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City of Riverbank 

 
Planning Commission Meeting 
City Hall North Council Chambers 

6707 Third Street • Riverbank • CA 95367 
 

Agenda 
Tuesday, May 17, 2016 – 6:00 P.M. 

 
CALL TO ORDER: Chair:    Villapudua 
 
ROLL CALL:  Chair:   Villapudua       

Vice Chair:  McKinney    
   Commissioner:  Stewart  

Commissioner:  Tabacco 
Commissioner: King     

 

CONFLICT OF INTEREST 

Any Planning Commission/Authority Member and Staff who has a direct Conflict of Interest on any 
scheduled agenda item to be considered are to declare their conflict.  
1. PUBLIC COMMENTS (No action to be taken) 
At this time members of the public may comment on any item not appearing on the agenda, and within 
the subject matter jurisdiction of the Planning Commission Board.  Individual comments will be limited to a 
maximum of 5 minutes per person and each person may speak once during this time; time cannot be 
yielded to another person.  Under State Law, matters presented during the public comment period cannot 
be discussed or acted upon.  For record purposes, state your name and City of residence.  Please 
address the entire Planning Commission Board. 
2. CONSENT CALENDAR 
All items listed on the Consent Calendar are to be acted upon by a single action of the Planning  
Commission unless otherwise requested by an individual Planning Commissioner Member for special  
consideration.  Otherwise, the recommendation of staff will be accepted and  
acted upon by roll call vote. 
 
Item 2.A: Posting of the Agenda. The Agenda for the May 17, 2016, Planning Commission Meeting 

was posted on the City Community Center bulletin board, City Hall North & South bulletin 
boards, Post Office, city website and emailed to the Library on May 13, 2016. 

 
Item 2.B: Approval of the Agenda.  This provides an opportunity for the Planning Commission or 

Staff to recommend that an item be placed on the agenda for discussion or to adjust the 
proposed agenda to allow an item to be taken out of order. 

 
Item 2.C: Approval of the Minutes. The Minutes of the February 29, 2016 Special Planning 

Commission Meeting; March 15, 2016 Planning Commission Meeting and April 5, 2016 
Special Planning Commission Meeting, having been read by the individual 
Commissioners and stands approved as submitted.   

 
 
                          Recommendation:  It is recommended that Planning Commission approve the Consent  
                          Calander by roll call vote. 

 

Any documents, not privileged or of a closed session, produced by the City and distributed to the majority of the Planning Commission regarding any 
item on this agenda will be made available at Developmental Services Department, 6617 3rd Street, Riverbank, CA during normal business hours. (if 
technologically possible) at http://www.riverbank.org/Depts/planning/default.aspx upon distribution to a majority of the Planning Commission (typically 
72 hours prior to the meeting). 

http://www.riverbank.org/Depts/planning/default.aspx
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Item 3.1:  Chipotle Mexican Grill, Inc. - Conditional Use Permit No. 01-2016 / Resolution 2016-013  
Project Description: Request to approve CUP 01-2016 / Resolution 2016-013 to allow the sale of beer 
and wine by the glass (Class 41 License – On-Sale Beer and Wine for Bona Fide Public Eating Place).  
Property is located at 2207 Claribel Rd. Suite A, APN: 075-093-060, within a C-C Community Commercial 
Zoning District.  
 

Recommendation:   Approval by roll call vote 
 

 

                                                       
                                                       NONE 

 

5. COUNTY REFERRAL/CORRESPONDENCE/INFORMATION (Information Only – No Action) 

 
NONE 

 

6. UP-COMING MEETING AGENDA ITEMS (Information Only – No Action) 

 
Item 6.1:  Diamond Bar West – Final Subdivision Map. 
 
Item 6.2:  RFP proposals for comprehensive Zoning Code update have been received and are under 
review by staff. 
 

 
Item 7.1:  Crossroads Shopping Center, Pad “G”  America’s Tire (next to Bevmo) - Building 
permit issued. 
 
Item 7.2:  Central Valley Autism plans for T.I. -  Building permit issued.   
 
Item 7.3:  Riverbank Central Apartments – Building permit issued. 
 
Item 7.4:  Diamond Bar West - Master plans for the houses in plan review. 
 
 
8.           ADJOURNMENT – The next regular Planning Commission meeting – June 21, 2016 
              @ 6:00 p.m.                        

 

 
 
 
 
 
 
 
 
 

3. PUBLIC NOTICE 

4. PLANNING COMMISSION (Information Only – No Action)  

7. NEW BUSINESS (Information Only – No Action)  

Any documents, not privileged or of a closed session, produced by the City and distributed to the majority of the Planning Commission regarding any 
item on this agenda will be made available at Developmental Services Department, 6617 3

rd
 Street, Riverbank, CA during normal business hours. (if 

technologically possible) at http://www.riverbank.org/Depts/planning/default.aspx upon distribution to a majority of the Planning Commission (typically 
72 hours prior to the meeting). 

http://www.riverbank.org/Depts/planning/default.aspx
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AFFIDAVIT OF POSTING 

 

 
 

NOTICE REGARDING AMERICANS WITH DISABILITIES ACT: In compliance with the Americans with 
Disabilities Act, if you need special assistance to participate in this meeting, please contact the 
Development Services Department at (209) 863-7128.  Notification 3 business days before the 
meeting will enable the City to make reasonable arrangements to ensure accessibility to this 
meeting [28 CFR 35.102-35.104 ADA Title II]. 
 
