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PLANNING COMMISSION AGENDA 
TUESDAY, AUGUST 20, 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 Board unless 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 Board. 

 
Item 2.1: Posting of the Agenda. The Agenda for the August 20, 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 August 
15, 2024.   

 
Item 2.2: Approval of the August 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. 

 
 
 
 

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 Board. Individual 
comments will be limited to a maximum of 3 minutes (or as stated by the presiding Officer) 
and 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, August 20, 2024 AT 6:00 P.M. 

Council Chambers, 6707 Third St., Suite B, Riverbank CA 95367 
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  Recommendation: Approval by roll call vote. 
 

1st_______________________________   2nd _______________________________ 
 

Item 2.3: Approval of the June 18, 2024 Planning Commission Meeting minutes, having been 
read by the individual Commissioners and stands approved as submitted.  Abstain 
from voting: Basso, Stewart and Halterman. 

 
 

  Recommendation: Approval by roll call vote. 
 

1st_______________________________   2nd _______________________________ 
 

3.     POLICE & FIRE PRESENTATION – (Informational Only – No Action) 

  

Item 3.1:  Presentation from Chief Ridenour and Deputy Chief Clint Bray on illegal firework 
dangers and enforcement strategies. 
 

 

Item 4.1:  Architecture & Site Plan Review 04-2024 (Dept. File #24-0010) – Countryside 
III – California Avenue and Central Avenue, APN: 062-022-020. Architecture and Site 
Plan Review (ASPR) for Countryside III, a twenty-three (23) lot subdivision with one (1) lot, 
Lot A, serving as the development’s storm drain basin. Countryside III is the third and final 
phase for the Countryside development 
 

  Recommendation:  Approval of Resolution 2024-004 to approve the ASPR 
 

1st_______________________________   2nd _______________________________ 
 
 

5. PLANNING COMMISSION COMMENTS 

 
 

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

 
Item 6.1: Correspondence received from Modesto City Schools regarding 2024 School Impact Fee 
Increases 

 

7. STAFF COMMENTS (Information Only – No Action) 

 
Item 7.2: Joshua Mann, Community Development Director to update the Commission on upcoming 
planning applications and Council actions. 
 
 

8. ADJOURNMENT 
           Next Regular Planning Commission meeting – September 17, 2024 @ 6:00 pm.  

 
 

4. PLANNING COMMISSION PUBLIC HEARINGS  

The public notice for items 4.1 were published on August 7, 2024 in the Riverbank News. 
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AFFIDAVIT OF POSTING 

I hereby certify under penalty of perjury, under the laws of the State of California that the foregoing agenda 
was posted at the meeting location, on the North & South City Hall public exterior bulletin board, Riverbank 
Community Center exterior bulletin, and the City’s website 72 hours prior to the meeting in accordance to the 
California Ralph M. Brown Act. Posted this 15th day of August, 2024. 

/s/Janet Smallen, Sr. CDS, City of Riverbank 
 

ADA COMPLIANCE STATEMENT 
 

In compliance with the Americans with Disabilities Act, and the Governor’s Executive 
Order N-29-20, the City will make every effort to make reasonable modifications or 
accommodations from individuals with disabilities.  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 for accessibility. 

 
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. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

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.  
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PUBLIC “LIVE” VIEWING  

• Government Channels: Charter – 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 jmann@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, at that 
time you may approach the podium. 

• Oral Comments Via Zoom:  The Chair will announce when public comments may be made for 
a limit of 3minutes on the agenda item being considered, at which time you will: 
(please make sure the volume on your video device or any nearby device is turned down.) 

o Using a computer – click on the “raise hand” feature in the webinar controls.  This will 
alert staff that you wish to speak, and you will be unmuted. 

o Using a Phone – press *9 to “raise the hand”.  This will alert staff that you wish to speak, 
and you will be unmuted. 

 
JOIN THE MEETING VIA ZOOM PLATFORM 

Join by this link:  https://us02web.zoom.us/j/86737881996 
Join by accessing website: https://zoom.us/join, enter Webinar ID: 867 3788 1996 
Join by telephone: 1-669-444-9171 OR 1-669-900-9128 or 1-336-248-27799, enter 
Webinar ID: 867 3788 1996 
 
Learn about using ZOOM: - Visit https://zoom.us/j/94943925973?status+success for a free 
account or to download the application. 

