zuidervaart also added that there will also be emergency access from the 
Commercial site to Chesapeake Landing via a locked gate.  There will be a 25’ 
driveway throughout the site and garage units, carports and open parking spaces 
will be provided making up 240 parking spaces. 

 
 Director Zuidervaart said that a traffic analysis was done and it was determined that 

the existing traffic levels of service for North Ripon Road and River Road 
intersection operates at a Level of Service (LOS) A in the a.m. peak hours and LOS 
B in the p.m. peak hour.  Both are well above City of Ripon’s minimum standard of 
LOS, which is LOS D.    LOS A is free flow traffic and LOS F would be like traffic 
jam conditions. 

 
 Director Zuidervaart said that trip generation was identified for both the proposed 

project and for the site if developed as currently zoned (C2).  Traffic impacts 
identified were less under the proposed project scenario.  If the site was developed 
entirely as Community Commercial the average daily trips would amount to 
approximately 5,814. Under the proposed project scenario there would be 
approximately 3,962 average daily trips, which is a decrease of about 1,852.  Under 
the proposed development scenario of apartments and neighborhood commercial, 
the LOS at North Ripon Road and River Road intersection would be LOS B in the 



a.m. peak hour and LOS B in the p.m. peak hour, which is still well below the City of 
Ripon’s minimum LOS requirements of LOS D. 

 
 Director Zuidervaart then said that for the landscaping the applicant will be required 

to provide 50% of the trees along the western end of the project be 36” box trees or 
larger with the remainder of those trees being 24” box trees or larger.  This is being 
requested to provide for quicker screening of this project onto the adjacent 
residential uses to the west. 

 
 Director Zuidervaart said that there will be an 8’ masonry wall between the 

apartment complex and commercial site and the property to the west as well as an 
8’ wall between the apartment complex and the commercial site, all of which will 
match the existing wall in Ripon Gardens I and Chesapeake Landing. 

 
 Director Zuidervaart said that the Development Agreement states that only eight (8) 

of the buildings in cycle one will be allowed to be constructed.  The applicant will be 
required to begin construction of the commercial site before the remaining buildings 
in cycle 2 can begin. 

 
 Director Zuidervaart then described the entry features and screening of meters and 

AC units.  Director Zuidervaart said that the owner/applicant shall also be required 
to install three (3) City of Ripon security cameras. 

 
 Director Zuidervaart said that the City of Ripon’s General Plan Housing Element 

requires that the City provide adequate sites and adequate land for multi-family 
affordable housing.  Director Zuidervaart stated that an apartment is believed to be 
more affordable than purchasing a home. 

 
 Director Zuidervaart then said that he was asked by a Planning Commissioner 

about the percentages of multi-family in comparison to other communities in our 
area and Ripon falls about in the middle of the pack.  If this project were to be 
approved by City Council, we would have about 12.2 % multi-family housing in 
Ripon. 

 
 Commissioner Collins asked what the current maximum density is.  Director 

Zuidervaart replied the maximum density is 28 units to an acre and added that this 
project is 18 units to an acre. 

 

 PUBLIC HEARING OPENED 
 
 John Anderson, JB Anderson, Land Use Planning (139 S. Stockton Ave) said that 

he is representing JKB Living on this project and he is appreciative of the staff 
report presented.  Mr. Anderson said that they have been working on this project for 
two (2) years now and JKB Living is now the owner of this property.  Mr. Anderson 
said that what is being presented is not the first version of the project. 

 



 Mr. Anderson said that JKB Living is currently constructing Ripon Gardens I and you 
can see what the project looks like.  Mr. Anderson stated that JKB Living builders 
are quality builders.  Mr. Anderson said that a neighborhood meeting was held and 
concerns were expressed.  Mr. Anderson said that the site has been zoned 
commercial and this project will promote a smaller scale commercial.  Mr. Anderson 
said that Ripon Garden I will include amenities as well as Ripon Garden II. 

