PLANNING COMMISSION AGENDA
SPECIAL MEETING OF THE PLANNING COMMISSION
CITY OF CERES, CALIFORNIA
City Council Chambers, 2701 Fourth Street
Monday, April 30, 2018 – 6:00 p.m.
Mailing Address: Planning Division, 2220 Magnolia Street, Ceres, CA 95307
Phone: (209) 538-5774

Fax: (209) 538-5675

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this
meeting, please contact the Public Works Director, (209) 538-5732. Notification 48 hours prior to 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)

Members of the public are advised that all pagers, cellular telephones and any other
communication devices are to be turned off upon entering the City Council Chambers.

CALL TO ORDER by Chairperson Smith

PLEDGE OF ALLEGIANCE to the flag led by Chairperson Smith

ROLL CALL

Commissioners Condit, Del Nero, Johnson, Kachel, Chairperson Smith

CONFLICT OF INTEREST DECLARATION

CITIZEN COMMUNICATIONS to the Commission on matters not included on the agenda
(5 minutes).
While the Planning Commission welcomes and encourages participation in Planning
Commission meetings, adopted rules allow no more than 5 minutes (Resolution No. 2012-132)
for expression of non-agenda items. Matters under the jurisdiction of the Planning
Commission, and not on the posted agenda, may be addressed by the general public;
however, California law prohibits the Planning Commission from taking action on any matter
which is not on the posted agenda unless it is determined to be an emergency by the Planning
Commission. Citizens are entitled to address the Planning Commission on any agenda item
subject to the 5 minute provision.
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CONSENT CALENDAR
All matters listed on the consent calendar are considered routine in nature and will be enacted by one motion. If
discussion is required, that particular item will be removed from the consent calendar and will be considered
separately.

1. Clerk’s Report of Posting. The Agenda for the special meeting of the Planning Commission
of April 30, 2018 was posted on April 25, 2018.
CONSIDERATION OF ITEMS REMOVED FROM THE CONSENT CALENDAR

PUBLIC HEARING(S)
Public Hearings are generally required by regulation, where public comments go into the public record and the hearing is governed
by rules concerning who speaks when and for how long and is overseen by a hearing official.

2. Adopt Planning Commission Resolution No. 2018-13, recommending to the City Council
Adoption of the 2035 General Plan Update; Certification of an Environmental Impact Report
(SCH #2017052063); Approve the Findings of Fact and Statement of Overriding
Considerations Pursuant to CEQA and Accept the General Plan Update Financing Strategy.

CEQA STATUS:

Environmental Impact Report
(SCH #2017052063)

REQUIRED ACTION:

Adopt PC Resolution 18-13

NEW BUSINESS
None
PUBLIC MEETING(S)
Public Meetings are generally not required by regulation, involve an open, informal discussion between interested parties run by a
moderator where comments may or may not be placed in the public record.

None
UNFINISHED BUSINESS
None
MATTERS INITIATED BY PLANNING COMMISSION AND STAFF
None
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REPORTS

• Commission
• Chairperson
• City Attorney
• City Staff
ADJOURNMENT
The next regularly scheduled Planning Commission meeting will be held on Monday, May 7, 2018.

ANY DECISION OF THE PLANNING COMMISSION CAN BE
APPEALED TO THE CITY COUNCIL
Such an appeal of a Planning Commission action from this meeting must be filed by 5:00 p.m.,
May 10, 2018. Any person who challenges any of the following actions in court, may be limited
to raising only those issues that they or someone else raised at the Public Hearing, or in written
correspondence delivered to the City of Ceres at, or prior to, the Public Hearing. The appeal
must be filed in writing with a $630.00 filing fee.
I:\PLANNING\DEPT\PLANNING\PC\Agenda\2018\4-30-18.doc.
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PLANNING COMMISSION
CITY OF CERES, CALIFORNIA
Welcome to this meeting of the Ceres Planning Commission. Your interest in the affairs of
Ceres is gratifying. The City of Ceres was incorporated February 25, 1918, and is a General
Law City in the County of Stanislaus of the State of California. The purposes of the Planning
Commission meeting are to make decisions on various permit applications and to make
recommendations to the City Council on matters concerning land use and future
development.
The Planning Commission follows a regular order of business during its meeting. The agenda
is prepared in advance by the Planning Division of the City Manager’s Office. Copies of the
agenda are available at the counter of the Planning Division from Friday morning through
5:00 p.m., Monday. After 5:00 p.m., copies may be obtained in the Council Chambers at the
Planning Commission Meeting.
If you have a matter to bring before the Planning Commission which is not listed on the
agenda, you may be heard under CITIZEN COMMUNICATION. Please step forward to the
podium and give your name and address before speaking to the Commission.
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Planning Commission
1.
2.
3.
4.
5.
6.

PLANNING COMMISSION
Commissioner David Johnson
Commissioner Gary Del Nero
Commissioner Robert Kachel
Chairperson Laurie Smith
Vice Chairperson Couper Condit
City Attorney
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11
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STAFF
8. Director of Engineering Services/City Engineer
Daryl Jordan
9. Director of Community Development Tom Westbrook
10. Senior Planner James Michaels
11. Administrative Secretary/Deputy City Clerk
Ann Montgomery
Regular public meetings of other city government bodies are scheduled as follows:
CITY COUNCIL
Second and Fourth Mondays at 6:00 p.m.
PLANNING COMMISSION
First and Third Mondays at 6:00 p.m.
I:\PLANNING\DEPT\PLANNING\PC\agenda seating chart.doc

CITY COUNCIL

STAFF REPORT AND
RECOMMENDATION

Chris Vierra, Mayor
Ken Lane
Bret Durossette
Mike Kline
Linda Ryno

MEETING DATE:

April 30, 2018

TO:

Planning Commission

FROM:

Tom Westbrook, Director of Community
tom.westbrook@ci.ceres.ca.us, 209-538-5774

SUBJECT:

Adopt Planning Commission Resolution No. 2018-13,
recommending to the City Council: 1) Certification of an
Environmental Impact Report (SCH #2017052063); 2) Adoption
of the Findings of Fact and Statement of Overriding
Considerations; 3) Adoption of the 2035 General Plan Update
(with suggested revisions); and 4) Acceptance of the General
Plan Update Financing Strategy

Development,

INTRODUCTION
Following the close of the public hearing, the Planning Commission will consider making
the following recommendations to the City Council regarding:
1) Certification of the Environmental Impact Report (EIR - SCH #2017052063)
2) Adoption of the Findings of Fact and Statement of Overriding Considerations
3) Adoption of the 2035 General Plan Update, including suggested revisions
4) Accepting the General Plan Update Financing Strategy
BACKGROUND
The General Plan is a long-term document with text and diagrams that express the
goals, objectives, and policies necessary to guide the community toward achieving its
vision over a 20- to 30-year period. City decision-makers (e.g., City Council and
Planning Commission), rely on the General Plan as a basis for making decisions on
matters such as land use and the provision of public facilities (e.g., roads, parks, fire
stations, etc.).
The General Plan is also a policy document that guides decisions related to protecting,
enhancing, and providing those things that the community values, such as places to
recreate, farmland, and protecting and enhancing the character of the community.
Special Planning Commission Meeting - April 30, 2018
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2035 General Plan Update
In late 2015, the City of Ceres initiated a multi-year collaborative process to
comprehensively update its General Plan, which dates back to 1997, and does not
necessarily reflect current conditions or community priorities. The update process has
allowed the community to establish priorities regarding Downtown Ceres, parks and
recreation, economic development, housing types, farmland preservation, and other
issues that affect the Ceres community.
Steps in the planning process leading up to preparation of the General Plan that have
been completed include community visioning, compiling background reports and
analyzing land use, population and transportation alternatives, engaging the community
in deliberating choices about the future, and preparation of a "Preferred Plan" land use
map, which was approved by the City Council in March of 2017.
The General Plan Update includes a comprehensive update to the following elements
mandated by State law (Land Use, Circulation, Conservation, Open Space, Noise, and
Safety), along with an optional Economic Development Element. The General Plan
Update also includes a Matrix which outlines how the City intends to implement the
General Plan. The Draft General Plan was released on October 30, 2017, during a joint
meeting with the City Council and Planning Commission.
The General Plan Update includes all State-required elements other than the Housing
Element, which was last updated in January of 2016 (per California Department of
Housing and Community Development requirements) and is not part of the Proposed
Project. Due to statutory requirements, the Housing Element was updated on a
different timeline under a separate California Environmental Quality Act (CEQA) review.
The updated Housing Element, adopted in January 2016, and certified by the State
Department of Housing and Community Development (HCD), will be incorporated by
reference into the proposed 2035 General Plan Update, upon its adoption.
The General Plan Planning Area (Planning Area) is the same as that used for the 1997
General Plan. It encompasses 14,700 acres including the City of Ceres, its Sphere of
Influence (SOI), adjacent unincorporated areas, and Mancini Park in the City of
Modesto. The Planning Area is roughly bounded by the Tuolumne River on the north,
Carpenter Road on the west, Grayson Road on the south, and Washington Road on the
east. Although Ceres does not have jurisdiction in areas outside of its city limits, what
happens in those areas bears a relation to the City’s planning and must be considered
in the General Plan, pursuant to Section 65300 of the California Government Code.
Since the release of the Public Review Draft General Plan, a number of revisions
(including the Land Use Diagram) are being recommended, as reflected in the attached
document “Recommended Changes to the Ceres Public Review Draft General Plan”
(See Attachment A). The Proposed General Plan Land Use Diagram (Revised) is
attached (See Attachment B).
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Public Participation Program
The General Plan Update process included a multi-faceted Public Participation
Program. This effort included a goal of engaging a broad representation of the
community’s population and interests. Community outreach opportunities included
defining a common vision statement and guiding principles for the future for Ceres. One
of the first outreach efforts included a Ceres community-wide, mail-in survey. This
survey provided residents an opportunity to provide their opinions on such issues as:
future vision for Ceres, growth management, economic opportunities, as well as other
planning issues.
A stand-alone project website: www.ceresgeneralplanupdate.com provides information
such as the purpose of the planning project, project process, frequently asked
questions, and upcoming public participation activities. Ongoing information is added to
the website including draft and final documents, meeting announcements, and meeting
materials. The website is also linked to the City of Ceres website: www.ci.ceres.ca.us.
Additionally, a General Plan Update E-mail Distribution list was developed to keep
interested citizens, community leaders, and local agencies up-to-date on upcoming
events and/or meetings. To date, this email distribution listing has just over 400 email
addresses.
A key component of the City’s public outreach efforts include Planning Staff and the
Consulting Team’s availability at Public Meetings, presentation to Service Clubs, as well
as Community Workshops in both English and Spanish. Newsletters were also sent to
the E-Mail Distribution list and posted online. Planning Staff also had a “General Plan
Update” booth at the 2017 Ceres Street Faire, where Staff engaged with the public
regarding a brief community survey (“dot exercise”). Further information regarding
community outreach efforts held to date includes the following attached document:
Public Participation Listing (See Attachment C).
Financing Strategy
A preliminary financing strategy has been developed in support of the General Plan
Update (See Attachment D). The Financing Strategy describes funding and financing
options for the public infrastructure and improvements needed for implementation of the
proposed 2035 General Plan Update. More specifically, the Financing Strategy does
the following:
 Summarizes the types of infrastructure (water, wastewater, storm drain and

roads) investment identified during the General Plan Update process along with
preliminary cost estimates;
 Describes overall financing mechanisms;

 Identifies potential financing framework;
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 Reviews and summarizes principles and policies from the General Plan update
that call for public improvements; and
 Proposes action items to implement the General Plan policies within the
financing framework.
Also, included in the Financing Strategy is an appendix which provides a summary of
potential funding mechanisms.
CEQA
Environmental Impact Report
A program level Environmental Impact Report (EIR) was prepared, which analyzed the
potential environmental consequences of adopting the proposed Ceres General Plan
Update. The EIR includes a discussion regarding how the goals, policies, and
implementing actions of the Proposed Project may affect the environment, identify
significant impacts, and recommend measures to mitigate those impacts.
The EIR also evaluated the cumulative impacts and potential growth-inducing impacts
of the Proposed Project. The EIR also considered the environmental impacts of various
alternatives developed during the planning process, including the “No Project
Alternative” (projected outcomes based on continued implementation of the existing
General Plan [1997]), and identified an environmentally superior alternative.
Interested Agencies and community members have been offered opportunities to
provide input at several different phases during the EIR process such as: 1) in
response the Notice of Preparation (re: scope of the EIR); and 2) during the public
review period for the Draft EIR; and 3) during the public hearings on the Final EIR.
The Draft EIR for the General Plan Update was released on February 7, 2018. The
review period for the Draft EIR (State Clearinghouse No. 2017052063) lasted for 48
days, from Wednesday, February 7, 2018 to Monday, March 26, 2018. An Open House
was held during the review and comment period and was held on March 8, 2018. A
public scoping meeting regarding the General Plan and DEIR was held at the Ceres
Community Center on June 5, 2017. The Final EIR, which is the response to all
comments received during the review period was released to the public on April 20,
2018.
Final Environmental Impact Report
The Final EIR (FEIR) includes written comments on the Draft EIR and the responses to
those comments. Chapter 3 of the FEIR includes copies of each written comment, and
responses to the agency and/or individual commenters. (See Attachment E.)
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The FEIR also contains modifications to the DEIR as a result of the responses to
comments, as well as clarifications or to correct minor errors (changes are shown in
strikeout and underline format). None of the information added to the DEIR resulted in
the identification of new or significant impacts or represented other significant new
information requiring recirculation of the DEIR under CEQA Guidelines Section 15088.5.
Public Review on FEIR
On April 20, 2018, City staff sent copies of the FEIR (in cd form) to the commenting
public agencies and to those individuals who submitted written comments on the DEIR.
The City also provided a link of the DEIR and FEIR on the City’s website.
If applicable, any comments received after the release of the Final EIR will be provided
to the Commissioners prior to the start of the Planning Commission meeting. For
example since the release of the FEIR, the Consultants have prepared a further
response to the Turlock Irrigation District’s comments, which can be found on Pages 3-4
and 3-5 in the FEIR. As a result, the FEIR was revised on April 24th and the document,
as revised has been posted on the City’s website, recirculated to the commenting
agencies and/or individuals, and is included as an attachment in this Staff Report.
Responses to Comments
The main issues identified through the EIR process were: loss of agricultural land,
locations of a General Plan land use designation change (e.g., Try Us Transportation)
and the Faith Home Road corridor.
 Faith Home Road Classification
Currently designated expressways in the Ceres General Plan includes Faith Home
Road from Garner/Claus Road to State Route 99, which extends outside the Ceres
General Plan Study area in the north and south.
This expressway classification is also included in the City of Modesto and Stanislaus
County General Plans and is also noted as an expressway in StanCog’s Regional
Transportation Plan. This classification may be considered for downgrade in the
near future by other agencies mentioned above.
Stanislaus County and the City of Modesto Staffs have discussed proposing to
change Faith Home Road classification (in their jurisdictions) from a 6-lane
expressway to 4-lane expressway or arterial. This discussion has taken place as
work has begun on the connection of Faith Home Road to Garner Road via a bridge
across the Tuolumne River, which is expected for construction in the year 2025.
The policy consideration would be if the City would desire to change the
classification of Faith Home Road for planning purposes to match what is likely to be
included in the County and Modesto’s General Plans. The traffic analysis in the EIR
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has been completed indicating Faith Home Road could be kept an expressway (6lanes) or reduced to an arterial (4-lanes). This will be a decision ultimately made by
the City Council with a recommendation from the Planning Commission.
 Roeding Road and McGee Road
Redesignation of parcels from Low Density Residential (LDR) to Light Industrial (LI)
in the General Plan Preferred Land Use Alternative was approved by the City
Council in March of 2017. During the review and comment period for the EIR, a
letter was submitted from Try Us Transportation, which effectively withdrew that
request and asked that the General Plan designation be returned to LDR. That
request has been shown and is indicated on the attached updated Ceres General
Plan Land Use Map.
Finding of Fact and Statement of Overriding Considerations
In order to approve a project which has significant and unavoidable impacts, Findings of
Fact and a Statement of Overriding Considerations must be adopted. CEQA requires
the decision-making agency to balance, as applicable, the economic, legal, social,
technological, or other benefits, including region-wide or statewide environmental
benefits, of a proposed project against its unavoidable environmental risks when
determining whether to approve the project. (See Attachment F.)
If the specific economic, legal, social, technological, or other benefits, including regionwide or statewide environmental benefits, of a proposed project outweigh the
unavoidable adverse environmental effects, the adverse environmental effects may be
considered “acceptable.”
When the lead agency approves a project which will result in the occurrence of
significant effects which are identified in the final EIR but are not avoided or
substantially lessened, the agency must state in writing the specific reasons to support
its action based on the final EIR and/or other information in the record. The statement
of overriding considerations must be supported by substantial evidence in the record.
In summary, after balancing the specific economic, legal, social, technological, and
other benefits of the proposed Plan, the City of Ceres finds that the unavoidable
adverse environmental impacts identified may be considered “acceptable” due to the
specific considerations listed above, which outweigh the unavoidable, adverse
environmental impacts of the proposed project.
Recognizing that significant unavoidable impacts related to agricultural resources, air
quality, hazards and hazardous materials, land use and housing, noise, and
transportation may result from implementation of the proposed General Plan, the City
finds that the benefits of the proposed General Plan and overriding considerations
outweigh the potential adverse effects.
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Having included all feasible mitigation measures as policies and actions in the General
Plan, and recognizing that all unavoidable significant impacts, the City of Ceres shall
find that each of the separate benefits of the Proposed Project, as stated herein, is
determined to be unto itself an overriding consideration, independent of other benefits,
that warrants adoption of the Proposed Plan and outweighs and overrides its
unavoidable significant effects, and thereby justifies the adoption of the Proposed
Project. In reaching this conclusion and by approving the Proposed Project:
1. The City has considered the information contained in the Final EIR, and fully
reviewed and considered all of the public testimony, documentation, exhibits,
reports, and presentations included in the record of the Planning Commission
and City Council proceedings. As part of their action, the Planning Commission
can recommend that the City Council be required to specifically find and
determine that the Statement of Overriding Considerations is based upon and
supported by substantial evidence in the record.
2. The City has carefully outweighed the benefits of the Proposed Plan against any
adverse impacts identified in the Final EIR that could not be feasibly mitigated to
a level of insignificance. While the City has required all feasible mitigation
measures, some impacts remain potentially significant.
3. The Statement of Overriding Considerations applies specifically to those impacts
found to be potentially significant and unavoidable as set forth in the Final EIR
and the record of these proceedings.
REQUIRED ACTIONS
Staff recommends that the Planning Commission make the following recommendations
to the City Council to:
1) Certify the Environmental Impact Report (EIR) EIR (SCH #2017052063)
prepared for the proposed 2035 General Plan Update, pursuant to CEQA
Guidelines Section 15090
2) Adopt the proposed Findings of Fact and Statement of Overriding
Considerations, pursuant to CEQA Guidelines Sections 15091 and 15093.
3) Adopt the 2035 General Plan Update, including suggested revisions
4) Accept the General Plan Update Financing Strategy
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Attachments:
Attachment A
Attachment B
Attachment C
Attachment D
Attachment E
Attachment F

Resolution 2018-13
Recommended Changes to Public Review Draft General Plan
Ceres General Plan Land Use Map
Public Participation Listing
General Plan Financing Strategy
Final Environmental Impact Report
Findings of Fact and Statement of Overriding Consideration

(The Public Review Draft 2035 General Plan and Draft EIR were provided previously to
the Planning Commission)

Special Planning Commission Meeting - April 30, 2018

Agenda Item 2 - Page 8

RECORDING REQUESTED BY:
CITY OF CERES
When Recorded mail to:
City of Ceres
Planning and Building Division
2220 Magnolia Street
Ceres, CA 95307
DRAFT
RESOLUTION NO. 18-13

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF CERES
RECOMMENDING
THAT
THE
CITY
COUNCIL
CERTIFY
THE
ENVIRONMENTAL IMPACT REPORT (SCH#2017052063); APPROVE THE
FINDINGS OF FACT AND STATEMENT OF OVERRIDING CONSIDERATIONS
PURSUANT TO CALIFORINA EVIRONMENTAL QUALITY ACT; ADOPT THE
2035 GENERAL PLAN UPDATE; AND ACCEPT THE FINANCING STRATEGY
WHEREAS, the City prepared and completed the Ceres 2035 General Plan
Update (hereafter “Proposed Project”) and determined that an Environmental Impact
Report (hereafter “EIR”) was required in order to analyze significant impacts that may be
associated with the Proposed Project; and
WHEREAS, in accordance with Sections 15063 and 15082 of the California
Environmental Quality Act (CEQA) Guidelines, the City prepared a Notice of Preparation
(“NOP”) of an EIR and filed such Notice with the Governor’s Office of Planning and
Research (“OPR”) on June 5, 2017. The NOP was circulated to the public, local and
state agencies, and other interested parties to solicit comments on the Proposed Project;
and
WHEREAS, based on the response to the Notice of Preparation, the City
prepared a Draft EIR and circulated it for the required 45-day public review period from
February 7, 2018 to March 26, 2018. CD Copies of the Draft EIR and the 2035 Draft
General Plan Update were available for public review and also distributed to responsible
and trustee agencies. In addition, the Draft EIR and the Draft General Plan were made
available on the City’s website; and
WHEREAS, the City received several comment letters on the Draft EIR from the
public along with local and state agencies during the public review period. The City
prepared a Final EIR dated April 24, 2018, containing written responses to all comments
received during the public review period, of which the responses demonstrated the City’s
good faith, reasoned analysis of the environmental issues raised by the comments; and
WHEREAS, the Notice of the release of Final EIR was made at least ten days
prior to the Planning Commission hearing; and
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WHEREAS, a Staff Report, dated April 30, 2018, incorporated herein by
reference, described and analyzed the Proposed Project and the environmental issues
raised by the EIR for the Planning Commission; and
WHEREAS, the Planning Commission reviewed the Staff Report, heard and
considered any testimony from interested parties at the duly noticed April 30, 2018
hearing; and
WHEREAS, the Draft and Final EIRs reflect the City’s independent judgment and
analysis on the potential environmental impacts for the Environmental Impact Report for
the 2035 General Plan Update; and
WHEREAS, the Draft and Final EIRs are separate documents, incorporated
herein by reference, and pursuant to Public Resources Code Section 21081.6 and
California Code of Regulations, Title 14, Section 15091, the City is the custodian of the
documents and other materials that constitute the record of proceedings upon which the
City’s decision is based, and such documents and other materials are located at: Ceres
Planning and Building Division, 2220 Magnolia Street, Ceres, CA 95307; and
WHEREAS, approval of the Proposed Project includes findings concerning
alternatives contained in the EIR; which includes the Findings of Fact and Statement of
Overriding Considerations, dated April 25, 2018; and
WHEREAS, the City of Ceres, after balancing the specific economic, legal,
social, technological, and other benefits of the Proposed Project, finds that the
unavoidable adverse environmental impacts identified may be considered “acceptable”
due to the specific considerations listed above, which outweigh the unavoidable, adverse
environmental impacts of the Proposed Projects; and,
WHEREAS, recognizing that significant unavoidable impacts related to
agricultural resources; air quality; hazards and hazardous materials; land use;
population; housing; noise; and transportation may result from implementation of the
proposed General Plan, the City finds that the benefits of the proposed General Plan
and overriding considerations outweigh the potential adverse effects; and.
WHEREAS, having included all feasible mitigation measures as policies and
actions in the proposed General Plan, and recognizing all unavoidable significant
impacts, the City of Ceres hereby finds that each of the separate benefits of the
Proposed Project, as stated herein, is determined to be unto itself an overriding
consideration, independent of other benefits, that warrants adoption of the Proposed
Plan and outweighs and overrides its unavoidable significant effects, and thereby
justifies the adoption of the Proposed Project; and,
WHEREAS, the Planning Commission has considered the information contained
in the 2035 General Plan Update and Draft and Final EIRs and has fully reviewed and
considered all of the public testimony, documentation, exhibits, reports, and
presentations included in the record of these proceedings; and,
WHEREAS, the Planning Commission recommends that the City Council
specifically finds and determines that the Findings of Fact and Statement of Overriding
Considerations is based upon and supported by substantial evidence in the record; and,
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WHEREAS, the Planning Commission has carefully weighed the benefits of the
Proposed Plan against any adverse impacts identified in the Final EIR that could not be
feasibly mitigated to a level of significance and while the City of Ceres has required all
required feasible mitigation measures, some impacts remain potentially significant; and,
WHEREAS, the Findings of Fact and Statement of Overriding Considerations
applies specifically to those impacts found to be potentially significant and unavoidable
as set forth in the Final EIR and the record of these proceedings; and,
WHEREAS, the Planning Commission accepts the General Plan Financing
Strategy prepared for the General Plan Update, dated April 24, 2018; and,
WHEREAS, that the foregoing recitals are true and correct and made part of this
resolution.
NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission, upon its
independent judgment and analysis, recommends that the City Council certify the
Environmental Impact Report (SCH#2017052063) pursuant to CEQA and the adoption
of the Findings of Fact and Statement of Overriding Considerations; and
NOW, THEREFORE, BE IT FURTHER RESOLVED, that the Planning
Commission recommends that the City Council adopt the Findings of Fact and the
Statement of Overriding Considerations as incorporated herein by reference.
NOW, THEREFORE, BE IT FURTHER RESOLVED, the Planning Commission
recommends that the City Council adopt the 2035 General Plan Update.
I HEREBY CERTIFY that the foregoing resolution was duly and regularly
adopted by the Planning Commission of the City of Ceres at a special meeting of said
Planning Commission held on the 30th day of April 2018, by the following vote:
AYES:
NOES:
ABSENT:

ATTEST:
TOM WESTBROOK, SECRETARY OF
THE CERES PLANNING COMMISSION
CITY OF CERES
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Attachment A

Recommended Changes to the Ceres Public
Review Draft General Plan
This document lists recommended revisions to the Ceres Public Review Draft General Plan 2035
in the order that they would appear in the document.