Teleconference Phone Number (This system is a backup for ZOOM technical difficulties only when 
providing oral comments.)  If there are technical difficulties or disconnection with ZOOM while 
making oral comments, please immediately call the teleconference phone number (209) 863-7151 
so that Planning may receive your comments.  Planning will be waiting for your call.  Thank you. 

 

TELECONFERENCE/VIRUAL PLATFORM PUBLIC PARTICIPATION 
COMMENT PROCEDURES FOR THE PLANNING COMMISSION 
MEETING HELD IN CONFORMANCE WITH THE BROWN ACT 
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This table is not for publication 

PUBLISH DATE: August 7, 2024  
 

DEPT.:  Planning Riverbank News 

 

NOTICE OF PUBLIC HEARING 
CITY OF RIVERBANK PLANNING COMMISSION 

 
NOTICE IS HEREBY GIVEN that the Planning Commission of the City of Riverbank will 
hold a public hearing on Tuesday, August 20, 2024, at 6:00 p.m. or soon thereafter as 
practical via the Zoom virtual platform and in-person attendance in the City Council 
Chambers at 6707 Third Street, Suite B, Riverbank, CA. This meeting will be held in 
accordance with the Brown Act amendment (AB 361). This public hearing is to consider 
the following matter: 
 
Architecture and Site Plan Review 04-2024 (Dept. File #24-0010) – Countryside III 
The proposed project is an application for Architecture and Site Plan Review (ASPR) for 
Countryside III, a twenty-three (23) lot subdivision with one (1) lot, Lot A, serving as the 
development’s storm drain basin. Countryside III is the third and final phase for the 
Countryside development. The proposed project is located at the northwest corner of 
Kentucky Avenue and Central Avenue; located east of Claus Road, south of Riverbank 
Highschool, and south of California Street. The proposed project offers four (4) different 
plans ranging in size from 1,742 square feet to 2,118 square feet; each plan offers three 
(3) unique elevations and up to twelve (12) color schemes across all plans offered. This 
ASPR will not have a significant effect on the environment. The architectural review of 
structures for an approved subdivision is not considered a Project pursuant to CEQA 
Guidelines. 
 

Planning Commission Meeting 
August 20, 2024 at 6:00 pm 

City Hall Council Chambers - 6707 Third St., Suite B - Riverbank, California 
 

REPORT AVAILABILITY: Public materials pertaining to the presentation of the subject matter 
are made available as part of the agenda packet at http://www.riverbank.org/AgendaCenter upon 
distribution to a majority of the Planning Commission, (72 hours prior to the meeting), and may 
be viewed at the City Clerk’s Office, 6707 Third St., Suite A, Riverbank, during normal business 
hours.     
 
ALL INTERESTED PERSONS are invited to participate in this public meeting to express views 
or submit evidence for or against the subject matter being considered. Comments are not 
accepted via telephone.  The following submission of comments are accepted for the record. 

City of Riverbank 
Community Development Department 
Planning • Building • Code Enforcement 

6617 Third Street, Riverbank, CA 95367 
Mailing Address: 6707 Third Street, Riverbank, CA  95367 

Office (209) 863-7127   Fax (209) 869-7126 
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Written Comments Prior to the Meeting.  Written comments may be delivered in-person to the 
City of Riverbank, City Clerk’s Office, 6707 Third St., Suite A, Riverbank, 95367. Written 
comments submitted via email to jmann@riverbank.org or via Mail Delivery Service requires a 
follow up phone call to (209) 863-7124 for verification of receipt by staff.  All written comments 
must be received by the City Clerk no later than 4:00 p.m. on the day of the meeting.  
Comments received by the deadline will be distributed to the Planning Commission for 
consideration and will be made part of the official record, but will not be read aloud during the 
meeting. 
 
Oral Comments In-Person During the Meeting.  Oral comments may be made at the time the 
Chair officially opens the hearing for public comment and in the order as called upon by the Chair. 
Public attendees in the Council Chambers may approach the podium upon the Chair’s request to 
do so.   
 
