PLANNING COMMISSION AGENDA
REGULAR MEETING OF THE PLANNING COMMISSION
CITY OF CERES, CALIFORNIA
City Council Chambers, 2701 Fourth Street
Monday, July 15, 2019 – 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 Condit

PLEDGE OF ALLEGIANCE to the flag led by Chairperson Condit

ROLL CALL

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

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 regular meeting of the Planning Commission
of July 15, 2019 was posted on July 10, 2019.
2. Approval of Minutes: None.
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.

3. 19-11 Conditional Use Permit (CUP); Proposal to construct a 7,539 square foot church
building and maintain an existing wedding event venue at 1748 Evans Road. Holy Apostolic
Catholic Assyrian Church of the East, Inc., applicant.
CEQA STATUS:

Exempt per Section 15332,
In-Fill Development Projects

REQUIRED ACTION:

Adopt PC Resolution 19-10

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
REPORTS

• Commission
• Chairperson
• City Attorney
• City Staff
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ADJOURNMENT
The next regularly scheduled Planning Commission meeting will be held on Monday, August 5, 2019.
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.,
July 25, 2019. 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\2019\7-15-19.doc.
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Planning and Building Division
2220 Magnolia Street
Ceres, CA 95307
209-538-5774
Fax 209-538-5675

CITY COUNCIL

Chris Vierra, Mayor
Bret Durossette Mike Kline
Linda Ryno
Channce Condit

STAFF REPORT AND
RECOMMENDATION
July 15, 2019
TO:

Planning Commission

FROM:

James Michaels, Senior Planner

SUBJECT:

Conditional Use Permit (CUP) 19-11; Proposal to construct a 7,539
square foot church building and maintain an existing wedding event
venue at 1748 Evans Road.

APPLICATION 19-11 FILED:

May 17, 2019

DEEMED COMPLETE:

June 5, 2019

LOCATION:

1748 Evans Road Ceres, CA 95307

ZONING:

(A-P) Administrative Professional

GENERAL PLAN:

(MDR) Medium Density Residential

SURROUNDING LAND
USES & ZONING:

North: Developed single-family homes, and Evans
Road; PC-41 zoning designation
South: Memorial Hospital; C-F zoning designation
East:

Developed single-family homes; R-1 zoning
designation

West: Developed single-family homes and Richland
Avenue; PC-57 zoning designation
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Planning Commission Agenda – July 15, 2019
Application Nos. 19-11 CUP

PROPERTY OWNER:

Daniel Hoyt and Margarita Hoyt
1748 Evans Road
Ceres, CA 95307

APPLICANT:

Holy Apostolic Catholic Assyrian Church of the East
2153 History Way
Modesto, CA 95357

PROJECT AND SITE DESCRIPTION
The applicant is requesting approval of a Conditional Use Permit entitlement to
construct a 7,539 square foot church building and maintain and an existing wedding
event venue (see attached Vicinity Map).
The site is 4.99 +/- acres in size and is located south of the Evans Road, approximately
345 feet east of the Evans Road and Richland Avenue intersection. The site is currently
developed as a wedding event venue with well-maintained landscaping throughout the
site with several existing buildings associated with the wedding event venue (that will be
maintained as part of the overall project). The property has existing curb, gutter, and
sidewalk improvements on Evans Road adjacent to the site. The property is
surrounded by single-family homes and Richland Avenue to the west, single-family
homes to the east, single-family homes and Evans Road to the north, and Memorial
Hospital to the south.
GENERAL PLAN AND ZONING COMPLIANCE
The project site has a zoning designation of Administrative Professional (A-P) per the
City’s Zoning Ordinance, and it has a General Plan designation of Medium Density
Residential (MDR). Since the proposal is for a new church building while maintaining
the existing wedding event venue, approval of a new Conditional Use Permit entitlement
is required for the project. If the wedding event venue were not being requested, the
application would have been a Site Plan Approval as churches are a permitted use in
the “A-P” zoning designation. The project is also consistent with the following General
Plan Policies:


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.



