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first stop after leaving the
hospital with her firstborn.

“That one I cried selling,”
she says.

She wished she could have
purchased it herself, but
today another local family
gets to love the house that
held so much of her own
family’s story.

The Browns

If you know Crystal, you
probably know one thing
about the Brown family:
they’re going to commit to
the theme.

“Nicholas Brown is the love
of my life,” Crystal says. The
two met at CSU Stanislaus
and have been together for
21 years, married for 16. Nick
has also become a good sport
when it comes to Crystal’s
many creative ideas. “He
reluctantly participates in all
my shenanigans, but secretly
loves them,” she jokes.

Roxy, 15, is a high school
freshman in leadership

Anyone can build a house,

but your

IS what

makes it a home.
My family and my pets make

It

whom Crystal describes

as funny, sweet, smart,
driven and “a friend to
everyone.” Tessa, 12, is a
competitive dancer Crystal
describes as fierce, feisty,
strong and determined.

Together, they’re a family
that loves vacations, Disney,
parties, traditions and
obviously, any excuse to
dress up!

There are annual pumpkin-
carving parties with
trophies, elaborate birthday
themes and the Christmas
parade float Crystal builds
each year. She considered
taking this year off...until
her family protested.

“They won’t always want
to dress up and float down
Main Street with their
parents,” she admits, “so I
guess I have to reconsider.”

Which makes the Browns
becoming Dorothy, the
Tin Man, Glinda and the
Scarecrow for this photo
shoot feel less like a

departure from everyday life
and more like a natural fit.

Copper, of course, made a
pretty convincing Toto.

There’s No Place

Like Home

The Wizard of Oz theme may
be whimsical, but its message
couldn’t be more fitting.
Crystal grew up around
houses, built a career selling
them and learned along the
way that a house isn’t what
makes a home.

“Home to me is where you
are safe,” she says. “Safe for
you and your loved ones to
just be. Anyone can build a
house, but your love is what
makes it a home. My family
and my pets make it home.”

As her career has grown,
Crystal has learned to clock
out, delegate and protect
time with the people who
matter most.

Because two girls have
been watching.

“IT'hope they see me as

a smart and confident
businesswoman who they
are proud of,” Crystal says. “I
hope they see Mom always
tried and never gave up, all
while putting them first.”

Today, when asked
what chapter she is in,
Crystal answers with
one word: Growing.

Growing a career. Growing
relationships. Growing
within the community that
raised her. And growing
alongside the family that
makes all of it worthwhile.

After eleven years and
countless homes bought
and sold, Crystal Brown
knows better than most
that the house is only
part of the story.

It’s the people inside who
make it home.

And for Crystal, there really
is no place like Ripon.
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s Your Client’s New
Home as
as it looks?

R e &
JOAQUIN
TRUSTED LEADERSHIP. FRIENDLY SERVICE. LOCAL EXPERTISE.

Meet your dedicated San Joaguin Title & Escrow team -
together, we're here to make every transaction smooth,
every client cared for, and every closing a celebration.

.
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LETIEIA ROMD  ROSALBAINIGUEZ  ROBERTA NOBRIGA  ROSIE BORGEN
ESCROW OFFICER/ ESCAOW OFFICER ESCADN ASSISTANT BUSINESS
BRANCH MANAGER DENELOPMENT

JODIWILMARTH
OIVISHIN NANAGER

725 N MAIN ST - MANTECA, CA 85336 - 0 2(X

The Experts You Need. The Partners You Can Trust.
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PACIFIC

MAINTENANCE

Home inspectors are great, but they cannot
see surface molds that have recently been
painted over, as well as mold spores in the air
and HVAC ducting. Don’t let mold or odors
ruin your sale—contact us today!

* Air Quality Testing

* EPA Approved

* Patented Two-Stage Dry Fog Technology
* Demolition Free Mold Remediation

melanie@pacificpouremaintenance.com

www.PacificPureMaintenance.com

VOTED BEST IN MODESTO
2023 & 2024!

Call us today! 209.923.3827
BREWERMOVING.COM

Stonger Partnerships = ,?Zﬁ'/i’“ Results!