ADA COMPLIANCE:  In accordance with ADA, every effort will be made to accommodate any 
person requiring special assistance to participate in the meeting. Contact the City Clerk at (209) 
863-7198 or cityclerk@riverbank.org at least (48) hours prior to the meeting.  
 
Questions regarding the proposed subject matter may be made to Contract City Planner Michael 
Arroyo at (209) 863-7124 or email planning@riverbank.org or email the City Clerk. Questions in 
regards to meeting procedures contact the City Clerk (209) 863-7198 or call the Administration 
Dept. at (209) 863-7122 prior to 4:00 p.m. on the day of the meeting. 
 
Published this 7th day of August 2024. 

 /s/ Michael Arroyo, Contract Planner, City of Riverbank 

 

 

 

 

AFFIDAVIT OF POSTING 

I, Janette Vasquez, hereby certify under penalty of perjury under the laws of the State 
of California that the foregoing public notice was posted on the exterior bulletin board 
of North City Hall, South City Hall, and at the Community Center, Riverbank, CA.  
Dated this 7th day of August 2024. 

/s/ Janette Vasquez, Community Development Specialist, Riverbank, CA 

For official use only:   

Posted: 8/7/2024 Publish: 8/7/2024 Remove: 8/21/2024 
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NOTICE OF PUBLIC HEARING
CITY OF RIVERBANK PLANNING

COMMISSION
NOTICE IS HEREBY GIVEN that the
Planning Commission of the City of
Riverbank will hold a public hearing on
Tuesday, August 20, 2024, at 6:00 p.m.
or soon thereafter as practical via the
Zoom virtual platform and in-person
attendance in the City Council Chambers
at 6707 Third Street, Suite B, Riverbank,
CA. This meeting will be held in
accordance with the Brown Act
amendment (AB 361). This public
hearing is to consider the following
matter:
Architecture and Site Plan Review
04-2024 (Dept. File #24-0010) –
Countryside III The proposed project is
an application for Architecture and Site
Plan Review (ASPR) for Countryside III, a
twenty-three (23) lot subdivision with
one (1) lot, Lot A, serving as the
development’s storm drain basin.
Countryside III is the third and final
phase for the Countryside development.
The proposed project is located at the
northwest corner of Kentucky Avenue
and Central Avenue; located east of
Claus Road, south of Riverbank
Highschool, and south of California
Street. The proposed project offers four
(4) different plans ranging in size from
1,742 square feet to 2,118 square feet;
each plan offers three
(3) unique elevations and up to twelve
(12) color schemes across all plans
offered. This ASPR will not have a
significant effect on the environment.
The architectural review of structures for
an approved subdivision is not
considered a Project pursuant to CEQA
Guidelines.

Planning Commission Meeting
August 20, 2024 at 6:00 pm

City Hall Council Chambers - 6707
Third St., Suite B - 

Riverbank, California
REPORT AVAILABILITY: Public
materials pertaining to the presentation
of the subject matter are made available
as part of the agenda packet at
http://www.riverbank.org/AgendaCen
ter upon distribution to a majority of the
Planning Commission, (72 hours prior to
the meeting), and may be viewed at the
City Clerk’s Office, 6707 Third St., Suite A,
Riverbank, during normal business
hours.
ALL INTERESTED PERSONS are invited
to participate in this public meeting to
express views or submit evidence for or
against the subject matter being
considered. Comments are not accepted
via telephone. The following submission
of comments are accepted for the
record. 
Written Comments Prior to the
Meeting. Written comments may be
delivered in-person to the City of
Riverbank, City Clerk’s Office, 6707 Third
St., Suite A, Riverbank, 95367. Written
comments submitted via email to
jmann@riverbank.org or via Mail
Delivery Service requires a follow up
phone call to (209) 863-7124 for
verification of receipt by staff. All written
comments must be received by the City
Clerk no later than 4:00 p.m. on the
day of the meeting. Comments
received by the deadline will be