Goal 2.L. Ensure quality design that supports the goals of the General Plan.
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Planning Commission Agenda – July 15, 2019
Application Nos. 19-11 CUP

Based on this information, staff believes the project with the proposed conditions of
approval will be supported by the General Plan and applicable sections of the zoning
ordinance.
PROJECT PROPOSAL – Conditional Use Permit (CUP)
Background
In April of 2001, the City approved a Conditional Use Permit to allow the 1748 Evans
Road property to be utilized as a wedding event venue and the site as such has been
operating the venue for the past 18 years.
The applicant (Holy Apostolic Catholic Assyrian Church of the East), is currently located
at 3900 Bricket Court and is looking to relocate to a different site in the Ceres area due
to Caltrans improving the Highway 99 roadway system with a new “interchange” being
incorporated at Service and Mitchell Roads. The interchange required the City to
acquire the 3900 Bricket Court site so that construction of the interchange could
potentially begin as early as 2022 pending Caltrans approval of the interchange project.
With the City acquiring the property in 2018, the City has allowed the applicant to
continue operating as a church while the applicant searches for a site where the church
can be relocated.
The subject property, 1748 Evans Road, is currently for sale and the applicant
completed the City’s Pre-Development Review process in May 2019 in order to obtain
comments about the possibility of constructing a new 7,500 square foot building for the
church use while maintaining the existing wedding event venue. Since that time, the
applicant placed an offer for purchase of the property, which is contingent upon
obtaining Planning Commission approval of a Conditional Use Permit (CUP) for the
project. The applicant proceeded to submit the required CUP application with the
project plans on May 17, 2019.
Site Plan w/Proposed Improvements
The applicant is requesting approval of a CUP entitlement to allow for the construction
of a 7,539 square foot single-story building at 1748 Evans Road. Approval of the
entitlement request would allow the Saint Gewargis Church to relocate its facility from
its current location of 3900 Bricket Court as referenced above. The applicant’s intent of
this CUP request also allows for the existing wedding event venue to remain in
operation, which is governed under a previous use permit per PC Resolution 01-15.
The proposed project will be accessed from two existing driveway entrances off of
Evans Road that will lead to the project parking areas as illustrated on the site plan.
The applicant will be required to provide sewer and water connections for the proposed
building, as well as provide the new parking and landscaping areas, and construct a
trash enclosure, south of the new building. The 59 proposed parking spaces for the
new building meet the City’s required parking ratio to serve the church. Parking for the
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wedding events will be shared between the existing paved parking area (just south and
east near the existing main buildings) and the proposed new church parking lot.
Staff has no objections to the applicant’s request subject to the conditions of approval
listed in the staff report.
Elevations
The building elevations and colored renderings for this project provide a perspective of
what the proposed building may look like, both of which have been included in the staff
report for the Planning Commission to review. The exterior of the single-story building
will be designed to a main building height that ranges from 27 – 34 feet and would
include a combination of “Accessible Beige”, “Tony Taupe”, and “Warm Stone” and a
cream color limestone veneer for the main body with a Spanish roof tile system. Staff
supports the architectural design for this development as proposed as it is consistent
with the City’s General Plan.
CEQA
The project was reviewed pursuant to the California Environmental Quality Act (CEQA)
and was determined to be Categorically Exempt per Section 15332, (Class 32 – In Fill
Development Projects).
STAFF RECOMMENDATION
Staff recommends approval of this project subject to the findings and conditions
contained in Draft PC Resolution 19-10.
REQUIRED ACTION
Approval of this project requires the following action by the Planning Commission:
1. Make the determination that this project is exempt from environmental review
pursuant to CEQA Guidelines 15332, Class 32 (In Fill Development Projects).
2. Approval of 19-11 CUP subject to the findings and conditions contained in the
attached Draft Resolution PC 19-10.
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Attachments:
Page
7
25
27
29
33
35
41
45
51