 
 Mr. Anderson said that the traffic analysis states that with the proposed project vs 

an entire commercial project will provide 32% less anticipated traffic at buildout. 
 
 Mr. Anderson said that the Development Agreement clarifies the number of units 

that can be constructed before we are required to develop the commercial.   
 
 Mr. Anderson said that he would like to urge the Planning Commission to 

recommend to the City Council to approve the application.   
 
 Commissioner Collins asked about the type of trees for screening.  Mr. Anderson 

said that the layout is in the landscaping plans.  Ripon Gardens II will have a 30’ 
setback.  The trees will be duplicated from Ripon Gardens I and will be Redwood 
Trees and Elm Bark. 

 
 Dan Vogel (Chesapeake Landing) asked the audience for a show of hands on who 

is opposed to this project.  A large number of people raised their hands.  Mr. Vogel 
said that he moved here ten (10) years ago with his wife because he loved Ripon 
and their Police and Fire Department.  Mr. Vogel said that he does not want to see it 
become a Manteca or Stockton.  Mr. Vogel said that he does not see how we can 
put in high density and improve a traffic situation.  Mr. Vogel Said we need to 
provide a crosswalk for kids to get to school and across to Mistlin Sports Park.  Mr. 
Vogel said that he was trained to follow the dollar and can see who is profiting from 
this.  Mr. Vogel said that they feel that this is being rammed down their throats.   

 
 Yvonne Tibbets (Chesapeake Landing) said that she looks out her garage door and 

looks straight up at the current apartment building.  Ms. Tibbets said that she has 
lost her privacy and wants the Commission to reconsider before more people lose 
their privacy too.  Ms. Tibbets said that the beautiful wall ends in a finished wall 
before the building ends and questioned why that was.  Ms. Tibbets said that 
originally she was told the setback was 30’ and there was going to be another road 
way or driveway to buffer the building but instead the building starts at the 30’ mark. 
 Ms. Tibbets added that the other night during the wind storm a neighbor adjacent to 
the fence was awoken by banging of unfinished doors that would not stay closed 
and wondered what the noise level would be like when people move in.  Ms. Tibbets 
also added that she thinks that these tenants will have more than one car. 

 
 Chairman Saljian asked the audience for a show of hands who shared Ms. Tibbets 

concern.  People raised their hands. 
 



 Lex Cornell (Coralstone Dr.) said that he lives across the street from the proposed 
project.  Mr. Cornell said that he objects to the time limit to speak.  Mr. Cornell said 
that the idea of a strip mall and a 12-pump gas station with car wash and 
restaurants is ridiculous.  Mr. Cornell said that the City of Ripon is the jewel of the 
valley and here he sits in front of members of City Government who are trying to 
corral more commercial and multi-family residential instead of wanting to protect 
Ripon.  Mr. Cornell said that we are now bussing Manteca students to our schools.  
Mr. Cornell said that he wants to protect our environment.  Mr. Cornell said that 
most people were not aware of Ripon Gardens I until they started construction.  Mr. 
Cornell said that a 300’ notification policy for projects is not right.  Mr. Cornell 
commented that the only people who showed up for the meeting with the developer 
at the Fire Station where those who were invited.  Mr. Cornell said that he does not 
want commercial.  Mr. Cornell said that he would like to see the property developed 
as an over 55 housing project or as owner occupied condominiums.  Mr. Cornell 
said that the roundabout at the intersection of North Ripon Road and River Road 
needs to go and that it is illegal as it exists.  Mr. Cornell asked if staff looked at the 
LOS from the Anderson Report. 