7



distributed to the Planning Commission
for consideration and will be made part
of the official record, but will not be read
aloud during the meeting.
Oral Comments In-Person During the
Meeting. Oral comments may be made
at the time the Chair officially opens the
hearing for public comment and in the
order as called upon by the Chair. Public
attendees in the Council Chambers may
approach the podium upon the Chair’s
request to do so.
ADA COMPLIANCE: In accordance with
ADA, every effort will be made to
accommodate any person requiring
special assistance to participate in the
meeting. Contact the City Clerk at (209)
863-7198 or cityclerk@riverbank.org at
least (48) hours prior to the meeting.
Questions regarding the proposed
subject matter may be made to Contract
City Planner Michael Arroyo at (209)
863-7124 or email
planning@riverbank.org or email the
City Clerk. Questions in regards to
meeting procedures contact the City
Clerk (209) 863-7198 or call the
Administration Dept. at (209) 863-7122
prior to 4:00 p.m. on the day of the
meeting.
August 7, 2024
RN#24-109
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Riverbank Planning Commission 
Minutes from June 18, 2024 
Page 1 of 4 

 

 

 
City of Riverbank 

Planning Commission Meeting 
City Hall North • Council Chambers 

6707 Third Street • Suite B • Riverbank • CA 95367 

 

MINUTES 
                                   Tuesday, June 18, 2024 

                                  (In-Person) 

 

 
CALL TO ORDER/ROLL CALL:  

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

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 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. 

 

• Richard Homer spoke on the need of a park in District 3 on Jackson, instead of 
the site being considered a tiny home village. 
 

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 June 18, 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 
June 14, 2024. 

 
Item 2.2: Approval of the June 18, 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. 
 

 

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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Riverbank Planning Commission 
Minutes from June 18, 2024 
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Item 2.3: Approval of the March 19, 2024 Planning Commission Meeting minutes. 
 
 
ACTION:  By motion moved/second (Dinan / Rueben passed 3-0-1) was approved as 
submitted; Motion carried by unanimous roll call vote. 
 
Ayes: Planning Commissioners: Basso, Dinan, Zamora, and Reuben (Alternate) 

Nays:  None 

Absent: Commissioners: Basso, Stewart and Halterman 

Abstained: Link absent 

 

3. PLANNING COMMISSION PUBLIC WORKSHOP & OTHER MATTERS    

 
Item 3.1: Architecture and Site Plan Review 08-2023 (Dept. File #23-0020) – Masonic Lodge 
- Black Diamond Event Center, 6701 2nd St., APN: 132-010-051 
The proposed Architecture and Site Plan Review (ASPR) application proposes modifications to 
the exterior of the existing building located at 6701 Second Street, Riverbank (APN 132-010-051).  
A Conditional Use Permit was previously approved on March 21, 2023, to allow the sale of alcohol 
by the drink and live music with dancing for the Black Diamond Event Center.  The current 
application is to consider the installation of new windows and doors on the existing building.  This 
ASPR was analyzed pursuant to the California Environmental Quality Act (CEQA). The Project is 
categorically exempt pursuant to CEQA Guidelines Section 15301, Exemption for Existing 
Facilities. 

 

• Michael Arroyo, contract planner with JB Anderson Land Use Planning, presented item 
3.1 and Power Point. 

 

• Staff had no comments 
 

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

• Evelyn Halbert resident spoke against item 3.1 and had questions on the standard 
conditions. 

 

• Michael Arroyo responded the questions on the standard conditions. 
 

• Being no further comments the Public Hearing was closed at 6:25 p.m. 
 
ACTION:  By motion moved/second (Link / Dinan / passed 4-0) was approved as 
submitted; Motion carried by unanimous roll call vote. 

 
Ayes: Planning Commissioners: Dinan, Zamora, Link (Alternate) and Reuben (Alternate) 

Nays: None 

Absent:  Commissioners: Basso, Stewart and Halterman 

Abstained: None 

 
 
 
 

The public workshop for Item 3.1 & 3.2 were published on June 5, 2024 in the Riverbank News 
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Item 3.2: Architecture and Site Plan Review 09-2023 (Dept. File #23-0026) – Lucky House 
Tiny Homes – Yongwei Huang, APN: 075-010-065  
The proposed Architecture and Site Plan Review (ASPR) application proposes the development 
of a Tiny House Village of thirty-eight detached residential dwellings with private streets to be 
located on vacant land between Ward Avenue and the westerly extension of Ross Avenue (APN 
075-010-065).  This ASPR was analyzed pursuant to the California Environmental Quality Act 
(CEQA). The Project is categorically exempt pursuant to CEQA Guidelines Section 15332, 
Exemption for In-fill Development Projects. 
 

