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PLANNING COMMISSION AGENDA 
TUESDAY, MARCH 19, 2024 – 6:00 P.M. 

(THE AGENDA PACKET IS ONLINE AT T HTTP://WWW.RIVERBANK.ORG/AGENDACENTER) 

 
  

CALL TO ORDER: Chair:     Joan Stewart 
 
ROLL CALL:  Chair:     Joan Stewart  
   Vice Chair:  Taide Zamora    
   Commissioner: John Dinan 
   Commissioner: Michael “Syd” Halterman 
   Commissioner:  Natasha Basso 
   Commissioner (Alternant):  Steve Link 
   Commissioner (Alternant): Ben Reuben 

 
CONFLICT OF INTEREST 

Any Planning Commission Member or Staff who has a direct Conflict of Interest on any 
scheduled agenda item to be considered is to declare their conflict at this time.  

 

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 Commission Member or 
member of the public for special consideration. Otherwise, the recommendation of staff will be 
accepted and acted upon by motion of the Planning Commission. 

 
Item 2.1: Posting of the Agenda. The Agenda for the March 19, 2024 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 
March 14, 2024.   

 
Item 2.2: Approval of the March 19, 2024 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 2.3: Approval of the February 20, 2024 Planning Commission Meeting minutes. 
 
 

1. PUBLIC COMMENTS (No Action Can 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 3 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 Members. 

 

CITY OF RIVERBANK 

Regular Planning Commission Meeting  

Tuesday, March 19, 2024 AT 6:00 P.M. 

Council Chambers, 6707 Third St., Suite B, Riverbank CA 95367 

http://www.riverbank.org/AGENDACENTER
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  Recommendation: Approval by roll call vote. 
 

1st_______________________________   2nd _______________________________ 
 

 

  
Item 3.1: City of Riverbank 2023 Housing Element Annual Progress Report. An Annual 

Progress Report on the implementation of the City of Riverbank’s Housing 
Element, one of the Elements of the City of Riverbank 2005-2025 General Plan. 

 

4. PLANNING COMMISSION COMMENTS 

. 
 

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

None. 
 

6. STAFF COMMENTS (Information Only – No Action) 

 
Item 6.1:  Miguel Galvez, contract Planner with JB Anderson to update the Commission on 
upcoming planning applications and Council actions. 
 

7. ADJOURNMENT 
           Next Regular Planning Commission meeting –April 16, 2024 @ 6:00 pm.  

 

AFFIDAVIT OF POSTING 

I hereby certify under penalty of perjury, under the laws of the State of California that the foregoing 
agenda was posted 72 hours prior to the meeting in accordance to the California Ralph M. Brown Act.  
Posted this 14th day of March, 2024. 

/s/Janet Smallen, Sr. CDS, City of Riverbank 
 
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 
Administration Dept. at (209) 863-7122 or the City Clerk at cityclerk@riverbank.org at least (48) 
hours prior to the meeting to enable the City to make reasonable arrangements. A notification of 
48 hours before the meeting will enable the City to make reasonable arrangements to ensure any 
special needs are met. [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.  (Exception:  When 
a State statute requires that at a public hearing that includes a substantial number of the 
population that are not able to speak or understand English, the City should provide interpreters. 
This determination is left at the discretion of the City.) 
 

GENERAL INFORMATION 
MEETING SCHEDULE:  The Planning Commission meets on the third Tuesday of each month at  
6:00 p.m. 

3. PLANNING COMMISSION PUBLIC WORKSHOP & OTHER MATTERS 

mailto:cityclerk@riverbank.org
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COMMISSION AGENDA & REPORTS:  The Planning Commission agenda is posted pursuant to the 
California Brown Act, which only requires agenda title pages to be posted near the entrance of 
the location where the meeting is to be held and, when technologically able, on the City’s website.  
Additional documents, that are not privileged, may be provided by the City in its efforts of 
transparency to keep the public well informed.  The agenda packet (agenda plus supporting 
documents) are posted for public review at the Development Services Department, 6617 Third 
Street, Riverbank, CA and at  www.riverbank.org upon distribution to a majority of the Planning 
Commission.  A subscription to receive the agenda can be purchased for a nominal fee through 
the City Clerk’s Office. 
 
PUBLIC HEARINGS:  In general, a public hearing is an open consideration within a meeting of the 
Planning Commission Board, 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. 
 
City Hall Hours:  City Hall is open to the public Monday through Thursday, 7:30 am – 5:30 pm.  
QUESTIONS: Contact the Development Services Department at (209) 863-7138.  
 