 
 Karen Vogel (Chesapeake Landing) said that she is the Home Owners Association 

President and she is representing a lot of their residents.  Ms. Vogel said that they 
have concerns about this project.  Ms. Vogel said that she presented the petition 
tonight and that there are 76 signatures of residents who support the petition to 
request that the project not go forward.  Ms. Vogel then read the statement in the 
petition.  Ms. Vogel said that Chesapeake Landing is a 99 home, 55 and over 
development and said that for most of these residents who range in age from 55 to 
95 are in the later stages of their life, and this will be the last home that they 
purchase.  Ms. Vogel said that there is a high demand for senior living housing.  Ms. 
Vogel said that she is very concerned about the traffic.  Ms. Vogel said that in 2006 
when the first project was approved she thought there was going to be a 10’ wall but 
now it is an 8’ wall.  Ms. Wall said that she is not saying that the apartments under 
construction don’t look good but is concerned about what they will look like in the 
future. 

 
 Commissioner Collins asked Ms. Vogel to describe the traffic and Ms. Vogel said 

that she walks her dogs in the morning and that traffic on River Road and North 
Ripon Road is horrible and there is already way too much traffic heading to the 
freeway.   Commission Collins asked about the traffic in the evening and Ms. Vogel 
said that she could not comment on that because she does not walk her dog in the 
evening. 

 
 Rex Osborne (N. Manley Rd) said that he has lived in Ripon for 20 years and his 

son owns property off of Flagstone.  Mr. Osborne congratulated the citizens present 
for being here and the youth have an opportunity to see the process.  Mr. Osborne 
said that he worked in the law enforcement for 31 years and helped people work 
their way through during difficult times.  Mr. Osborne said that we have to trust City 
staff.  Mr. Osborne said that he could not find any negative comments in the staff 



report.  Mr. Osborne said that when you mix residential with commercial you see a 
cycle of decay; for 10-15 years it looks good and then the clientele will change.  Mr. 
Osborne said that the communities that have high density and commercial have 
buffer zones between them.  Mr. Osborne said that traffic is a huge issue.  Mr. 
Osborne said that the quality of life for his grandkids will not be the same. Mr. 
Osborne addressed the Commission and said that “you are the representatives of 
all these people” and then encouraged the citizens to keep fighting and then added 
that the developer has a representative that is well respected. 

 
 John Garzoli (Calhoun Ave) voiced concern with the findings in the staff report 

about the project being consistent with the goals, policies, standards, and maps of 
the General Plan; that the site is physically suitable for this type of development and 
for the intensity of development; or that the issuance of the permit will not be 
detrimental to the health, comfort, or welfare of persons residing or working in the 
neighborhood of the proposed use nor will it be contrary to the general public 
welfare.  Mr. Garzoli said that we are taking Community Commercial and changing it 
to Very High Density VHD which is on opposite ends of the spectrum.  Mr. Garzoli 
said that when the General Plan was adopted in 2006 it was proposed for a six lane 
expressway with speeds of 45 miles per hour.  Mr. Garzoli said that this has been 
done in piecemeal.  The original plan in 2006 identified this as Community 
Commercial.  Mr. Garzoli said that there are issues with transportation, traffic, 
greenhouse gases, lack of bike paths, a failure to update the roadways which are 
not in the future to fix.  Mr. Garzoli said that there is also an issue with water quality. 
Mr. Garzoli said that water supply is an issue and we need to see something in 
place that addresses this.  Mr. Garzoli said that he would like to see the commercial 
area eliminated and thinks it is a bad idea to tell the developer that they have to 
condition the project on the developer providing commercial.  Mr. Garzoli said that 
he would like to see an expansion of Senior Housing and would like to see changes 
to the General Plan and not done piece meal.  Mr. Garzoli said that he would like to 
see a safe path to Parkview Elementary School and to Mistlin Sports Park adding 
that he does not think walking along a six lane expressway is safe for our children. 