Ability Ambeck
Mortgage is:

e Integrity First

'~ » People Over Process

.. ® Excellence in Service

:':;:' Mortgage

Learn more about Ability Ambeck Mortgage!
209-599-8550 | 209-521-4480

nbimyambeck mortgage.com
Hablamos Espaiiol

Ready to explore a partnership?
Connect with us! :

Licensed by the DFP| under the C

ELLEN PETERSON -
Assistant Vice President EEF&-&LT_
ellen.peterson@fnf.com

209.969.9512 HIOME WARRANTY

FIDELITY NATIONAL
HOME WARRANTY

With over 32 years of Home Warranty experience, Ellen is highly
respected for her commitment of stellar service in the Real
Estate industry. Make Ellen your "go-to" resource for all things
home warranty. Just remember “A.C.E.” - Always Call Ellen

OVER 32 YEARS OF EXPERIENCE

FOR ALL YOUR HOME WARRANTY
& NHD NEEDS.

Two great products, two amazing sales
executives, and twice the customer service.

JILL GUENZA
DISCLOSURE Sales Executive

SOURCENHD i guenza@fnf.com
916.212.5070

DISCLOSURE SOURCE

You can continue to make Jill your first call for all your
Natural Hazard Disclosure needs. Count on Jill's
experience to help you and your clients navigate all
things NHD - while adding value to your business.

OVER 12 YEARS OF EXPERIENCE

Frank Solorio, Owner
Lie: 1125189

209_324_] 3?3 franksolorio@s

Follow s on (@@

Rl
SoloGeneralContruction
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PARTNER SPOTLIGHT
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Design Consultants

Forma owners
Cody Lindo and
Jesus lzazaga
are helping
real estate
professionals
and their
clients
understand
what a property
could become.

— BEYOND THE PROPERTY

When you’re walking a property with a
buyer, how often does the conversation
turn to what could be done?

Could we build an ADU in the
backyard? Could this garage become
living space? Is there room for
another bedroom? Could we expand
the footprint of the home?

For real estate agents, those questions
are becoming increasingly relevant.
A property’s value to a buyer is

not always limited to what exists
today. Sometimes, the opportunity

is in what could exist tomorrow.

That’s exactly where Forma owners
Cody Lindo and Jesus Izazaga want to be
a resource.

Forma specializes in design, plans

and permitting for ADUs, additions,
custom homes, tenant improvements,
multifamily housing and larger
residential developments. Their goal is
to take a client’s idea, determine what is
realistically possible and create a clear
path toward getting it built.

Their philosophy is simple: Design.
Permits. Simplified.

Cody and Jesus have known each

other since middle school, but their
professional backgrounds developed

in very different directions. Jesus
pursued architecture, while Cody built
experience in business, marketing and
operations. During COVID, conversations
about their futures eventually led

them to realize those skill sets could
complement one another.

When Jesus reached a point where he
was ready to branch out on his own,
Cody saw an opportunity to build a
business around his expertise. After
their first project came together, the
potential became clear. From there, they
focused on building the systems, client
experience and foundation that would
become Forma.

Today, Jesus’s architectural expertise
serves as the technical foundation of
the company, while Cody brings his
background in business, marketing
and operations to the other side
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We try to look
at a properfy
not only for
what it is

TODAY,
but for what
it could

BECOME.
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of the equation. Together, they
have built Forma around making

a process that can easily feel
complicated much easier for clients
to understand and navigate.

Sometimes, that process can begin
with nothing more than an address.

Forma researches zoning, parcel
information and jurisdiction
requirements to begin understanding
what may be possible on a property. As
a project moves forward, they consider
factors such as setbacks, lot size,
utilities, access and existing conditions.

For an agent, having that information
can make a significant difference.
Two homes that look nearly identical
can have very different development
potential. A large backyard does not
automatically mean an ADU can go
there, and a garage that looks perfect
for a conversion may come with other
considerations. Zoning, easements,
utilities, septic capacity and the
configuration of the lot can all change
what is realistically possible.

Knowing that before a client buys can
change the conversation.

“We can be an extension of the value
an agent provides to a client,”
Cody says.

A buyer may love a neighborhood but
feel that the home itself is too small.
Understanding whether there is an
opportunity to add a bedroom or
expand the home could give that buyer
an entirely different perspective on
the property. For someone interested
in additional rental income, knowing
whether an ADU is feasible can be
equally valuable. Sellers, too, may be
sitting on development potential they
have never considered.