Draft PC Resolution 19-10
Vicinity Map
Applicant’s Narrative & Project Description
Site Plan (Plan Sheet SP-1) & Planting (Landscape) Plan (Plan Sheet L-1)
Floor Plan (Plan Sheet A-1)
Building Elevations (Plan Sheets A-2 & A-2.1) & Colored Rendering
Rendering of Color Sample Board
PC Resolution 01-15 for Existing Wedding Event Venue
Turlock Irrigation District (TID) letter dated June 14, 2019

I:\PLANNING\DEPT\PLANNING\PC\staff reports\2019\19-11 CUP (Saint Gewargis Church).doc; staff report
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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. PC 19-10
RESOLUTION OF THE CITY OF CERES PLANNING COMMISSION
APPROVING A CONDITIONAL USE PERMIT PROPOSAL TO CONSTRUCT A
7,539 SQUARE FOOT CHURCH BUILDING AND MAINTAIN AN EXISTING
WEDDING EVENT VENUE AT 1748 EVANS ROAD. APPLICATION NUMBER
CUP 19-11.
PROPERTY OWNER:

Daniel Hoyt and Margarita Hoyt
1748 Evans Road
Ceres, CA 95307

APPLICANT:

Holy Apostolic Catholic Assyrian Church of the East
2153 History Way
Modesto, CA 95357

SITE LOCATION:

1748 Evans Road, Ceres, CA, 95307

APN:

040-009-006

WHEREAS, the Planning Commission of the City of Ceres, State of
California, has considered said application to construct a 7,539 square foot
church building and maintain an existing wedding event venue at 1748 Evans
Road; and,
WHEREAS, the property affected by this resolution is located at 1748
Evans Road, Ceres, CA, 95307; and,
WHEREAS, the Planning Commission held a duly noticed public hearing
on July 15, 2019, at 6:00 p.m. and considered all testimony and comment
presented whether orally or in writing; and,
WHEREAS, the property affected by this resolution is situated in the City
of Ceres, County of Stanislaus, and State of California and is described as that
portion of the East half of Section 10, Township 4 South, Range 9 East, Mount
Diablo Base and Meridian, particularly described as follows:
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Parcel 1:
Commencing at the quarter common to Sections 10 and 11, above township and
range; thence North 0° 27’ 30” West along the east line of Section 10, 347.50
feet; thence North 89° 34’ West along the center line of a 40-foot road 1,950.51
feet to the true point of beginning of this description; thence continuing North 89°
34’ West along the center line of said 40 foot road 219.09 feet; thence South 0°
04’ 30” West, 92 feet; thence South 14° 03’ 30” West, 70.00 feet; thence South
1° 11’ West, 168.00 feet; thence South 26° 18’ West, 108 feet; thence South 33°
06’ 30” East, 53.00 feet; thence South 0° 08’ East, 141.00 feet; thence North 89°
59’ 30” East, 328.00 feet’ thence North 0° 42’ West, 388.00 feet; thence North
89° 35’ 45” West, 65.00 feet; thence North 219.97 feet to the true point of
beginning of this description.
Parcel 2:
Commencing at the quarter common to Sections 10 and 11, above township and
range; thence North 0° 27’ 30” West along the east line of Section 10, a distance
of 247.50 feet; thence 89° 34’ West along the center line of a 40-foot road
2,169.60 feet; thence South 0° 04’ 30”; West 20 feet to the South line of said
road and the true point of beginning of this description; thence, continuing South
0° 04’ 30” West 72 feet; thence South 14° 03’ 30” West 70 feet; thence, South 1°
11’ West 168 feet; thence South 26° 18’ West 108 feet; thence South 33° 06’ 30”
East 53 feet; thence South 0° 08’ East 141 feet; thence, North 89° 59°
30” East 328 feet; thence South 0° 42’ East 33.80 feet; thence North 89° 44’
West 373.51 feet; thence North 0° 10’ 00” West 622.80 feet; thence South 89°
34’ East along the South line of said 40 foot road 85.10 feet to the true point of
beginning of this description.
Excepting from Parcels 1 and 2 the North 10 feet for roadway purposes, as
granted to the City of Ceres, a Municipal Corporation by Deed dated July 3,
1999, and recorded August 23, 1999, as Instrument No. 1999-0081590-00.
WHEREAS, the Planning Commission based on the evidence within the
staff report and project file find that:
1.