 
 Rebuttal: 
 
 Mr. Anderson said that these issues were discussed as part of the neighborhood 

meeting.  Mr. Anderson said that staff will need to address the roadways.   Mr. 
Anderson said that this is a hot issue and the students here are seeing a good 
example of how a meeting should be run.  Mr. Anderson added that this is not the 
first version of the project.  Mr. Anderson said that the apartments would be rented 
at market rate and are not intended for affordable housing.  Mr. Anderson said that 
the City is obligated to provide a variety of types of homes. 

 
 Chairman Saljian asked what the approximate rental rate will be and Mr. Anderson 

replied that he was told they would be market rate.  Chairman Saljian commented 
that he saw a sign that they start at $1,250 and asked if there has been any interest. 
Mr. Anderson replied that there has been a strong demand. 



 
 Commissioner Van Essen asked why the wall stops short of covering the end 

complex and Mr. Anderson said that depending on the outcome of the approval it 
will be adjusted. 

 
 Commissioner Long asked if the wall is supposed to be a 10’ wall and why is it now 

8’.  Mr. Anderson said that he is only aware of the requirement for an 8’ wall. 
 
 Commissioner Barton commented that the City of Ripon is a unique town and asked 

why this project will add to the special nature of Ripon.  Mr. Anderson said that a 
reference was made to Manteca and not wanting to be like them.  Mr. Anderson 
replied that the real issue of any development is management.  You can go around 
anywhere and the condition of the building/project is tied to management.  This is a 
big interest to the developer/property owner.  Mr. Anderson said that they looked at 
other alternatives as well as the potential massing of the apartments against single 
family and Chesapeake landing.  Mr. Anderson said that it is the City’s desire to not 
give up all commercial.  Mr. Anderson said that there are City’s that have a mixture 
of Commercial and Housing although they are usually one above the other.  Mr. 
Anderson said that he believes this is a good project and there is guess work going 
into it for further development of the commercial.  Mr. Anderson said that he is not 
sure what the immediate plans are for the roundabout intersection. 

 
 Chairman Saljian asked if it did not pencil out for the developer to add to the senior 

housing and Mr. Anderson replied that the developer wanted to stay away from age 
restricted housing and Home Owners Associations. 

 
 Chairman Saljian thanked everyone for their testimony and for showing up.  

Chairman Saljian also expressed appreciation for our City. 
 

 PUBLIC HEARING CLOSED 
 
 Commissioner Barton asked about water usage for this project and asked if staff 

had compared water usage between apartments, community commercial, and 
single family residential.  Mr. Barton commented that we have entered into drought 
regulations with a fixed pool of water and commented that this project will draw from 
this fixed pool. 

 
 Director Zuidervaart said that there are regulations in place for water conservation.  

Director Zuidervaart then said that apartment’s vs Single Family Residential would 
depend on the lot size of the single family as homes with larger lots would use more 
water for landscaping. 

 
 Director Johnston said that he has not done an analysis but that as water 

restrictions relate to the state drought, the state is modifying to take into 
consideration the number of new homes being added. 

 



 Commissioner Long asked Director Zuidervaart about the traffic analysis and 
Director Zuidervaart commented that the consultants took an average daily count of 
4,300 cars per day at the intersection of River Road and North Ripon Road.  River 
Road is designed so that it can handle 40,000 cars per day when it is fully 
developed.  Director Zuidervaart commented that at some point River Road will 
continue west and connect to another expressway.  Director Zuidervaart said that 
the traffic report talked about the proposed use as well as the future and said that in 
the future the Roundabout will not work.  Director Zuidervaart that the City is 
working on a project to put a signalized intersection at Fulton and River Road.  This 
will go through a minor site plan review.  Commissioner Long asked if this would 
include crosswalks.  Director Zuidervaart replied yes. 

 
 Chairman Saljian asked if there is a future plan to do a signalized light at the 

intersection of both River Rd/Fulton Ave and River Road and North Ripon Road and 
Director Zuidervaart replied yes. 

 
 Commissioner McCusker asked if the State mandates that we provide multi-family 

housing Director Zuidervaart replied that the state mandates that we provide 
opportunities for different types of housing. 