• Joshua Mann, Community Development Director excused himself from item 3.2, as he 
was previously involved with the project at his prior place of employement, before coming 
to the city.    

 

• Miguel Galvez, contract planner with JB Anderson Land Use Planning, presented item 3.2 
and Power Point. 

 

• Planning Commissioner Zamora asked some questions on the private streets north and 
how would the rent would be based. 

 

• Miguel Galvez, explained that due to state funding it will be monitored by the state for the 
low income and discussed the private street questions. 

 

• Planning Commissioner Link, asked about it being possible gated. 
 

• Miguel Galvez responded that the applicant purposed the project as is. 
 

• Public Hearing was opened at 6:56 p.m. 
 

• Owner of Smooth as Glass asked if Ross Ave. would be going through, as he stated cars 
would speed down it. 

 

• Miguel Galvez responded to his question. 
 

• Derrick Artis with Mid Valley Engineering, Engineer spoke on the project. 
 

• Planning Commissioner Zamora asked if there would be speed bumps for traffic calming. 
 

• Being no further comments the Public Hearing was closed at 6:59 p.m. 
 
ACTION:  By motion moved/second (Rueben / Dinan / passed 4-0) was approved as 
submitted; Motion carried by unanimous roll call vote. 

 
Ayes: Planning Commissioners: Dinan, Zamora, Link (Alternate) and Reuben (Alternate) 

Nays: None 

Absent:  Commissioners: Basso, Stewart and Halterman 

Abstained: None 
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4. PLANNING COMMISSION COMMENTS       

 
None 

 

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 Land Use Planning, gave an 
updated on future outreach and upcoming workshops for the Housing Element Update.   
 
Item 6.2:  Miguel Galvez, introduced Joshua Mann to the Commission as the new Community 
Development Director. 
 
Item 6.3:  Joshua updated the Commission on some items that will be going to City Council and 
also informed them of some applications that will be coming to the Planning Commission in the 
near future.  He also gave them an update of the River Walk Draft EIR where it is at in the 
process. 

 

9.        ADJOURNMENT - Regular Planning Commission Meeting – July 16, 2024 at  
           6:00 p.m. 
 
 

 
 
 
 
 
 
ATTEST:               APPROVED: 
 

 
______________________________             _________________________________  
Joshua Mann                                                   Taide Zamora 
Community Development Director                   Vice Chair Planning Commission 
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Agenda Item 3.1 

Riverbank Planning Commission 

Meeting of August 20, 2024 

CITY OF RIVERBANK 
PLANNING COMMISSION 

 
STAFF REPORT  

 
 

 
ITEM NO:  3.1       August 20, 2024 
 
SUBJECT:  Presentation – Illegal Fireworks – Presentation by Ed Ridenour,   
   Chief of Police and Clint Bray, Stanislaus Consolidated Fire  
   Protection District. 
 
SUBMITTED BY: Ed Ridenour, Police Chief 
 
RECOMMENDATION:   
 

It is recommended that the Planning Commission receive a presentation from Chief 
Ridenour and Deputy Chief Clint Bray on illegal firework dangers and enforcement 
strategies. 
 

SUMMARY: 
 

The City of Riverbank is committed to the safety and wellbeing of all residents. As part 
of this commitment, Deputies identified illegal fireworks activity throughout the City of 
Riverbank during the 4th of July Holiday. 
 
Those found in the possession or discharge of illegal fireworks were sent an 
administrative citation for $1,000 for the first offense, $2,000 for the second, and $3,000 
for any subsequent offense. 
 
The goal of the safety campaign is to provide education and make residents aware of 
the potential risks of using fireworks, the consequences of possessing/using illegal 
fireworks, and provide tips on how to correctly use legal fireworks for safe 4th of July 
celebrations. 
 