Title/TOC/Acknowledgements
1. Add the photographer, Don Cool
2. Correct page number for Section 2.5

Chapter 2: Land Use and Community Design
1. On page 2-21, revise Policy 2.D.3 as follows:
2.D.3

Sensitivity to Context. Encourage design in new development that enhances and
blends with the established fabric of the natural, social, and built environment,
while allowing for innovative and unique architectural styles and projects that meet
See in Section 2.4 Urban Design of this chapter for urban
design guidelines.

2. On page 2-24, revise Figure 2-3: Land Use Diagram as shown below.
3. On page 2-25, revise the Low Density Residential land use designation as follows:
residences. The typical lot size is 5,000 to 7,000 square feet to one acre, and the density
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4. On page 2-32, revise Table 2-3 as follows:
Table 2-3: Density and Intensity Standards and Acreage Totals for General Plan Land Use
Designations
General Plan Land Use
Designation
Residential
Residential Agriculture

Residential Density
(gross dwelling
units/acre)

Non-Residential
Intensity (FAR)

Acres

Percent of Planning
Area

0.2-0.5

-

4,883
123

34%
0.9%

Very Low Density

Up to 4.5

-

919

6.4%

Low Density

Up to 7.0

-

2,964

20.67%

Medium Density

7.0 - 12.0

-

563 557

3.98%

12.0 - 20.0

-

187

1.3%

10 - 30.0

-

27

0.2%

High Density

20.0 - 30.0

-

104

0.7%

Mixed Use
Neighborhood Commercial

12.0 - 25.0

0.8

146 140
77 71

1.00%
0.5%

Downtown Office

5.0 - 25.0

1

11

0.1%

Office

5.0 - 25.0

1

45

0.3%

10.0 - 40.0

3

13

0.1%
6.87%
1.9 2.0%

Medium High Density
Downtown Residential

Downtown Mixed Use
Commercial
Community Commercial

-

0.5

979 960
284 274

Highway Commercial

-

0.5

102

0.7%

Regional Commercial

-

0.5; 3.0 in select
cases

427 418

2.9 3.0%

Service Commercial

-

0.5

166

1.2%
6.0%
3.7%

Industrial
General Industrial

-

0.65

858
538

Business Park

-

0.3

86 96

0.7 0.6%

Light Industrial

-

0.5

234

1.6%

7,491 7,501

52.2%

Other
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Commercial Recreation

-

0.2

55

0.4%

Community Facilities

-

-

439

3.1%

Schools

-

-

358

2.5%

Parks

-

-

246

1.7%

Residential Reserve

-

-

507

3.5%

Industrial Reserve

-

-

585

4.1%

Agriculture

-

-

3,504 3,514

24.4 24.5%

Right of Way

-

-

1,797

12.5%

14,357

100.00%

Total Acres Within Planning Area
Note: Numbers rounded to the nearest acre; totals may not sum precisely due to rounding.
Source: City of Ceres, 2017; Dyett & Bhatia, 2017.

5. On page 2-51, revise Policy 2.L.14 as follows, per suggestion from Ceres Unified School District:
2.L.14 Industrial Buffering. Require industrial development to provide sufficient
buffering from residential areas and sensitive uses to avoid impacts associated with
noise, odors, and the potential release of noxious and hazardous materials.
6. On page 2-51, add new policy:
2.L.15 Exterior Lighting Standards. Establish standards for the evaluation of exterior
lighting for new development and redevelopment to ensure that exterior lighting
(except traffic lights, navigational lights, and other similar safety lighting) is
minimized, restricted to low-intensity fixtures, shielded, and concealed to the
maximum feasible extent, and that high-intensity perimeter lighting and lighting
for athletic fields and other private recreational facilities is limited to reduce light
pollution visible from public viewing areas.

Chapter 3: Transportation and Circulation
1. On page 3-2, revise text as follows:
Section 3.2: Streets
Section 3.4: Public Transportation. Provides a description of transit providers in Ceres,
along with the associated goals and policies. Section 3.4: Non-Motorized Transportation.
Provides a description of bicycle and pedestrian facilities, along with the associated goals
and policies.
Section 3.5: Bicycle and Pedestrian Circulation. Provides a description of bicycle and
pedestrian facilities, along with the associated goals and policies. Section 3.5: Transit.
Provides a description of transit providers in Ceres, along with the associated goals and
policies.
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2. On page 3-14, revise Policy 3.A.3 as follows:
3.A.3

Transportation Impact Analysis. Require transportation analysis to determine
the effects of traffic from major development projects (generally those that would
generate 100 or more peak-hour trips) or projects that would increase hazards
related to the introduction of incompatible land uses. Each such project shall
construct or fund improvements necessary to mitigate the effects of traffic from
the project. Such improvements may include a fair share contribution towards
improvements that provide benefits to others.

3. On page 3-15, add new policy as recommended by the Stanislas County Environmental Review
Commission:
3.A.9

Multi-Jurisdictional Cooperation. Work with Stanislaus County, the City of
Modesto, StanCOG, and Caltrans to establish more coordinated standards and
routes for expressways, arterials, and collectors that cross jurisdictional lines.
Corridors where partnerships with other agencies may be encouraged include Hatch
Road (Stanislaus County/Caltrans/City of Modesto), Mitchell Road (Stanislaus
County/City of Modesto), Service Road (Stanislaus County), Faith Home Road
(Stanislaus County/City of Modesto), and Crows Landing Road (Stanislaus
County/City of Modesto).

4. On page 3-23, revise Policy 3.E.8 as follows:
3.E.8

ACE Train Stop Station. Preserve right-of-way to facilitate development of an
Altamont Commuter Express (ACE) train stop in Downtown Ceres.

5. On page 3-34, revise Policy 3.G.2 based on recommended from the Stanislas County
Environmental Review Commission:
3.G.2

Truck Routes. Maintain a network of truck routes, as shown on Figure 3-10:
Existing and Planned Future Truck Routes, within the city and work with
Stanislaus County to develop a system of truck routes for the area around Ceres.
Routinely revisit truck route designations to ensure that gaps do not exist between
the designated corridors and the networks of adjacent jurisdictions, or when
at route revisions are required to
ensure connectivity with adjacent jurisdictions.

Chapter 4: Agricultural and Natural Resources Element
1. On page 4-27, add new policy based on EIR analysis:
4.C.4

Riparian Setback. Protect the integrity of habitats, hydrology, and soils along the
river by prohibiting development within a distance of at least 50 feet as measured
from the limit of riparian vegetation or as measured from the top of the channel
bank, whichever is greater. Smaller buffers may be allowed only where it can be
demonstrated that a 50-foot buffer is not possible due to site-specific constraints
or if the development is for public, passive park or recreational uses, and the
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proposed narrower buffer would adequately protect the biological, hydrologic, and
geologic integrity of the riparian corridor.
2. On page 4-28, revise Policy 4.D.3 as follows:
4.D.3

Significant Biological Resources. Support and cooperate with the efforts of other
local, State, and federal agencies and private entities engaged in the preservation
and protection of significant biological resources from incompatible land uses and
development, including efforts involving a Habitat Conservation Plan or other
plan for habitat management or restoration. Significant biological resources
include endangered, threatened, or rare species and their habitats, wetland
habitats, wildlife migration corridors, and locally-important species/communities.

3. On page 4-28, add new policies based on recommendations from California Department of
Fish and Wildlife:
4.D.5

Require that proposed development projects
in the Planning Area:

•

If ground-disturbing activities would take place on sites where suitable nesting
shall be conducted by a
Hawk Technical Advisory Committee (2000) prior to undertaking any grounddisturbing activities. The survey shall include recommended mitigation measures
for any potential impacts from the project.

•

If ground disturbing activities would take place during the nesting season (March
disturbance buffer of a minimum of 0.5 miles shall be established around active
nests until the breeding season has ended or until a qualified biologist has
determined that the birds have fledged and are no longer reliant upon the nest or
parental care for survival. If the 0.5-mile buffer is not feasible, the project
proponent must consult with the California Department of Fish and Wildlife to
determine if a smaller buffer would avoid take. If it is determined that take cannot
be avoided, the project proponent must acquire authorization through an
Incidental Take Permit from the California Department of Fish and Wildlife in
accordance with the California Endangered Species Act in order to continue.

4.D.6

Require mitigation for projects that would
result in the loss of Swa
nest tree, which may include but is not limited to:

•

For projects within one mile of an active nest tree, provide a minimum of one acre
of habitat management land for each acre of development.

•

For projects within between one and five miles of an active nest tree, provide a
minimum of 0.75 acres of habitat management land for each acre of development.
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•

For projects within between five and 10 miles of an active nest tree, provide a
minimum of 0.5 acres of habitat management land for each acre of development.

Alternative mitigation strategies are acceptable if approved by the California
Department of Fish and Wildlife.

Chapter 5: Health and Safety Element
1. On page 5-2, add the following text to the introductory sidebar:
Section 5.9 Emergency Management. Provides a summary of existing hazard mitigation
and emergency operations plans and outlines related goals and policies.
2. On page 5-22, add the following sentence at the end of the first paragraph:
In 2015, Executive Order B-30-15 established a California GHG target of 40 percent below
3. On page 5-26, revise Policy 5.E.10 per Turlock Irrigation District recommendation:
5.E.10 Community Engagement for Energy Efficiency. Maintain up-to-date
information on available resources, best practices, programs, and tools to support
community members in improving their energy efficiency, including financial
incentives provided by other agencies and funding opportunities that could allow
the City to provide its own incentives and programs. Ensure that available
information is accessible to the public through activities such as workshops or
informational books, and media such as pamphlets or a website.
Efficiency Rebate program.
4. On page 5-41, remove Policy 5.I.3 p
5.I.3

.

School Siting. Discourage the development of schools near known hazardous
waste disposal or handling facilities. Prohibit the siting of new schools within a
quarter(pursuant to Government Code Section 65962.5).

5. Starting on page 5-41, renumber Policy 5.I.4 Sensitive Uses through Policy 5.I.13 Hazardous
Household Waste.
5.I.45.I.3

Sensitive Uses.

5.I.55.I.4

Hazardous Materials Projects.

5.I.65.I.5

County Cooperation.

5.I.75.I.6

Development Standards.

5.I.85.I.7

Industrial Buffers.
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5.I.95.I.8

Radioactive Materials.

5.I.105.I.9

Hazardous Use Siting.

5.I.115.I.10

Coordinated Emergency Response.

5.I.125.I.11

Hazardous Materials Information.

5.I.135.I.12

Hazardous Household Waste.

6. On page 5-59, delete Policy 5.L.5, and move text to become supplemental text for Policy 5.L.4
Siting Noise Sensitive Uses:
5.L.4

Siting Noise Sensitive Uses. Prohibit the development of noise-sensitive uses
s shown in Table 5-3:
Community Noise Compatibility Matrix, unless effective noise mitigation
measures have been incorporated into the development design to achieve the
specified interior noise standards in Table 5-4: Maximum Allowable Noise
Exposure for Transportation Noise Sources. For public schools, require acoustic
analyses for any schools proposed in areas where noise levels would be considered
-3: Community Noise Compatibility Matrix.

5.L.5

Noise sensitive uses include, but are not limited to, schools, hospitals, places of
worship, and homes. The siting of public schools is approved by the State Division of
Architects in cooperation with the Ceres Unified School District, rather than the City
of Ceres.

7. Starting on page 5-59, renumber Policy 5.L.6 Compatibility with Noise Sensitive Uses through
Policy 5.L.13 Airport Compatibility.
5.L.65.L5

Compatibility with Noise Sensitive Uses.

5.L.75.L6

Acoustical Analysis.

5.L.85.L7

Airport Noise Compatibility.

5.L.95.L8

Overflight Noise.

5.L.105.L9

Temporary Events.

5.L.115.L.10

Noise Compatibility.

5.L.125.L.11

Noise Mitigation.

5.L.13.L12

Airport Compatibility.

8. On page 5-61, revise Policy 5.L.11 as follows:
5.L.11 Noise Compatibility. Prevent incompatible land uses from encroaching upon
existing or planned noise-generating uses (such as agricultural, industrial, or
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commercial uses) by avoiding the placement of incompatible uses in environments
where existing noise levels conflict with guidelines and standards provided in Table
5-3: Community Noise Compatibility Matrix, Table 5-4: Maximum Allowable
Noise Exposure for Transportation Noise Sources, and Table 5-5: Performance
Standards for Stationary Noise Sources, or where land use designations provide for
future uses whose noise levels would be likely to conflict, in order to protect the
9. Add the following section on emergencies and disasters, including background text, three new
policies, and implementation actions.
Section 5.9 Emergency Management
The purpose of emergency preparedness is to protect the health, safety, and welfare of the
general public during and after natural, man-made, or attack-related emergencies. To
handle such events effectively requires the coordination of a number of public and private
agencies. Emergency operations in the Planning Area are undertaken by the City of Ceres
and Stanislaus County. For Stanislaus County, disaster preparedness, response, and
evacuation is coordinated through the Office of Emergency Services (OES), a division of
cities, and many non-government organizations. For the City of Ceres, disaster
preparedness, response, and evacuation is coordinated by the Emergency Services Division
of the Ceres Department of Public Safety.

2017 Stanislaus County Local Hazard Mitigation Plan
The purpose of a Local Hazard Mitigation Plan (LHMP) is to reduce or eliminate long term
risk to human life and property resulting from hazards by identifying risks before they
occur and putting together resources, information, and strategies for emergency response.
A LHMP is required of all cities by federal law. The Stanislaus County OES adopted the
Stanislaus County Local Hazard Mitigation Plan (LHMP) in July 2017 as an update to the
2010 Multi-Jurisdictional Hazard Mitigation Plan (MJHMP). The LHMP identifies risks
posed by hazards including earthquakes, floods, dam inundation, landslides, and wildfire,
and identifies ways to minimize damage from those hazards. The plan is a comprehensive
resource document that serves many purposes, including: enhancing public awareness and
understanding, creating a decision tool for management, promoting compliance with State
and Federal program requirements, enhancing local policies for hazard mitigation
capability, and providing inter-jurisdictional coordination. The LHMP also contains
mitigation strategies and actions that serve as the long-term blueprint for reducing
potential losses identified in the risk assessment. In 2011, the City of Ceres adopted the
updated hazard mitigation plan.

City of Ceres Emergency Operations Plan
The California Emergency Services Act requires cities to prepare and maintain an
Emergency Plan for natural disasters, technological incidents, and national security
emergencies that result in conditions of disaster or in extreme peril to life. The City of Ceres
adopted an Emergency Operations Plan (EOP) in 2004. The Ceres EOP establishes the
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emergency management organization required to mitigate any significant emergency or
disaster affecting the City of Ceres; identifies the policies, responsibilities and procedures
required to protect the health and safety of the City of Ceres, public and private property
and the environmental effects of natural and technological emergencies and disasters; and
establishes the operational concepts and procedures associated with Initial Response
Operations (field response) to emergencies, the Extended Response Operations (City and
County Emergency Operations Center activities) and the recovery process. The plan
establishes the framework for implementation of the California Standardized Emergency
Management System (SEMS) for the City of Ceres and is intended to facilitate multi-agency
and multi-jurisdictional coordination.
Goal 5.M
Ensure an efficient and coordinated response to emergencies
and disasters.
5.M.1 Emergency Operations and Hazard Mitigation. Use an updated Emergency
Operations Plan and Local Hazard Mitigation Plan for coordinated emergency
response and hazard mitigation consistent with the County and neighboring
jurisdictions.
5.M.2 Coordination. Continue to coordinate emergency preparedness, response,
recovery, and mitigation activities with Stanislaus County, special districts, service
agencies, voluntary organizations, other cities within the county, and State and
federal agencies.
5.M.3 Design for Emergency Access. Ensure all-weather access for emergency vehicles
and services by providing at least two means of ingress/egress into new
communities, limitations on the length of cul-de-sacs, proper roadway widths and
road grades, and other requirements per the California Fire Code, and ensure that
all roads, streets, and major public buildings are identified in a manner that is
clearly visible to fire protection and other emergency vehicles.
Implementation Action 5.14 Update the Emergency Operations Plan as needed to
reflect changes in the Planning Area and in emergency management techniques,
including specific local hazards that may not be included in the plan.
Implementation Action 5.15

Adopt a Ceres Local Hazard Mitigation Plan.

Implementation Action 5.16 Update the Ceres Local Hazard Mitigation Plan with upto-date information and best practices for identifying hazard risks and
vulnerabilities including hazards due to or exacerbated by climate change,
identifying and prioritizing mitigation actions, encouraging the development of
local mitigation, and providing technical support for these efforts.
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Chapter 6: Public Facilities and Services Element
1. On page 6-2, revise the text as follows:
Section 6.5: Wastewater, Stormwater, Solid Waste, and Other Utilities Public Utilities.
Discusses the wastewater system, storm drainage facilities, planned improvements, and
solid waste collection and disposal. Also presents other utilities, including high-speed
internet, and outlines goals and policies related to public utilities.
2. On page 6-6, revise text to note that Aspire Summit Charter is a public charter school, not a
private school:
There are two private schools in Ceres. Aspire Summit Charter Academy educates elementary school students and Central Valley Christian Academy educates students in
kindergarten through twelfth grade. Central Valley Christian Academy is located at 2020
Academy Place, and Aspire Summit Charter Academy is located at 2036 Hatch Road. In
addition, there Aspire Summit Charter Academy, located at 2036 Hatch Road, is a public
charter school that educates elementary school students. Central Valley Christian
Academy, located at 2020 Academy Place, is a private school that educates students in
kindergarten through 12th grade. There are two schools operated by the Stanislaus County
Office of Education: John F. Kennedy School is located at 1336 Stonum Road and serves
special education students, and Stanislaus County Institute of Learning/Tactical Character
Academy is located at 3113 Mitchell Road.
3. On page 6-14, in Table 6-2, add formatting to differentiate the subheaders (ie Neighborhoods
Parks, Community Parks, Regional Park) and combine Pocket Parks with Neighborhood Parks.
Table 6-2: Existing and Planned Parks
Park Name
Existing Parks
Neighborhood Parks

Acres
152.2
48.3

Berrygrove Park

3.7

Don Pedro Park

5.0

Independence Park

4.3

Neel Park

8.2

Persephone Park

3.1

Redwood Park

1.0

Riverview Park

5.6

Roeding Heights Park

6.1

Sam Ryno Park

5.2

Strawberry Fields Park

4.6

Whitmore Park

1.5

Community Parks

27.9

Smyrna Park

27.9
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Table 6-2: Existing and Planned Parks
Park Name

Acres

Regional Park

76.0

River Bluff Regional Park

76.0

Planned Parks

22.6

Pocket Parks

2.6

Neighborhood Parks
Whitmore Mansion Park

22.6
2.6

Ceres Lions Park

10.0

Eastgate Park

10.0

Total Parks (Existing and Planned)

174.8

Source: City of Ceres Parks and Recreation Master Plan, 2016

4. On page 6-19, revise Policy 6.C.4 and Policy 6.C.5 based on EPS recommendation:
6.C.4

Parkland Dedication. Continue to require that new development provide
dedicated parkland, impact and/or in lieu fees, or both some combination, in
accordance with the Quimby Act, to meet the recreational needs of new residents.
Prefer dedication of public parkland to impact and/or in lieu fees, provided that
the developed parkland is open to the greater Ceres community and not privatized
by its design, operation, or location.

6.C.5

Park In Lieu Fees. Calculate park fees to enable purchase of acreage and provision
of off-site improvements for 4.0 acres of parkland per 1,000 residents added.
Review and update in lieu fees on a regular basis to reflect the total cost of
improvements required to serve new development.

5. On page, 6-45, revise the final bullet of Policy 6.F.6 Surface Drainage Disposal to become
supplemental text, rather than a bullet.
6. On page 6-54, revise Policy 6.J.7 as follows:
6.J.7

Continue New Development Funding of Police Services. Continue to ensure that
Require new development to develop or funds police facilities, personnel,
operations, equipment and maintenance that, at a minimum, maintains the
response standards.

7. On page 6-55, revise Policy 6.K.5 as follows:
6.K.5

Ensure Adequate Funding for Fire Services.
dgetary
constraints, ensure that fire and emergency medical services have modern
facilities, equipment, and staffing needed to perform their duties and ensure
efficient response time. Seek grants and County funding when facilities,
equipment, and staffing
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Attachment C

Public Participation Program – Ceres General Plan Update (To Date)
Event
Joint City Council/Planning Commission – General Plan (GP)
Update Kick-off Meeting
Consultant Meetings with Community Stakeholders and Local
Agencies

Date
November 30, 2015
December 8, 2015
December 9, 2015

GP Update Presentation to the Soroptimist International of Ceres

January 6, 2016

Community Workshop #1 – Visioning

January 28, 2016

GP Update Presentation to the Ceres Lions Club

February 24, 2016

Spanish Community Workshop #1 – Visioning

March 11, 2016

Community Survey – Newsletter #1

March 30, 2016

GP Update Presentation at St Jude’s Church

April 13, 2016

GP Update Presentation (translated in Spanish) at St Jude’s
Church

April 14, 2017

Planning Commission Meeting – Review of Visioning Statement
and Guiding Principles

September 12, 2016

Community Survey Results – Newsletter # 2

September 20, 2016

City Council Meeting – Selection of Visioning Statement and
Guiding Principles

October 10, 2016

Joint City Council/Planning Commission Meeting – Proposed
Land Use Alternatives

November 15, 2016

Community Workshop #2 – Proposed Land Use Alternatives

January 25, 2017

Spanish Community Workshop #2 – Proposed Land Use
Alternatives

February 1, 2017

Proposed Land Use Alternatives Presentation to G3 Enterprises

February 17, 2017

Planning Commission Meeting – Review of Proposed Land Use
Alternatives

March 6, 2017

General Plan and Citywide Update Presentation to the Soroptimist
International of Ceres

March 22, 2017

City Council Meeting – Selection of Preferred Land Use
Alternative

March 27, 2017

General Plan Update Informational Booth & Priorities of Ceres’
Future “Dot” Survey

May 6, 2017
May 7, 2017

Planning Commission Scoping Meeting and Notice of Preparation
of a Draft Environmental Impact Report for the Ceres GP Update

June 5, 2017

City Council Meeting – GP Update Process Regarding Potential
Policy Considerations

September 11, 2017

Release of Draft GP

October 20, 2017

City Council/Planning Commission Joint Meeting Regarding
Release of Draft GP

October 30, 2017

General Plan and Draft EIR Open House

March 8, 2018

Planning Commission Meeting- Proposed GP Adoption &
Certification of EIR (Recommendations to City Council)

April 30, 2018

Note: For more information about the Ceres General Plan Update process, please visit the project
webpage at: www.ceresgeneralplanupdate.com.

Special Planning Commission Meeting - April 30, 2018

Agenda Item 2 - Page 29

Special Planning Commission Meeting - April 30, 2018

Agenda Item 2 - Page 30

Attachment D

MEMORANDUM
To:

Tom Westbrook, City of Ceres

From:

Economic & Planning Systems, Inc.

Subject:

General Plan Update Financing Strategy; EPS #151095

Date:

April 24, 2018

This memorandum describes funding and financing options for the public
infrastructure and improvements needed for implementation of the City
of Ceres’ (City) General Plan update. It has been prepared for the City
of Ceres by Economic & Planning Systems, Inc. (EPS) as a subconsultant to Dyett & Bhatia (D&B) in support of the City’s General Plan
Update process. Specifically, this memorandum:


Summarizes the types of infrastructure investment identified during
the General Plan Update process along with preliminary cost
estimates.



Describes an overall financing framework



Identifies potential financing mechanisms



Reviews and summarizes principles and policies from the General
Plan update that call for public improvements



Proposes action items to implement the General Plan policies within
the financing framework

Overview of General Plan Infrastructure
Needs
The update to the City of Ceres General Plan will require near- and longterm public infrastructure and facility improvements. Specific types of
facility needs that have been identified in the General Plan are related to
utilities, transportation, public facilities, and parks, among others. For
utilities and transportation infrastructure, the General Plan provides
sufficient detail to generate rough cost estimates. The amount and type
of investment required for most of the other public infrastructure and
amenities referenced in the General Plan public will be based on guiding
principles and service standards.
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Memorandum
General Plan Update Financing Strategy

April 24, 2018
Page 2

As subconsultants to Dyett & Bhatia, West Yost prepared evaluations of utility improvements
needed to implement the General Plan update, and Fehr & Peers evaluated the required
transportation improvements. Preliminary cost estimates are provided by type of improvement
(Table 1). In total, infrastructure improvements to the local water distribution system,
wastewater, stormwater, and transportation infrastructure are estimated to cost approximately
$436 million. In addition to utility and transportation improvements, this analysis provides
funding and financing recommendations for other types of General Plan Update improvements
that are referenced in the General Plan but not quantified.
Table 1

Utility and Transportation Improvements and Preliminary Cost Estimates

Improvement Type

Description

Water Distribution System

• Wells
• Pipelines
• Storage reservoirs

Wastewater Infrastructure

Cost Estimate1

Source

$111,000,000

West Yost Associates

• Facilities for export to Modesto and Turlock
• Emergency Storage
• Equalization
• Capacity Buy-in at Modesto Jennings WWTP
• Capacity Buy-in at Turlock WWTP

$84,263,300

West Yost Associates

Stormwater Infrastructure

• Trunk Storm Drain
• Detention Basin (Storage Capacity)
• Pump Station (Total Pumping Capacity)
• Land Acquisition

$38,760,000

West Yost Associates

Roadway Infrastructure

Additional lanes to roadways and new traffic
2
signals citywide

$201,862,889

Total

Fehr and Peers

$435,886,189

[1] Water System and Stormwater total costs computed as total construction cost plus 40 percent for soft costs. The water system costs
are in 2016 dollars; all other estimates are in 2017 dollars.
[2] Cost estimate includes Faith Home Road corridor, which is a regional facility whose cost will be shared between the City and other
municipalites.
Sources: West Yost Associates; Fehr & Peers; Economic & Planning Systems, Inc.