NOTICE REGARDING NON-ENGLISH SPEAKERS:  Pursuant to California Constitution Article III, 
Section IV, establishing English as the official language for the State of California, and in 
accordance with California Code of Civil Procedures Section 185, which requires proceedings 
before any State Court to be in English, notice is hereby given that all proceedings before the 
City of Riverbank City Planning Commission shall be in English and anyone wishing to address 
the Planning Commission is required to have a translator present who will take an oath to make 
an accurate translation from any language not English into the English language. 
 
GENERAL INFORMATION: The Riverbank Planning Commission meets on the third Tuesday  
of each month at 6:00 p.m. 
 
COMMISSION AGENDAS:  The Planning Commission agenda is posted pursuant to the California 
Brown Act, which only requires these agenda title pages to be posted.  Additional documents 
that are part of this agenda and provided to a majority of the Planning Commission by the City 
will be made available to the public.  The agenda is posted for public review at the City’s 
website www.riverbank.org, at the Development Services Department, and on the exterior of 
both City Hall North & South buildings bulletin boards, 6707 & 6617 Third Street, Riverbank, CA.  
Subscription to receive the agenda can be purchased for a nominal fee through the 
Development Services Department. 
 
PUBLIC HEARINGS:  In general, a public hearing is an open consideration within a regular 
meeting of the Planning Commission, for which special notice has been given and may be 
required.  During a specified portion of the hearing, any resident or concerned individual is 
invited to present protests or offer support for the subject under consideration. 
 
QUESTIONS: Contact the Developmental Services Department at (209) 863-7128. 
 
 
 
 

I hereby certify under penalty of perjury, under the laws of the State of California that the 
foregoing agenda was posted on the City Hall bulletin board 72 hours prior to the meeting. 
 
 Dated this 13th day of May, 2016 
 
Janet Smallen, Sr. CDS 

Any documents, not privileged or of a closed session, produced by the City and distributed to the majority of the Planning Commission regarding any 
item on this agenda will be made available at Developmental Services Department, 6617 3rd Street, Riverbank, CA during normal business hours. (if 
technologically possible) at http://www.riverbank.org/Depts/planning/default.aspx upon distribution to a majority of the Planning Commission (typically 
72 hours prior to the meeting). 

http://www.riverbank.org/
http://www.riverbank.org/Depts/planning/default.aspx


 

 

 

 LEGAL       DATE:  May 4, 2016 

        DEPT:  PLANNING 

 

 
CITY OF RIVERBANK 

NOTICE OF PUBLIC HEARING 
 

Project Description: CUP 01-2016 – Chipotle Mexican Grill, Inc. – Request to sell and 
serve beer and wine (Class 41 License – On-Sale Beer and Wine for Bona Fide Public 
Eating Place) within a C-1 Neighborhood Commercial Zoning District located at 2207 
Claribel Road, Suite A., APN: 075-093-0060.  
 

Planning Commission Meeting 
May 17, 2016 at 6:00 pm 

City Hall Council Chambers - 6707 Third Street - Riverbank, California 
 

Supporting documents are available at the Development Services Department, 6617 3Rd 
Street, or on the website at www.riverbank.org. The public is invited to attend and 
provide verbal and/or written comments.  Written comments must be received by the 
City Clerk at or prior to the meeting date and time.  If you challenge the City’s action on 
these projects in court, you may be limited to raising those issues you or someone else 
raised at the Public Hearing described in this notice or in written correspondence 
delivered to the City at or prior to the Public Hearing (GC § 65009).  For questions 
regarding this project contact Donna M. Kenney, Planning and Building Manager at 
(209) 863-7124 or dkenney@riverbank.org. 
 

 
 
 
 
 

 

 

 

 

City of Riverbank Development Services Department 
 

Planning Division  ≈  Building Division  ≈ Neighborhood Improvement Division 
 

6707 Third Street, Riverbank, CA 95367  Office (209) 863-7128  FAX  (209) 869-7126 
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City of Riverbank 

Special 
Planning Commission Meeting 

6707 Third Street • Riverbank • CA 95367 
 

MINUTES 
                            Monday, February 29, 2016 

 

 
CALL TO ORDER/ROLL CALL:  
 
Present: Chair Villapudua, Vice Chair McKinney, Commissioner Stewart, Commissioner Tabacco    
 
Absent: Commissioner King 
 
CONFLICT OF INTEREST: Any Planning Commissioner and Staff who would have a direct Conflict of 
Interest on any scheduled agenda item to be considered are to declare their conflict. 
 
No one declared a conflict. 
 