To report misuse of fireworks and possession/use of illegal fireworks contact non-
emergency dispatch’s phoneline at (209) 552- 2472. Only call 9-1-1 in an emergency. 
 
FINANCIAL IMPACT 
 
There is no financial impact with the report. 
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Riverbank Planning Commission 

Staff Report 3.1 

Meeting of August 20, 2024 

Page 1 of 5 
 

CITY OF RIVERBANK 
PLANNING COMMISSION 

 
 

STAFF REPORT 
 
 

ITEM NO:    3.1                     August 20, 2024

  
 
APPLICATION: Architecture & Site Plan Review 04-2024 (Dept. File #24-

0010) – Countryside III – California Avenue and Central 
Avenue, APN: 062-022-020. Architecture and Site Plan 
Review (ASPR) for Countryside III, a twenty-three (23) lot 
subdivision with one (1) lot, Lot A, serving as the 
development’s storm drain basin. Countryside III is the third 
and final phase for the Countryside development. The 
proposed Architecture and Site Plan review is subject to 
approval by the Planning Commission pursuant to Section 
153.095(G) of the City of Riverbank Code of Ordinances. 

 
OWNER: McRoy Wilbur Communities 
 605 Standiford Avenue Suite H 
 Modesto, CA 95350 
 
APPLICANT  
REPRESTATIVE: Ian Wilbur 
 
GENERAL PLAN:   Low Density Residential (LDR) 
 
ZONING:    Planned Development (PD) 
 
ENVIRONMENTAL  
DETERMINATION: This ASPR will not have a significant effect on the 

environment. The architectural review of structures for an 
approved subdivision is not considered a Project pursuant to 
CEQA Guidelines. 

 
PROJECT PLANNER:  Michael Arroyo, Contract City Planner  
 
RECOMMENDATION:  Approve the Architecture and Site Plan Review subject to the 

conditions in Resolution 2024-004 (Attachment 1). 
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Riverbank Planning Commission 

Staff Report 3.1 

Meeting of August 20, 2024 

Page 2 of 5 
 

ACROMYMS:   CEQA – California Environmental Quality Act 
    FT – Feet or foot 

 HOA - Home Owners Association 
 LDR - Low Density Residential 
 LID - Low Impact Development 
 

 
I. EXECUTIVE SUMMARY: 
 
The applicant proposes the architectural review of twenty-two (22) single family 
residences within Countryside III subdivision. The Vesting Tentative Subdivision Map 
(VTM 04-2023) to subdivide Countryside III was approved by the City of Riverbank’s 
Planning Commission on November 21st, 2023. On and off-site improvements are 
currently being constructed. The architecture and design proposed, including the 
Elevations and Plans offered, are identical to the Countryside I and Countryside II 
developments. The City of Riverbank’s Planning Commission recommended approval for 
Architecture and Site Plan Review No. 02-2020 for Countryside I and Countryside II to 
City Council by Resolution No. 2020-006 on Tuesday, July 21, 2020.  
 
II. ARCHITECTURE AND DESIGN: 
 

 
Model Name  Sq. Ft. Bedrooms Bathrooms Notes 

Peach Tree 

 

1742 sf 3 2 
Energy efficient stucco application, 

vinyl clad windows, front yard  

Grapevine  

 

1868 sf 3 3 
landscaping, rear and side yard 

fencing, color accented window trim 

Orange Blossom  

 

2105 sf 4 2.5 
and doors, stone accents, tile roofs, 

metal garage doors with remote  

Willow Tree 

 

2118 sf 
4 3 

control openers, full perimeter rain 

gutters, covered rear patio, satellite 

connection. 

 

 
1. Porches, Entries, and Courts – A clear sense of entry and design interest to a 

home is provided through the inclusion of porches and other architectural 
elements that contribute to a sense of place and activity. All four (4) floor plans 
include a small front porch and a rear covered patio. In addition, all have a foyer 
or entry hall at the front door. There are two (2) courts proposed. 
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2. Garage Frontage and Placement – Each dwelling unit has two (2) covered 
spaces in the garage. For garages accessed from the street, the zoning code 
requires the garage face to be recessed a minimum of twenty (20) feet from the 
front property line. Garages are recessed behind the house facades to reduce 
the prominence of the garage doors. 