Water Distribution System
Required water infrastructure for the current General Plan land use was developed in the 2011
Water Master Plan and then further refined as part of the City’s participation in the Stanislaus
Regional Water Authority (SRWA) Surface Water Supply Project. The costs to implement the
SRWA Surface Water Project Water Treatment Plant and Transmission Main are not reflected in
the Table 1 cost estimate as those costs are being developed separately as part of the SRWA
project. In order to service future water demands in Ceres, the City will need to invest in wells,
storage reservoirs, and pipelines 10 inches in diameter or larger at an estimated cost of
$111 million, shown below in Table 2.

P:\151000s\151095Ceres\Financing Strategy\Ceres GP Financing Strategy_2018.04.24.docx
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General Plan Update Financing Strategy

Table 2

April 24, 2018
Page 3

General Plan Update Water Improvement Cost Estimates

Item

Estimated Cost

Pipelines

$69,200,000

Wells

$11,200,000

Storage Reservoirs

$30,600,000

Total Water Cost for General Plan Update

$111,000,000

Source: West Yost Associates Water Evaluation Technical Memorandum
(June 2017).

Wastewater Infrastructure
The most recent wastewater Master Plan was prepared in 2013 and identified $100 million of
improvements related to the City’s wastewater emergency storage, equalization capacity,
facilities for export to Modesto and Turlock, and capacity buy-in at the wastewater treatment
plants in Modesto, Jennings, and Turlock. The average sanitary flow (ASF) and peak hour flow
(PHF) estimated as part of the General Plan Update are lower than the ASF and PHF that were
estimated as part of the 2013 Master Plan. Because the flow capacity and costs for the General
Plan Update are not expected to exceed previous capacity and cost estimates made in the 2013
Master Plan, West Yost concluded that the information from the 2013 Master Plan was an
appropriate basis upon which to estimate the costs of improvements for the General Plan
Update. The cost of improvements for the General Plan update are shown as the cost of the
remaining improvements from the 2013 Master Plan that have not yet been implemented, or $84
million. This cost balance is shown below in Table 3.
Table 3

Estimated Remaining Wastewater Improvement Costs from 2013 Master Plan

Estimated Cost

Item

2013 Master Plan Cost Estimate for Future Growth

$100,583,300

(less) Cost of Completed Capacity Buy-In at Turlock WWTP
Remaining Wastewater Costs for General Plan Update

($16,320,000)
$84,263,300

Source: West Yost Associates Wastewater Evaluation Technical Memorandum (June 2017).

Stormwater Infrastructure
The County Standards provide guidance for sizing stormwater infrastructure. The infrastructure
is based on peak runoff rates and on maximum detention storage volumes. Updates to the
stormwater infrastructure were estimated by growth region and sub-area and should be
considered preliminary until the City develops a stormwater master plan or stormwater plans for
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individual development regions. The estimated cost of needed trunk storm drains, detention
basins, pump stations, and land is approximately $39 million, as shown in Table 4.
Table 4

General Plan Update Stormwater Improvement Cost Estimates

Item

Estimated Cost

Trunk Storm Drain

$15,144,000

Detention Basin

$5,979,690

Pump Station

$5,881,741

Soft Costs

$10,810,000

Detention Basin Land

$925,559

Total Stormwater Cost for General Plan Update1

$38,760,000

[1] Total cost rounded.
Source: West Yost Associates Stormwater Evaluation Technical Memorandum
(June 2017).

Transportation
Additional lanes will be added to 28 roadway segments in the City of Ceres and new traffic
signals will be installed to improve capacity at key intersections. The estimated cost of the
improvements plus contingency is approximately $202 million. This estimate includes
anticipated improvements to the Faith Home Road corridor, which is a regional facility whose
cost will be a shared responsibility between the City of Ceres and other local municipalities.

Streetscape, Parking, and Public Space Infrastructure
The General Plan update expresses the City’s desire to enhance the physical image of Downtown
Ceres as well as the SR 99 Corridor. Improvements to the public realm in both areas will require
investments in streetscaping, landscaping, public spaces, and parking.

Public Facilities
A range of public facilities will need to be updated, maintained, or built new to comply with the
General Plan update. Critical facilities like energy stations and medical facilities will need to be
designed and maintained to avoid damage from seismic and geologic hazards. In addition, the
City may need new school, library, and composting facilities. Public safety facilities and
equipment will also need to be upgraded to maintain standards related to law enforcement, fire,
and medical services.

Parks and Recreational Facilities
The General Plan update calls for the promotion of new indoor and outdoor recreational facilities
for existing and future residents such as soccer fields, basketball and tennis courts, and aquatic
centers. The Quimby Act allows cities to require developers to mitigate the impacts of
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development by dedicating parkland and/or paying in-lieu fees. Revenue can be used to acquire
land and/or fund improvements.

Financing Framework Geographic Tiers of Benefit
The improvements described above will provide benefit to different geographic areas, including
the region, the city, or sub-areas within the city. Given this context, the Financing Strategy
considers three geographic tiers of infrastructure benefit, which help to define, conceptually, how
costs should be funded:
1. Regional. Regional improvements benefit areas outside of the city or, in the case of
transportation improvements, accommodate regional trips. Examples may include
interchange or major corridor improvements. Costs for infrastructure items that benefit areas
outside of the city, which are part of a regional approach to infrastructure improvement, can
be funded on a proportional basis based on the “benefit received.”
2. Citywide. Citywide improvements benefit the city as a whole. Examples may include
civic/municipal facilities, parks and recreation facilities that benefit all residents, and utilities
improvements. Costs for infrastructure items that are determined to be of citywide benefit
could be funded by impact fees, “in-kind” construction, connection charges, or other citywide
funding sources.
3. Master Plan, Specific Plan, or Sub-area. Sub-area improvements benefit a specific
geography with the city, such as a Master Plan area, a Specific Plan area, or a Downtown
Business Improvement District. Costs for infrastructure items which will benefit development
contained within sub-areas of the city could be funded by allocating costs to each city subarea or to individual projects based on “benefit received.” Funding could be collected
through area-specific development fees, dedications and exactions, and project-specific
development agreements.

Funding Mechanisms and Resources
As noted previously, a number of financing mechanisms may be used to fund the public
improvements and facilities associated with the implementation of the Ceres General Plan
Update. This memorandum describes a mix of financing mechanisms based on analysis of costs
and benefits and burdens, but the ultimate mix of financing mechanisms shall be determined
through deliberations involving City staff, property owners, developers, elected officials, bond
counsel, underwriters and finance experts.
This section describes the key features of the funding mechanisms available to finance General
Plan infrastructure development. The mechanisms discussed in this section fall into three
distinct categories:
1. Developer-based funding
2. Land-secured tax revenue
3. City-based funding
Financing mechanisms in each of these categories are discussed in the following section and
summarized in Table 5. Appendix A provides further detail on each, including their
applicability, legal authority, and required implementation procedures.
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Summary of Financing Tools
Improvement Cost Category
Infrastructure Funding Type

City‐Based Funding

Land‐
Secured
Tax
Revenue

Developer‐Based Funding

Geographic Area

Utilities

Community
Facilities

Parks &
Recreation

Roadway

Operations and
Maintenance

Implementation Considerations

Impact Fees (e.g., current or updated PFF)

Regional
Citywide
Sub‐area









Must correspond to "nexus" findings, consistent with the
Mitigation Fee Act (i.e., the fee must be reasonably related to
the cost of the improvement and the impact created by new
development).

Dedications and Exactions

Regional
Citywide
Sub‐area









Typically required as project‐specific mitigations, or may be
based on policy.

Development Agreements

Project‐Specific











Requires a market strong enough to incentivize developer
investment beyond fair share. DA's are legally binding contracts
between developers and public agencies.

Special Tax or Assessment District (e.g., CFD, BID, Special
Assessment Districts)

Citywide
Sub‐area







Requires voter approval and sufficient scale / participation to
achieve yield and implementation efficiency.

Enhanced Infrastructure Financing District ‐ SB 628 Tax
Increment Financing (Citywide)

Citywide









Diverts incremental increases in tax revenue from the General
Fund, creating a trade‐off between General Fund revenue and
funding for project or area wide purposes.

General Obligation Bond

Citywide









Limited to funding capital improvements and must be secured by
legally available resources like property tax revenues. If for non‐
education purposes, requires a two‐thirds voter approval.

Revenue Bond

Citywide



Other City Funding (Other Special Tax Measures, etc.)

Citywide











Requires voter approval to increase local taxes.

City's General Fund

Citywide
Sub‐area











Creates trade off between projects and programs that are
currently funded by General Fund revenues and new initiatives.

Regional, State or Federal Grant Funding

Regional
Citywide
Sub‐area



Limited to enterprise‐related expenditures and requires a stable
source of revenue. Does not require voter approval.



Can require significant Staff time to apply for and administer
qualifying projects.
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General Plan Implementing Actions
This section relates General Plan goals and policies to specific categories of infrastructure
improvement. Organized by infrastructure need, the following goals and related policies will
govern the funding of private and public improvements, infrastructure, and public facilities
needed for the implementation of the General Plan. For each goal, EPS recommends
implementing actions to guide future decisions regarding formation of financing entities, adoption
of financing mechanisms, and project approvals.

Utilities
The City’s water, wastewater, and stormwater systems will be improved in accordance with the
General Plan Update. In order to service future water demands in Ceres, the City will need to
invest in wells, storage reservoirs, and pipelines 10 inches in diameter or larger at an estimated
cost of $111 million (excluding costs associated with the SRWA treatment plant and transmission
main).
Updates will also need to be made to the City’s wastewater emergency storage, equalization
capacity, facilities for export to Modesto and Turlock, and capacity buy-in at the wastewater
treatment plants in Modesto, Jennings, and Turlock. The estimated remaining cost for
wastewater treatment and export that will meet future buildout needs is approximately $84
million.
Updates to the stormwater infrastructure were estimated by growth region and sub-area and
should be considered preliminary until the City develops a stormwater master plan or stormwater
plans for individual development regions. The estimated cost of needed trunk storm drains,
detention basins, pump stations, and land is approximately $39 million. The total cost for utility
improvements are summarized in Table 1 in the overview section. A majority of these quantified
costs correlate with the General Plan update goals listed below.
Goal 6.D Ensure a safe and reliable potable water supply and delivery system sufficient to meet
the current and future needs of the city.
Policy 6.D.1: Adequate Water Supply for New Development. Approve new development
that relies on a public water system only where an adequate water supply and
conveyance system already exists or will be provided.
EPS Recommended Action 6.D: Update the Public Facilities Fee (PFF) Program and ensure
that the water component includes the improvements identified as part of the General Plan
Update process and summarized in this Financing Strategy in Table 1.
Goal 6.E Ensure adequate wastewater collection and treatment and the safe disposal of waste in
a timely fashion to support the needs of current and future Ceres residents.
Policy 6.E.5: Financing Wastewater System Improvements. Finance repairs to existing
and new wastewater collection, treatment, and disposal systems and facilities
using transparent and fair strategies, such as development impact fees and
monthly service charges.
EPS Recommended Action 6.E: Update the PFF Program and ensure that the wastewater
component includes the improvements identified as part of the General Plan Update process and
summarized in this Financing Strategy in Table 1.
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Goal 6.F Collect and dispose of stormwater in a manner that minimizes inconvenience to the
public, reduces burden on existing stormwater facilities, encourages groundwater recharge,
minimizes potential water-related damage, and enhances the environment.
Policy 6.F.1: Storm Drainage Capacity. Ensure that increased storm drainage system
capacity is sufficient to serve the existing Ceres community and planned
urban development within the Planning Area.
EPS Recommended Action 6.F: Update the PFF Program and ensure that the stormwater
component includes the improvements identified as part of the General Plan Update process and
summarized in this Financing Strategy in Table 1.
Goal 2.H Promote development of industrial uses to meet the present and future needs of Ceres
residents for jobs and to maintain economic vitality.
Policy 2.H.2: Adequate Infrastructure and Services. Only approve new industrial
development where adequate infrastructure and services are already available
or where new industrial development will cover the cost of extending
adequate infrastructure, consistent with the General Plan and other applicable
master plans.
EPS Recommended Action 2.H: Identify the infrastructure that may be needed to support the
development of industrial uses and use conditions of approval and/or exactions to require new
development to provide the required infrastructure. Standard language in development
agreements may ensure the requirement is applied consistently. Consider the required
infrastructure as part of the PFF Program update. To fund existing deficiencies or portions of
costs that are attributable to existing development, consider a General Obligation bond or
Enhanced Infrastructure Finance District (EIFD).

Transportation
Additional lanes will be added to 28 roadway segments in the City of Ceres and new traffic
signals will be installed to improve capacity at key intersections. The estimated cost of the
improvements plus contingency is approximately $202 million. The following General Plan Update
goals encompass these improvements and describe additional transportation-related
improvements that are needed in Ceres.
Goal 3.A Provide for the long-range planning, development, and maintenance of the city’s
roadway system to ensure the safe and efficient movement of people and goods through a
variety of travel modes.
Policy 3.A.3: Transportation Impact Analysis. Require transportation analysis to
determine the effects of traffic from major development projects (generally
those that would generate 100 or more peak-hour trips). Each such project
shall construct or fund improvements necessary to mitigate the effects of
traffic from the project. Such improvements may include a fair share
contribution towards improvements that provide benefits to others.
Policy 3.A.5: Transportation Financing. Pursue financing in a timely manner from a
variety of sources to maintain, enhance, and expand the roadway, sidewalk,
bicycle, and transit networks to achieve and maintain a safe and efficient
complete transportation network.
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Policy 3.A.6: Development Fees. Assess fees on new development sufficient to cover the
fair share portion of that development’s cumulative impacts on the local and
regional transportation system, including transit, bicycle, and pedestrian
systems.
Policy 3.A.8: RTP/SCS Participation. Continue to participate in the development and
implementation of the countywide Regional Transportation Plan and
Sustainable Community Strategy, including improvements to the State
Highway system.
EPS Recommended Action 3.A: Update the transportation component of the City’s PFF
Program. Using the set of transportation improvements already in the City’s PFF Program and
enhancing the list by adding projects identified through the General Plan Update process and
coordinating with the City’s transportation planners, Stanislaus Council of Governments,
Caltrans, Stanislaus County, the City of Modesto, and other cities in the County, develop a list of
regional and citywide transportation facilities needed to accommodate future growth and traffic.
Finalize cost and phasing assumptions. Commission a nexus study to calculate appropriate
transportation impact fees to be charged to new development.
Goal 3.E Promote provision of safe and efficient transit service to reduce congestion, improve
environment, and provide viable non-automotive means of transportation within and connecting
to Ceres.
Policy 3.E.8: ACE Station. Preserve right-of-way to facilitate development of an Altamont
Commuter Express (ACE) stop in Downtown Ceres.
EPS Recommended Action 3.E: Update the PFF Program and make sure that the
transportation component includes roadway, parking, and pedestrian connection improvements
needed to accommodate a new ACE station. To supplement the revenue expected from impact
fees, evaluate the feasibility of a tax increment financing district like an EIFD to capture the
future value created from a new transit station in downtown Ceres. Alternatively, a community
facilities district (CFD) or an assessment district can help fund station area improvements.
Goal 3.F Provide a safe, comprehensive, and integrated system of facilities for non-motorized
transportation.
Policy 3.F.2: Funding. Pursue a variety of sources of funding for the development and
improvement of bikeways and pedestrian pathways, including grant funding,
Countywide Measure L funds, and Capital Improvement Program funding.
Policy 3.F.3: New Development. Require developers to finance and install pedestrian
pathways, bikeways, and multi-purpose paths within new development, as
appropriate.
EPS Recommended Action 3.F: Update the PFF Program and make sure that the
transportation component includes the non-motorized transportation improvements needed to
address new growth. Use exactions and Development Agreements where appropriate to require
developers to fund and build these improvements.
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Goal 3.H Develop a financially sustainable transportation system that includes planning, design,
construction, maintenance and operations funding from a variety of sources.
Policy 3.H.1: Transportation Financing. Pursue transportation funding from a variety of
sources, including federal, State and local grant programs, Measure L funding,
public/private partnerships and through update of the existing Public Facilities
Fees.
EPS Recommended Action 3.H: Development impact fees are just one source of funding
available to fund transportation improvements in the city, as the level of the fees and the
proportion of fees paid by new development cannot exceed the benefit received by new
development. To address existing deficiencies, or the share of project costs that benefit existing
development, the City will need to identify other sources of funding to supplement the revenue
expected from impact fees. Examples include a potential EIFD, a CFD, special taxes, grant
programs, and the City’s General Fund.

Streetscape, Parking, and Public Space
Infrastructure
The General Plan update expresses the City’s desire to enhance the physical image of Downtown
Ceres as well as major corridors. Improvements to the public realm in these areas will require
investments in streetscaping, landscaping, public spaces, and parking.
Goal 2.B Foster a distinctive city identity to support civic pride and Ceres’ appeal.
Policy 2.B.4: Gateways. Create gateways to provide distinctive entrances to Ceres,
particularly at key access points along the SR 99 corridor, along the major
entrances on Mitchell Road, and at transitions from Modesto and Ceres on
Crows Landing Road.
EPS Recommended Action 2.B: Identify the set of improvements and costs. To fund Gateway
and beautification improvements, consider Development Agreements, exactions where
appropriate, transportation impact fees (to fund the portion of costs that are attributable to new
growth), and Business Improvement District funding.
Goal 2.E Balance the function of streets as part of the circulation network with their role as
public spaces, elements in the city’s landscape, and potential commercial corridors.
Policy 2.E.4: Mitchell Road Corridor Plan. Update the Mitchell Road Corridor Specific Plan
to encourage infill development and Complete Street strategies, among other
improvements.
Policy 2.E.5: Hatch Road Corridor Plan. Prepare a corridor plan for Hatch Road between
SR 99 and Mitchell Road. The corridor plan should include capital
improvement projects, including streetscaping, signs, and facade
improvements.
Policy 2.E.6: Landscaping Along SR 99. Promote landscaping along the SR 99 Corridor to
enhance the appearance of the corridor and, where appropriate, to improve
the visibility of commercial properties along SR 99.
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EPS Recommended Action 2.E: Identify the set of facilities and cost estimates needed to
implement the vision for the above three commercial corridors in the city. Examine the potential
for including costs related to landscaping along the Mitchell Road corridor, Hatch Road corridor,
and SR 99 in the PFF Program update. Consider exactions where appropriate and transportation
impact fees to fund the portion of costs that are attributable to new growth. To fund existing
deficiencies or portions of costs that are attributable to existing development, consider grant
funding, a General Obligation bond, EIFD, or new/increased special taxes.

Public Facilities
A range of public facilities and equipment will need to be updated, maintained, or built to be
consistent with the General Plan Update.
Goal 6.G Ensure the safe and efficient disposal, composting, or recycling of solid waste
generated in Ceres.
Policy 6.G.8: Composting Facility. Pursue development of a composting facility within
Ceres.
EPS Recommended Action 6.G: Update the PFF Program and make sure that the community
facilities component includes the improvements identified in the General Plan Update needed to
address new growth. Pursue grant funding if available.
Goal 6.J Provide adequate police services to ensure public safety, deter crime, and meet the
growing demand for services associated with increasing population and nonresidential
development in the Planning Area.
Policy 6.J.6: Modern Facilities and Equipment. Within the City’s overall budgetary
constraints, ensure that law enforcement services have modern facilities and
equipment (including patrol and other vehicles, necessary equipment, and
support personnel) needed to perform their duties and ensure efficient
dispatch and response time.
Policy 6.J.7: New Development Funding of Police Services. Require new development
to develop or fund police facilities, personnel, operations, equipment and
maintenance that, at a minimum, maintain the response standards.
EPS Recommended Action 6.J: Update the PFF Program and make sure that the police
component includes the improvements identified in the General Plan Update needed to address
new growth.
Goal 6.K Protect residents of and visitors to Ceres from injury and loss of life, and protect
property from fires.
Policy 6.K.5: Ensure Adequate Funding for Fire Services. Within the City’s overall
budgetary constraints, ensure that fire and emergency medical services have
modern facilities, equipment, and staffing needed to perform their duties and
ensure efficient response time. Seek grants and County funding when
facilities, equipment, and staffing needs exceed the City’s budget.
Policy 6.K.6: New Development Funding of Fire Services. Require new development to
develop or fund fire protection facilities, personnel, and operations and
maintenance that, at a minimum, maintains the above service level standards.
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EPS Recommended Action 6.K: Update the PFF Program and make sure that the police
component includes the improvements identified in the General Plan Update needed to address
new growth.
Goal 7.E Achieve fiscal sustainability while providing core public services and maintaining public
facilities and infrastructure.
Policy 7.E.1: Public Service Standards. Strive to achieve and maintain levels of service
and development standards for necessary public infrastructure to be built and
maintained with funding through the Capital Improvement Program and
General Fund revenues.
EPS Recommended Action 7.E: Consider circumstances in which a fiscal impact analysis to
support applications for significant new development projects should be required, such as
Specific Plans, and require fiscal mitigation in the form of CFDs if needed. Update the PFF
Program and make sure that the community facilities component includes the improvements
identified in the General Plan Update needed to address new growth.

Parks and Recreational Facilities
The General Plan update calls for the promotion of parkland and recreational facilities for existing
and future residents, as described below.
Goal 6.C Establish and maintain a public park system and recreational facilities to meet the
exercise, social, and cultural enrichment needs of Ceres residents, employees, and visitors.
Policy 6.C.4: Parkland Dedication. Continue to require that new development provide
dedicated parkland, in-lieu fees, or both, in accordance with the Quimby Act,
to meet the recreational needs of new residents. Prefer dedication of public
parkland to in-lieu fees, provided that the developed parkland is open to the
greater Ceres community and not privatized by its design, operation, or
location.
Policy 6.C.5: In-Lieu Fees. Calculate park fees to enable purchase of acreage and
provision of off-site improvements for 4.0 acres of parkland per 1,000
residents added. Review and update in-lieu fees on a regular basis to reflect
the total cost of improvements required to serve new development.
Policy 6.C.14: Joint Development of Parks and Recreation Facilities. Continue to
cooperate with public and quasi-public agencies, including the Ceres Unified
School District, in the joint development, maintenance, and use of parks and
recreation facilities.
Policy 6.C.15: Sports Facilities. Promote the development of indoor and outdoor sports
facilities, including soccer fields, basketball and tennis courts, and aquatics
centers adjacent to schools and/or close to residential areas. Explore
partnerships for development of regional youth and adult sports facilities and
recreation programs.
Policy 6.C.23: State and Federal Assistance. Seek any available State and federal grant
assistance in implementing parks and recreational facility improvements.
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EPS Recommended Action 6.C: Update the land values and cost of improvement estimates
needed to update the City’s park in-lieu fees based on the citywide standard of 4.0 acres per
1,000 residents. Consistent with the Quimby Act, the parkland dedication or in-lieu fee option
applies to single-family development on subdivided land. Consider supplementing or replacing
the existing Quimby Act fee with an updated park and recreation development impact fee
consistent with the Mitigation Fee Act. Unlike Quimby, a fee approved pursuant to the Mitigation
Fee Act can be charged to multi-family and/or commercial development and need not be linked
to land costs only.