Those are the conversations
Forma wants to help agents
and their clients navigate.

“We try to look at a property
not only for what it is today, but
for what it could become.”

One Forma client, for example, is
transforming a two-bedroom, one-bath
home into a four-bedroom, three-

bath home. Another property might
have an underutilized backyard that
could become additional housing or
potentially generate rental income.

For agents, understanding those
possibilities adds another layer to the
way they can advise their clients. It

is not about becoming an expert in
zoning, design or permitting yourself.
It is about recognizing when there
may be more to a property than
meets the eye and knowing who

to bring into the conversation.

Forma focuses directly on plans and
permits while also helping clients
navigate the larger process through
relationships with contractors,
engineers, financing professionals and
other trusted partners.

As the company grows, Cody and Jesus
hope to expand into larger residential
developments, multifamily projects,
neighborhoods and attainable housing.
At the same time, they want Forma to
remain a resource for the individual
homeowner who simply wants to add
a bedroom, convert a garage, build

an ADU or make better use of the
property they already own.

For real estate professionals, the
takeaway may be just as simple.

The next time a client asks, “Do you
think we could do this?” you don’t

necessarily need to know the answer.

You just need to know who does.




@CHICAGO TITLE

One Team. Four Offices. Local Expertise.

MODESTO | OAKDALE | LODI | STOCKTON

Thinking About
Building an ADU
or Expanding
Your Property?

Services:

* ADUs
* Tenant Improvements

e Custom Builds
* General Development Consulting

:_7 . - '-V'I {'-. o "
v Scan here to -
' | getintouch! ﬁ.

Guidance for homeowners and real estate professionals E E
from concept to completion. =

Have a property with potential? Let’s talk about what'’s possible.

www.formadesignconsultants.com E
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Expert Termite
Inspections to
Seal the Deal

M Newly Constructed Homes & Realtor Transactions
¥ 24 Hour Turnaround Reports
M Timely Results

Contact Anthony & his team today!

(209) 497-5777 - BestPest209.com | P
License #PR 8106 Amlr&l OopeEtoYr
e~ \ HELP YOUR CLIENTS, STRENGTHEN YOUR BUSINESS!

e A provides your buyers and sellers with
peace of mind, covering major systems and appliances after closing.

« Buyers - Protection from costly repairs
* Sellers - Attract buyers, close faster
* Agents - Fewer post-closing surprises,

happier clients, and repeat referrals

Russ Milam

Area Sales Manager

N . L
ra)
d

= - e f.) 209-626-6037

H O m e WG rru n 'I'y Bl rmilam@chwpro.com
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Why Top Agents Refer Grace Moving:

they are partnering with a team that understands
D I G I T n L escrow timelines, communication expectations,

+ 4.9 Google Rating
« 1,000 plus Five-Star Reviews
« 1,500 plus Moves Completed Annually
« Fully Licensed and Insured
« Background-Checked Crews

and the importance of a seamless transition.
« Priority scheduling for referred clients.

SOCIAL MEDIA | EMAIL | WEBSITE

Call for a Dedicated Realtor Quote Line
209-551-7772 | GraceMoving.com (/ 1 UCC R

info@gracemoving.com

OUING COMPANY

Serving Modesto, Tracy, Clovis, and Sonora

How does it work?

Our team of experts help your business stay visible,

credible, and connected online through expert social INFL"LNCED | ik W
. . . . . CUSTOM PATIOS & OUTDOOR KITCHENS

media, email marketing, and website solutions. ~ w

Catch up to the world ~ tfcurh Appeal | w:th‘qa Patio Upgrade'
yourkids live in. - ¥

-
~
OUR SUITE OF DIGITAL MARKETING SOLUTIONS A
N
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v
SOCIAL REACH EMAIL CONNECT WEBSITE ENGAGE
FREE ACCESS
Affordable organic social Targeted email and Smart website design "\ > 4 - Give sa
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o o schatzconstruction@gmail.com
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CITY SPOTLIGHT

Growing North

New homes and infrastructure are shaping Ripon’s next chapter. BY ISABEL SWEET

For years, Ripon’s growth has raised a central new construction, these developments provide
question: How can the city welcome new homes and essential opportunities for buyers looking to

businesses without losing its small-town character?