  
3. Driveways and Parking – As noted above, there are two (2) parking spaces in 

each garage. All driveways have room to park two (2) vehicles and still provide 
clearance for the public sidewalk. Street parking is permitted.  

 
4. Fences, Walls, and Entry Features – The designs of walls and fences, as well as 

the materials used, should be consistent with the overall development’s design. 
Fence and wall color should be compatible with the development and adjacent 
properties.  

 

5. Landscaping – Front yard, basin, and any common area landscape and irrigation 
plans will be reviewed and approved as a Condition of Approval. The City 
currently contracts with a landscape architect for those approvals upon 
application by the developer.  

 

III. GENERAL PLAN CONSISTENCY: 
 
The Planning Commission must determine General Plan consistency relevant to the 
Architectural and Site Plan Review: 
 

1. Policy Design-3.2: Approved plans, projects, and subdivision requests shall 
provide residential site and building design that contributes to an attractive 
pedestrian friendly environment along neighborhood streets. The developer 
has provided residential building designs with garage placements that are 
recessed to prevent monotonous streetscapes and adds to a pedestrian friendly 
environment. 

 
2. Policy Design-4.2: Approved projects, plans and subdivisions shall provide 

diversity among dwelling units in the use of color, building materials, floor 
plan lay-outs, square footages, and roof-lines. Approved projects, plans, and 
subdivision requests shall maintain continuity of a few overall urban design 
features to provide context between individual units and the neighborhood. 
The developer has provided four (4) models and twelve (12) color schemes to 
provide diversity among the dwelling units. The dwellings will vary in the use of 
color, building materials, floor plan lay-outs, square footages, roof-lines, and 
architectural details. These details include shutters, flower boxes, pillars, 
decorative vents, brick, rock, shake shingles, accent windows and foam trim. 
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3. Policy Design-5.2: The City will encourage the use of porches, stoops, and 
other elements that provide a place to comfortably linger and thereby 
“provide eyes on the street,” helping to maintain a sense of security within 
neighborhoods. The developer has provided a street-facing front porch for each 
unit and mailboxes will be installed in a heavy use area. 

 

IV. FINDINGS 
 
The Riverbank Planning Commission must make the following findings in order to 
approve the project: 
 

1. The proposed project, together with the provisions for its design and 
improvements, is consistent with the goals, policies, program and uses of 
the General Plan. The proposed project is consistent with General Plan Policies 
Design-3.2, Design-4.2, and Design-5.2 as discussed above. 

 
2. The proposed Architecture and Site Plan Review along with Conditions of 

Approval is in conformity with both the intent and provisions of the Zoning 
Ordinance, Title 153, of the City of Riverbank Code of Ordinances. As 
reviewed by staff, all requirements and conditions conform to both the intent and 
provisions of the Zoning Ordinance. 

 
V. ENVIRONMENTAL REVIEW: 
 
The proposed project will not have a significant effect on the environment. The 
architectural review of structures for an approved subdivision is not considered a Project 
pursuant to CEQA Guidelines. 
 
VI. PUBLIC NOTICE: 
 
The Planning Commission hearing notice was published in the Riverbank News on 
August 7, 2024 and posted at City Hall North, South, Post Office, Community Center and 
website on August 7, 2024. In addition, the Applicant posted a Notice of Development 
Permit Application at Kentucky Avenue and Central Avenue on August 7th, 2024 and 
notices were distributed to residents and business within 300-feet of the Project site in 
accordance with City standard practices on August 5th, 2024.  At the time of writing this 
Staff Report (August 6, 2024), the City has not received any written public comment.  
Written comments received by the City shall be supplied to the Commission on the day 
of the meeting. 
 