General Improvements
The General Plan Update includes several general goals that will require numerous types of
improvements that will likely require a broad range of funding mechanisms.
Goal 2.C Promote and support Downtown Ceres as the vibrant heart of the city, as this area was
during Ceres’ beginnings.
Policy 2.C.4: Public/Private Investment. Improve and enhance the Downtown’s physical
image and desirability as a place to invest, through public investments in
streetscapes, public spaces, parking, and utility infrastructure. Partner with
private property owners on creative funding and financing strategies to fund
needed improvements Downtown, such as Property-Based Improvement
Districts and Enhanced Infrastructure Financing Districts.
EPS Recommended Action 2.C: Meet with Downtown businesses to identify the set of
improvements and costs needed to improve and enhance the city’s Downtown and determine
opportunities to generate and leverage Business Improvement District funding. In addition,
identify potential public/private partnerships that can be monetized through Development
Agreements to facilitate funding or in-kind improvements in the Downtown. In addition, or
alternatively, building on the relationship between investment in the city’s Downtown and visitor
activity, revenue from an increase to the transient occupancy tax (TOT) rate and/or allocation of
TOT increment can be used to reinvest in the city’s Downtown.
Goal 2.D Promote infill development to protect farmland; enhance community character;
optimize city investment in infrastructure; provide pedestrian- and bicycle-friendly
neighborhoods; and enhance economic vitality.
Policy 2.D.1: Promote Infill. Promote infill development and reuse of underutilized parcels
in the city to reduce pressure to develop on farmland or other “greenfield”
sites on the periphery.
Policy 2.D.4: Mixed Use Development. Encourage mixed use development within infill
areas by providing incentives such as updating the city’s Public Facility Fee
Program to reflect reduced need for additional roadway and operational
infrastructure; reduced parking requirements; and/or opportunities for shared
parking.
EPS Recommended Action 2.D: When updating the city’s PFF Program, identify opportunities
to incentivize infill and mixed-use development. Examples may include technical adjustments as
the fee program is being prepared to account for existing infrastructure and the reduced impact
of infill development on certain types of public facilities, as well as policy-based fee reductions to
encourage infill development.
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Goal 2.I Ensure new growth areas contribute to Ceres’ proud identity and promote community
health.
Policy 2.I.1: Annexations. Approve annexations only after City approval of an appropriate
area-wide plan (e.g., master plan, specific plan) that addresses land use,
circulation, housing, infrastructure, and public facilities and services, based on
the City’s annexation policy, while also adhering to the policies of the General
Plan.
Policy 2.I.2: Area-wide Plans. Use area-wide plans (i.e., master plans or specific plans)
to comprehensively plan for new neighborhood developments. Each residential
area-wide plan should address implementation measures necessary to carry
out the plan, including a program for financing public infrastructure
improvements and pay for its fair share portion of costs of impacts on
infrastructure.
EPS Recommended Action 2.I: Draft and adopt a standard Development Agreement that can
be offered to all developers within a Specific Plan area and modified to meet each developer's
particular circumstances.
In updating the PFF Program, consider whether subarea fees may be an appropriate tool to
ensure that new development within a specific geographic subarea pays its fair share of the
capital costs of the infrastructure needed to support new growth in that area.
In the case of annexations, as the City and the County negotiate tax sharing agreements,
consider whether an Enhanced Infrastructure Financing District is appropriate to support major
infrastructure investments.
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Development-Based Funding
Development Impact Fees
Development impact fees are charged to new private development to fund a range of public
infrastructure improvements. A development impact fee is an ordinance-based, one-time charge
on new development designed to cover a “proportional-share” of the total capital cost of
necessary public infrastructure and facilities. The creation and collection of impact fees are
allowed under AB 1600 as codified in California Government Code Section 66000, known as the
Mitigation Fee Act.
To the extent that required improvements are needed to address both “existing deficiencies” as
well as the projected impacts from growth, only the portion of costs attributable to new
development can be included in the fee. Consequently, impact fees commonly are only one of
many sources used to finance a city’s needed infrastructure improvements. Fees can be charged
on a jurisdiction-wide basis or for a particular sub-area of the jurisdiction such as a specific plan
area.
The key limitation of development impact fees (in addition to the nexus requirement) is the
timing of funding. Infrastructure often is needed “up-front” while fees are paid over time as
development occurs. This means that other funding or financing methods are needed to close the
timing gap. Fees also are irregular, as they depend on development activity that varies with
economic conditions. Additionally, programmed or expected development that does not occur
when expected, or never occurs, exacerbates the initial problem.
The City of Ceres has an existing Public Facilities Fee (PFF) Program, which funds police, fire
protection, municipal facilities and equipment, wastewater, water, parks and recreation,
community facilities, transportation, drainage, and information technology. The latest fee
schedule was adopted in October 2013, which increased fees for water and wastewater and kept
the remaining fees consistent with the 2010 schedule. Not only is it appropriate to review and
update fee programs periodically (e.g., every five years or so), but the General Plan Update
identifies new infrastructure improvements needed to support new growth in the city, and the
PFF Program should be revised to address the current project list.
Updating the City’s PFF Program does not require a public vote, but it does require the
preparation of a nexus study, revisions to the ordinance, and Council adoption. The nexus study
will need to make findings of “nexus,” consistent with the Mitigation Fee Act, to assure that new
development pays its proportionate share for future use of the improvements. The proposed fees
need to be considered in the holistic context of the City’s funding priorities and other
development fees and charges.
Potential Development Impact Fee Revenue

As an illustrative exercise, EPS estimated the total revenue the City of Ceres could expect to
receive from impact fees levied on future growth envisioned as part of the General Plan Update
(summarized in Table 6 below). This calculation uses the City’s existing impact fees despite the
expectation that these fees will be adjusted as part of a comprehensive update.
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Projected Land Use Growth in City of Ceres

Land Use Category1

Projected Growth

Single Family Residential

2,400 Units

Multifamily Residential

1,300 Units

2

Commercial

5,300,000 Square Feet

Industrial

3,000,000 Square Feet

[1] This analysis does not include 500,000 square feet of Public/Institutional
space reflected in the General Plan Update, based on the assumption that few,
if any, fees will be charged to these uses.
[2] Existing office use in the City of Ceres comprises approximately 14 percent
of Commercial space. This ratio is projected to decrease to 5 percent as of
buildout of the General Plan Update. For purposes of this illustrative analysis,
EPS assumes the net new growth in Commercial space includes no office.
Source: Ceres General Plan Update (October, 2017); Economic & Planning
Systems, Inc.

EPS applied current impact fees to general land use categories rather than make assumptions
about the specific breakdown of future development. For example, transportation fees for
various commercial uses range from $371 per 1,000 square feet for a furniture store to $50,113
per 1,000 square feet for a convenience market with gasoline pumps. EPS applied a ”typical”
rate of $5,911 per 1,000 square feet, based on the fee for shopping centers between the size of
100,000 and 299,999 square feet to all the net new commercial space rather than try to forecast
specific types of commercial development. Because the city’s existing office space makes up 14
percent of all commercial use, compared to an expected 5 percent of total commercial space at
General Plan buildout, EPS has assumed that the net growth in commercial space includes little
to no office, and has calculated no impact fees for office.
At General Plan buildout, projected development is expected to generate approximately $158
million in impact fee revenue, as shown in Table 7. Transportation fees are expected to make
up the largest portion of fees with nearly $53 million in fee revenue. It is important to note that
revenue from impact fees is generated as new development occurs, and the City may need to
address timing issues to the extent that improvements are needed in advance of the
development.
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Estimate of Impact Fee Revenue at General Plan Buildout

Land Use Category

Fee Category

Police
Fire
Municipal Facilities
Wastewater
Parks and Recreation
Community Facilities
Water
Information Technology
1
Transportation
Total

Single Family
Residential

Multifamily
Residential

Commercial

Industrial

Potential Fee
Revenue at GPU
Buildout

$1,030,000
$2,170,000
$2,930,000
$14,590,000
$12,400,000
$4,220,000
$16,390,000
$470,000
$7,430,000

$480,000
$1,020,000
$1,370,000
$6,880,000
$5,800,000
$1,980,000
$4,740,000
$220,000
$2,290,000

$150,000
$310,000
$420,000
$6,010,000
$1,400,000
$8,330,000
$190,000
$31,330,000

$60,000
$130,000
$170,000
$6,150,000
$560,000
$4,510,000
$50,000
$11,700,000

$1,720,000
$3,630,000
$4,900,000
$33,620,000
$20,170,000
$6,200,000
$33,970,000
$920,000
$52,760,000

$61,630,000

$24,780,000

$48,150,000

$23,330,000

$157,880,000

[1] Transportation rates assume the following land use categories: single family units, multifamily of 5 or more units, shopping
center (100,000 to 299,999 square feet), and general light industrial.
Sources: Ceres General Plan Update (October 2017); City of Ceres Capital Facilities Cost Fee Schedule (October 2013);
Economic & Planning Systems, Inc.

School Impact Fees

The Ceres Unified School District (CUSD) Fee funds school facilities in the district. The fee for
residential projects is $3.79 per square foot, $0.61 per square foot for commercial/industrial
development, and $0.18 per square foot for mini-storage facilities. Though an important source
of funding for school facilities in Ceres, the City does not have the authority to set the rate of the
CUSD fee. The fee is controlled by the School District.

Dedications and Exactions
Under the Subdivision Map Act, developers may be required to dedicate land or make cash
payments for public facilities required or affected by their project (e.g., road right-of-way
fronting individual properties). Dedications are typically made for road and utility rights-of-way,
park sites, and land for other public facilities. Cash contributions are made for other public
facilities that are directly required (or triggered) by specific projects (e.g., payments for a traffic
signal).

Development Agreements
A development agreement (DA) is a legally binding contract between a public agency and a
developer that provides developers with assurances that the land use entitlements for a project
will not be changed in the future, and that specifies public sector commitments to financing,
phasing and other elements of project implementation. In return for these public considerations
and assurances, the developer may be asked to make financial commitments beyond those that
could be justified through typical subdivision ordinance dedications and exactions and/or impact
fees, which are both limited by the "rational nexus" criteria.
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Development agreements need not be complicated documents. They can be drafted as standard
agreements that can be modified to meet project-specific problems or objectives.

Land-Secured Tax Revenue
Special Assessment Districts (1911, 1913, 1915 Acts)
California law provides procedures to levy assessments against benefiting properties and issue
tax-exempt bonds to finance public facilities and infrastructure improvements. Assessment
districts, also known as improvement districts, are initiated by the legislative body (e.g., city
council), subject to majority protest of property owners. Assessments are distributed in
proportion to the benefits received by each property as determined by engineering analysis, and
form a lien against property. Special assessments are fixed dollar amounts and may be prepaid,
although they are typically paid back with interest over time by the assessed property owner.
Only improvements with property-specific benefits (e.g., roads, and sewer and water
improvements) may be financed with assessments.

Mello-Roos Community Facilities Districts
California's Mello-Roos Community Facilities Act of 1982 allows for the creation of a special
district authorized to levy a special tax and issue tax exempt bonds to finance public facilities
and services. A community facilities district (CFD) may be initiated by the legislative body or by
property owner petition, and must be approved by a two-thirds majority of either property
owners or registered voters (if there are more than 12 registered voters living in the area).
Special taxes are collected annually with property taxes, and may be prepaid if prepayment
provisions are specified in the tax formula. The special tax amount is based upon a special tax
lien against the property. There is no requirement that the tax be apportioned on the basis of
direct benefit. Because there is no requirement to show direct benefit, Mello-Roos levies may be
used to fund improvements of general benefit, such as schools, fire and police facilities, libraries,
and parks, as well as improvements that benefit specific properties. The provision also allows for
the allocation of cost burdens to alleviate burdens on specific classes of development.
The City of Ceres currently has three CFDs, listed below:



City of Ceres Community Facilities District No. 1 (CFD-1). CFD-1 applies to new infill
projects (defined as four or fewer single-family residential units or ten or fewer multifamily
units) to fund ongoing operations and maintenance services for police, fire, and parks. The
annual special tax rate for CFD-1 is currently $290.99 per unit.



City of Ceres Community Facilities District No. 2 (CFD-2). CFD-2 applies to residential
parcels within a specified area to fund ongoing operations and maintenance services for
police, fire, ambulance, and parks. The annual special tax rate for CFD-2 is currently
$862.68 per unit.



City of Ceres Community Facilities District No. 3 (CFD-3). CFD-3 was established for
all new non-infill residential development to fund ongoing operations and maintenance
services for police, fire (including emergency), parks, and open space. As such, the City
anticipates that all new non-infill residential development will be annexed into CFD-3. To
date, no property has been annexed into CFD-3. The annual special tax rate for CFD-3 is
currently $1,022.13 per unit.
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Landscape and Lighting Maintenance Districts
Landscaping and lighting maintenance districts (LLMDs) may be used for installation,
maintenance, and servicing of landscaping and lighting through annual assessments on
benefiting properties. LLMDs may also provide for construction and maintenance of appurtenant
features, including curbs, gutters, walls, sidewalks or paving, and irrigation or drainage facilities.
They may also be used to fund and maintain parks above normal park standards maintained
from General Fund revenues.
The City has a Lighting and Landscaping District (LLD) which funds ongoing operations and
maintenance services for landscape corridors and lighting along major roadways.

Property Business Improvement District (BID/PBID)
Businesses located within a defined business improvement district (BID) are required to pay an
additional tax in order to fund projects, improvements, or programming within the district’s
boundaries. Common improvements funded by BIDs are capital improvements, streetscape
enhancements, ongoing maintenance, etc.
Downtown business owners belong to the Ceres Downtown Revitalization Area Business
Improvement District and assess themselves on an annual basis to pay a special assessment fee
that funds special activities, improvements, and projects in downtown Ceres.

City-Based Funding
Enhanced Infrastructure Finance Districts
Enhanced Infrastructure Financing Districts (EIFDs) are forms of Tax Increment Financing (TIF)
that currently are available to local public entities in California. Local agencies may establish an
EIFD for a given project or geographic area in order to capture incremental increases in property
tax revenue from future development. In the absence of the EIFD, this revenue would accrue to
the City’s General Fund (or other property-taxing entity revenue fund). EIFD funds can be used
for project-related infrastructure, including roads and utilities, as well as parks and housing.
EIFDs cannot be used to finance operations and maintenance expenses. Unlike prior
TIF/Redevelopment law in California, EIFDs do not provide access to property tax revenue
beyond the local jurisdiction’s share.
Senate Bill 628 established the EIFD as a similar, but more flexible version of Infrastructure
Financing Districts (IFDs), where the scope of eligible projects is more expansive and the
voter/landowner threshold to pass a bond is 55 percent instead of two-thirds, as is required for
IFDs. In addition, EIFDs can be formed and gain access to unlevered (debt free) revenue
without a vote.
While any tax increment, no matter how small, will generate revenue that can be reinvested in
infrastructure, it is important that in most cases the local property tax available is very limited
(California cities typically get between $0.10 and $0.20 of a property tax dollar). On average, the
Ceres General Fund currently receives approximately $0.06 of each property tax dollar.
Moreover, the use of local property tax to support infrastructure financing has fiscal implications
for California cities. Dedicating tax revenue to infrastructure limits funding for new public
services costs associated with development.
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General Obligation Bonds
A general obligation bond is a type of municipal bond that is secured by a state or local
government's pledge to use legally available resources, most typically including property tax
revenues, to repay bond holders. General obligation bonds are limited to capital improvement
expenditures and also are limited in their use to the precise purposes outlined in the authorizing
ballot measure. Commonly, general obligation bonds are restricted to particular capital uses like
street improvements, drainage improvements, and parks and recreation. Credit rating agencies
often consider a general obligation pledge to have very strong credit quality and frequently
assign them investment grade ratings. In California, cities must secure a two-thirds voter
approval to issue general obligation bonds if the issuance is for non-educational purposes.
General obligation bonds allow public entities to finance at a low fixed rate over the useful life of
the asset. The incidence of burden of general obligation bonds is upon all property owners in the
issuing jurisdiction proportional to the value of their property. It is this very broad base of
funding that provides excellent security for general obligation bonds, thus typically garnering the
lowest interest rate of any municipal debt instrument.

Revenue Bonds
Cities and other local governments typically issue revenue bonds when they have access to a
stable source of revenue such as municipal utility rates. Commonly, revenue bonds fund
improvements to water and sewer facilities. Utility rates that fund revenue bonds can vary within
a given jurisdiction if there are substantial differences in the costs of providing services. There
also can be rate surcharges if unique improvements are needed to serve the area.
Revenue bonds are issued by the municipal enterprise and require no voter approval. Revenue
bonds may provide improvements for an entire jurisdiction or a sub-area. Revenue bonds
typically have a good risk profile and therefore garner comparatively low interest rates. Because
they are secured exclusively by enterprise revenue, they are not general obligations of the city
and do not require ballot approval. The ability to adjust rates to cover debt service costs and the
ability to charge such rates differentially (given differing costs and benefits in service sub-areas)
creates flexibility and appropriate cost allocation.
Revenue bonds are limited to enterprise-related expenditures and to the precise purposes
outlined in the authorizing bond instrument. Revenue bonds also are limited by the rate base,
which is a constraint when rates must conform to Constitutional and statutory requirements
(e.g., Proposition 218).

Additional Special Tax Measures
With voter support, cities can impose an increase to existing local taxes. For example, local
sales taxes, transient occupancy taxes, utility user taxes, development taxes, and (local option)
real estate transfer taxes (charter cities only) all can be increased to fund specific types of
projects. By enhancing General Fund revenues, the city gains the ability to divert some funds to
infrastructure projects within the city.
The City has done this with Measure H. In the City of Ceres, General Fund public safety
expenditures are supplemented with Measure H revenues which are used just to fund public
safety services. Measure H is a ½-cent sales tax that voters in the City passed in 2007. In
recent years, Measure H has been generating approximately $2.5 million per year, primarily for
police and fire salaries and benefits. A Citizens’ Oversight Committee oversees the expenditure of
Measure H revenues.
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Creation of new general revenues and any related issuance of bonds supported by such revenues
are limited by State constitutional requirements and statutes that require voter approval of
greater than 50 percent. The incidence of burden falls to those paying the taxes or rates. For
example, sales taxes are paid by residents, businesses, employees, and visitors, while transient
occupancy taxes are paid by visitors. The rationale for this payer burden is that these residents,
businesses, employees, and visitors will benefit from the investments made in infrastructure and
development.
Use of various general fund sources to support infrastructure investments including repair and
replacement of existing infrastructure, as well infrastructure that serves new development,
requires little additional administrative effort and is typically secure given the broad range of
revenue sources pledged to the financing. However, the use of existing General Fund revenue is
limited by current demands to support municipal operations.

Commitment of Tax Increment
Cities may choose to divert away from the General Fund the incremental tax revenue (e.g., sales
tax or transient occupancy tax) generated by a project in order to fund infrastructure related to
the new development. The commitment of tax increment from the site to a source other than
the General Fund is a choice made at the city level that would not require voter approval.

Federal and State Grants
Investigation of potential funding for public facilities from other levels of government is
appropriate. While grant revenue is inherently unpredictable, it is most frequently available for
regional transportation improvements.
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1

Introduction

This Final Environmental Impact Report (EIR) has been prepared on behalf of the City of Ceres in
accordance with the California Environmental Quality Act (CEQA) (Public Resources Code
Section 21000 et seq.). The EIR analyzes potential environmental impacts of the adoption and
implementation of the proposed Ceres General Plan 2035 (General Plan), referred to as the
This Final EIR provides responses to comments on the Draft EIR as well as
corrections and clarifications to the Draft EIR. The City of Ceres is the lead agency responsible for
ensuring that the proposed General Plan complies with CEQA.

Purpose
This document, combined with the Draft EIR, published February 7, 2018, constitutes the Final EIR
on the Proposed Project as described in Chapter 2: Project Description of the Draft EIR. The
primary purpose of the Final EIR is to revise and refine the environmental analysis in the Draft EIR
in response to comments received during the public review period. The public review period for
the Draft EIR (State Clearinghouse No. 2017052063) lasted for 48 days, from Wednesday, February
7, 2018 to Monday, March 26, 2018.
This Final EIR amends and incorporates by reference the Draft EIR. This document includes
comments and responses to comments on the Draft EIR, and corrections and clarifications to the
Draft EIR. The EIR is intended to disclose to City of Ceres decision makers, responsible agencies,
organizations, and the general public the potential impacts of implementing the Proposed Project
using a program level of analysis. The Draft EIR and Public Review Draft Ceres General Plan 2035
are available for review at the City of Ceres website (http://www.ci.ceres.ca.us).

CEQA Process
Before the City may approve the various discretionary actions needed to implement the Proposed
Project, it must independently review and consider the information contained in the Final EIR,
certifying that the Final EIR adequately discloses the environmental effects of the Proposed Project,
that the Final EIR has been completed in conformance with CEQA, and that the decision-making
body of the Lead Agency independently reviewed and considered the information contained in the
Final EIR. Certification of the Final EIR would indicate the C
adequately evaluates the environmental impacts that could be associated with the Proposed Project.
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For impacts identified in the EIR that cannot be reduced to a level that is less than significant, the
City must make findings and prepare a Statement of Overriding Considerations for approval of the
Proposed Project if specific social, economic, or other factors justify the P
unavoidable adverse environmental effects. If the City decides to approve the Proposed Project for
which the Final EIR has been prepared, it will issue a Notice of Determination.
The City of Ceres has prepared this document pursuant to CEQA Guidelines Section 15132, which
specifies that the Final EIR shall consist of:
•

The Draft EIR or a revision of the Draft;

•

A list of persons, organizations, and public agencies commenting on the Draft EIR;

•

Comments and recommendations received on the Draft EIR;

•

The response of the Lead Agency to significant environmental points raised in the review
process; and

•

Any other information added by the Lead Agency.

This Final EIR incorporates comments from public agencies and the general public. It also contains
omments. Copies of the Final EIR have been provided to
agencies and other parties that commented on the Draft EIR or have requested the Final EIR. The
Final EIR can also be accessed through the City of Ceres website.

New Information in the Final EIR
If significant new information is added to an EIR after notice of public review has been given, but
before final certification of the EIR, the Lead Agency must issue a new notice and recirculate the
EIR for further comments and consultation. Significant new information is that which discloses
that:
•

A new significant environmental impact would result from the project or from a new
mitigation measure proposed to be implemented; 

•

A substantial increase in the severity of an environmental impact would result unless
mitigation measures are adopted that reduce the impact to a level of insignificance; 

•

A feasible project alternative or mitigation measure considerably different from others
previously analyzed would clearly lessen the significant environmental impacts of the


•

The Draft EIR was so fundamentally and basically inadequate and conclusory in nature
that meaningful public review and comment were precluded. 

Corrections or clarifications to the Draft EIR identified in this document do not constitute
significant new information pursuant to Section 15088.5 of the CEQA Guidelines; this new
information merely clarifies and makes insignificant changes to an adequate EIR. Information
presented in the Draft EIR and this document support this determination. 
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Organization
This document contains the following components:
•

Chapter 2 lists all of the agencies, organizations and individuals that submitted written
comments on the Draft EIR; reproduces all comments; and provides a unique number for
each comment in the page margin.

•

Chapter 3 provides numbered responses to comments on the Draft EIR.

•

Chapter 4 lists revisions to the Draft EIR by chapter and page, in the same order as the
revisions would appear in the Draft EIR.
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2

Comments on the Draft EIR

This chapter contains copies of the comment letters received on the Draft EIR. A total of 11
comment letters and emails were received during the 48-day comment period. In addition, the City
held an Open House on the General Plan and Draft EIR during the comment period on March 8,
2018 for the purpose of allowing members of the public to provide written comments on the
General Plan and Draft EIR. A total of six members of the public provided comments at March 8,
2018 Open House. This chapter also includes a letter from the State Clearinghouse acknowledging
which comments were submitted by State agencies. Comments received are listed in Table 2-1.
identified by a designator in the page margin that reflects the sequence of the specific comment
organized by public agency comments and responses (Section A), written organization and
individual comments and responses (Section B), and comments received at the General Plan and
Draft EIR Open House (Section C). Within each category, comments are listed in the order in which
they were received.
Table 2-1: Comments Received on the Draft EIR
Letter #

Date

Commenter

Agency/Organization

Section A: Agencies (Federal, State, Regional, Local)
A1

March 13, 2018

Tom Dumas, Chief, Office of
Metropolitan Planning

California Department of
Transportation, District 10

A2

March 23, 2018

Harold M. Freiman, Lozano Smith
Attorneys at Law

On behalf of Ceres Unified
School District

A3

March 26, 2018

Patrick Cavanah, Sr. Management
Consultant

Stanislaus County Environmental
Review Committee

A4

March 26, 2018

Sara Lytle-Pinhey, Executive Officer

Stanislaus Local Agency
Formation Commission

A5

March 26, 2018

Dan Severson, Regulatory Analyst

Turlock Irrigation District

A6

March 26, 2018

Andrew Malizia, PE, Associate Civil
Engineer

Stanislaus County Public Works

A7

March 26, 2018

Scott Morgan, Director
Office of Planning and Research

Section B: Organizations and Individuals
B1

March 18, 2018

Michael and Patricia Melugin Cousins

Individuals

B2

March 23, 2018

Stella Melugin Coakley

Individual
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Table 2-1: Comments Received on the Draft EIR
Letter #

Date

Commenter

Agency/Organization

B3

March 25, 2018

Ray Dias, PE

Individual

B4

March 25, 2018

Patricia Cousins

Individual

B5

March 25, 2018

Patricia Cousins

Individual

B6

March 26, 2018

Suki Sanghera, President

Try-Us Transportation, Inc.

Section C: Comments Received at General Plan and Draft EIR Open House
C1

March 8, 2018

Anonymous

Individual

C2

March 8, 2018

Michael and Patricia Melugin Cousins

Individuals

C3

March 8, 2018

Anonymous

Individual

C4

March 8, 2018

Sheila Brandt

Individual
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3

Responses to Comments

This chapter includes responses to each comment, in the same order as presented in Chapter 2:
Comments on the Draft EIR. The responses are marked with the same number-letter designator as
the comment to which they respond.
Responses focus on comments that raise important environmental issues or pertain to the adequacy
of analysis in the Draft EIR or to other aspects pertinent to the potential effects of the Proposed
Project on the environment pursuant to CEQA. Comments that address policy issues, opinions or
other topics beyond the purview of the Draft EIR or CEQA are noted as such for the public record.
Where comments are on the merits of the Proposed Project rather than on the Draft EIR, these are
also noted in the responses. Where appropriate, the information and/or revisions suggested in the
comment letters have been incorporated into the Final EIR. These revisions are included in Chapter
4 of this Final EIR, Revisions to the Draft EIR.

A.

Agencies

A1

Tom Dumas, Chief, Office of Metropolitan Planning California Department
of Transportation (Caltrans) District 10

A1-1

The letter recognizes the strong link between transportation and land use and requests
continued coordination between the City and Caltrans. There are no comments related to
the content of the EIR.

A2

Harold M. Freiman, Lozano Smith Attorneys at Law on behalf of Ceres
Unified School District (CUSD)

A2-1

The letter addresses concerns related to the proposed redesignation of two parcels
immediately adjacent to the Whitmore Charter School Campus from Low Density
Residential to Light Industrial (Roeding Road site) as included in the Proposed Project and
states that these concerns would be resolved if the redesignation were to be removed from
the Proposed Project. As noted under the response to comment letter B6, the Proposed
Project has since been revised to remove the redesignation per request by the property
owner and the Draft EIR has been revised accordingly, as shown in Chapter 4 of this Final
EIR. Therefore, the concerns presented by CUSD are moot and considered resolved.