 
 Commissioner Long asked what the timeline is to have the traffic lights in place.  

Director Zuidervaart replied that they hope to do Fulton and River Road later this 
year.  As far as River Road and North Ripon Road, it will depend on future 
development on the east side.  There is currently a house that sits on the corner of 
River Road and North Ripon Road and this is where a traffic signal needs to go. 

 
 Chairman Saljian asked if the traffic count was current and Director Zuidervaart 

replied yes, 2015. 
 
 Chairman Saljian asked if anyone could address crime with regards to apartments. 

Lt. Steve Merchant stated that the only other apartment complex that matches these 
apartments currently under construction are the Villagio Apartments.  Lt. Merchant 
said that in 2015 there were 26 incidents for or near this complex.  Of those 26 
incidents, 3 were medical calls, 3 were traffic stops (not necessarily residents of the 
complex), 1 was a person calling in a suspicious vehicle at CVS, 2 were animal calls 
and only 1 was where a resident said that their credit card information was stolen 
through the internet. 

 
 Commissioner Barton asked how many units there are in Villagio Apartments and 

Director Zuidervaart replied that there are 46 units. 
 
 Chairman Saljian asked Director Zuidervaart to comment on the Piece Meal remark 

and Director Zuidervaart replied that if you look back at the General Plan the City 
worked on it from 2000 to 2006.  The subject property at that time was zoned 
Community Commercial.  3.5 acres where Ripon Gardens I is being constructed 
was zoned HD and was meant to be a buffer between single family and the 



commercial.  Also Chesapeake Landing was a buffer between Single Family and 
the Commercial property.   

 
 Attorney Terpstra said that the State zoning law allows for a General Plan to be 

amended up to four (4) times a year because they know that changes can occur. 
 
 Commissioner Van Essen said that she was on the Planning Commission when the 

General Plan was adopted and remembers that River Road was going to be a six-
lane expressway.  Commissioner Van Essen also said that she also knows that that 
entire corner was going to be Commercial.  Commission Van Essen said that if she 
lived in the 55+ development she would like to have a little neighborhood 
commercial to walk to and she likes the option of small commercial.  Commissioner 
Van Essen said that she has lived in Ripon since 1955 and she understands that 
you can’t say no to more people moving into Ripon.  Commissioner Van Essen also 
said that because her kids were raised here and not from the Bay Area, they can’t 
easily afford housing in Ripon and want the opportunity be able to afford to live in 
Ripon.  Commissioner Van Essen said that the Commission cares very much about 
what happens to this town. 

 
 Commissioner Collins said that he is torn and tried to look at this from both 

perspectives.  Commissioner Collins said that he looked at the US Census Bureau 
and only 30% of people can afford to buy housing which means that 70% of the 
people need to have a place to live.  Commissioner Collins said that he investigated 
the builder and projects that they have done and they are a good quality builder.  
Commissioner Collins added that the south side of town is carrying most of the 
burden of apartments in Ripon.  Commissioner Collins said that higher density but 
not lower income does not increase crime. 

 
 Commissioner Collins then said that he stood in a homeowner’s driveway and 

looked up at the apartment complex from their perspective and then went to the 
apartment complex and looked down from the balcony into the resident’s yard.  It is 
massing a large project next to an established community.  This is going to put 
people looking into back yards if constructed as designed.   Commissioner 
McCusker said that he concurs with Commissioner Collins and suggested that they 
adjust the back units so there is privacy. 

 
 Chairman Saljian asked if this could be made as part of the motion and Director 

Zuidervaart replied yes, if the Commission wishes to. 
 
 Commissioner Barton said that he lived on Georgeann Place several years ago and 

the elevation between their home and the new home constructed behind them was 
a large difference and so the neighbors would look down into our yard and he was 
uncomfortable with this.  Commissioner Barton asked if the privacy between the 
proposed apartments and the existing homes would be permanent. 