VII. RECOMMENDATION: 
 
Approve the Architectural and Site Plan Review based upon the findings contained in 
Resolution 2024-004. 
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VII.     ATTACHMENTS:  
 

1. Planning Commission Resolution No. 2024-004 (ASPR 004-2024) 
 Exhibit A – Plans, Elevations, and Colors & Materials  

2. City of Riverbank Standard Conditions 
 
   

 
Respectfully Submitted By:     
 

Michael Arroyo 

__________________________    
Michael Arroyo 
Contract Planner 
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City of Riverbank 
Planning Commission 

 Resolution No. 2024-004 

APPROVAL OF ARCHITECTURE SITE PLAN REVIEW 04-2024 
FOR COUNTRYSIDE III, 4131 KENTUCKY AVENUE  

APN: 062-022-020 

WHEREAS, an Architecture and Site Plan Review application has been received 
from McRoy Wilbur Communities with a proposal for twenty-two (22) single-family 
dwelling units within the Countryside III subdivision located at Kentucky Avenue and 
Central Avenue (APN: 062-022-020); and 

WHEREAS, the Planning Commission held a public hearing on August 20, 2024, 
to consider Architecture and Site Plan Review 04-2024 and take public comment; and  

WHEREAS, the architectural review of structures for an approved subdivision is 
not a Project pursuant to CEQA Guidelines; and 

WHEREAS, the Riverbank Planning Commission made the following findings: 

1. The proposed project, together with the provisions for its design and
improvements, is consistent with the goals, policies, program and uses of the
General Plan.

2. The proposed Architecture and Site Plan Review along with the Conditions of
Approval is in conformity with both the intent and provisions of the Zoning
Ordinance, Title 153, of the City of Riverbank Code of Ordinances.

WHEREAS, the proposed project is consistent with the following aspects of the 
General Plan: 

1. Policy Design-3.2: Approved plans, projects, and subdivision requests shall provide
residential site and building design that contributes to an attractive pedestrian friendly
environment along neighborhood streets.

2. Policy Design-4.2: Approved projects, plans and subdivisions shall provide diversity
among dwelling units in the use of color, building materials, floor plan lay-outs, square
footages, and roof-lines. Approved projects, plans, and subdivision requests shall
maintain continuity of a few overall urban design features to provide context between
individual units and the neighborhood.

Attachment 1
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3.  Policy Design-5.2: The City will encourage the use of porches, stoops, and other 
elements that provide a place to comfortably linger and thereby “provide eyes on the 
street,” helping to maintain a sense of security within neighborhoods.  

 

WHEREAS, the plans and elevations of McRoy Wilbur Communities, Inc. are hereby 
granted and approved, 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 project;  
 

2. The applicant shall build the entire project according to the floor plans and 
elevations date stamped August 6, 2024 and on file with the Community 
Development Department and as presented to the Planning Commission as part 
of this action;  

 
3. The Community Development Director shall approve block walls and fencing;  

 

4. An application, plans, and current fee shall be submitted for the approval of 
landscaping and irrigation;  
 

5. The Subdivision Improvement Agreement shall be signed and submitted to the 
Community Development Director before Final Map adoption; 
 

6. CC&R documents, if used, shall be submitted to the Community Development 
Director for staff and City Attorney review and approval. The CC&Rs shall 
prohibit Recreational Vehicle (RV) parking in driveways and mobile basketball 
hoops from streets, sidewalks, and any common areas. Property owners shall be 
responsible for the maintenance and replacement of their walls and fences, 
including graffiti;  
 

7. Street names shall not be final until Final Map adoption; and  
 

8. Any subdivision signage shall be approved under separate permit. 
 

NOW THEREFORE, BE IT RESOLVED by the City of Riverbank Planning 
Commission that Architecture and Site Plan Review 04-2024 is hereby approved, subject 
to those conditions established by Resolution No. 2024-004 and as illustrated in “Exhibit 
A” Floor Plans, Elevations, and Colors and Materials. 

 
PASSED AND ADOPTED by the Planning Commission of the City of Riverbank 

at a meeting held on the 20th of August, 2024; motioned by Commissioner ________, 
seconded by Commissioner ________, and upon roll call was carried by the following 
vote of __-__: 
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Resolution No. 2024-004 

Meeting of August 20, 2024 

 
 
AYES:  Commissioners:  
   
NOES:    
 
ABSENT:   
 
ABSTAIN:   
 
Attest:       Approved: 
 
 
___________________________________       _______________________________ 
Joshua E. Mann,                           Joan Stewart, Chairperson 
Community Development Director   Planning Commission 
 
 
Exhibit A – Plans, Elevations, and Colors & Materials 
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