1. PUBLIC COMMENTS (No action to be taken) 
At this time, members of the public may comment on any item not appearing on the agenda, and within 
the subject matter jurisdiction of the Planning Commission.  Individual comments will be limited to a 
maximum of 5 minutes per person and each person may speak once during this time; time cannot be 
yielded to another person.  Under State Law, matters presented during the public comment period cannot 
be discussed or acted upon.  For record purposes, state your name and City of residence.  Please make 
your comments directly to the Planning Commission. 
 
None 
 

2. CONSENT CALENDAR 
All items on the Consent Calendar are to be acted upon by a single action of the Planning Commission 
unless otherwise requested by an individual Planning Commissioner for special consideration.  
Otherwise, the recommendation of staff will be accepted and acted upon by roll call vote. 
  
Item No. 2.A:  Posting of the February 29, 2016, Special Planning Commission Meeting.  
ACTION:  By motion moved/second (Stewart / McKinney / passed 3-0) was approved as submitted; 
motion carried by unanimous roll call vote. 

Ayes: Planning Commissioners: Villapudua, McKinney, and Stewart  

Nays:  None 

Absent:  None 

Abstained:  Tabacco 

 
Item No. 2.B:  The Agenda for the February 29, 2016, Special Planning Commission Meeting.  
ACTION:  By motion moved/second (Stewart / McKinney / passed 3-0) was approved as submitted; 
motion carried by unanimous roll call vote. 

 

 

The following minutes reflect action minutes, with added clarification for the record.  A copy of the verbatim recording may be 
obtained, for a fee, by contacting the Development Services Department at (209) 863-7128. 
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Ayes: Planning Commissioners: Villapudua, McKinney, and Stewart 

Nays:  None 

Absent:  None 

Abstained:  Tabacco 

 
Item No. 2.C:  The Minutes of the January 19, 2016 Planning Commission Meeting.  
ACTION:  By motion moved/second (Stewart / McKinney / passed 3-0) was approved as submitted; 
motion carried by unanimous roll call vote. 
 
Ayes: Commissioners: Villapudua, McKinney, and Stewart 

Nays: None 

Absent: None 

Abstained: Tabacco 

 

3. COMMISSION ITEMS  (Information Only – No Action) 

 
Item 3.1:  Designation of Chair and Vice Chair for the 2016 term, to be ratified by the Planning 
Commission. 
 

 City Attorney Robin Baral ratified per the Planning Commission Rules and Procedures Manual, 
that the next in line to be Chair would be Commissioner Villapudua and Vice Chair to be 
Commissioner McKinney.  Mr. Baral also had Commissioner Tabacco draw a straw to prioritize 
seniority amongst the two newest Commissioners.  Seniority list as follows: Villapudua, 
McKinney, King, Tabacco, and Stewart.   

 
 City Manager, Jill Anderson spoke on Item 3.1 and also thanked the Commission for their time 

and efforts.  
 
Item 3.2:  Project updates. 
 

 Donna informed the Commissioners of the outcome of the items that have been forwarded on to 
the City Council. 

 
Item 3.3:  Public Works Superintendent Michael Riddell to give an update on the watering situation and 
State mandates. 
 

 Michael Riddell presented Item 3.3 and a PowerPoint. 
 

 Planning Commission asked Mr. Riddell questions. 
 

 Mr. Riddell responded to their questions.  
 

 Vice Chair McKinney asked if they could have a handbook on appeals. 
 

 City attorney Robin Baral thought that they could put something together. 
 

 
Item 4.1: Galaxy Theaters Variance 01-2016 – Project Description: The request is to allow a 
proposed 530 square foot IMAX sign at 47 feet in height where a 300 square foot sign at 40 feet in 

4. PUBLIC NOTICE  
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height is permitted.  Project location: 2525 Patterson Road, APN 075-008-029 and is zoned PD42 
(Planned Development) District.   
 
Recommendation:   Recommend that the City Council finds the Project is categorically exempt under 
Section 15311, Class 11 Accessory Structures and approves a variance for a proposed 530 square foot 
IMAX sign at 47 feet in height where a 260 square foot sign at 40 feet in height is permitted or deny the 
variance if findings cannot be made. 
 
 

 Donna M. Kenney introduced item 4.1 and presented the staff report and PowerPoint. 
 

 Planning Commission discussed item. 
 

 Vice Chair McKinney asked some questions. 
 

 Commissioner Tabacco also asked some questions. 
 

 Public Hearing was opened at 6:19 p.m. 
 

 Rich Holmer consultant for Galaxy Theater spoke on behalf of the project. 
 

 Planning Commission had no comments for  Mr. Holmer 
 

 Being there were no additional comments the Public Hearing Closed at 6:25 p.m. 
 

 Planning Commission discussed item. 
 

ACTION:  By motion moved/second (McKinney / Tabacco / passed 4-0) was approved as submitted; 
motion carried by unanimous roll call vote.  
 