 



 Director Zuidervaart said that one of the conditions is that the trees have to be 
larger when they are planted.  The requirement is for 36” box trees or larger be 
planted along that end of the project.  There is a 30’ setback from the wall.  
Meritage Homes has a 30’ setback from their rear property line although some 
homes allow for a variation of that setback if the area is provided for elsewhere in 
the rear yard.  Older neighborhoods have a 20’ setback.   

 
 Mr. Anderson said that the plan as designed is to maintain a 30’ buffer and plant the 

area more heavily to act as a screening in the future.  This may take 3-4 years for 
the trees to reach maturity.  Mr. Anderson said that the owner is willing to work with 
staff in greater detail; they do not want to ignore it. 

 
 Chairman Saljian asked about the timing as to buildout.  Mr. Anderson said that the 

City does not want this project to linger.  It will be done in two phases.  They hope to 
start construction next spring and be done by Christmas 2017 for Phase I.  Phase II 
will be done when they are able to accomplish the other objective of the 
commercial. 

 
 Commissioner Van Essen wondered if the parking area that is designed for the east 

side of the building could be moved to the west side of the complex so the building 
could be shifted back further.  Mr. Anderson said that it could be done but then 
there would be concern about the lighting and the noise of cars starting and moving. 

 
 Commissioner Long asked about the landscaping in Ripon Gardens I and Mr. 

Anderson replied that this landscaping is going in now. 
 

 MOTION:  MOVED/SECONDED (VAN ESSEN/LONG) AND CARRIED BY A 4-1 

VOTE (NO – COLLINS) TO RECOMMEND THAT THE CITY COUNCIL APPROVE 

THE GENERAL PLAN AMENDMENT (GP15-04); APPROVE THE REZONE (Z15-

04); APPROVE THE TENTATIVE PARCEL MAP (PM15-02); APPROVE THE 

MAJOR SITE REVIEW (SR15-08); APPROVE THE DEVELOPMENT 

AGREEMENT (DA15-03); AND ADOPT THE MITIGATED NEGATIVE 

DECLARATION (PEA15-20) FOR THE PROJECT BASED ON THE FINDINGS 

AND SUBJECT TO THE CONDITIONS OF THE STAFF REPORT AND THE 

DEVELOPMENT AGREEMENT 

 
 Chairman Saljian explained to all that this item will now go to the City Council at 

their March meeting and they can provide additional testimony if they so desire. 
 
 Attorney Terpstra added that no appeal is needed at this level because the Planning 

Commission is not approving the project only making a recommendation to the City 
Council. 

 
  
 
  



2.0 GENERAL PLANNING 

 

2.1 PLANNING COMMISSION MEETING DATE CHANGE - RESOLUTION 16-01, a 
resolution of the Planning Commission amending the date of future Planning 
Commission Meetings.  

 

 MOTION:  MOVED/SECONDED (MCCUSKER/LONG) AND CARRIED BY A 5-0 

VOTE TO ADOPT RESOLUTION 16-01 SETTING A NEW DATE FOR THE 

PLANNING COMMISSION MEETING TO BE THE MONDAY FOLLOWING THE 

SECOND TUESDAY OF EACH MONTH UNLESS THAT MONDAY FALLS ON A 

CITY HOLIDAY AND THEN THAT MEETING WILL TAKE PLACE THE NEXT 

TUESDAY 

 

Commissioners= Reports:  None 

City Attorney=s Reports:  None 

Director=s Reports:  Director Zuidervaart commented that a couple of the Planning 
Commissioners will be attending the Planners Academy in March.  Director Zuidervaart 
then said that there will be a project before the Commission at the March meeting for a 
Residential Subdivision in the North Pointe Specific Plan area 
 

Adjournment: To the next regular meeting of Monday, March 14, 2016 at 6:00 P.M. 

 