  
 

 

PUBLIC “LIVE” VIEWING  

 

• Charter Government Channel – 2 and AT&T U-VERSE – 99 

• YouTube Live – City of Riverbank   

• Via ZOOM Platform (See instructions below)  
 

SUBMITTING PUBLIC COMMENTS FOR THE RECORD 
 
Written comments must be received before 4:00 p.m. on the day of the meeting in order for them 
to be distributed to the Planning Commission prior to consideration of the matter. Written 
comments will not be read aloud at the meeting, but will be reported as received for the record. If 
you do not receive an acknowledgement of receipt within an hour of submission or by 5:00 p.m., 
please call the Planning and Building Manager at (209) 863-7124. 
 

ACCEPTABLE METHODS OF SUBMITTING COMMENTS BEFORE THE 4:00 PM DEADLINE 

 

• Via Mail Service: Mail comments to City of Riverbank, Attn. Planning and Building Manager,  
6707 Third Street, Suite A, Riverbank, CA 95367.  
(Call 209-863-7124 / 209-863-7198 to ensure they were received.) 

 
• Via Email: Email to cityplanner@riverbank.org Note: This technology is not a guaranteed method.) 

Indicate Agenda Item # in the subject line.  
(Call 209-863-7124 / 209-863-7198 to ensure receipt.) 

 

• Oral Comments In-Person: The Chair will ask the public if anyone wishes to comment and at that 
time, you may approach the podium. 

 
JOIN THE MEETING VIA ZOOM PLATFORM 

TELECONFERENCE/VIRUAL PLATFORM PUBLIC PARTICIPATION  

COMMENT PROCEDURES FOR THE PLANNING COMMISSION MEETING HELD 

IN CONFORMANCE WITH THE BROWN ACT 

http://www.riverbank.org/
mailto:cityplanner@riverbank.org


Page 4 of 4 
 

 
Join by this link: https://us02web.zoom.us/j/82147035124 

• Join by accessing website: https://zoom.us/join, enter Webinar ID: 82147035124 

• Join by telephone: 1-669-444-9171 OR 1-669-900-9128, enter Webinar ID: 82147035124 
 
Learn about using ZOOM: - Visit https://zoom.us/j/94943925973?status+success for a free account or to 
download the application. 
 

 

Any documents that are not privileged or part of a Closed Session provided to a majority of the Planning Commission 
Board after distribution of the agenda packet, regarding any item on this agenda, will be made available for public 
inspection at the City Clerk’s Office, 6707 Third Street, Suite A, Riverbank, CA, during normal business hours.  

https://us02web.zoom.us/j/82147035124
https://zoom.us/join
https://zoom.us/j/94943925973?status+success
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City of Riverbank 

Planning Commission Meeting 
City Hall North • Council Chambers 

6707 Third Street • Suite B • Riverbank • CA 95367 

 

MINUTES 
                                   Tuesday, February 20, 2024 

                                  (In-Person) 

 

 
CALL TO ORDER/ROLL CALL:  

 
Present: Commissioners: Basso, Dinan, Zamora, Halterman, Reuben (Alternate)  
 
Absent: Commissioners: Stewart and Link (Alternate) 
 

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. 
 

INTRODUCTIONS 

 
Miguel Galvez, contract Planner with JB Anderson Land Use Planning introduce himself to the 
Commission and also introduce Sam Zepeda-Betancourt as the new Associate Planner. 
 

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 3 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. 

 

• Milt Treewater spoke against the River Walk Project. 
 

• Kent Mitchel spoke against the River Walk Project. 
 

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 2.1: Posting of the Agenda. The Agenda for the February 20, 2024, Planning 

Commission Meeting was posted on the City Community Center bulletin board, 

 

The following minutes reflect action minutes, with added clarification for the record.  A copy of the verbatim recording may be 
obtained, if available, for a fee by contacting the Development Services Department at (209) 863-7128.   
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City Hall North & South bulletin boards, Post Office, city website and emailed to 
the Library on February 7, 2024. 

 
Item 2.2: Approval of the February 20, 2024 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. 
 
ACTION:  By motion moved/second (Zamora / Dinan / passed 5-0) was approved as 
submitted; Motion carried by unanimous roll call vote. 
 