A2-2

The comment states that the Draft EIR does not meet its purposes as an informational
document because it fails to provide an adequate analysis of environmental impacts related
to the redesignation of parcels from Low Density Residential to Light Industrial. As stated
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in Chapter 1: Introduction of the Draft EIR, the analysis for the Proposed Project was
conducted at a program level in accordance with CEQA.
potential impacts of the Proposed Project. It does not separately evaluate
subcomponents of the Proposed Project nor does it assess project-specific impacts
of potential future projects under the Proposed Project, all of which are required
to comply with CEQA and/or the National Environmental Policy Act (NEPA) as
Thus, whil
framework at a general level, it was not intended to identify specific impacts of potential
future projects. Such impacts would be identified through required environmental review
at such a time as a specific project is proposed for a site. Although the proposed land use
change at the Roeding Road site is no longer a part of the proposed General Plan, the Draft
EIR did note where potential impacts could occur in the areas of air quality, hazards and
hazardous materials, transportation, and noise, although the extent of the potential impact
could not be known without specific project details.
A2-3

The comment states that the Draft EIR does not meet its purposes as an informational
document because it fails to adequately consider and mitigate the impacts of industrial
development on the site in question. As potential impacts were identified as part of the
environmental analysis, corresponding policies to reduce the impacts were developed for
inclusion in the Proposed Project. Therefore, rather than including mitigation measures,
the Draft EIR indicates proposed policies and existing regulatory frameworks to address
impacts. The Draft EIR concludes, at the program level, that even with proposed General
Plan policies to reduce potential impacts of a light industrial use near sensitive receptors or
less intensive land uses, there are no mitigation measures that could guarantee that the
impacts would be reduced to below a level of significance, due in part to the proposed
redesignation at the Roeding Road site.
Regarding the air quality analysis, the comment states that the Draft EIR proposed several
mitigation measures for Light Industrial designations near residential uses, such as
industrial buffering, that were not considered as mitigation near school sites. While
revisions to the Draft EIR subsequent to the removal of the redesignation of the Roeding
Road site from the Proposed Project changed the impact statement for Impact 3.3-4 from
Significant and Unavoidable to Less than Significant (see Chapter 4: Revisions to the Draft
EIR), it is true that a policy revision or new policy addressing site design considerations for
Light Industrial designations near sensitive receptors other than residential uses would
have further reduced the impact as suggested.
The comment states that the Draft EIR included two cases of deferral of mitigation
measures in relation to potential impacts of the Roeding Road site. In both cases, the
removal of the redesignation of the Roeding Road site from the Proposed Project resolves
the concern. However, it is important to note that it may not be possible to mitigate all
effects at the program level of analysis, as detailed, site-specific information may not be
available for individual projects that have not yet been proposed, and CEQA requires that
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the level of detail contained in a first tier EIR need not be greater than that of the program
being analyzed (California Code of Regulations Section 15152[b]). For the remaining
significant and unavoidable impacts identified in the Draft EIR, including those for hazards
and hazardous materials and noise, the Draft EIR provides proposed policies and existing
regulations that would reduce the effects to the extent feasible at the program level in place
of mitigation measures.
The comment notes that specific mitigation measures are not provided to address potential
impacts related to hazardous materials and noise on Whitmore Charter School from the
Roeding Road site. The policies and regulatory framework described in the Draft EIR in
relation to these impacts would apply to any development occurring near a school site and
would reduce potential impacts to the extent feasible at the program level. Greater
specificity regarding required mitigation would be provided at a time that information
about a specific proposed project becomes available.
A2-4

The comment states that the Draft EIR fails to analyze a reasonable range of alternatives
because there was no alternative that involved not redesignating the Roeding Road site
from Low Density Residential to Light Industrial. The No Project Alternative allowed the
alternatives analysis to compare the relative impacts of redesignating or not redesignating
the Roeding Road site, and these relative impacts were noted throughout the alternatives
analysis.

A2-5
and fails to address the inconsistency. The Proposed Project is a comprehensive update of
Plan. As the Proposed Project would supersede the current General Plan, it is not subject
to the current General Plan. As stated in Chapter 2 of the Draft EIR, Project Description,
the primary intent of the Proposed Project is to reflect current conditions and community
describes the ongoing community process used to develop both the
and Proposed Project. Given changes in the city and the region as well as in the
inconsistencies with the Proposed Project are expected.
A3

Patrick Cavanah, Sr. Management Consultant, Stanislaus County
Environmental Review Committee

A3-1

The letter contains comments related to transportation policies in the Proposed Project,
which are noted.

A4

Sara Lytle-Pinhey, Executive Officer, Stanislaus Local Agency Formation
Commission (LAFCO)

A4-1

The comment acknowledges that project-level analysis will be required of individual
projects and is noted.

A4-2

The comment
preparation of a Plan for Agricultural Preservation and identifies a corresponding policy

Special Planning Commission Meeting - April 30, 2018

Agenda Item 2 - Page 105

in the Proposed Project (4.A.7) that requires preparation of a Plan for Agricultural
Preservation in accordance with the LAFCO policy, the Draft EIR does not identify the
referred strategy for agricultural preservation. The Proposed Plan does not include
a preferred strategy for agricultural preservation.
A5

Dan Severson, Regulatory Analyst, Turlock Irrigation District (TID)

A5-1

nsidered energy by the City. The analysis in
the Draft EIR does examine natural gas as an energy source, particularly in considering
potential impacts related to energy efficiency (Impact 3.5-3).

A5-2

The comment regards policies in the Proposed Project and is noted.

A5-3

The comment requests clarification and suggests corrections on a number of items in
Section 3.5: Energy, Greenhouse Gases, and Climate Change, of the Draft EIR. The
suggested corrections do not alter the merits of the environmental analysis in the Draft EIR
and are incorporated as shown in Chapter 4 of the Final EIR, Revisions to the Draft EIR.
•

The commenter notes that the chapter contains a reference to Appendix F but
could not find it. The reference is to Appendix F of the CEQA Guidelines rather
than to an appendix to the Draft EIR.

•

The comment clarifies that TID is a publicly owned utility rather than an investor
owned utility. This correction is reflected in Chapter 4 of the Final EIR, Revisions
to the Draft EIR.

•

The comment requests more information regarding a policy in the Proposed
Project and is noted.

•

The comment notes that text on page 3.5Final EIR, Revisions to the Draft EIR.

•

The comment notes a reference to So Cal Edison (SCE) on page 3.5-46 in
Implementing Action 5.8. The correct reference should be Pacific Gas & Electric
(PG&E) and is reflected in Chapter 4 of the Final EIR, Revisions to the Draft EIR.

A5-4

The comment regards the Proposed Project and is noted.

A6

Andrew Malizia, PE, Associate Civil Engineer, Stanislaus County Public
Works

A6-1

This comment asks why the Whitmore Ranch Specific Plan was not listed under Local
Regulations in Section 3.13. The Whitmore Ranch Specific Plan was not referenced in the
Regulatory Setting, as the plan has not yet been adopted. Although the plan has not been
adopted, the preferred Whitmore Ranch land use plan and circulation element as of the
time the General Plan and EIR analysis was prepared was considered in the impact analysis.

A6-2

This comment notes the Crows Landing Corridor Management Plan. Stanislaus County is
the Lead Agency for this plan. The Crows Landing Corridor Management Plan was not
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referenced in the Regulatory Setting as the plan has not yet been adopted by Stanislaus
County. The ultimate goal of the Crows Landing Corridor Management Plan is to
determine the feasibility of inter-jurisdictional transportation connectivity improvements
along the Crows Landing Road corridor between Interstate 5 (I-5) and State Route (SR) 99.
The plan area includes Fink Road from SR 33 to I-5. The plan is proposed to support and
improve the mobility of goods and people to and from the proposed Crows Landing
Logistics Center (formerly a naval air station) in southwestern Stanislaus County. The plan
will also evaluate complete streets design options that are supportive of active
transportation through developed areas.
A6-3

The comment provides corrections regarding the jurisdictions listed for various roadways
on page 3.13-36 of the Draft EIR. Revisions have been made accordingly; see Chapter 4:
Revisions to the Draft EIR.

A7
and Research
The letter acknowledges that the State Clearinghouse submitted the Draft EIR to selected
State agencies for review and that the City of Ceres has complied with the State
Clearinghouse review requirements for draft environmental documents pursuant to
CEQA. The letter included a comment letter from Caltrans District 10, which is addressed
in response to comment A1-1.

B.

Organizations and Individuals

B1

Michael and Patricia Melugin Cousins

B1-1

The comment regards Faith Home Road and is a comment on the classification of the
roadway in the Proposed Project rather than on the Draft EIR. The comment is noted. The
Proposed Project classifies Faith Home Road as an expressway in accordance with the
StanCOG Regional Expressway Study. Proposed projects mentioned in the comment letter,
including the expansion of Faith Home Road or construction of the Faith Home Road
bridge, are not part of the Proposed Project, but are regional projects identified by
StanCOG. Stanislaus County is the lead agency in current planning efforts for the Faith
Home corridor. The Faith Home Road roadway projects referenced in the comment letter
would undergo their own public and environmental review process, during which time any
concerns regarding displacement or other potential impacts would be addressed by the
County as Lead Agency.

B2

Stella Melugin Coakley

B2-1

The comment cites the alternatives analysis from the Draft EIR in a comment regarding
the land use redesignation of a property at Roeding Road from Low Density Residential to
Light Industrial in the Proposed Project, and is noted. As noted under the response to
comment letter B6, the Proposed Project has been revised to remove the redesignation per
request by the property owner.
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B2-2

The comment regards industrial uses within a quarter-mile of existing schools and the
redesignation of the property at Roeding Road and is a comment on the Proposed Project.
The comment is noted. As noted under the response to comment letter B6, the Proposed
Project has been revised to remove the redesignation per request by the property owner.

B2-3

The comment regards the proposed classification of Faith Home Road as an expressway
and is a comment on the Proposed Project. The comment is noted. See response to
comment B1-1 regarding the relationship of the Proposed Project to the classification and
proposed improvements to Faith Home Road.

B3

Ray Dias, PE

B3-1

The comment states that there is an insufficient focus within the Draft EIR on preventing
the loss of prime farmland, and that while the Draft EIR concludes that there would be
significant and unavoidable impacts to agricultural resources that the EIR should increase
the focus on the potential loss of agricultural land. The EIR is an informational document
intended to identify potential impacts that could result to the implementation of the
Proposed Project, and is not a policy document. Therefore, while the EIR may identify
potentially significant impacts and discuss the feasibility of potential mitigation measures,
it would not establish policies related to agricultural preservation. Portions of the comment
that related to policies in the Proposed Project are noted.

B3-2

The comment regards the analysis for Impact 3.7-3 beginning on page 3.7-33 of the Draft
EIR. The comment states that a proposed redesignation of a Low Density Residential
property at Roeding Road to Light Industrial could impact two schools LaRosa
Elementary School and Cesar Chavez Junior High School in addition to the one school
(Whitmore Charter School) identified in the analysis.
The analysis in the Draft EIR assumed Agriculture, Industrial Reserve, and Light Industrial
land use designations as land uses that could emit hazardous emissions or handle
hazardous or acutely hazardous materials, substances, or waste, and identified those land
uses where they were located within a quarter-mile buffer of existing schools (Figure 3.7-4
of the Draft EIR). The buffers were mapped to show a quarter-mile from the centroid of
each school rather than the edge of the parcel for each school. As the centroids of La Rosa
Elementary School and Cesar Chavez Junior High School are farther than a quarter-mile
from the proposed Light Industrial area, these schools were not identified as potentially
impacted by that site.
As shown in Chapter 4: Revisions to the Draft EIR, Figure 3.7-4 has been revised to show
quarter-mile buffers from the edge of the parcel of each school rather than the centroid.
With this revised mapping, three additional schools were identified as being within a
quarter-mile of industrial land use designations: Ceres High School, Don Pedro
Elementary School, and Lucas Elementary School. However, while La Rosa Elementary
School and Cesar Chavez Junior High School are shown as being within a quarter-mile of
an industrial land use designation, they are not within a quarter-mile of the parcel that was
proposed to be redesignated from Low Density Residential to Light Industrial.
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Additionally, as noted under the response to comment letter B6, the Proposed Project has
been revised to remove the redesignation at Roeding Road per request by the property
owner.
B3-3

The comment regards greenbelt policy in the Proposed Project and is noted.

B3-4

The comment regards the transportation planning process and is noted. The Stanislaus
Council of Governments (StanCOG) Regional Transportation Plan (RTP)/Sustainable
Community Strategy (SCS) considers regional land use and transportation needs for the
county and planned improvements in local jurisdictions. Improvements to the
intersections of Santa Fe Road at Hatch, East, Keyes, Main and Service are identified in the
RTP, including signalization and railroad crossing upgrades.

B3-5

The comment states that the impact to the Faith Home Road corridor residents from
roadway widening is understated in the DEIR. Widening Faith Home Road is not proposed
as part of the Proposed Project, although the Proposed Project classifies the road as an
expressway in accordance with the StanCOG Regional Expressway Study; it is a regional
project that has been identified by StanCOG in the RTP, and Stanislaus County is the lead
agency in current planning efforts for the corridor. Therefore, impacts of the Faith Home
Road widening project were not a focus of the Ceres General Plan Draft EIR. The Faith
Home Road roadway project would undergo its own public and environmental review
process, during which time any concerns regarding displacement or other potential
impacts would be addressed by the County as Lead Agency.

B3-6

The comment states that the Draft EIR did not contain any discussion regarding the Faith
Ho
Water Supply Project. As noted in the response to comment B3-5, the widening of Faith
Home Road is not proposed as part of the Proposed Project and will undergo its own public
and environmental review process, at which time any concerns regarding impacts on water
supply systems would be addressed by the County as Lead Agency.

B3-7

The comment states that there is insufficient assessment in the Draft EIR of the necessity
for a full interchange at the SR 99 connection with Faith Home Road. The EIR
transportation analysis is intended to identify the general number of travel lanes needed to
accommodate projected future traffic volumes; detailed corridor analyses are typically
conducted as improvement plans are being developed.
For the Faith Home Road corridor, improvements are identified as Tier I projects in the
StanCOG RTP, which includes improvements around the Keyes Road interchange.
Currently, Stanislaus County is conducting an environmental evaluation of the Faith Home
Road/Garner Road bridge over the Tuolumne River. As part of
evaluation,
potential near-term and long-term improvements to the Keyes Road interchange and Faith
Home Road between Keyes Road and the Tuolumne River are being identified and
evaluated. As the Faith Home Road corridor is improved, traffic signals would be installed
at major intersections along the corridor. The future roadway design would also consider
the additional pavement needs of heavy trucks along the corridor.

Special Planning Commission Meeting - April 30, 2018

Agenda Item 2 - Page 109

B4

Patricia Cousins

B4-1

The letter seconds comments made by Ray Dias (see comment letter B3) and is noted.

B5

Patricia Cousins

B5-1

The letter seconds comments made by Stella Melugin Coakley (see comment letter B2) and
is noted.

B6

Suki Sanghera, Try-Us Transportation, Inc.

B6-1

The letter regards the property at the corner of Roeding Road and McGee Road that the
letter writer (and property owner) had previously requested be redesignated from Low
Density Residential to Light Industrial and which is presented as Light Industrial in the
Proposed Project. The letter withdraws the request for redesignation, and the redesignation
will be removed from the Proposed Project and revert back to the former General Plan
designation of Low Density Residential. The Draft EIR has been revised accordingly, as
shown in Chapter 4 of this Final EIR, Revisions to the Draft EIR.

C.

Comments Received at Open House

C1

Anonymous

C1-1

The comment regards the planning process and is noted.

C1-2

The comment states that people do not know all the species that would potentially be
affected by the Proposed Project. Wildlife and biological resources are discussed in Section
3.4: Biological Resources of the Draft EIR. The Physical Setting of this section describes all
habitats identified through the California Wildlife Habitat Relationships System and
critical habitats and special-status species identified through the California Natural
Diversity Database. While the Draft EIR acknowledges that there may be additional
occurrences of additional species that have not yet been surveyed and/or mapped, the EIR
is not intended to be the final assessment of special-status species within the Planning Area.
This EIR performs a program-level analysis. As described in Draft EIR Chapter 1:
sponsors of specific projects from the responsibility of complying with the requirements of
CEQA (and/or NEPA) for projects requiring federal funding or approvals. As noted,
individual projects are required to prepare a more precise, project-level analysis to fulfill
Thus, Section 3.4 discusses the special-status species
that are known to occur or have the potential to occur within the Planning Area in general
terms. Less than significant findings in this section were made considering that future
development would be required to comply with Proposed Project Policy 4.D.2, which
would require a biotic resources evaluation prior to approval of discretionary development
permits involving parcels within a significant ecological resource area.
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C2

Michael and Patricia Melugin Cousins

C2-1

The comment regards Faith Home Road and is a comment on the classification of the
roadway in the Proposed Project rather than the Draft EIR. See response to comment B11 regarding the relationship of the Proposed Project to the potential expansion of Faith
Home Road.

C3

Anonymous

C3-1

The comment regards the planning process and is noted.

C4

Sheila Brandt

C4-1

The comment regards the planning process and is noted.
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4

Revisions to the Draft EIR

This chapter lists revisions to the Draft EIR by chapter and page, in the same order as the revisions
would appear in the Draft EIR. New text is indicated with an underline and deleted text is indicated
with strikethrough.

Executive Summary
On page ES-7, revise the text as follows.
•

Light Industrial on Roeding Road. The Proposed Project included includes two parcels
totaling 7.5 acres designated Light Industrial between Roeding Road and Whitmore
Charter High School. The land use designation of these parcels in the 1997 General Plan is
Low Density Residential. Three responses to the NOP expressed concern about this Light
Industrial land use designation, with two requesting analysis with respect to specific EIR
topic areas. Since the publication of the Draft EIR, the redesignation request has been
withdrawn and the Proposed Project designation has reverted to the original Low Density
Residential designation. The impacts of potential uses in the Light Industrial land use
designation were analyzed in this EIR and are discussed in Chapter 3.3 Air Quality, Chapter
3.7 Hazards and Hazardous Materials, and Chapter 3.13 Transportation. Future
development in the Light Industrial land use designation south of Roeding Road could
contribute to significant impacts related to exposure of sensitive receptors to substantial
pollutant concentrations and emission or handling of hazardous materials within onequarter mile of a school.

On page ES-9, revise the text as follows.
The Proposed Project includes two parcels designated Light Industrial between Roeding
Road and Whitmore Charter High School. The 1997 General Plan designates these parcels
Low Density Residential. The Light Industrial designation would allow for new light
industrial uses adjacent to Whitmore Charter High School and areas designated for
residential use. This proposed change in land use designation has the potential to introduce
higher levels of truck traffic, and therefore greater exposure to diesel particulate matter and
fugitive dust to the vicinity. There are no mitigation measures available that would ensure
that a potential increase in truck traffic serving light industrial uses adjacent to Whitmore
Charter High School would have a less than significant impact on sensitive receptors,
therefore the impact is significant and unavoidable.
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On page ES-49, revise Table ES-4 as follows.
3.3-4 Development
under the
Proposed Project
would expose
sensitive
receptors to
substantial
pollutant
concentrations.

Goal 4.G and policies 4.G.7 and 4.G.15, as listed under
Impact 3.3-1 above, as well as the following policies.
Land Use and Community Design Element
2.G.7
Reduce Impacts from Truck Traffic. Use
site design, including locating parking between
the street and buildings, as well as using
landscaping as a buffer especially along
expressways on commercial uses and access
to these uses, including along walkways. See
Chapter 3: Transportation and Circulation Element
for more on expressways in Ceres.
2.L.14

Significant and
unavoidable
Less than
Significant

Industrial Buffering. Require industrial
development to provide sufficient buffering
from residential areas to avoid impacts
associated with noise, odors, and the potential
release of noxious and hazardous materials.

Chapter 2: Project Description
On page 2-10, replace Figure 2.3-1 with Revised Figure 2.3-1 as shown below.

Special Planning Commission Meeting - April 30, 2018

Agenda Item 2 - Page 114

St

e ll

E Hatch Rd

Garrison St

99

W Whitmore Ave

Downtown
Specific Plan

Whitmore Ranch
Specific Plan

Kinser Rd

Roeding Rd

Roeding Rd
Moore Rd

ino
e
Av

Blaker Rd

m
Ca

Walnut Ave

E Service Rd

Esmar Rd

Moffett Rd

Washington Rd

Blaker Rd

Central Ave

E Redwood Rd

Rd

Morgan Rd

E Redwood Rd

e

Crows Landing Rd

March
y Ln

od
Rh

Ustick Rd

Don Pedro Rd

E Service Rd

Partee Ln

W Redwood Rd

Lockwood Rd

Brown Ave

Hackett Rd
El

W Service Rd

E Whitmore Ave

2nd St

Knox Rd

ve
ik A

W Don Pedro Rd

S Carpenter Rd

Gilbert Rd

E Whitmore Ave
Ma
l

W Hackett Rd

W Grayson Rd

Helen Perry Rd

Faith Home Rd

Caswell Ave

Boothe Rd

Rd

West Landing
Specific Plan

Fowler Rd

Venus Dr

n

Dallas St

Evans Rd

do

Glenn Ave

Morgan Rd

Richard Wy

Oates Ct

Lassen Ave

Rose Ave

Winmoore Wy

E Hatch Rd

9th St

Butte Ave

STA N I S L AU S
COUNTY

Moffett Rd

Stonum Rd

Richland Ave

Herndon Rd

Boulder Ave

Santa Fe Ave

N Central Ave

Crows Landing Rd

E Hatch Rd

Rd

Boise Ave

Ustick Rd

Nadine Ave

rn
He

Tucson Ave

St

W

ch
Hat

Mitchell Road
Corridor
Specific Plan

River Rd

Pecos Ave

th

M O D ES TO

Finch Rd

Rd

River Rd

Sonora Ave

S7

S Carpenter Rd

Rouse Ave

Robertson Rd

Figure 2.3-1: Proposed General Plan
Land Use Diagram (Revised)

Mi
tch

S 9th

is e

River Rd

Mitchell Rd

Roselawn Ave

d
ra

Sutter Ave

Beverly Dr

Pa

Rd

7t h S t

Chicago Ave

Modesto
City-County
Airport

E Grayson Rd

Turner Rd

Very Low Density Residential

Neighborhood Commercial

Office

Community Facilities

Schools

Ceres Sphere of Influence

Low Density Residential

Service Commercial

Downtown Office

Parks

Potential Parks

General Plan Planning Area

Medium Density Residential

Community Commercial

Downtown Mixed Use

Agriculture

Potential School

Medium High Density Residential

Highway Commercial

Business Park

Residential Agriculture

Specific Plan Boundary

High Density Residential

Regional Commercial

Light Industrial

Residential Reserve

City of Ceres

Downtown Residential

Commercial Recreation

General Industrial

Industrial Reserve

Special Planning Commission Meeting - April 30, 2018

0

0.25

0.5

1

MILES

Data Source: City of Ceres, 2015; Stanislaus County Geographic
Information Systems, 2015; ESRI, 2015; Dyett & Bhatia, 2017.

Agenda Item 2 - Page 115

Section 3.1: Air Quality
On page, 3.3-41, revise Impact 3.3-4 as follows.
Impact 3.3-4

Development under the Proposed Project would expose
sensitive receptors to substantial pollutant concentrations.
(Less than Significant Significant and Unavoidable)

On page 3.3-43, revise the text as follows.
The Proposed Project includes a land use designation change along Roeding Road that
would allow for new light industrial uses adjacent to Whitmore Charter High School and
areas designated for residential use. This proposed change has the potential to introduce
higher levels of truck traffic, and therefore greater exposure to DPM and fugitive dust, to
the vicinity, resulting in a potentially significant impact to sensitive receptors.
Land development projects are required to comply with AB 2588, SJVAPCD Rule 2201,
and CARB standards for diesel engines. Additionally, as listed below, the proposed General
Plan includes measures to reduce DPM impacts and provide buffers between sensitive
receptors and TAC sources. In particular, Policy 4.G.15 would ensure that new air pollution
point sources be located an adequate distance from residential areas and other sensitive
receptors. Additionally, Policy 4.G.7 would prohibit siting of sensitive receptors within 500
feet of State Route 99 (SR 99), protecting new sensitive receptors from elevated air pollutant
concentrations near the freeway. With adherence to State laws, SJVAPCD requirements,
and Proposed Project policies, impacts to sensitive receptors would be less than significant.
However, because the proposed designation of a light industrial use adjacent to the
Whitmore Charter High School has the potential to increase the exposure of sensitive
receptors to pollutants from more intensive truck traffic, the impact is considered
significant.

Section 3.5: Energy, Greenhouse Gases, and Climate
Change
On page 3.5-22, revise the text as follows.
The RPS requires that investor-owned publicly owned utilities like TID supply 33
percent of their electricity from renewable resources by 2020 and 50 percent of their
electricity from renew
On page 3.5-2, revise the text as follows.
The target set by Implementation Action 5.7 is a 25-percent energy reduction in 30 percent
of homes non-residential square footage in the Planning Area by the year 2035. After
considering RPS and Title 24 Building Efficiency Improvements, this Implementation
Action gives an estimated 7,384-MTCO2e per year reduction by 2035 for the Planning
Area
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On page 3.5-46, revise Implementation Action 5.8 as follows.
5.8

Promote the replacement of 50 percent of incandescent and halogen light bulbs in
residential and commercial buildings with LED or similarly efficient lighting by
2035 through the following activities:
•

Promote the use of LED or other energy efficient lamps by publicizing rebate
programs and information from SCE PG&E on the benefits of the use of LED or

•

Evaluate the feasibility of adopting a minimum natural lighting and ventilation
standard, developed based on local conditions. Demonstrate natural lighting and
ventilation features in future renovations or new construction.

Section 3.7: Hazards and Hazardous Materials
On page 3.7-1, revise the text as follows.
•

A member of the public commented to request that the proposed designation of a parcel at
Roeding Road and McGee Road as Light Industrial be assessed in terms of safety due to its
proximity to an existing school and existing and proposed residential uses. Potential
hazardous materials or emissions related to the Light Industrial land use designation in
proximity to the existing school are discussed under Impact 3.7-3. Since the publication of
the Draft EIR, the redesignation request has been withdrawn and the Proposed Project
designation has reverted to the original Low Density Residential designation.