Ayes: Planning Commissioners: Villapudua, McKinney, Stewart and Tabacco 

Nays: None 

Absent: King 

Abstained: None 

 
5. COUNTY REFERRAL/CORRESPONDENCE/INFORMATION (Information Only – No Action) 

 
None 

 
6. UP-COMING MEETING AGENDA ITEMS (Information Only – No Action) 

 
Item 6.1:  Diamond Bar West – Architecture and Site Plan Review for the purposed homes to be built by 
McRoy Wilbur Communities to be on the March 16, 2016 Planning Commission agenda. 
 
Item 6.2:  Diamond Bar West – Final Subdivision Map. Applicants are working on the plans for utilities, 
streets, hawk foraging land mitigation and oak tree mitigation. 
 
Item 6.3:  RFP process for comprehensive Zoning Code update, including the Sign Ordinance. 
 
 

 
Item 7.1:  Crossroads Shopping Center, Pad “C” Update - Panda Express (open), Chipotle, Dickey’s BBQ 
Pit, AT&T Store (open), and Five Guys – should be open by mid March. 

7. NEW BUSINESS (Information Only – No Action)  
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Item 7.2:  Crossroads Shopping Center, Pad “G” Update –  (next to Bevmo) America’s Tire plans in  
review. 
 
Item 7.3:  Del Rio building has been purchased by a new owner that plans to have a restaurant/piano bar  
possible. 
 
Item 7.4:  Apartments located at the corner of Third and Topeka also has a new property owner who will  
be finishing up the project. 
 
 
9.           ADJOURNMENT –  There being no further business, Chair Villapudua adjourned the  
              meeting at 7:39 p.m.                           

 
 
 

 
 
 
 
 
ATTEST:               APPROVED: 
 
______________________________                ________________________________  
Donna M. Kenney                                             Carlos Villapudua, Chair 
Recording Secretary                                         Planning Commissioner 
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City of Riverbank 

Planning Commission Meeting 
6707 Third Street • Riverbank • CA 95367 

 

MINUTES 
                            Tuesday, March 15, 2016 

 

 
CALL TO ORDER/ROLL CALL:  
 
Present: Chair Villapudua, Commissioner King and Commissioner Tabacco   
 
Absent: Commissioner: McKinney and Stewart 
 
CONFLICT OF INTEREST: Any Planning Commissioner and Staff who would have a direct Conflict of 
Interest on any scheduled agenda item to be considered are to declare their conflict. 
 
Commissioner King stated he would not be able to vote on the minutes from the January 19

th
 Special 

Planning Commission Meeting as he was absent from the meeting. 
 

1. PUBLIC COMMENTS (No action to be taken) 
At this time, members of the public may comment on any item not appearing on the agenda, and within 
the subject matter jurisdiction of the Planning Commission.  Individual comments will be limited to a 
maximum of 5 minutes per person and each person may speak once during this time; time cannot be 
yielded to another person.  Under State Law, matters presented during the public comment period cannot 
be discussed or acted upon.  For record purposes, state your name and City of residence.  Please make 
your comments directly to the Planning Commission. 
 
None 
 

2. CONSENT CALENDAR 
All items on the Consent Calendar are to be acted upon by a single action of the Planning Commission 
unless otherwise requested by an individual Planning Commissioner for special consideration.  
Otherwise, the recommendation of staff will be accepted and acted upon by roll call vote. 
  
Item No. 2.A:  Posting of the March 15, 2016, Planning Commission Meeting.  
ACTION:  By motion moved/second (Tabacco / King / passed 3-0) was approved as submitted; motion 
carried by unanimous roll call vote. 

Ayes: Planning Commissioners: Villapudua, King and Tabacco 

Nays:  None 

Absent:  McKinney and Stewart 

Abstained:  None 

 
Item No. 2.B:  The Agenda for the March 15, 2016, Planning Commission Meeting.  
ACTION:  By motion moved/second (Tabacco / King / passed 3-0) was approved as submitted; motion 
carried by unanimous roll call vote. 

 

 

The following minutes reflect action minutes, with added clarification for the record.  A copy of the verbatim recording may be 
obtained, for a fee, by contacting the Development Services Department at (209) 863-7128. 
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Ayes: Planning Commissioners: Villapudua, King and Tabacco 

Nays:  None 

Absent: McKinney and Stewart 

Abstained:  None 

 
Item No. 2.C:  The Minutes of the February 29, 2016 Special Planning Commission Meeting, was 
continued until the next Planning Commission Meeting.  
ACTION:  Item was not voted on and was continued until the next Planning Commission Meeting due to 
lack of quorum on this item. 
 

 
Item 3.1: Lee Sandoval / Proposal for Parcel Map 01-2016.  Project Description:  The applicant is 
requesting to divide an existing parcel containing one dwelling unit into two parcels.  The Project is 
exempt from the requirements of CEQA Guidelines pursuant to Section 15315 Minor Land Divisions. 
Property is located at 6125 Roselle Avenue, APN: 132-063-001 and is rezoned Single Family Residential 
(R-1).  The General Plan designation for the site is Low Density Residential (LDR). 
 

 Donna M. Kenney introduced item 3.1 and presented the PowerPoint. 
 

 Planning Commission discussed item and asked Donna M. Kenney questions about the project. 
 