That balance is currently taking shape on Ripon’s
northern edge near Mistlin Sports Park. Housing
developments and infrastructure expansions offer
an early look at the city’s gradual transformation.

A Larger Vision for North Ripon

These projects are part of the North Pointe Specific
Plan, spanning approximately 310 acres between
Highway 99, Fulton Avenue, Jack Tone Road, and
Mistlin Sports Park.

Designed as an integrated community, the long-term

vision encompasses residential neighborhoods,
commercial shopping, office space, recreation, and
technology hubs.

At full buildout, North Pointe could feature up
to 1,050 homes and 1.4 million square feet of
commercial space, unfolding over several years

based on market demand and city approvals.

NORTH POINTE AT A GLANCE
Approximately 310 acres

Up to 1,050 homes

1.4 million square feet of commercial and
employment space

51 acres of parks and open space

Meadowood Marks an Early Step

A key residential milestone in North Pointe is
Meadowood, an 88-home community by Lennar
near West Colony Road and Fulton Avenue.
Construction is well underway, with many
homes—including model residences—already
completed. Given Ripon’s limited inventory of
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settle in the area.

Building the Roads to Support It
Infrastructure upgrades have kept pace with
residential development, most notably along
Fulton Avenue.

The road has been widened from two lanes to
four between the Colony Road roundabout and
the Fulton overpass. The project added a center
median, a six-foot sidewalk, and enhanced
pedestrian safety features at nearby intersections.

These completed roadway improvements

currently ease traffic flow while supporting future

growth, ensuring schools, utilities, and public
services adapt effectively.

Growth Without Losing Ripon

Ripon remains highly desirable for its close-
knit community, top-rated schools, and strategic
location. While new developments bring added
housing and commercial options, city planning

continues to prioritize preserving Ripon’s cherished

small-town identity.

Meadowood and the Fulton Avenue improvements
represent what is moving forward now. The larger
North Pointe plan offers a look at what could
follow—and how Ripon may balance its growing

popularity with the character that has always made

it feel like home.

Citations
1. City of Ripon North Pointe Specific Plan Public
Facilities Financing Plan
. City of Ripon Council Meeting Minutes, October
14, 2025
. City of Ripon Fulton Avenue Improvement
Project
. City of Ripon planning documents
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el LS | SCARY ROOF
: = ‘YOHP\ TALE!

Roof Inspections f‘ i No tricks — just treats for your listings!

Rdof Repairs a5 2 @0 dF expert roofing team is ready to inspect,
Roof Replacements = 'lrepair, or replace so you can breeze through

CSLB license # 102176247 e ¥ closing without last-minute surprises.

VISIT US ONLINE FOR AN INSTANT QUOTE! trueroofca.com // (209) 718-7663

SPECIALIZING IN ALL
FACETS OF TILE DESIGN
& INSTALLATION

Licensed

CHRIS BARRIOS
Owner

Fully Insured (209) 345-4316
Lic#1115965

Check out our work
on Instagram!
@barrios_tile

—
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IRON OAK

HOME LOANS, INC.

Private Money Lender. Built on Trust. Focused on You.

SPECIALZING IN BRIDGE AND OWNER OCCUPIED CONSUMER LOANS

Central
Valley

BRANCH
1110 TULLY ROAD, SUITE B
MODESTO, CA
Sonya Morgan @ GET PRE-QUALIFIED TODAY! Rich Mendoza
209-518-9527 DRE# 01299684  NMLS# 356740 025-719-1699

LOANS FOR EVERY STAGE OF LIFE

% B o R

Owner Purchasef Bridge Mon-Owner Fix & Fast Residental Interest COne-5Stop
Occupied Refinance Loans Ceccupled Flip Closing Only Only Lending
Consumaer Payments Solution

ROOTED IN YOUR COMMUNITY SINCE 1998! @&s
Scan the QR code to learn more! 'gh

ironoakhom -[oans com




A PRODUCT OF

THE N2 COMPANY

9151 Currency St.
Irving, TX 75063

Your clients are navigating the hardest 72\
housing market in a generation. PREFERRED

LOAW OFFICES
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G (209) 872-5418

3425 Coffee Road, Ste 2-C
g Synergy One Lending Modesto, CA 95355
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Possibility is power.™