On page 3.7-33, revise the text under Impact 3.7-3 as follows.
Implementation of the Proposed Project would allow land uses to be developed within a
quarter-mile of existing schools that could be reasonably expected to handle hazardous
materials or generate hazardous emissions. Table 3.7-3: Proposed Land Use Designations
within ¼ Mile of Schools lists the proposed land use designations within one-quarter mile
of the schools in the Planning Area. Of the 26 public and private schools in the Planning
Area, there are 18 21 that are located in areas where the proposed General Plan contains
only designations for residential, park, community facilities, other schools, commercial, or
office uses within a quarter-mile. There are seven four schools in the Planning Area with
Light Industrial uses proposed within a quarter-mile; and one school with Agriculture and
Industrial Reserve uses proposed within a quarter-mile of the property. Figure 3.7-4: School
Buffers and Proposed Land Use shows the schools in the Planning Area, a one-quarter mile
around each, and the locations of Light Industrial, Industrial Reserve, and Agriculture land
use designations. In total, eight five schools would be located within a quarter mile of
industrial or agricultural land uses, the uses most likely to handle or emit hazardous
materials. For example, in the Light Industrial and Industrial Reserve land use designation,
handle or emit toxic chemicals or volatile chemicals. Uses in the Agriculture land use
designation could emit pesticides and herbicides.

Special Planning Commission Meeting - April 30, 2018

Agenda Item 2 - Page 117

On page 3.7-34, replace Figure 3.7-4 with Revised Figure 3.7-4 as shown below.
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On page 3.7-35, revise Table 3.7-3: Proposed Land Use Designations within 1/4 Mile of Schools as
follows:
Table 3.7-3: Proposed Land Use Designations within ¼ Mile of Schools
Not Within ¼ Mile of Light Industrial,
Agriculture, or Industrial Reserve
Designations Residential, Park, Community
Facilities, Schools, Commercial, or Office

Within ¼ Mile of Light Industrial
Designations Uses1

Within ¼ Mile of
Agriculture and Industrial
Reserve Designations

- Argus High
- Aspire Summit Charter Academy
- Caswell Elementary
- Carroll Fowler Elementary
- Central Valley Christian Academy
- Central Valley High
- Ceres Adult & Vocational Education
- Ceres High
- Don Pedro Elementary
- Hanline Elementary
- JFK Special Education
- Joel J Hidahl Elementary
- Lucas Elementary
- M Robert Adkinson Elementary
- Mae Hensley Junior High
- Samuel Vaughn Elementary
- Sinclair Elementary
- Stanislaus County Institute of Learning
- Tuolumne Elementary
- Virginia Parks Elementary
- Walter White Elementary

- Blaker-Kinser Junior High
- Ceres High
- Cesar Chavez Junior High
- Don Pedro Elementary
- La Rosa Elementary
- Lucas Elementary
- Whitmore Charter High

- Patricia K Beaver
Elementary

Note:

1. All schools within a quarter-mile of Light Industrial designations have existed as such since the
adoption of the 1997 General Plan.
Source: Dyett & Bhatia, 2017

Special Planning Commission Meeting - April 30, 2018

Agenda Item 2 - Page 120

Section 3.13: Transportation
On page 3.13-1, revise the text as follows.
• A member of the public commented that the proposed designation of a parcel at Roeding
Road and McGee Road as Light Industrial be assessed in terms of safety due to its proximity
to an existing school and existing and proposed residential uses. Hazardous traffic
conditions related to land use compatibility are discussed under Impact 3.13-4. Since the
publication of the Draft EIR, the redesignation request has been withdrawn and the
Proposed Project designation has reverted to the original Low Density Residential
designation.
On pages 3.13-36 through 3.13follows.
Table 3.13-11: Average Weekly Roadway Segment Analysis summarizes the results of the daily
roadway segment analysis. The following roadways currently operate at a deficient LOS:
• 1: 7th Street north of River Road (Stanislaus County/City of Modesto)
• 4: Carpenter Road at Tuolumne River (Stanislaus County/City of Modesto)

4: Carpenter Road at Tuolumne River (City of Modesto Stanislaus County)
5: Crows Landing Road south of 7th Street (City of Modesto Stanislaus County)
7: West Hatch Road west of Crows Landing Road (Stanislaus County/City of Modesto)
13: Faith Home Road south of East Hatch Road
14: Crows Landing Road north of West Whitmore Avenue (Stanislaus County/City of
Modesto)

42: SR 99 South of Mitchell Road (Stanislaus County/City of Modesto)
On page 3.13-52, revise the text as follows.
In general, the proposed General Plan land use diagram and policies emphasize transition
areas and buffers between land uses of varying intensities, which would serve to reduce
potential conflicts between users of the transportation system associated with each land
use, including farm equipment, commercial and industrial truck traffic, commute traffic,
pedestrians, and cyclists. There is one land use change included in the Proposed Project
that would allow for the location of a light industrial use adjacent to an existing school, at
the intersection of Roeding Road and McGee Road. If a light industrial use at that location
were to increase truck or other heavy vehicle traffic to the area surrounding the school, it
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could increase hazards for staff and students traveling to school. The specific design and
operations of individual future development projects cannot be known at this time;
however, policies included in the Proposed Project would serve to reduce potential impacts
from future development. The Proposed Project has been developed with an emphasis on
Complete Streets, which by their nature, would improve compatibility between different
transportation modes as well as between the transportation system and adjacent land uses.
Proposed policies that promote bicycle and pedestrian safety as well as the development of
safe routes to school, and that require mitigation of traffic-related impacts would help to
identify and address potential safety concerns. Therefore, with adherence to policies
included in the Proposed Project, impacts increasing hazards due to a design feature or
incompatible uses would be less than significant.

Chapter 4: Alternatives Analysis
On pages 4-14 and 4-15, revise the text as follows.
For much of the Planning Area, the SIC and No Project Alternatives would propose the
same land use designations as the Proposed Project. The intensity of land uses would
generally be similar as well. Exceptions include the site at Roeding Road designated as Light
Industrial under the Proposed Project and SIC Alternative (Low Density Residential under
the No Project Alternative and Proposed Project) and the area designated for General
Industrial in the southeastern portion of the Planning Area under the SIC Alternative (Low
Density Residential under the Proposed Project and No Project Alternative). In both cases,
the industrial uses would represent more intense uses that could be assumed to have a
higher incidence of hazardous materials transport, use, and/or disposal needs than
residential development.

Both Alternatives would allow for the development of land uses within a quarter-mile of
existing schools that could be reasonably expected to handle hazardous materials or
generate hazardous emissions. For example, under either Alternative, light industrial uses
would be allowed within a quarter-mile of existing schools. The No Project Alternative
would allow the fewest instances of an industrial use within a quarter-mile of a school, with
some industrial areas near Blaker-Kinser Junior High, Cesar Chavez Junior High, and
Whitmore Charter High. The Proposed Project and SIC Alternative would allow an
additional Light Industrial site within a quarter-mile of Whitmore Charter High. Both
Alternatives would have significant and unavoidable impacts, although the No Project
Alternative and Proposed Project may have less of an impact than the SIC Alternative,
which would have a similar impact to the Proposed Project.
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On page 4-19, revise the text as follows.
The development of new industrial uses in the Planning Area could generate increased
noise levels. The Proposed Project SIC Alternative redesignates an area of Low Density
Residential to Light Industrial south of Roeding Road and east of McGee Road. The SIC
Alternative also proposes this land use designation, as well as redesignates a larger area of
Low Density Residential and Agriculture to General Industrial southwest of SR 99.
Therefore, the SIC Alternative has the potential to result in the greatest impacts due to
industrial noise levels, followed by the Proposed Project and the No Project Alternative.
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1

Introduction

The City of Ceres has prepared an environmental impact report (EIR) (SCH# 2017052063)
pursuant to the California Environmental Quality Act (CEQA) (Public Resources Code [PRC]
Section 21000 et seq.) analyzing the potential environmental impacts of the adoption and
implementation of the proposed Ceres General Plan 2035 (General Plan), referred to as the
n of the Proposed Project, the City of Ceres
is required by CEQA to: (1) make written findings for each significant environmental effect
identified in the EIR that has been certified for the Proposed Project (California Code of
Regulations Title 14 [14 CCR] Section 15091); and, if approving a project which will result in the
occurrence of significant effects identified in the Final EIR that are not avoided or substantially
lessened, (2) make a statement of overriding considerations regarding the specific reasons to
support its action based on the Final EIR and/or other information in the record (14 CCR Section
15093).
Considerations for the Proposed Project and is presented for adoption by the City Council as the
Findings and Statement of Overriding Considerations provide the written analysis and conclusions
of this Council regarding the P
Proposed Project, and the overriding considerations that justify approval of the Proposed Project
despite its potential environmental effects.
The City of Ceres is the lead agency responsible for ensuring that the proposed General Plan
which has the principal responsibility for carrying out or approving a project which may have a
significant effect upon the
used by the Planning Commission and City Council in their respective decisions regarding the
certification of the EIR and the adoption of the proposed General Plan.

1.1 Overview of CEQA Requirements
FINDINGS OF FACT
CEQA and the State CEQA Guidelines (14 CCR Section 15000 et seq.) require that the
environmental impacts of a proposed project be examined before a project may be approved. In
addition, once significant impacts have been identified, CEQA and the CEQA Guidelines require
that certain findings be made before project approval. It is the exclusive discretion of the decision
maker certifying the EIR to determine the adequacy of the proposed candidate findings.
Specifically, regarding findings, CEQA Guidelines Section 15091 provides:
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(a) No public agency shall approve or carry out a project for which an EIR has been certified
which identifies one or more significant environmental effects of the project unless the
public agency makes one or more written findings for each of those significant effects,
accompanied by a brief explanation of the rationale for each finding. The possible findings
are:
(1) Changes or alterations have been required in, or incorporated into, the project which
avoid or substantially lessen the significant environmental effect as identified in the
final EIR.
(2) Such changes or alterations are within the responsibility and jurisdiction of another
public agency and not the agency making the finding. Such changes have been adopted
by such other agency or can and should be adopted by such other agency.
(3) Specific economic, legal, social, technological, or other considerations, including
provision of employment opportunities for highly trained workers, make infeasible the
mitigation measures or project alternatives identified in the final EIR.
(b) The findings required by subdivision (a) shall be supported by substantial evidence in the
record.
(c) The finding in subdivision (a)(2) shall not be made if the agency making the finding has
concurrent jurisdiction with another agency to deal with identified feasible mitigation
measures or alternatives. The finding in subdivision (a)(3) shall describe the specific
reasons for rejecting identified mitigation measures and project alternatives.
(d) When making the findings required in subdivision (a)(1), the agency shall also adopt a
program for reporting on or monitoring the changes which it has either required in the
project or made a condition of approval to avoid or substantially lessen significant
environmental effects. These measures must be fully enforceable through permit
conditions, agreements, or other measures.
(e) The public agency shall specify the location and custodian of the documents or other
materials which constitute the record of the proceedings upon which its decision is based.
(f) A statement made pursuant to Section 15093 does not substitute for the findings required
by this section.
referred to in Section 15091(a)(1) above, that are required in, or incorporated into, the project
which avoid or substantially lessen the significant environmental effects impacts of the project, may
include a wide variety of measures or actions as set forth in Guidelines Section 15370, including:
(a) Avoiding the impact altogether by not taking a certain action or parts of an action.
(b) Minimizing impacts by limiting the degree or magnitude of the action and its
implementation.
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(c) Rectifying the impact by repairing, rehabilitating, or restoring the impacted environment.
(d) Reducing or eliminating the impact over time by preservation and maintenance operations
during the life of the action.
(e) Compensating for the impact by replacing or providing substitute resources or
environments.

STATEMENT OF OVERRIDING CONSIDERATIONS
Should significant and unavoidable impacts remain after changes or alterations are applied to the
project, a Statement of Overriding Considerations must be prepared. The statement provides the
environmental effects. Regarding a Statement of Overriding Considerations, CEQA Guidelines
Section 15093 provides:
(a) CEQA requires the decision-making agency to balance, as applicable, the economic, legal,
social, technological, or other benefits, including region-wide or statewide environmental
benefits, of a proposed project against its unavoidable environmental risks when
determining whether to approve the project. If the specific economic, legal, social,
technological, or other benefits, including region-wide or statewide environmental
benefits, of a proposal project outweigh the unavoidable adverse environmental effects,
the adverse environm
(b) When the lead agency approves a project which will result in the occurrence of significant
effects which are identified in the final EIR but are not avoided or substantially lessened,
the agency shall state in writing the specific reasons to support its action based on the final
EIR and/or other information in the record. The statement of overriding considerations
shall be supported by substantial evidence in the record.
(c) If an agency makes a statement of overriding considerations, the statement should be
included in the record of the project approval and should be mentioned in the notice of
determination. This statement does not substitute for, and shall be in addition to, findings
required pursuant to Section 15091.
Having received, reviewed, and considered the Final EIR for the Ceres General Plan 2035 as well as
all other information in the record of proceedings on this matter, the following Findings of Fact
(Findings) are made by the City of Ceres in its capacity as the CEQA Lead Agency. These Findings
and Statement of Overriding Considerations set forth the environmental basis for current and
subsequent discretionary actions to be undertaken by the City and responsible agencies for the
implementation of the project.
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1.2 Record of Proceedings
decision concerning certification of the Final EIR for the Proposed Project include the following:
•

The Notice of Preparation (NOP) of a Draft EIR, dated May 24, 2017, and all other public
notices issued by the City in conjunction with the Proposed Project;

•

Draft EIR (SCH# 2017052063) (February 2018);

•

Final EIR (SCH# 2017052063) (April 2018);

•

All other documents and materials listed as references and/or incorporated by reference in
the Draft EIR and Final EIR, including but not limited to the materials identified in
Chapters 6: References of the Draft EIR;

•

All reports, applications, memoranda, maps, letters, and other documents prepared by City
staff and consultants for the Proposed Project; and

•

All documents or other materials submitted by interested persons and public agencies in
connection with the Draft EIR and Final EIR.

The City of Ceres Community Development Department is the custodian of the administrative
record for the Proposed Project. All records and materials constituting the record of proceedings
upon which these findings are made are available at the offices of the City of Ceres, located at 2220
http://www.ci.ceres.ca.us) (PRC
Section 21081.6[a][2]).
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2

Project Description

This chapter provides a brief description of the Proposed Project. For a more detailed project
description, see Chapter 2 of the Draft EIR.

2.1 Project Location
The Proposed Project covers a Planning Area that encompasses 14,700 acres including the City of
Ceres, its Sphere of Influence (SOI), adjacent unincorporated areas, and Mancini Park in the City
of Modesto. The Planning Area is the same as that used for the 1997 Ceres General Plan. It is
roughly bounded by the Tuolumne River on the north, Carpenter Road on the west, Grayson Road
on the south, and Washington Road on the east. Although Ceres does not have jurisdiction in areas
be considered in the General Plan, per California Government Code Section 65300.

2.2 Project Components
The Proposed Project consists of the proposed Ceres General Plan 2035, a comprehensive update
horizon. The proposed General Plan, which would establish a long-range planning framework and
policies to guide decision-making regarding development, housing, transportation, environmental
quality, public services, parks, and open spaces, would fully supplant the existing General Plan
when adopted by the City Council. Although the proposed General Plan does not specify or
anticipate when buildout of the city will occur, a horizon year of 2035 is assumed for planning
purposes. The Public Review Draft General Plan 20
(http://www.ci.ceres.ca.us).

PURPOSE
•

The proposed General Plan is a document to be adopted by the City Council that serves the
following purposes:

•

Establish a long-range vision that reflects the aspirations of the community and outlines
steps to achieve this vision;

•

Establish long-range development policies that will guide City departments, Planning
Commission, and City Council decision-making;

•

Provide a basis for judging whether specific development proposals and public projects are
in harmony with plan policies;
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•

Plan in a manner that meets future land needs based on the projected population and job
growth;

•

Allow City departments, other public agencies, and private developers to design projects
that will enhance the character of the community, preserve environmental resources, and
minimize hazards; and

•

Provide the basis for establishing and setting priorities for detailed plans and implementing
programs, such as the zoning ordinance, subdivision regulations, specific and master plans,
and the Capital Improvement Program.

OBJECTIVE
The objective of the Proposed Project is to update the City of Ceres General Plan to reflect current
the future. The
General Plan, is expressed in the following statement:
In 2035, Ceres has a continued connection to its agricultural heritage, a balance of housing
and retail choices, ample job opportunities, an attractive Downtown, rich cultural and
community events and an abundance of recreational opportunities. Ceres is a place where
families want to raise their children and businesses want to locate and flourish. In Ceres,
people enjoy a safe and healthy city with first-rate community amenities and a clean and
sustainable environment.
The vision statement is supported by 10 Guiding Principles that provide further detail on the
aspects of the city. The Guiding Principles are as follows.
•

Neighborly Character.
friendly, small town feel, inclusive, and civically engaged community as the population
grows and changes.

•

Safe, Family-Friendly Hometown. Promote Ceres strong and high performing school
continues to be a desirable place for families.

•

Agricultural Identity. Celebrate Ceres agricultural history, support the continued success
of the agricultural industry, and consider how to balance the protection of prime
agricultural lands with growth and economic development objectives.

•

Health and Sustainability. Provide well-maintained and accessible parks, street trees and
landscaping, and healthy food options; and prioritize clean air, clean water, and resource
conservation to help keep the community both the people and the environment
healthy.

•

Complete Community. Support the development of a complete and balanced community
where needs can be met locally, with new commercial options, industrial growth, and a
diversity of housing options that attracts new business, industry, and associated
professionals.
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•

Strong Downtown. Encourage and direct public and private investment in Downtown
Ceres to restore it as the physical and cultural center of the city. Enhance Downtown so it

•

Attractive Destination. Cultivate Ceres as a unique destination in the Central Valley and
for travelers on Highway 99. To the extent possible, ensure that new development visible
from Highway 99 offers attractive and unique views from that travel way.

•

Economic Development. Strengthen job opportunities with industrial and commercial
growth and promote education and job training. Continue to balance provision of
streamlined services and entitlements with fiscal responsibility to support the future needs
of the City.

•

Revitalization. Encourage infill development and investment within existing
neighborhoods and commercial corridors in order to revitalize areas within the city limits.

•

Balanced Circulation Network. Make it safe and convenient for residents and workers to
get where they need to go and for businesses to transport goods by providing wellmaintained sidewalks, connected bicycle networks, efficient connections to major
transportation corridors, and regional transit connections.

2.3 Public Participation
The NOP for the EIR was published on May 24, 2017, notifying State and local agencies and
members of the public of the 30-day public scoping period and public Scoping Meeting. The EIR
Scoping Meeting was conducted by the Planning Commission on June 5, 2017 to receive comments
and suggestions on scope and content for the EIR; solicit inputs on potential impacts, mitigation
measures, and alternatives to consider; and consult with public agencies responsible for natural
resources, other regulatory bodies, neighboring communities, Native American tribes, and
members of the public. The scoping period ended on June 23, 2017. The NOP and comments on
the NOP received by the City are included as Appendix A of the EIR.
The Draft EIR was completed and published on February 7, 2018. It was distributed for a 48-day
public review and comment period lasting from February 7, 2018 to March 26, 2018. Copies of the
Draft EIR or the notice of availability of the Draft EIR were sent to various State and local agencies
as well as interested organizations and individuals. In total, 11 comment letters were received from
public agencies, organizations, and individuals. In addition, the City held an Open House on the
General Plan and Draft EIR during the comment period on March 8, 2018 for the purpose of
allowing members of the public to provide written comments on the Draft EIR. A total of six
members of the public provided comments at this meeting.
The Final EIR was completed and made available for review on April 20, 2018. The Final EIR
incorporated comments from public agencies and members of the public as well as the City
responses to those comments. Copies of the Final EIR were provided to agencies and other parties
that commented on the Draft EIR or had requested the Final EIR
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3

Findings Regarding Significant Impacts

The EIR for the Proposed Project assesses potential environmental impacts of the proposed General
Plan in the areas of aesthetics; agricultural resources; air quality; biological resources; energy,
greenhouse gases, and climate change; geology, soils, and seismicity; hazards and hazardous
materials; historic and cultural resources; hydrology and water quality; land use, population, and
housing; noise; public services and recreation; transportation; and utilities. The EIR also considers
growth-inducing impacts, significant irreversible environmental changes, and cumulative impacts.
The EIR identifies potentially significant impacts related to agricultural resources; air quality;
hazards and hazardous materials; land use, population, and housing; noise; and transportation.
Despite identifying policies that would reduce the environmental impact for each potentially
significant impact, each of these significant impacts is concluded to be Significant and Unavoidable.
In determining the significance of the environmental effects, it is important to emphasize that in
issue areas when uncertainty surrounds impacts at a program level, the EIR analysis uses a
conservative approach to both assessment and conclusions. Due to the programmatic level of
analysis in the EIR and lack of project-specific plans, it is not possible to define the exact extent of
potential impacts, so it is not possible to ascertain with certainty whether the identified mitigating
development will be subject to site-specific, project-level environmental analysis.
The following subsections list each significant or potentially significant environmental impact by
issue area in the order it appears in the Draft EIR; facts in support of findings; effects of proposed
General Plan policies to reduce the impact; and rationale and conclusion. A full documentation of
the environmental analysis and conclusions is in the Final EIR, which is incorporated by reference.

3.1 Agricultural Resources
IMPACT 3.2-1
Significant Impact
Implementation of the Propose Project would convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance.

Facts in Support of Finding
Most of the land in the Planning Area that is not urbanized is Prime Farmland, which accounts for
6,463 acres of land in the Planning Area. Scattered throughout the agricultural areas of the Planning
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Area, there are also 88 acres of Farmland of Statewide Importance (Statewide Important Farmland)
and 122 acres of Unique Farmland.
The Proposed Project would apply urban land use designations, such as Low Density Residential,
in areas of Prime, Statewide Important, and Unique Farmland, which would allow for new
development that would result in farmland conversion. As discussed in Draft EIR Section 3.2:
Agricultural Resources, urban land use designations in the proposed General Plan would cover
3,340 acres of Prime Farmland, 71 acres of Farmland of Statewide Importance, and 97 acres of
Unique Farmland. In total, the proposed General Plan would allow for development on 3,508 acres
of Prime, Statewide Important, or Unique Farmland throughout the Planning Area.

Effects of Proposed General Plan Policies and Remaining Impacts
Overall, the proposed General Plan policies, including policies to establish a permanent greenbelt
between Ceres and Hughson and to implement the Stanislaus Local Agency Formation
provide a framework to
permit existing agricultural uses to continue operating and ensure that important farmland remains
as farming or other related agricultural support uses for as long as such use is financially feasible.
However, the potential loss of over 3,000 acres of Prime Farmland, 71 acres of Farmland of
Statewide Importance, and 97 acres of Unique Farmland would be significant and unavoidable with
full implementation of the Proposed Project.

Rationale and Conclusion
Implementation of the Proposed Project could result in the loss of 3,498 acres of Prime Farmland,
Farmland of Statewide Importance, and Unique Farmland. Conversion of agricultural land to
urban use is not directly mitigable, aside from preventing development altogether, as agricultural
land is a finite and irreplaceable resource. The Proposed Project reflects a policy determination to
allow a certain amount of growth to occur in the Planning Area, which necessitates conversion of
farmland to urban uses. Beyond limiting the amount of total growth permitted, there are no feasible
mitigation measures for agricultural land conversion that would also fulfill the objectives of and
implement the Proposed Project as proposed. The impact is found to be significant and unavoidable
under 14 CCR Section 15091(a)(3).

IMPACT 3.2-2
Significant Impact
Implementation of the Proposed Project would conflict with existing zoning for agricultural use or
a Williamson Act contract.

Facts in Support of Finding
Zoning for Agricultural Use
The Proposed Project proposes land use designations for land currently within the unincorporated
area of the county that would conflict with the agricultural zoning districts in Stanislaus County.
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As shown in Draft EIR Figure 3.2-2: Stanislaus County Zoning, most of the land within the Ceres
SOI outside of the city limits is zoned A-2-10 by the County. Agricultural uses, as well as singlefamily dwelling units, mobile homes, produce stands, family day care homes, and other similar uses
are permitted in this district. The Proposed Project would apply a range of non-agricultural land
use designations in this area, including Regional Commercial and High Density Residential, that
would on their face be inconsistent with the provisions of the zoning district. In addition, outside
of the SOI, Stanislaus County zones most of the land A-2-40, in which agricultural uses are the
primary intent of the district and single-family dwelling units are only permitted with approval of
a Staff Approval Permit. The Proposed Project would locate Regional Commercial and Low Density
Residential land use designations in this area, inconsistent with the provisions of the zoning district.
Until such a time when annexation of the land in question to the City of Ceres would resolve any
zoning (as City zoning consistent with the General Plan would then go into effect), the conflict
between the Proposed Project would persist, indicating a clear intent on the part of the City of Ceres
to allow for urban development in areas currently zoned for agricultural uses.

Williamson Act Contracts
There are 3,189 acres of land under Williamson Act contracts in the Planning Area. The Proposed
Project would designate 1,095 acres of land under Williamson Act contracts with urban land use
designations, such as Low Density Residential and Regional Commercial. No individual projects
are proposed as part of the proposed General Plan that would conflict with the provisions of a
Williamson Act contract, and contracts could continue to be in force until such a time as an
individual landowner chooses to enter non-renewal. However, the land use designations in the
Proposed Project allow residential and non-residential development on lands currently under
Williamson Act contracts, and could lead to the eventual cancellation of Williamson Act contracts
and conversion of these lands from agricultural uses.

Effects of Proposed General Plan Policies and Remaining Impacts
Policies in the proposed General Plan aim to support continued agricultural production in the
Planning Area as well as continued participation in the Williamson Act program. In addition, it is
assumed that the proper procedures (including minimizing early termination of active contracts),
contained within the Williamson Act itself, would be followed as development within the Planning
Area occurred under the proposed General Plan. However, as the Proposed Project plans for urban
development on lands under Williamson Act contracts and could lead to the cancellation of existing
contracts, it is considered to conflict with the contracts.