Ayes: Planning Commissioners: Basso, Dinan, Zamora, Halterman and Reuben (Alternate) 

Nays:  None 

Absent: Commissioners: Stewart and Link (Alternate) 

Abstained: None 

 
Item 2.3:   Approval of the Minutes of the November 21, 2023 Planning Commission Meeting,  
  having been read by the individual Planning Commissioners and stands approved     
  as submitted.  Commissioner’s Stewart and Reuben to abstain from voting as they 

were absent from the meeting. 
 
ACTION:  By motion moved/second (Basso / Zamora / passed 4-0-1) was approved as 
submitted; Motion carried by unanimous roll call vote. 
 
Ayes: Planning Commissioners: Basso, Dinan, Zamora, Halterman  

Nays:  None 

Absent: Commissioners: Stewart and Link (Alternate) 

Abstained: Reuben (Alternate) 

 

3. PLANNING COMMISSION PROCEDURES    

 
Item 3.1: Annual Nomination and Appointment of Chair and Vice Chair – per Planning 

Commission Rules and Procedures. Current order is: Chair Basso, Vice Chair Stewart, 
Commissioners Dinan, Zamora, Halterman.  Alternate Commissioner Link and 
Alternate Commissioner is Rueben. 

 
 New order: Chair Stewart, Vice Chair Zamora, Commissioners Dinan, Basso, 

Halterman. Alternate Commissioners Link and Rueben. 
  

ACTION:  By motion moved/second (Zamora / Reuben / passed 5-0) was approved as 
submitted; Motion carried by unanimous roll call vote. 

 
Ayes: Planning Commissioners: Basso, Dinan, Zamora, Halterman, Reuben (Alternate) 

Nays: None 

Absent:  Commissioners: Stewart and Link (Alternate) 

Abstained: None 
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4. PLANNING COMMISSION PUBLIC WORKSHOP & OTHER MATTERS       

The public workshop for Item 4.1 was published on February 7, 2024 in the Riverbank News 

 
ITEM 4.1: Public Workshop on the city’s Housing Element Update.  The workshop will serve to  
provide an overview of the 6th Cycle Housing Element update and new State Housing Law. 
 

• David Niskanen from JB Anderson Land Use Planning presented item 4.1 and Power 
Point presentation. 
 

• Public hearing was opened up at 6:43 p.m. 
 

• Milt Treewater came up and commented on the presentation. 
 

• Being no further comments the Public Hearing was closed at 6:47 p.m. 
 
ITEM 4.2:  Guidance from Planning Commission on a proposed park design on city own property  
near the intersection of Jackson Avenue and Stanislaus Street. 
 

• Miguel Galvez presented item 4.2 and Power Point presentation.   
 

• Michael Patton Director of Parks in Recreation also provided input on item 4.2. 
 

• Brad Hahn volunteer Engineer working with the non-profit developer for the project also 
commented on item 4.2. 

 

• Public Hearing was opened at 7:08 p.m. 
 

• Deanna Garcia resident thinks it’s a good project and thought that having more space for 
units rather than a park site would be best and to have a gathering area near the 
Community Center building would be best. 

 

• Being no further comments the Public Hearing was closed at 7:12 p.m. 
 

• All Planning Commissioners discussed and agreed that the best use of the space would 
to have it as part of the tiny home community as a gathering area for the residents and 
not to have it a public park due to the small size. 

 

• Miguel Galvez informed the Planning Commission he will bring their recommendation to 
the City Council. 

 
 

5.       PLANNING COMMISSION COMMENTS – (Informational Only) NO ACTION 

 
None 

 

6.        COUNTY REFERRAL/CORRESPONDENCE/INFORMATION (Information Only) NO  
            ACTION 

 
None 
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7.        STAFF COMMENTS (Information Only) NO ACTION 

 
ITEM 7.1:  Miguel Galvez, contract Planner updated the Commission on recent City Council 
actions on planning matters.  He also provided information on upcoming Commission items. 

                                                             

9.        ADJOURNMENT - Regular Planning Commission Meeting – March 19, 2024 at  
           6:00 p.m. 
 
 

 
 
 
 
 
 
ATTEST:               APPROVED: 
 

 
______________________________             _________________________________  
Miguel Galvez                                                  Joan Stewart 
Contract Planner                                              Chair Planning Commission 
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CITY OF RIVERBANK 
COMMUNITY DEVELOPMENT DEPARTMENT 
PLANNING COMMISSION - STAFF REPORT 

March 19, 2024 
 

ITEM NO:    3.1 
 
ACTION: City of Riverbank 2023 Housing Element Annual Progress Report. An 

Annual Progress Report on the implementation of the City of Riverbank’s 
Housing Element, one of the Elements of the City of Riverbank 2005-2025 
General Plan. 