 Donna M. Kenney responded to the Planning Commissions questions. 
 

 Public Hearing was opened at 6:16 p.m. 
 

 Applicant Lee Sandoval spoke on behalf of his project. 
 

 Being there were no further comments the Public Hearing was closed  
 

ACTION:  By motion moved/second (Tabacco / King / passed 3-0) was approved as submitted; motion 
carried by unanimous roll call vote. 

 
Ayes: Planning Commissioners: Villapudua, King and Tabacco 

Nays: None 

Absent: McKinney and Stewart 

Abstained: None 

 
Item 3.2: Mark Wilbur / Diamond Bar West proposal for Architectural and Site Plan Review 
Application No. 01-2016.  Project Description: The applicant is requesting the Architectural and Site 
Plan Review of single family dwelling units for 58 lots in the Diamond Bar West subdivision. The 
architectural review of structures for an approved subdivision is not a Project pursuant to CEQA 
Guidelines. Property is located at Santa Fe Street and Central Avenue, APNs 062-020-005/-019/-027 and 
is zoned Planned Development (PD).  The General Plan designation for the site is Low Density 
Residential (LDR).   
 
 

 Donna M. Kenney presented the staff report and PowerPoint on item 3.2. 
 

 Planning Commission discussed item and asked Donna M. Kenney questions about the project. 
 

 Villapudua asked about the No Parking within cul-de-sacs. 

3. PUBLIC NOTICE  
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 King asked about the difference of Negative Declaration and  Mitigated Negative Declaration. 

 
 Tabacco commented that he liked the single story and front porches. 

 
 Tabacco asked about green areas for the Diamond Bar West and the concern that the residents 

had to travel to parks. 
 

 Donna M. Kenney responded to the Planning Commissioners questions.  
 

 Villapudua had to leave the meeting early and had excused himself. 
 

 Due to the fact that we had two absent Commissioners and the Chair Villapudua, having to leave 
early left us with no quorum, to vote on item 3.2. 
 

 Public Hearing was opened at 6:31 p.m. 
 

 Jolene Anderson resident that lives next to the project asked if she would be required to hook up 
to city sewer and water.  Also stated that the sidewalk is taking up her property frontage and her 
circular driveway will be taken away. 
 

 Gnapp Quen resident that lives next to the project had the same concerns about her sewer and 
water connections. 
 

 Donna M. Kenney informed the two residents that they would not be required to hook up to city 
services, unless they made improvements to their property that were over the threshold limit of 
$10,000.00. 
 

 Applicant Mark Wilbur spoke on behalf of his project. 
 

 Jerry Anderson resident that lives next to the project asked what the city setbacks are from the 
street to the house/garage. 
 

 Donna M. Kenney provided the setbacks per our zoning ordinance. 
 

 Being there were no further comments the Public Hearing was closed at 6:39 p.m. 
 

ACTION:  Item 3.2 was Continued until the next Planning Commission Meeting due to lack of 
quorum. 
 
4. COMMISSION ITEMS (Information Only – No Action)  

 
Item 4.1:  Update on the Planning Commission Academy held March 4-6, 2016. – Commissioners 
discussed their thoughts on the Planning Commission Academy they attended. 
 
5. COUNTY REFERRAL/CORRESPONDENCE/INFORMATION (Information Only – No Action) 

 
None 

 
6. UP-COMING MEETING AGENDA ITEMS (Information Only – No Action) 

 
Item 6.1:  Diamond Bar West – Final Subdivision Map. Applicants are working on the plans for utilities 
and streets. 
 
Item 6.2:  RFP process for comprehensive Zoning Code update, including the Sign Ordinance. 
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Item 7.1:  Crossroads Shopping Center, Pad “C” Update - Panda Express (open), Chipotle (open),  
Dickey’s BBQ Pit (open), AT&T Store (open), and Five Guys (will open in March). 
 
Item 7.2:  Crossroads Shopping Center, Pad “G” Update –  (next to Bevmo) America’s Tire plans in  
review. 
 
8.           ADJOURNMENT – There being no further business, the meeting was adjourned at 6:43 p.m.                           

 
 
 

 
 
 
 
 
ATTEST:               APPROVED: 
 
______________________________                ________________________________  
Donna M. Kenney                                             Carlos Villapudua, Chair 
Recording Secretary                                         Planning Commissioner 

7. NEW BUSINESS (Information Only – No Action)  
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City of Riverbank 

Special 
Planning Commission Meeting 

6707 Third Street • Riverbank • CA 95367 
 

MINUTES 
                            Tuesday, April 5, 2016 

 

 
CALL TO ORDER/ROLL CALL:  
 
Present: Chair Villapudua, Vice Chair McKinney, Commissioner King and Commissioner Stewart   
 
Absent: Commissioner: Tobacco 
 
CONFLICT OF INTEREST: Any Planning Commissioner and Staff who would have a direct Conflict of 
Interest on any scheduled agenda item to be considered are to declare their conflict. 
 
No one declared a conflict. 
 