Rationale and Conclusion
It should be noted that while the Proposed Project contains some land use changes from the 1997
Ceres General Plan, nearly all of the land use designations are consistent with the designations and
expectations established in the 1997 Ceres General Plan. However, the Proposed Project reflects a
policy determination to allow a certain amount of growth to occur in the Planning Area, which
would necessitate non-agricultural development in some areas zoned by the County for agricultural
use. Beyond revising the proposed land use designations in these areas, there are no feasible
mitigation measures to reduce this impact that would also fulfill the objectives of and implement
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the Proposed Project as proposed. The impact is found to be significant and unavoidable under 14
CCR Section 15091(a)(3).

IMPACT 3.2-3
Significant Impact
Implementation of the Proposed Project would involve other changes in the existing environment
which could result in conversion of Farmland to non-agricultural use.

Facts in Support of Finding
Urban development can result in indirect impacts that exert pressure on agricultural lands to
convert to non-agricultural use. Such indirect impacts can include the division of large tracts of
continuous agricultural land into smaller, less agriculturally viable tracts; the presence of
incompatible uses adjacent to existing agricultural operations that could lead to the restriction of
chemical use and/or complaints regarding noise, dust, and odors; increases in land values and taxes
that exert pressure on agricultural landowners to convert to urban uses; and loss of agricultural
support infrastructure, such as processing facilities. In addition, urban growth may increasingly
compete with agriculture for the use of water resources, and may conflict with operational use of
area roadways. As the Proposed Project provides for infill development on non-agriculturally
designated lands that support existing agricultural uses and the expansion of the urban footprint in
an area surrounded by existing agricultural uses, it has the potential to cause these indirect impacts.

Effects of Proposed General Plan Policies and Remaining Impacts
In some cases, existing and proposed regulations and policies could reduce potential impacts. In
portions of the Planning Area outside of city limits, the Stanislaus County Code would reduce the
potential for nuisance complaints and the siting of incompatible uses. Policies in the proposed
General Plan would serve to reduce impacts by limiting the expansion of urban uses into areas
designated for agriculture (Policy 4.A.2); requiring compatibility between new development and
adjacent agricultural uses (Policy 4.A.5); maintaining connections between agricultural lands and
supporting uses (Policy 4.A.9); and supporting the local agricultural economy (Policy 4.A.11).
Additionally, along the eastern edge the southwestern portion of the Planning Area, the Proposed
Project includes transitional land uses between agricultural and other land uses, which would
reduce incompatibility.
However, existing and proposed policies would not completely eliminate the indirect impacts that
could result in agricultural conversion. Particularly for existing agricultural operations on lands not
designated by the Proposed Project for agricultural uses, the expansion of non-agricultural uses to
adjacent lands could exert development pressures that could lead to conversion. Additionally,
buildout of the Proposed Project would also reduce the connectivity of agricultural lands along the
southern portion of the Planning Area, and intensification of development near agricultural
operations could lead to traffic conflicts along roadways used by agricultural vehicles. Therefore,
the impact is considered significant and unavoidable.
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Rationale and Conclusion
The proposed General Plan includes policies to support the ongoing productivity of agricultural
land in the Planning Area through encouraging infill development supporting agricultural
Right-to-Farm ordinance, and more. However, as there are no feasible mitigation measures that
would eliminate the potential for indirect impacts that could lead to the conversion of agricultural
land, the impact is found to be significant and unavoidable under 14 CCR Section 15091(a)(3).

3.2 Air Quality
IMPACT 3.3-2
Significant Impact
Development under the proposed General Plan would violate air quality standards or contribute
substantially to an existing or projected air quality violation.

Facts in Support of Finding
In the San Joaquin Valley Air Basin (SJVAB), ozone and particulate matter are the pollutants of
main concern, since the SJVAB has been designated as a nonattainment area for the State ozone
(O3) and particulate matter (PM2.5, and PM10) standards. The SJVAB is also designated as a
nonattainment area for the federal O3 and PM2.5 standards.

Construction
Construction activities associated with implementation of the Proposed Project would occur over
the planning horizon. These activities would cause short-term emissions of criteria air pollutants.
The primary source of nitrogen oxides (NOX), carbon monoxide (CO), and sulfur oxides (SOX)
emissions is the combustion of fuels during operation of construction equipment. The primary
sources of particulate matter (PM10 and PM2.5) emissions from construction are activities that
disturb the soil, such as grading and excavation, road construction, and building demolition and
construction. The primary source of volatile organic compounds (VOC) emissions from
construction is the application of architectural coating and off-gas emissions associated with
asphalt paving.
Information regarding specific development projects, soil types, and the locations of receptors
would be necessary in order to quantify the level of impact associated with construction activity.
How much development and of what nature is likely to occur in the future is not possible to predict,
thus quantifying impacts associated with individual future development projects is outside of the
scope of the EIR. However, due to the scale of development activity associated with buildout of the
Proposed Project, a conservative assumption is that criteria air pollutant emissions would likely
exceed the San Joaquin Valley Air Pollution Control District (SJVAPCD) regional significance
thresholds (this analysis relies on a conservative assumption to account for the uncertainty in
predicting actual volumes and timing of construction in the future). In accordance with SJVAPCD
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methodology, emissions that exceed the regional significance thresholds would cumulatively
contribute to the nonattainment designations of the SJVAB. Emissions of VOC and NO X are
precursors to the formation of O3. In addition, NOX is a precursor to the formation of particulate
matter. Therefore, VOC and NOx construction emissions, in addition to PM10 and PM2.5 emissions,
would cumulatively contribute to the nonattainment designations of the SJVAB for O 3 and
particulate matter.

Operation
Long-term air emission impacts are those associated with area sources and mobile sources
involving any change related to the Proposed Project. In addition to the short-term construction
emissions, buildout of the Proposed Project would also generate long-term air emissions. These
long-term emissions are primarily mobile source emissions that would result from vehicle trips and
vehicle miles traveled (VMT). Area sources, such as natural gas heaters, landscape equipment, and
use of consumer products, would also result in pollutant emissions.
PM10 emissions result from running exhaust, tire and brake wear, and the entrainment of dust into
the atmosphere from vehicles traveling on paved roadways. PM10 occurs when vehicle tires
pulverize small rocks and pavement and the vehicle wakes generate airborne dust. The contribution
of tire and brake wear is small compared to the other PM emission processes. Gasoline-powered
engines have small rates of particulate matter emissions compared with diesel-powered vehicles.
Since much of the future traffic fleet would be expected to be made up of light-duty gasolinepowered vehicles, a majority of the PM10 emissions would result from entrainment of roadway dust
from vehicle travel.
Energy source emissions result from activities in buildings for which electricity and natural gas are
used (non-hearth). The quantity of emissions is the product of usage intensity (i.e., the amount of
electricity or natural gas) and the emission factor of the fuel source. Major sources of energy
demand include building mechanical systems, such as heating and air conditioning; lighting; and
plug-in electronics, such as refrigerators or cooking equipment. Greater building or appliance
efficiency reduces the amount of energy for a given activity and thus lowers the resultant emissions.
The emission factor is determined by the fuel source, with cleaner energy sources, like renewable
energy, producing fewer emissions than conventional sources.
Area source emissions associated with buildout of the Proposed Project would include emissions
from water heating and the use of landscaping equipment. Stationary sources, other than area
sources, were not included in operational emissions estimate calculations as new stationary source
projects under the Proposed Project are not proposed at this time. Additionally, should any future
stationary sources be constructed, these projects would be subject to permitting review by the
SJVAPCD to ensure violations of current air quality standards would not occur, as well as
independent environmental review under CEQA. Therefore, because future stationary source
projects that would occur under the proposed General Plan would be required to obtain permits
issued by the SJVAPCD, and would be subject to independent environmental review, stationary
source emissions are not provided.
Emission estimates for the Proposed Project were calculated using CalEEMod. Model results are
summarized in Draft EIR Table 3.3-6: Estimated Daily Maximum Operational Emissions
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(tons/year) and provided in Appendix B. For the purposes of this analysis, the net new land uses
associated with buildout of the Proposed Project in year 2035 were estimated in CalEEMod to
determine operational emissions associated with its implementation. Existing land uses were not
included in the analysis, therefore the emissions estimates shown are assumed to be the net new
project emissions over baseline conditions. Buildout of the Proposed Project would allow for future
residential, office, commercial, commercial/industrial, light industrial, and public/institutional
uses, and increases in land use densities and development intensities. These land uses were included
in CalEEMod. VMT estimates for the project were based on the traffic impact analysis for the
proposed General Plan prepared by Fehr & Peers for the EIR, which estimates that buildout of the
proposed General Plan would result in an increase in 771,000 total VMT per day. Complete details
of the emissions calculations are provided in Appendix B of the Draft EIR.
As identified in Draft EIR Table 3.3-6: Estimated Daily Maximum Operational Emissions,
operational emissions associated with the additional development that would occur under buildout
conditions of the Proposed Project
NOx, CO, PM10, and PM2.5; therefore, impacts would be potentially significant.

Effects of Proposed General Plan Policies and Remaining Impacts
Construction
For the program EIR, it is not possible to determine whether the scale and phasing of individual
-term regional or localized construction emissions
thresholds. In addition to regulatory measures (e.g., SJVAPCD Rule 4601 for architectural coatings,
Regulation VIII for fugitive dust control, Rule 9510 for new indirect source review, and
Airborne Toxic Control Measures), mitigation imposed at the project level may include extension
of construction schedules and/or use of special equipment. Existing City policies and regulations
and proposed General Plan principles and actions are intended to minimize impacts associated
with non-attainment criteria pollutants. While these regulations and policies would reduce impacts
associated with construction activities, there is no guarantee emissions would be mitigated below
SJVAPCD thresholds. Therefore, impacts would remain significant and unavoidable during
construction.

Operation
Future development under the proposed project would be required to comply with the ozone and
PM air quality plans, SIP, CARB motor vehicle standards, SJVAPCD regulations for stationary
sources and architectural coatings, Title 24 energy efficiency standards, and the proposed General
Plan policies; however, there is no guarantee emissions would be mitigated below SJVAPCD
thresholds. Proposed General Plan policies would reduce impacts associated with long-term
operational criteria pollutant emissions; however, impacts would remain significant and
unavoidable during operation.
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Rationale and Conclusion
No mitigation is available beyond measures identified in the SJVAPCD air quality plans, SIP, CARB
motor vehicle standards, SJVAPCD regulations for stationary sources and architectural coatings,
Title 24 energy efficiency standards, and principles and actions in the proposed General Plan that
would partially reduce impacts. The impact is found to be significant and unavoidable under 14
CCR Section 15091(a)(3).

IMPACT 3.3-3
Significant Impact
Development under the Proposed Project would result in a cumulatively considerable net increase
of criteria pollutants for which the General Plan region is nonattainment under an applicable
federal or State ambient air quality standard (including releasing emissions which exceed
quantitative thresholds for ozone precursors).

Facts in Support of Finding
In analyzing cumulative impacts from the Proposed Project, the analysis must specifically evaluate
as nonattainment for the California Ambient Air Quality Standards (CAAQS) and National
Ambient Air Quality Standards (NAAQS). If the Proposed Project does not exceed thresholds and
is determined to have less-than-significant impacts, it may still contribute to a significant
cumulative impact on air quality if the emissions from the Proposed Project, in combination with
the emissions from other proposed or reasonably foreseeable future projects, are in excess of
established thresholds. However, the Proposed Project would only be considered to have a
significant cumulative impact if its contribution accounts for a significant proportion of the
cumulative air quality impact).
The SJVAB has been designated as a federal nonattainment area for O3 and PM2.5, and a State
nonattainment area for O3, PM10, and PM2.5. PM10 and PM2.5 emissions associated with construction
generally result in localized impacts. Future development projects allowed under the Proposed
Project and associated land uses would generate vehicle trips and VMT that would result in ozone
precursor emissions and particulate matter. Individual projects proposed under the Proposed Project
would be required to undergo subsequent environmental review pursuant to CEQA, and as part of
this review effort, projects requiring discretionary approval would be required to assess whether the
project complies with the applicable air quality plan. Additionally, SJVAPCD would require that
individual projects demonstrate compliance with SJVAPCD rules and regulations governing air
quality, specifically particulate matter. The City of Ceres would continue to coordinate with
SJVAPCD to ensure citywide growth projections, land use planning efforts, and local development
patterns are accounted for in the regional planning and air quality planning processes. However, as
shown in Draft EIR Table 3.3-6: Estimated Daily Maximum Operational Emissions (tons/year),
implementation of the Proposed Project
daily operational emissions. Therefore, the potential impact from the Proposed Project would be
cumulatively considerable.
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Effects of Proposed General Plan Policies and Remaining Impacts
Proposed General Plan goals and policies, which encourage cooperation between the City,
SJVAPCD, and other regional agencies to establish parallel air quality programs; analysis of new
n of loweremission options for City fleets; and mitigation of construction impacts would serve to reduce
potential impacts; however, they cannot guarantee that impacts would be reduced below a level of
significance.

Rationale and Conclusion
No mitigation is available beyond measures identified in the SJVAPCD air quality plans, SIP, CARB
motor vehicle standards, SJVAPCD regulations for stationary sources and architectural coatings,
Title 24 energy efficiency standards, and principles and actions in the proposed General Plan that
would partially reduce impacts. The impact is found to be significant and unavoidable under 14
CCR Section 15091(a)(3).

3.3 Hazards and Hazardous Materials
IMPACT 3.7-3
Significant Impact
Development under the Proposed Project could emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste within one-quarter mile of an existing or
proposed school.

Facts in Support of Finding
Implementation of the Proposed Project would allow land uses to be developed within a quartermile of existing schools that could be reasonably expected to handle hazardous materials or
generate hazardous emissions. Of the 26 public and private schools in the Planning Area, there are
18 that are located in areas where the proposed General Plan contains only designations for
residential, park, community facilities, other schools, commercial, or office uses within a quartermile. There are seven schools in the Planning Area with Light Industrial uses proposed within a
quarter-mile; and one school with Agriculture and Industrial Reserve uses proposed within a
quarter-mile of the property. In total, eight schools would be located within a quarter mile of
industrial or agricultural land uses, the uses most likely to handle or emit hazardous materials. For
example, in the Light Industrial and Industrial Reserve land use designation, uses could include
chemicals or volatile chemicals. Uses in the Agriculture land use designation could emit pesticides
and herbicides.
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Effects of Proposed General Plan Policies and Remaining Impacts
In regards to the school in proximity to the Agriculture land use designation, the Stanislaus County
quarter mile of schools while schools are in session or during school sponsored activities reduces
the potential for hazardous materials near schools. In all cases, future projects would be subject to
regulations regarding the siting of uses handling hazardous materials. Also, according to the
California Education Code, public schools are required to evaluate and potentially amend their
school safety plan on an annual basis as described in the Regulatory Setting section above.
Proposed policies in the Project would also help reduce the impact. Policy 5.I.9 requires review of
development proposals for uses involving hazardous materials to ensure that the proposed
development would not pose significant safety risks to sensitive uses, including schools.
The Project does not propose any new schools or new locations for school buildings. Based on
population growth and changing demographics, new school facilities may be required in the
Planning Area by the horizon year of 2035. In areas where residential development is expected, the
-1) includes symbols representing the sites of
land use designations associated with these potential
schools and educational service providers are not required to site schools in those locations.
In the case that a new school is required, the California Department of Education regulates the
siting of schools, including new facilities and upgrading construction projects. New facilities would
not be allowed within one quarter-mile of facilities emitting or handling hazardous materials,
consistent with California Department of Education requirements, and these siting requirements
would prevent potential significant impacts by ensuring that school facilities are not developed near
facilities emitting or handling hazardous materials.
Existing regulations reduce the potential harm from hazardous materials, and Policy 5.I.9 in the
Proposed Project limits the safety risks from hazardous materials near schools. However, the
Proposed Project allows for industrial development within one-quarter mile of five existing schools.
Although Policy 5.I.9 reduces the threat of impacts from hazardous materials, industrial uses in
these areas could emit hazardous emissions or handle hazardous materials, substances, or waste.
The impact is significant and unavoidable.

Rationale and Conclusion
The land use diagram of the Proposed Project reflects a policy determination to allow a certain
amount of industrial development near schools. In general, the School and Light Industrial
existed in place since the adoption of the 1997 General Plan. The significance threshold used for
this particular impact is a quarter-mile distance between a school and a use that could potentially
handle hazardous materials. To reduce this impact would require changing the land use
designations, which would fundamentally alter the Proposed Project. Beyond reviewing
development proposals for safety risks as required by Policy 5.I.9 and following CEQA
requirements for individual projects, there is no further mitigation feasible given the proposed land

Special Planning Commission Meeting - April 30, 2018

Agenda Item 2 - Page 148

use designations. The impact is found to be significant and unavoidable under 14 CCR Section
15091(a)(3).

3.4 Land Use, Population, and Housing
IMPACT 3.10-4
Significant Impact
Implementation of the Proposed Project could induce substantial population growth in an area,
either directly (for example, by proposing new homes and businesses) or indirectly (for example,
through extension of roads or other infrastructure).

Facts in Support of Finding
The Proposed Project plans for population growth associated with future development of
residential land uses and through future development of commercial, retail, office, and industrial
uses throughout the Planning Area. Buildout projections for the Proposed Project estimate a total
of approximately 23,400 housing units, 79,000 people, 30,800 jobs, and 26,000,000 square feet of
non-residential development within the Planning Area by 2035. As shown in Draft EIR Table 3.107: Existing and Potential Growth, this corresponds to an average annual population growth rate
between 2015 and 2035 of 1.28 percent for the City of Ceres and 2.18 percent for the Planning Area
on the whole.
In comparison, StanCOG, the California Department of Transportation (Caltrans), and the State
Department of Finance (DOF) have prepared projections for growth in population and housing
units between 2015 and 2035. As shown in Draft EIR Table 3.10-4: State, Regional, and Local
Projections of Population and Housing Units (2035), the projected population in Ceres in 2035
ranges between 60,543 and 67,671, depending on the data source. The projected average annual
population growth rate between 2015 and 2035 ranges between 1.38 percent and 1.83 percent. The
Area is greater than the
projected population growth according to these sources. However, the methodology and purpose
of the land use-based estimated buildout is different from the methodology and purpose of the
StanCOG, Caltrans, and DOF projections, which are based on market and demographic data. The
Proposed Project buildout provides an estimate of the amount of residential and nonresidential
development that the proposed General Plan could accommodate (for analysis purposes in the
proposed General Plan and the EIR), but it does not forecast the actual amount of development
that will occur.
The average annual growth rate can also be compared to the historical growth rate, as explained in
the Environmental Settings above. The number of housing units in Ceres between 2005 and 2015
increased at an average annual rate of 1.5 percent. In comparison, the Proposed Project could
accommodate a higher rate of annual growth.
Secondary effects of the Proposed Project may induce more growth. The Proposed Project aims to
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for Altamont Corridor Express (ACE) Train stop. The Proposed Project designates sites in a variety
of infill and new growth locations to attract new commercial, office, and industrial uses, which in
turn will provide jobs. One new growth area that is planned for commercial development in the
proposed General Plan is the area designated Regional Commercial around the Service/Mitchell
Road Interchange with SR 99.
The Proposed Project could accommodate a total of approximately 23,400 jobs in the Planning
Area by 2035. This estimate is based on the development capacity of land designated in the
Proposed Project for commercial, industrial, and office uses. In comparison, the sources in Draft
EIR Table 3.10-5: Jobs Projections (2035) forecast a total of approximately 11,400 to 15,700 jobs in
the City of Ceres by 2035. The intent of the Proposed Project is to increase the number and diversity
of locally available jobs that could be filled by the local employment pool, including the
underemployed and unemployed and those commuting to jobs outside of the city. If the Proposed
Project is successful in increasing the number of jobs in Ceres over the planning horizon,
implementation of the Proposed Project may contribute to secondary growth-inducing impacts.
An increase in jobs may attract new residents that are not accounted for in existing buildout
estimates or population projections.
Based on the estimated buildout of the Proposed Project, the jobs-to-housing balance in the
Planning Area in 2035 will shift from 0.63 in 2015 to 1.32 in 2035. Because most households have
more than one wage earner, a desirable jobs-to-housing ratio is often defined as a ratio greater than
1.0 but less than 2.0. Ratios below 1.0 suggest that residents are required to commute to jobs outside
of their area of residence, and ratios greater than 2.0 suggest that employers are not able to house
their workers within the jurisdictions, requiring workers to commute into the area. Theoretically,
a balanced jobs-to-housing ratio would reduce the need for people to commute in or out of town
for work. Therefore, the estimated jobs-to-housing ratio in Ceres in 2035 would not be expected to
induce new residential growth. In reality, the match of education, skills, and interests is not always
accommodated within the boundaries of one community, and regional interdependencies almost
always result in at least some inter-city commuting. The City cannot dictate the residential location
of future employees in the Planning Area.

Effects of Proposed General Plan Policies and Remaining Impacts
Policies in the proposed General Plan encourage infill development, require contiguous
thus limiting the potential for unplanned, induced growth. In addition, the Proposed Project
includes policies and implementation actions to conserve farmland and create a greenbelt on the
eastern edge of the Planning Area, which would constrain induced growth in this area.
However, the Proposed Project plans for both an increase in population and an increase in the
number of jobs, and also plans for infrastructure extensions to serve new growth. Therefore,
implementation of the Proposed Project could have a significant impact related to inducing
substantial population growth in the area.
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Rationale and Conclusion
The purpose of the Proposed Project itself is to provide for future development of new housing and
employment opportunities and to ensure that adequate infrastructure is provided to support this
development. There is no feasible mitigation to reduce this impact to a less than significant level
while still achieving the project objectives. The impact is found to be significant and unavoidable
under 14 CCR Section 15091(a)(3).

3.5 Noise
IMPACT 3.11-1
Significant Impact
Implementation of the Proposed Project would expose persons to or generate noise levels in excess
of the noise standards established in the proposed General Plan Noise Element or applicable
standards of other agencies.

Facts in Support of Finding
Implementation of the Proposed Project would generate traffic, which would increase traffic noise
levels along existing and future roadways. The Federal Highway Administration (FHWA) Highway
Traffic Noise Prediction Model (FHWA RD-77-108) was used to evaluate traffic-related noise
conditions in the Planning Area. Future traffic volumes were those analyzed for Draft EIR Section
3.13: Transportation, and extrapolated traffic volumes from the Stanislaus Council of Governments
(StanCOG) model were used to assess the potential traffic noise impacts along the street segments
in the Planning Area. This model requires various parameters, including traffic volumes, vehicle
mix, vehicle speed, and roadway geometry to compute typical equivalent noise levels during
daytime, evening, and nighttime hours. The resultant noise levels were weighted and summed over
24-hour periods to determine the community noise equivalent level (CNEL) values. Future traffic
volumes were used to assess future traffic noise levels. Draft EIR Table 3.11-3: Existing and Future
Traffic Noise Levels compares projected traffic noise levels for the Proposed Project with existing
noise levels. The projected noise levels represent the worst-case scenario, which assumes that no
shielding is provided between the traffic and the location where the noise contours are drawn. Draft
EIR Figure 3.11-3: Projected Noise Contours (2035) shows projected noise level contours along
local roadways and freeways within the Planning Area with the Proposed Project.
According to the noise exposure guidelines in the proposed General Plan, the most stringent limit
on exterior noise for any land use category is 60 dBA CNEL for residential and other sensitive land
uses. The threshold for office buildings is 65 dBA CNEL, and the threshold for playgrounds and
parks is 70 A-weighted decibels (dBA) CNEL.
current General Plan. They are also as stringent as and in some cases more stringent than the
exterior noise exposure guidelines in the Stanislaus County General Plan. With approval of the
Proposed Project, the environmental impacts from future traffic on existing uses and on new
development itself would be assessed on a case-by-case basis using project-level information and
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the proposed community noise exposure standards for the most representative assessment of
individual development impacts.
Although not all roadway segments are located within 50 feet of a noise-sensitive land use, a
reference distance of 50 feet was utilized in the noise modeling to conservatively assess potential
noise impacts. As discussed in the Physical Setting section above, audible increases in noise levels
generally refer to a change of 3 decibels (dB) or greater, since this level has been found to be barely
perceptible in exterior environments. Therefore, this analysis considers an increase in noise greater
than 3 dBA as substantial. Modeling indicates that there are nine roadway segments that would
experience noise levels more than 3 dBA CNEL in 2035 with the Proposed Project over existing
conditions. These increases in noise level could lead to a significant impact related to noise resulting
from implementation of the Proposed Project.

Effects of Proposed General Plan Policies and Remaining Impacts
Proposed General Plan policies prohibit development of noise-sensitive land uses in certain
scenarios, require noise mitigation measures, and require acoustical analyses to ensure noise
exposure standards are met. These policies would ensure that new development complies with
proposed General Plan noise standards, which are at least as stringent as those found in the current
Ceres General Plan, reducing potential noise impacts on new development to a less than significant
level. However, the Proposed Project does not guarantee that noise generated from transportation
sources will be reduced, nor does it require noise mitigation for existing land uses. Therefore,
impacts of new traffic noise on existing sensitive receptors, such as the residences near the roadway
segments that would experience noise levels more than 3 dBA CNEL in 2035 with the Proposed
Project over existing conditions, would be significant and unavoidable.

Rationale and Conclusion
Beyond the proposed General Plan policies listed above, no mitigation measures have been
identified that would be able to reduce, with a reasonable degree of certainty, traffic-related noise
impacts on existing sensitive receptors. The impact is found to be significant and unavoidable under
14 CCR Section 15091(a)(3).

IMPACT 3.11-3
Significant Impact
The development of the Proposed Project would result in a substantial permanent increase in
ambient noise levels above levels existing without the Proposed Project.

Facts in Support of Finding
Draft EIR Table 3.11-3: Existing and Future Traffic Noise Levels shows that there are nine roadway
segments that would experience noise levels more than 3 dBA CNEL in 2035 with the Proposed
Project over existing conditions. These increases in noise level could lead to a significant impact to
noise resulting from implementation of the Proposed Project.
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Effects of Proposed General Plan Policies and Remaining Impacts
Proposed General Plan policies prohibit development of noise-sensitive land uses in certain
scenarios, require noise mitigation measures, and require acoustical analyses to ensure noise
exposure standards are met. While these policies reduce the effects of traffic noise to new
development, impacts of increased traffic noise on existing development would not be reduced.
Therefore, substantial permanent increase in ambient noise levels from traffic noise would be
significant and unavoidable.