 
GENERAL PLAN:   Varies Citywide 
 
ZONING:    Varies Citywide  
 
ENVIRONMENTAL  
DETERMINATION: The proposed Housing Element Annual Progress Report for Calendar 

Year 2023 is not considered a project as prescribed by the California 
Environmental Quality Act (CEQA). No environmental review is necessary 
for this item.  

 
PROJECT PLANNER:  Michael Arroyo, Contract City Planner 
 
ATTACHMENTS: 

1. Planning Commission Resolution No. 2024-001 
2. Housing Element Annual Progress Report for Calendar Year 2023 
 (Tables A through K and LEAP Reporting Table) 

 
 

 
I. SUMMARY: 
 
Each year, California cities are required to prepare an Annual Progress Report (APR) on the status of 
implementing their General Plan’s Housing Element and submit the report to the California 
Department of Housing and Community Development (HCD) and the Governor’s Office of Planning 
and Research (OPR). Using a table format provided by HCD, the annual report provides a snapshot 
of housing unit production across affordability levels, development applications received and 
processed during the reporting year, affordable housing production and provides an update on 
housing program implementation.  The annual report must be provided to the legislature (City 
Council) prior to sending to the State of California HCD.   
 
II. BACKGROUND: 

 
State law requires that general plans include seven elements which must cover the following topics: 
Land Use, Circulation, Housing, Safety, Noise, Conservation, and Open Space. Elements for other 

9



topics of local concern may also be included. The Riverbank General Plan includes four optional 
elements: Community Character and Design, Economic Development, Public Services and Facilities 
and Air Quality. Except for the Housing Element, all elements of the Riverbank General Plan were 
adopted as a single document on April 22, 2009.  State requirements for Housing Elements are more 
detailed and specific than for the other General Plan elements. Housing Elements are updated every 
eight years according to a schedule set by the State. For these reasons the Riverbank Housing 
Element is contained in a separate document which was certified by the California Department of 
Housing and Community Development on December 30, 2015 and then adopted by the City Council 
February 23, 2016. The previous Housing Element covered the eight-year period from 2015 to 2023. 
Other elements may be updated less frequently and typically have a 20-year horizon. 
 

As part of the update to the City’s Housing Element, the City is required to identify sites to 
accommodate its Regional Housing Needs Allocation (RHNA), as determined by HCD and the 
Stanislaus Council of Governments (StanCOG). In summary, the RHNA process allocates the State 
of California’s future housing needs to each County throughout the State. The State of California 
requires HCD to identify housing needs for each region in response to projected population and 
household growth. State law further mandates that each Council of Governments (COG) distribute 
the RHNA to each jurisdiction within the COG’s region, or in this case, StanCOG. As such, the City, in 
an effort to update to the Housing Element, is working to identify sites that could accommodate the 
City’s fair share of the RHNA, in all income categories (e.g. very-low income, above-moderate 
income, etc.). 
 

Under California Government Code Section 65400, the City is required to prepare a General Plan 
Housing Element Annual Progress Report for submittal to the City Council, OPR and HCD by April 1st 
of each year. The purpose of the annual report is to provide the City Council and the State 
Department of Housing and Community Development (HCD) a progress report on the General Plan 
Housing Element’s implementation status toward meeting the City’s fair share in the RHNA (as 
discussed above).   
 

The forms provided online by HCD have recently been updated pursuant to Assembly Bill 879 (AB 
879) and Senate Bill 35 (SB 35). The forms (see attached Tables A through K) provided by HCD 
require the following information: 
 

• Status of the plan and progress in it is implementation. 

• Progress in meeting its share of the regional housing needs.  

• The number of housing development applications received in the prior year. 

• The number of units included in all development applications in the prior year. 

• The number of units approved and disapproved in the prior year. 

• The degree to which its approved general plan complies with the guidelines developed. 

• List of sites rezoned to accommodate that portion of the City’s share of the regional housing 
need for each income level. 

• Number of net new units of housing, including both rental and for-sale housing, that have been 
issued an entitlement, a building permit, or a certificate of occupancy. 

 
III. ANALYSIS: 
 
Staff has prepared the 2023 Riverbank Housing Element Annual Progress Report, included as an 
attachment to this staff report. Highlights of the 2023 calendar year include:  
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Progress Towards RHNA Goals 
 
The RHNA table for the current Housing Cycle has been updated to reflect progress made towards 
the City’s RHNA goal and is presented in Table B below and attached to this Staff Report in 
Attachment B. In Summary, the City of Riverbank reports progress on the following goals:   
 

o Ten (10) percent of the Very Low-Income goal; 
o Eighteen (18) percent of the Low-Income goal; 
o Less than three (3) percent of the Moderate-Income goal; and 
o Eighty (80) percent of the Above Moderate-Income goal. 