1. PUBLIC COMMENTS (No action to be taken) 
At this time, members of the public may comment on any item not appearing on the agenda, and within 
the subject matter jurisdiction of the Planning Commission.  Individual comments will be limited to a 
maximum of 5 minutes per person and each person may speak once during this time; time cannot be 
yielded to another person.  Under State Law, matters presented during the public comment period cannot 
be discussed or acted upon.  For record purposes, state your name and City of residence.  Please make 
your comments directly to the Planning Commission. 
 
None 
 

2. CONSENT CALENDAR 
All items on the Consent Calendar are to be acted upon by a single action of the Planning Commission 
unless otherwise requested by an individual Planning Commissioner for special consideration.  
Otherwise, the recommendation of staff will be accepted and acted upon by roll call vote. 
  
Item No. 2.A:  Posting of the April 5, 2016, Special Planning Commission Meeting.  
ACTION:  By motion moved/second (Stewart / McKinney / passed 4-0) was approved as submitted; 
motion carried by unanimous roll call vote. 

Ayes: Planning Commissioners: Villapudua, McKinney, King and Stewart 

Nays:  None 

Absent:  Tabacco 

Abstained:  None 

 
Item No. 2.B:  The Agenda for the April 5, 2016, Special Planning Commission Meeting.  
ACTION:  By motion moved/second (Stewart / McKinney / passed 4-0) was approved as submitted; 
motion carried by unanimous roll call vote. 

 

 

The following minutes reflect action minutes, with added clarification for the record.  A copy of the verbatim recording may be 
obtained, for a fee, by contacting the Development Services Department at (209) 863-7128. 
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Ayes: Planning Commissioners: Villapudua, McKinney, King and Stewart 

Nays:  None 

Absent: Tabacco 

Abstained:  None 

 
Item No. 2.C:  The Minutes of the February 29, 2016 Special Planning Commission Meeting, and March 
15, 2016 Planning Commission Meeting was continued until the next Planning Commission Meeting.  
ACTION:  Item was not voted on and was continued until the next Planning Commission Meeting due to 
lack of attendees on this item. 
 

 
Item 3.1: Mark Wilbur / Diamond Bar West proposal for Architectural and Site Plan Review 
Application No. 01-2016.  Project Description: The applicant is requesting the Architectural and Site 
Plan Review of single family dwelling units for 58 lots in the Diamond Bar West subdivision. The 
architectural review of structures for an approved subdivision is not a Project pursuant to CEQA 
Guidelines. Property is located at Santa Fe Street and Central Avenue, APNs 062-020-005/-019/-027 and 
is zoned Planned Development (PD).  The General Plan designation for the site is Low Density 
Residential (LDR).   
 
 

 Donna M. Kenney introduced item 3.1 and presented the PowerPoint. 
 

 Planning Commission discussed item and asked Donna M. Kenney questions about the project. 
 

 Donna M. Kenney responded to the Planning Commissions questions. 
 

 Planning Commission had question for applicant in regards to CC&R’s. 
 

 Mark Wilbur applicant of project answered the Planning Commission’s questions they had on his 
project. 
 

 Planning Commission asked Donna M. Kenney additional questions to project. 
 

 Donna M. Kenney responded to the Planning Commissioners questions.  
 

 Public Hearing was opened at 6:19 p.m. 
 

 Being there were no further comments the Public Hearing was closed at 6:20 p.m. 
 

ACTION:  By motion moved/second (Stewart / King / passed 4-0) was approved as submitted; motion 
carried by unanimous roll call vote. 
 
Ayes: Planning Commissioners: Villapudua, McKinney, King and Stewart 

Nays: None 

Absent: Tabacco 

Abstained: None 

 

4. COMMISSION ITEMS (Information Only – No Action)  

 
None 

3. PUBLIC NOTICE  
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5. COUNTY REFERRAL/CORRESPONDENCE/INFORMATION (Information Only – No Action) 

 
None 

 
6. UP-COMING MEETING AGENDA ITEMS (Information Only – No Action) 

 
Item 6.1:  Diamond Bar West – Final Subdivision Map. Applicants are working on the plans for utilities 
and streets. 
 
Item 6.2:  RFP process for comprehensive Zoning Code update, including the Sign Ordinance. 
 

 
Item 7.1:  Crossroads Shopping Center, Pad “C” Update - Panda Express (open), Chipotle (open),  
Dickey’s BBQ Pit (open), AT&T Store (open), and Five Guys (will open in March). 
 
Item 7.2:  Crossroads Shopping Center, Pad “G” Update –  (next to Bevmo) America’s Tire plans in  
review. 
 
8.           ADJOURNMENT – There being no further business, the meeting was adjourned at 6:24 p.m.                           

 
 
 

 
 
 
 
 
ATTEST:               APPROVED: 
 
______________________________                ________________________________  
Donna M. Kenney                                             Carlos Villapudua, Chair 
Recording Secretary                                         Planning Commissioner 

7. NEW BUSINESS (Information Only – No Action)  
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CITY OF RIVERBANK  

PLANNING COMMISSION 
STAFF REPORT 

 
Agenda Item No. 3.1         May 17, 2016 
 
APPLICATION: Conditional Use Permit No. 01-2016 – Chipotle Mexican Grill, Inc. – 

Request to sell alcoholic beverages for on premises consumption of 
beer and wine (Class 41 License – On-Sale Beer and Wine - Eating 
Place) in a full service restaurant within the Neighborhood 
Commercial (C-1) Zoning District located at Claribel Rd., Crossroads 
Shopping Center, APN: 075-093-060. 