Rationale and Conclusion
Beyond the proposed General Plan policies listed above, no mitigation measures have been
identified that would be able to reduce, with a reasonable degree of certainty, traffic-related noise
impacts on existing sensitive receptors. The impact is found to be significant and unavoidable under
14 CCR Section 15091(a)(3).

3.6 Transportation
IMPACT 3.13-1
Significant Impact
Implementation of the Proposed Project could result in conflict with an applicable plan, ordinance,
or policy establishing measures of effectiveness of the circulation system, taking into account all
modes of transportation including mass transit and non-motorized travel and relevant components
of the circulation system, including but not limited to intersections, streets, highways and freeways,
pedestrian and bicycle paths, and mass transit.

Facts in Support of Finding
For the purposes of the EIR, the following thresholds of significance are used to determine if the
proposed General Plan has an impact under the terms of Criteria 1:
(a)
(i)
1.

2.
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Draft EIR Table 3.13-11: Average Weekly Roadway Segment Analysis summarizes the results of the
daily roadway segment analysis. The following roadways currently operate at a deficient LOS:
• 1: 7th Street north of River Road (Stanislaus County/City of Modesto)
• 4: Carpenter Road at Tuolumne River (Stanislaus County/City of Modesto)
• 7: West Hatch Road west of Crows Landing Road (City of Modesto)
• 19: East Whitmore Avenue west of Morgan Road
• 34: Mitchell Road south of East Service Road
Development under the Proposed Project with Faith Home Road as a four-lane arterial (Faith
Home Road is currently classified as a six-lane expressway in the Proposed Project) would improve
the operation of some roadway facilities as expanded roadway facilities and parallel capacity would
be provided. However, some roadway segments, including segments of SR 99, would continue to
operate at deficient service levels and some additional segments are projected to degrade to
deficient operations under Proposed Project Conditions:
1: 7th Street north of River Road (City of Modesto)
2: 9th Street north of River Road (City of Modesto)
4: Carpenter Road at Tuolumne River (Stanislaus County)
5: Crows Landing Road south of 7th Street (Stanislaus County)
7: West Hatch Road west of Crows Landing Road (Stanislaus County/City of Modesto)
13: Faith Home Road south of East Hatch Road
14: Crows Landing Road north of West Whitmore Avenue (Stanislaus County/City of
Modesto)
20: East Whitmore Avenue east of Blaker Road
21: East Whitmore Avenue west of Central Avenue
23: Faith Home Road south of East Whitmore Avenue
25: Pine Street west of El Camino Avenue (at SR 99 Ramps)
42: SR 99 South of Mitchel Road (Stanislaus County/City of Modesto)
43: SR 99 Mitchell Road to Whitmore Avenue
44: SR 99 Whitmore Avenue to Hatch Road
45: SR 99 North of Hatch Road
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Peak hour intersection levels of service were not assessed under General Plan conditions as this
analysis is intended to provide a general assessment of transportation network capacity as identified
in the Circulation Element. More detailed analysis will be required for future development projects
to identify project-specific impacts as well as roadway network improvements needed to support
those developments, in combination with other planned and pending developments.
With the construction of the Faith Home Road corridor as a six-lane expressway facility through
Ceres, operations of Segments 13 and 23
standard. No additional deficiencies were identified, and no other deficiencies would be eliminated
with Faith Home Road constructed as a six-lane expressway.

Effects of Proposed General Plan Policies and Remaining Impacts
Proposed General Plan policies would reduce potential impacts by requiring that new
developments prepare transportation impact assessments to determine project specific impacts of
new development under the proposed General Plan such that impacts can be appropriately
mitigated. The City would also coordinate with regional agencies to plan for the construction of the
regional transportation network through Ceres. Additionally, City goals and policies strive to
develop a multi-modal transportation network that would provide transportation alternatives to
the single-occupant vehicle. However, even with implementation of these policies, the impact could
remain significant and unavoidable.

Rationale and Conclusion
The City shall implement all policies identified in the Circulation Element to reduce the demand
for vehicle travel within and through the Planning Area, as well as work with StanCOG to
implement regional transportation improvements that would provide travel capacity on the
regional roadway network, including the expressway system. Additionally, new developments
would be required the evaluate their project-specific impacts to the transportation system and fund
improvements to maintain acceptable levels of service, except where exemptions are identified in
the Transportation and Circulation Element of the proposed General Plan. However, even with
implementation of these policies, the above-mentioned roadway segments could degrade to
deficient operations. The impact is found to be significant and unavoidable under 14 CCR Section
15091(a)(3).

IMPACT 3.13-2
Significant Impact
Implementation of the Proposed Project could conflict with an applicable congestion management
program, including, but not limited to level of service standards and travel demand measures, or
other standards established by the county congestion management agency for designated roads or
highways.
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Facts in Support of Finding
StanCOG has integrated the function of the congestion management program into the StanCOG
Regional Transportation Plan/Sustainable Community Strategy (RTP/SCS). StanCOG has
established a LOS D standard for regional roadway facilities, but also strives to develop a network
of complete streets that accommodate all travel modes.
Development potential under the Proposed Project would contribute to the need for improvements
to the regional transportation system, including development of the expressway system identified
by StanCOG and improvements to the freeway system. Should Tier I improvements identified in
the StanCOG RTP/SCS not be constructed, roadway conditions could be worse than presented in
Table 3.13-11: Average Weekly Roadway Segment Analysis.

Effects of Proposed General Plan Policies and Remaining Impacts
Proposed General Plan policies would reduce the severity of impacts to the regional transportation
system, but may not reduce impacts to a less than significant level.

Rationale and Conclusion
The City shall implement all policies identified in the Circulation Element to reduce the demand
for vehicle travel through Ceres, as well as work with StanCOG to implement regional
transportation improvements that would provide travel capacity on the regional roadway network,
including the expressway system. Additionally, new developments would be required to evaluate
their project specific impacts to the transportation system and fund improvements to maintain
acceptable levels of service, except where exemptions are identified in the Circulation Element.
However, even with implementation of these policies, the potential impact to the regional
transportation network could remain significant and unavoidable as the City of Ceres cannot assure
the completion of roadway improvement projects in other jurisdictions. The impact is found to be
significant and unavoidable under 14 CCR Section 15091(a)(2).
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4

Project Alternatives

those that could feasibly accomplish most of the basic purposes of the project and could avoid or
substantially lessen one of more of the significan

4.1 Findings Regarding Alternatives
Because the proposed project will cause one or more unavoidable significant environmental
impacts, the City must make findings with respect to the alternatives to the proposed project
considered in the Final EIR, evaluating whether these alternatives could feasibly avoid or
substantially lessen the Proposed Projec unavoidable significant environmental impacts while
achieving most of its objectives.
The City, having reviewed and considered the information contained in the Final EIR and the
Record of Proceedings, and pursuant to PRC Section 21081(a)(3) and 14 CCR Section 15091(a)(3),
makes the following finding with respect to the alternatives identified in the EIR:
Specific economic, legal, social, technological, or other considerations, including
considerations of the provision of employment opportunities for highly trained workers, make
infeasible the mitigation measures or alternatives identified in the EIR as described below.
asib
is defined in Section 15364 of the CEQA Guidelines to mean apable of being
accomplished in a successful manner within a reasonable period of time, taking into account
economic, environmental, legal, social, and technological factors. The CEQA statute (PRC Section
21081) and Guidelines (14 CCR Section 15019[a][3]) also provide that othe considerations may
form the basis for a finding of infeasibility. Case law makes clear that a mitigation measure or
alternative can be deemed infeasible on the basis of its failure to meet project objectives or on related
public policy grounds.

4.2 Alternatives Analysis
The EIR for the Proposed Project conducted a comparison of two alternatives: The Southern
Industrial Cluster (SIC) Alternative and the No Project Alternative, described below along with the
findings relevant to each alternative.
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SOUTHERN INDUSTRIAL CLUSTER ALTERNATIVE
The SIC Alternative proposes land use changes in the area south of the planned Service Road
interchange, including a new Regional Commercial designation that would replace some of the
existing Business Park and Commercial Recreation designations, and the redesignation of some
Business Park, Medium Density Residential, and Commercial Recreation areas as Service
Commercial. Industrial uses are proposed to the southwest of the new commercial cluster. This
Alternative seeks to shift Industrial-designated areas onto larger parcels closer to SR-99 in order to
create a more attractive environment for industrial developers. The SIC Alternative differs from
the Proposed Project primarily in terms of land use designations in this southern area; while the
Proposed Project also redesignates a large area of Business Park and Commercial Recreation as
Regional Commercial, it would not introduce new Service Commercial or Industrial designations
there. In general, policies for the SIC Alternative can be assumed to be the same as in the Proposed
use configuration.

Potentially Significant Impacts
Potentially significant impacts under the SIC Alternative were identified in the same issue areas as
the Proposed Plan.

Agricultural Resources
The SIC Alternative would have similar significant impacts to the Proposed Plan in the area of
agricultural resources. In terms of the potential to convert Prime Farmland, Farmland of Statewide
Importance, or Unique Farmland, the SIC Alternative could result in the conversion of 3,548 acres
of existing agricultural land, which is 40 acres more than would be expected to convert under the
Proposed Project. The SIC Alternative would also propose non-agricultural land use designations
for land located in the unincorporated area of the county that are zoned by Stanislaus County for
agricultural uses and propose non-agricultural land use designations on lands currently under
Williamson Act contracts. Implementation of the SIC Alternative could also lead to changes in the
environment that could indirectly result in the conversion of farmland to non-agricultural uses
similar to the Proposed Plan.

Air Quality
Impacts under the SIC Alternative are expected to be similar to those under the Proposed Project
as the two share policies that would protect or improve air quality. The SIC Alternative would have
similar significant and unavoidable impacts related to the violation of air quality standards and the
cumulatively considerable increase of criteria pollutants. The SIC Alternative could have a greater
impact than the Proposed Project regarding the exposure of sensitive receptors to substantial
pollutant concentrations, as the SIC Alternative would redesignate a Low Density Residential area
at Gondring Road as General Industrial, which is in the vicinity of Joel J. Hidahl Elementary School
and residentially designated land. As there can be no guarantee at this time that future industrial
development on these sites would not expose existing sensitive receptors to increased pollutant
concentrations, there would be a significant and unavoidable impact.
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Hazards and Hazardous Materials
The SIC Alternative would allow for the development of land uses within a quarter-mile of existing
schools that could be reasonably expected to handle hazardous materials or generate hazardous
emissions. For example, under the SIC Alternative, light industrial uses would be allowed within a
quarter-mile of existing schools.

Land Use, Population, and Housing
The SIC Alternative would be expected to have significant and unavoidable impacts related to
inducing growth due to its combinations of greater economic opportunities and greater population
growth outside of current city limits.

Noise
The SIC Alternative has the potential to result in the greatest impacts due to industrial noise levels,
followed by the Proposed Project and the No Project Alternative. Noise impacts relative to noise
standards in the SIC Alternative would be similar to those expected under the Proposed Project
less than significant impacts related to construction, rail, and stationary noise, but significant and
unavoidable impacts related to traffic noise. In terms of permanent increases in ambient noise
levels, the SIC Alternatives would be considered to have a significant and unavoidable impact for
traffic noise levels, as there would be no guarantee that existing development would not be
significantly affected by noise level increases. The SIC Alternative could also have a slightly greater
impact than the No Project Alternative or the Proposed Project as it would introduce a large area
of industrial land use in the southeast portion of the Planning Area.

Transportation
Based on the location of planned development under the SIC Alternative, the resulting levels of
service are expected to be similar to the levels of service under the Proposed Project. The SIC
Alternative would have a significant and unavoidable impact related to LOS, similar to the
Proposed Project. The SIC Alternative would contribute to the need for improvements to the
regional transportation system, including development of the expressway system identified by
StanCOG and improvements to the freeway system. As with the Proposed Project, the SIC
Alternative would have significant and unavoidable impacts related to conflicting with the
congestion management program in the StanCOG RTP/SCS. The SIC Alternative could result in
slightly greater overall VMT and more truck traffic from the increase in industrial uses, both of
which could place a greater burden on some portions of the regional roadway network. Therefore,
the impacts to the regional transportation network are expected to be greater under the SIC
Alternative compared to the Proposed Project.

Finding and Supporting Facts
Adoption of the SIC Alternative could all
objective to update the City of Ceres General Plan to reflect current conditions and community
, in terms of addressing each of the
Guiding Principles supporting the community vision. However, the SIC Alternative is rejected as
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an alternative because it has the potential to perform worse than the Proposed Project on several
impacts, despite having the same number of less than significant and significant and unavoidable
impacts as the Proposed Project. The SIC Alternative has the potential for greater impacts than the
Proposed Project on aesthetics, conversion of farmland, air quality and sensitive receptors,
groundwater usage, permanent ambient noise levels, and regional traffic; it would only be expected
to have lesser impacts in relation to exposure of residents to seismic hazards. The land uses
designated by the Proposed Project in the southeastern portion of the Planning Area were generally
found to be more compatible with both the surrounding environment and with promoting lower
VMT in and around the Planning Area. Therefore, the Proposed Project is environmentally
superior to the SIC Alternative.

NO PROJECT ALTERNATIVE
The purpose of evaluating the No Project Alternative is to allow decision-makers to compare the
potential impacts of approving the project with the potential impacts of not approving the project.
The No Project analysis represents what would be reasonably expected to occur in the foreseeable
future if the project were not approved. The No Project Alternative is depicted in Figure 4.2-2: No
Project Alternative.
The No Project Alternative would leave the 1997 General Plan unchanged and in effect. This
Alternative would keep all current land use designations and definitions from the 1997 General
Plan as amended to date. Policies concerning topics such as transportation, economic development,
parks, open space, the environment, health, and housing would also remain unchanged.

Potentially Significant Impacts
Potentially significant impacts under the No Project Alternative were identified in the same issue
areas as the Proposed Plan, as well as those related to aesthetics; biological resources; energy,
greenhouse gases, and climate change; geology, soils, and seismicity; and historic and cultural
resources.

Aesthetics
As No Project Alternative would allow for similar intensities of development in the same footprint
as the Proposed Project, but would not include the proposed policy to establish standards for
outdoor lighting, it could have a greater impact regarding light and glare than the Proposed Project
and could also result in new sources of substantial light and glare that could have a significant and
unavoidable impact.

Agricultural Resources
The No Project Alternative would have similar significant impacts to the Proposed Plan in the area
of agricultural resources. In terms of the potential to convert Prime Farmland, Farmland of
Statewide Importance, or Unique Farmland, the No Project Alternative would result in the
conversion of 3,498 acres of agricultural land, which would be 10 acres less than the under the
Proposed Project. The No Project Alternative would also propose non-agricultural land use
designations for land located in the unincorporated area of the county that are zoned by Stanislaus
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County for agricultural uses and propose non-agricultural land use designations on lands currently
under Williamson Act contracts. Implementation of the No Project Alternative could also lead to
changes in the environment that could indirectly result in the conversion of farmland to nonagricultural uses, but without additional policies from the Proposed Project that would further
promote land use compatibility and the continued viability of agricultural operations outside of the
urban core, the No Project Alternative would be expected to have a greater impact than the
Proposed Project.

Air Quality
The No Project Alternative would have one fewer significant impact than then Propose Project in
the area of air quality. Although the No Project Alternative would result in the lowest emissions
compared to the Proposed Project and SIC Alternative, the overall scale of growth expected through
the Planning Horizon is so great compared to existing air quality standards that the No Project
Alternative would still be expected to have a significant and unavoidable impact related to the
violation of air quality standards and the cumulatively considerable increase of criteria pollutants,
if slightly less than the SIC Alternative or Proposed Project.

Biological Resources
The No Project Alternative includes some policies to protect biological resources, but not the full
range included in the Proposed Project. In particular, it would not include the proposed General
Plan Policy 4.C.4, which establishes riparian buffer along the Tuolumne River to ensure that
sensitive species and habitats, and wildlife corridors are not impacted by future development;
hawk, a special-status species; or
Policy 4.D.3, which specifically mentions supporting the implementation of HCPs. The No Project
policy goals. As the No Project Alternative would not include policies to ensure the protection of
riparian habitat along the Tuolumne River or to ensure that future development mitigate impacts
s to specialstatus species and sensitive habitats. The No Project Alternative would include a number of policies
designed to protect wetlands to the extent feasible; however, these policies would not guarantee that
potential impacts to wetlands from future development would be avoided or mitigated. Therefore,
impacts related to wetlands would also be considered significant and unavoidable.

Energy, Greenhouse Gases, and Climate Change
The No Project Alternative would not include policies aimed at reducing GHG emissions and
promoting sustainability and multi-modal transportation and would similarly complement the
goals and policies of the Stanislaus County Council of Governments (StanCOG) Regional
Transportation Plan/Sustainable Community Strategy (RTP/SCS), a regional plan to reduce GHG
emissions. Therefore, it could have a significant and unavoidable impact related to plans, policies,
or regulations to reduce GHG emissions.
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Geology, Soils, and Seismicity
New development under the No Project Alternative would likely include earthwork activities that
could lead to erosion or topsoil loss. In general, development under either the Alternative would be
subject to the same regulations such as the National Pollutant Discharge Elimination System
(NPDES) permit and local storm water pollution prevention plan requirements. The No Project
Alternative would not include the same construction erosion prevention policy, seismic and
geologic hazard assessment policy, and riparian buffer policy as the Proposed Plan that would
reduce any potential impacts to less than significant. Because it could not ensure that future
development would not result in erosion or topsoil loss, the No Project Alternative could have a
significant and unavoidable impact. The No Project Alternative does not contain policies regarding
on-site wastewater treatment and could therefore have a significant and unavoidable impact related
to septic systems.

Hazards and Hazardous Materials
The SIC Alternative would allow for the development of land uses within a quarter-mile of existing
schools that could be reasonably expected to handle hazardous materials or generate hazardous
emissions. The No Project Alternative would allow the same number of instances of an industrial
use within a quarter-mile of a school, with some industrial areas near Blaker-Kinser Junior High,
Cesar Chavez Junior High, and Whitmore Charter High.

Historic and Cultural Resources
The No Project Alternative includes policies to preserve historic sites and archaeological resources,
but it does not include policies pertaining to paleontological resources. In addition, although the
No Project Alternative does include a goal specific to protecting Native American heritage and
policies protecting archaeological sites, it does not include policies specific to protecting Native
historical and archaeological resources would be less than significant, it could not guarantee that
impacts on paleontological and tribal cultural resources could be reduced below a level of
significance. Therefore, the No Project Alternative would be considered to have significant and
unavoidable impacts on paleontological and tribal cultural resources.

Land Use, Population, and Housing
The No Project Alternative would have one more significant impact than the Proposed Project
related to land use, population, and housing. As with the Proposed Project, the No Project
unincorporated county, much of which is currently used for agriculture. While the No Project
Alternative would have a significant and unavoidable impact regarding induced growth, it would
be expected to have less of an impact than the Proposed Plan due to relatively fewer economic
opportunities and less population growth outside of current city limits. The No Project Alternative
would not include the same policies as the Proposed Plan to provide a range of housing types to
accommodate new growth, including multi-family housing, affordable housing, and senior
housing. Therefore, the No Project Alternative could have a significant and unavoidable impact
related to displacement.
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Noise
Noise impacts relative to noise standards in the No Project Alternative would be similar to those
expected under the Proposed Project less than significant impacts related to construction, rail,
and stationary noise, but significant and unavoidable impacts related to traffic noise. In terms of
permanent increases in ambient noise levels, the No Project Alternative would be considered to
have a significant and unavoidable impact for traffic noise levels, as there would be no guarantee
that existing development would not be significantly affected by noise level increases.

Transportation
Based on the location of planned development under the No Project Alternative, the resulting levels
of service are expected to be similar to the levels of service under the Proposed Project. The No
Project Alternative would have a significant and unavoidable impact related to LOS, similar to the
Proposed Project. The No Project Alternative would contribute to the need for improvements to
the regional transportation system, including development of the expressway system identified by
StanCOG and improvements to the freeway system. As with the Proposed Project, the SIC
Alternative would have significant and unavoidable impacts related to conflicting with the
congestion management program in the StanCOG RTP/SCS. The No Project Alternative could
have less of an impact than the Proposed Project, as it is expected to have the least amount of daily
VMT, but it would still contribute to the need for transportation improvements.

Finding and Supporting Facts
Adoption of the No Project Alternative would not allow the community to achieve the Proposed
community priorities, and to achi
Alternative is rejected as an alternative because it would not include sufficient policies to promote
the Guiding Principles that support the community vision. It would not contain the same
agricultural preservation policies, public health and environmental justice policies, policies to
address a diversity of needs for housing and services, policies to support the revitalization of
Downtown, policies to strengthen job opportunities and training, or Complete Streets policies to
create a balanced circulation network. Further, the No Project Alternative was found to have more
potentially significant and unavoidable impacts than either the SIC Alternative or the Proposed
Plan, as the policies included in the No Project Alternative in many cases do not address the broad
range of environmental topics covered by the Proposed Project and are not up to date with current
laws and practices concerning environmental impacts.
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5

Statement of Overriding Considerations

The City of Ceres has: (1) independently reviewed the information in the EIR and the record of
proceedings; (2) made a reasonable and good faith effort to eliminate or substantially lessen the
impacts resulting from the Proposed Project to the extent feasible by including policies and actions
in the Proposed Project that effectively mitigate potential environmental impacts to the greatest
extent feasible; and (3) bal
significant unavoidable impacts.
The City also finds that the Proposed Project alternatives discussed in the EIR should not be
adopted because they do not succeed in reducing environmental impacts while adequately meeting
the project objective to reflect current conditions and community priorities, and to achieve the
The City Council declares that it has adopted all feasible mitigation measures to reduce the
admin
its environmental impacts. After doing so, the City Council has determined that the Proposed
acceptable.
The City Council identified the following public benefits in making this determination. Each of
these public benefits serves as an independent basis for overriding all unavoidable adverse
environmental impacts identified in these Findings and the Final EIR. The City Council considers
these impacts to be acceptable, consistent with 14 CCR Section 15093.
•

Long-Term Agricultural Preservation. The Proposed Project was designed to provide for
the expected growth in Ceres over the next 20 years. An essential feature of the land use
framework for the Proposed Project is its emphasis on infill development to discourage
This strategy, combined with agricultural preservation and greenbelt policies, is intended
to allow for future development and densification in portions of the Planning Area that
have already been largely developed and that can support the projected increase in
population and jobs in order to protect th
periphery and Stanislaus County at large by reducing development pressures in those areas.
While this approach will result in the conversion of important farmland, conflicts with the
l zoning, potential conflicts with Williamson Act contracts, and
indirect impacts that could lead to agricultural land conversion in the more urban center
of the Planning Area, the longagricultural character.
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•

Balance of Housing, Services, and Employment Opportunities.
Guiding Principles include supporting the development of a complete and balanced
community where needs can be met locally, with new commercial options, industrial
growth, and a diversity of housing options that attracts new business, industry, and
associated professionals; and strengthening job opportunities. The Proposed Project
provides a land use framework and policies to encourage a diverse mix of uses in the
Planning Area to support these objectives. By promoting housing development of differing
types and densities, the Proposed Project is addressing the needs of current Ceres residents
as well as regional housing needs. By supporting employers and businesses as well, the
Proposed Project would be able to improve the balance of housing to jobs in the
community. Related benefits may include the opportunity to encourage community vitality
in areas of higher densities or through investments in public amenities, commercial
corridors, and the Downtown area. These benefits would be balanced against the potential
for growth inducement and increases in car trips and vehicle miles traveled that could lead
to traffic, air quality, or noise impacts, although some portion of these trips could be
reduced by compact development, reduced commute distances, and alternative
transportation options supported by the Proposed Project.

•

Community Vision and Guiding Principles. More generally, the Proposed Project would
allow for the achiev
neighborly character; a safe, family-friendly hometown; agricultural identity; health and
sustainability; complete community; a strong Downtown; an attractive destination;
economic development; revitalization; and a balanced circulation network.
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6

Conclusion

In summary, after balancing the specific economic, legal, social, technological, and other benefits
of the proposed Plan, the City of Ceres finds that the unavoidable adverse environmental impacts
outweigh the unavoidable, adverse environmental impacts of the proposed project.
The City of Ceres has considered information contained in the EIR prepared for the Proposed
Project as well as the public testimony and record of proceedings in which the project was
considered. Recognizing that significant unavoidable impacts related to agricultural resources, air
quality, hazards and hazardous materials, land use and housing, noise, and transportation may
result from implementation of the proposed General Plan, the City finds that the benefits of the
proposed General Plan and overriding considerations outweigh the potential adverse effects.
Having included all feasible mitigation measures as policies and actions in the General Plan, and
recognized all unavoidable significant impacts, the City of Ceres hereby finds that each of the
separate benefits of the Proposed Project, as stated herein, is determined to be unto itself an
overriding consideration, independent of other benefits, that warrants adoption of the proposed
Plan and outweighs and overrides its unavoidable significant effects, and thereby justifies the
adoption of the Proposed Project.
In reaching this conclusion and approving the Proposed Project:
1. The City has considered the information contained in the Final EIR and fully reviewed and
considered all of the public testimony, documentation, exhibits, reports, and presentations
included in the record of these proceedings. The City Council specifically finds and determines
that this Statement of Overriding Considerations is based upon and supported by substantial
evidence in the record.
2. The City has carefully weighed the benefits of the proposed Plan against any adverse impacts
identified in the Final EIR that could not be feasibly mitigated to a level of insignificance. While
the City has required all feasible mitigation measures, some impacts remain potentially
significant.
3. This Statement of Overriding Considerations applies specifically to those impacts found to be
potentially significant and unavoidable as set forth in the Final EIR and the record of these
proceedings.
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