 
The details of the housing units constructed during for each calendar year from 2015 through 2023 
are as follows: 
 

 
 
New Home Construction 
 
The City of Riverbank issued building permits for one hundred forty (140) above moderate-income 
residential units in 2023; all were for Single-Family Dwellings (SFDs). The majority of the building 
permits were issued in Crossroads West Specific Plan area. Five (5) building permits were issued for 
moderate-income category Accessory Dwelling Units. No permits were issued for very low- and low-
income categories.  
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Architectural and Site Plan Review (ASPR) Applications Processed in 2023 
 
In calendar year 2023, the City of Riverbank received nine ASPR applications and approved six 
ASPR applications for the development of new housing and they are listed below: 
 

• ASPR for an 8 single family unit project- Morrill Tiny Homes Village 

• ASPR for a 40 single family unit project - Countryside No. 2 Subdivision 

• ASPR for an 85 single family unit project – Diamond Bar East subdivision 

• ASPR for a 47 single family unit project - Heritage Subdivision 

• APSR for a 28 single family unit project – Ward Villas  
 
Actual Housing development after January 1, 2024 will be counted in the following housing element 
cycle. 
 
IV. Public Participation 
 
This item is considered administrative and does not require public notice beyond posting of the 
agenda. 
 
V. ENVIRONMENTAL REVIEW: 
 
The proposed Housing Element Annual Progress Report for Calendar Year 2023 is not considered a 
project as prescribed by the California Environmental Quality Act. No environmental review is 
necessary for this item.  
 
VI. RECOMMENDATION: 
 
Staff recommends the Planning Commission approve Resolution No. 2024-XX, recommending the 
City Council to direct staff to transmit the report to the Governor’s Office of Planning and Research 
(OPR) and the State Department of Housing and Community Development (HCD).  
 
 
ATTACHMENTS 

1. Draft Planning Commission Resolution No. 2024-XX 
2. Housing Element Annual Progress Report Tables A- K for Calendar Year 2023 
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City of Riverbank 
Planning Commission 

 Resolution No.  2024-001 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF RIVERBANK, 
CALIFORNIA, RECOMMENDING THE CITY COUNCIL RECEIVE AND ACCEPT THE 
HOUSING ELEMENT ANNUAL PROGRESS REPORT FOR CALENDAR YEAR 2023 AND 
AUTHORIZE STAFF TO SUBMIT THE REPORT TO THE GOVERNOR’S OFFICE OF 
PLANNING AND RESEARCH AND THE CALIFORNIA DEPARTMENT OF HOUSING AND 
COMMUNITY DEVELOPMENT 

 
WHEREAS, California Government code section 65400 (2), requires the planning agency to 

provide an annual report to the City Council, the Governor’s Office of Planning and Research (OPR), 
and the State Department of Housing and Community Development (HCD) regarding progress 
toward implementing the housing element of the general plan; and 

 
WHEREAS, planning staff has prepared an annual progress report for the calendar year 2023, 

utilizing the prescribed forms and instructions provided by HCD; and 
 
WHEREAS, the Planning Commission has reviewed all written evidence and oral testimony 

presented to date. 
 
NOW THEREFORE, BE IT RESOLVED that the City of Riverbank Planning Commission 

based on substantial evidence in the administrative record of proceedings and pursuant to its 
independent review and consideration, does hereby recommend that the City Council receive and 
accept the annual progress report on the Housing Element, attached and incorporated by reference 
herein, and authorize staff to forward the report to the Governor’s Office of Planning and Research 
and the State Department of Housing and Community Development pursuant to Government Code 
Section 65400(2).  
 
The foregoing Resolution was passed and adopted by the Planning Commission of the City of  
 
 PASSED AND ADOPTED by the Planning Commission of the City of Riverbank at a regular 
meeting held on March 19, 2024, moved for adoption by Commissioner ________ and duly seconded 
by Commissioner _________; passed by the following roll call vote: 

 
AYES: 
   
NOES:  
 
ABSENT:  
 
ABSTAIN:  
 
Attest:       Approved: 
_____________________________________             ___________________________________ 
Miguel Galvez                          Joan Stewart, Chairperson 
Interim Building and Planning Manager   Planning Commission 
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