 
LOCATION: 2207 Claribel Rd. Suite A, Crossroads Shopping Center,  

APN: 075-093-060.   
 
GENERAL PLAN:   Community Commercial 
 
ZONING:    SPA – Specific Plan Area, HC – Highway Commercial Zoning District, 
    C-1 - Neighborhood Commercial 
 
ENVIRONMENTAL  The proposed project will not have a significant effect on the environment 
DETERMINATION:            and is categorically exempt under Article 19 Section 15332 (a-e). 
 
PROJECT PLANNER:  Donna M. Kenney, Planning and Building Manager 
 
RECOMMENDATION:  Conditionally approve the sale of alcoholic beverages for on premise 

consumption within a full service restaurant in the Highway Commercial 
(HC) zoning district. 

 
ACROMYMS:  CEQA – California Environmental Quality Act 
    CUP – Conditional Use Permit 
    RMC – Riverbank Municipal Code 
    SF or sf – Square Feet or Foot 
 
 
I. EXECUTIVE SUMMARY: 
 
The applicant, Chipotle Mexican Grill, Inc. (“Chipotle”) is seeking a conditional use permit pursuant to 
Riverbank Municipal Code (“RMC”) Section 153.361 to allow the sale of beer and wine for on 
premises consumption (Class 41 License) at a full service restaurant, indoors only. With proper 
conditions addressing the sale of alcoholic beverages and property maintenance, the use is not 
expected to impact neighboring commercial uses.  
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II. BACKGROUND AND ANALYSIS: 
 
The applicant owns and operates more than 1,700 restaurants throughout the United States, Canada 
and overseas. The company has had a huge growth rate since first opening in 1993 due to its vision: 
demonstrate that customers could be served good quality food in a distinctive atmosphere, quickly 
and at an affordable price point. Chipotle uses high-quality raw ingredients, classic cooking methods 
and distinctive interior design.  
 
The project, a neighborhood restaurant of 2,000 sf with fifty-five (55) fixed seats, will be open for 
business from 11:00 am to 10:00 pm daily. Twenty (20) employees are employed at eight (8) 
employees per shift. The applicant desires to be able to offer patrons a glass of beer or wine with 
their meals. The subject site is an appropriate place for alcohol service in connection with a bona fide 
eating place. 
 
The proposal is specifically limited to beer and wine service for twenty-three (23) indoor seats. 
Although there is patio seating, alcohol will not be sold for consumption out-of-doors. There will be 
signage both inside and outside the restaurant that prohibits alcoholic beverages on the patio.  
Restaurant staff will continuously monitor the dining areas to ensure a zero tolerance policy on 
outside consumption of alcohol.  The Chipotlle stores in Tulare prohibit drinking on the patio and there 
have been no issues to date.  
 
III. ENVIRONMENTAL DETERMINATION: 
 
The project will have minimal impact upon the environment and meets all applicable criteria to qualify 
as categorically exempt from further review under CEQA.  The project meets the criteria of Article 19 
Categorical Exemptions 15332 (a-e) In-Fill Development Projects.  The project is consistent with the 
applicable general plan designation and all applicable general plan policies as well as with applicable 
zoning designation and regulations.   
  
IV. PUBLIC NOTICE: 

 
The Planning Commission hearing notice was published in the Riverbank News on May 4, 2016 and 
posted at City Hall North and South on May 4, 2016   In addition, the Applicant posted a Notice of 
Development Permit Application at 2207 Claribel Road Suite A in Crossroads on May 4, 2016 and 
notices were distributed to residents and business within 300-feet of the Project site in accordance 
with City standard practices.  At the time of writing this Staff Report (May 11, 2016), the City has not 
received any written public comment.  Written comments received by the City shall be supplied to the 
Commission at the day of the meeting and read into the public record.   
 
V. RECOMMENDATION: 
 
Find that the project is categorically exempt under Article 19 Section 15332 (a-e), and approve the 
Conditional Use Permit pursuant to findings and conditions contained in the attached Resolution. 
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VI. ATTACHMENTS: 1. Resolution No. 2016-013 
 2. Site Plan & Floor Plan 
 
Respectfully Submitted By:     
 
 
__________________________    
Donna M. Kenney 
Planning and Building Manager 

           Donna M. Kenney
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City of Riverbank 
Planning Commission 

Resolution No. 2016-013 
 

A Resolution of the Planning Commission Approving a Conditional Use Permit for the 
Sale of Alcoholic Beverages for On Premises Consumption (Type 41 License) of a Full 

Service Restaurant within the Highway Commercial (HC) Zoning District located at 
2207Claribel Rd. Suite A, Crossroads Shopping Center, APN: 075-093-060. 

  
 

 
Whereas, The proposed sale of permitted alcoholic beverages is located within 

the Crossroads Shopping Center APN: 075-093-060; and 
 
Whereas, the property has a General Plan Land Use Element Designation of 

Community Commercial; and 
 
Whereas, Community Commercial designation explicitly allows for development 

of retail uses along major roadways on the periphery of existing neighborhoods; and 
 
Whereas, the proposed conditional use permit for Chipotle Mexican Grill, Inc. 

would allow beer and wine sales within a full service restaurant within an existing 
shopping center located on the northeast corner of Oakdale Road and Claribel Road; 
and 

 
Whereas, the property has a zoning designation of Specific Plan Area (SPA) 

within the Highway Commercial (HC) District of the Crossroads Specific Plan; and  
 
Whereas, permitted uses in the HC District shall be subject to all provisions of 

the Neighborhood Commercial (C-1) District of the City’s zoning code; and 
 
Whereas, Section 153.076 allows full service restaurants within the 

Neighborhood Commercial (C-1) zoning district; and   
 
Whereas, Section 153.361 of the zoning code requires a use permit for the sale 

of alcoholic beverages; and  
 
Whereas, this use permit shall only apply indoors and shall not apply to a patio 

area or an indoor expansion of the restaurant unless this CUP is amended by the 
Planning Commission in public hearing; and  

 
Whereas, the City of Riverbank has an undue concentration of licenses for the 

retailing of alcoholic beverages; and  
 
Whereas, compliance with the conditions of this use permit is expected to 

mitigate impacts created by the retail sale of alcoholic beverages and will further the 
public convenience by providing the sale of alcoholic beverages within the existing 
Crossroads Shopping Center. 
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Therefore, Be It Resolved by the Planning Commission of the City of Riverbank 
that it hereby approves the use permit to allow the retail sale of alcoholic beverages 
within the existing Crossroads Shopping Center, subject to the following conditions: 

 
1. Applicant shall comply with the City of Riverbank Standard Conditions as 

contained in the Planning Commission Resolution 2013-014 and/or receive 
confirmation from the Community Development Director that a specific condition 
or conditions does not apply to the subject project; and  

 
2. The operator shall operate and abide under all conditions of the State of 

California Alcoholic Beverage Control Type 41 License, On-Sale Beer and Wine - 
Eating Place, in a full service restaurant. This Use Permit is not in effect outside 
of the building - there shall be no alcohol sales in the patio area or within an 
indoor expansion of the restaurant unless this Conditional Use Permit is 
amended by the Planning Commission. 

 
3. The applicant shall insure that the sale of beer and wine does not cause any 

condition that will result in repeated activities that are harmful to the health, 
peace or safety of persons residing or working in the surrounding area.  This 
includes, but is not limited to: disturbances of the peace, illegal drug activity, 
public drunkenness, drinking in public, harassment of passersby, assaults, 
batteries, acts of vandalism, loitering, excessive littering, illegal parking, 
excessive loud noises (especially in the late night or early morning hours), traffic 
violations, lewd conduct, or police detention and arrests.  

 
4. This use permit is subject to a periodic review to monitor potential problems and 

for possible corrective action of the Department.  
 

5. No variance from any City of Riverbank adopted code, policy or specification is 
granted or implied by the approval of this resolution. 

 
6. Chipotle shall be prohibited from externally advertising or promoting specific or 

individual beer, wine and/or distilled spirits, including, but not limited to, window 
and exterior wall signage. 
 

7. Chipotle shall not sell alcoholic beverages to underage minors pursuant to state 
and federal laws.  The offering of sale of such will result in the automatic review 
and possible suspension of this use permit.  

 
8. The retail sale of alcoholic beverages shall not adversely affect the peace, or 

safety within and adjacent to the Crossroads Shopping Center.  If determined 
that selling such products are interfering with the normal operation of the center 
or quiet enjoyment of neighboring properties, the use permit may be reviewed for 
possible suspension of the license.  It is expected that the retail establish will  not 
result in repeated nuisance activities within the premises or in close proximity of 
the premises, including but not limited to disturbance of the peace, illegal drug 
activity, harassment of passersby, acts of vandalism, excessive littering, loitering, 
graffiti, illegal parking, curfew violations, or police detentions and arrests. 

 
9. That it does not result in violations to any applicable provision of any other city, 

state, or federal regulation, ordinance or statute. 
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10. The restaurant shall be assessed an additional $250 annually during the routine 

annual business license renewal process to offset DUI police enforcement 
activities.   

 
Passed and adopted by the Planning Commission of the City of Riverbank at a 

regular meeting held on the 17th day of May 2016, by the following vote: 
 
 
 
 

AYES:   
  
NAYS:  
  
ABSENT:   
       
ABSTAIN:   
 
 
 
Attest:      Approved: 
 
_________________________   __________________________ 
Donna M. Kenney, Secretary   Carlos Villapadua, Chairperson 
Planning and Building Manager                          Planning Commission   
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