The proposed Conditional Use Permit application is consistent with the
purpose and intent of the Medium Density Residential (MDR) designation
of the Ceres General Plan.

2.

The proposed Conditional Use Permit application is consistent with the
purpose and intent of the Administrative Professional (A-P) zoning
designation as defined in the Zoning Ordinance.

3.

The project will have no adverse effect on surrounding properties.
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4.

The project will not endanger any wildlife or wildlife habitat.

5.

The conditions stated herein are deemed necessary to protect the public
health, safety, and general welfare.

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of
the City of Ceres as follows:
Section 1.
The Planning Commission hereby confirms that the
Conditional Use Permit is Categorically Exempt and is not subject to further
environmental review pursuant to Section 15332, Class 32 (In-Fill Development
Projects) of the California Environmental Quality Act.
Section 2.
The establishment and operation of Conditional Use Permit
19-08 requires compliance with the conditions of approval, which are contained
in this resolution and attached as Exhibit “A” and on file in the Planning and
Building Division, and shall be binding on all heirs, assignees, and successors in
interest of said property.
Section 3.
The Director of Community Development or designee is
hereby directed to record this Resolution at the office of the County Recorder of
the County of Stanislaus.
Section 4.
The conditions of project approval set forth herein include
certain fees, dedication requirements, reservation requirements, and other
exactions.
Pursuant to Government Code Section 66020 (d) (1), these
conditions constitute written notice of a statement of the amount of such fees,
and a description of the dedications, reservations, and other exactions. You are
hereby further notified that the ninety (90) day appeal period in which you may
protest these fees, dedications, and reservations other exactions, pursuant to
Government Code Section 66020 (a), has begun. If you fail to file a protest
within this ninety (90) day period complying with all of the requirements of
Section 66020, you will be legally barred from later challenging such exaction.
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I HEREBY CERTIFY that the foregoing Resolution was duly and regularly
adopted by the Planning Commission of the City of Ceres at a regular meeting of
said Planning Commission held on the 15th day of July 2019, by the following
vote:
AYES:
NOES:
ABSENT:

ATTEST:
TOM WESTBROOK, SECRETARY OF
THE CERES PLANNING COMMISSION
CITY OF CERES
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EXHIBIT “A”
CONDITIONS OF APPROVAL
Conditional Use Permit # 19-11
City of Ceres
1748 Evans Road, Ceres, CA, 95307
Prepared: June 27, 2019
Approved by the Planning Commission: July 15, 2019
Approved by the City Council: N/A
Amended by Staff/PC/CC on N/A

A.

PROJECT AUTHORIZATION
1. The project shall be in conformance with all City Ordinances, rules,
regulations, and policies.
The conditions listed below are
particularly pertinent to this approval but shall not be construed to
permit violation of other laws and policies not so listed.
2. Approval is limited to the conformance of the land use and zoning.
Use of the property shall be limited to the automobile service
station and those “Principal Uses” listed in the A-P zoning district as
applicable with this project, as it exists now or may be amended in
the future.
3. The Conditional Use Permit shall expire within 18 months (January
15, 2021) unless a building permit is issued, or the use is
exercised, or a request for extension is received by the City prior to
expiration of the permit and approved by the Planning Commission.
IT
SHALL
BE
THE
RESPONSIBILITY
OF
THE
APPLICANT/PROPERTY OWNER TO BE AWARE OF THE
EXPIRATION DATE OF THIS ENTITLEMENT AND TAKE THE
NECESSARY STEPS TO ENSURE THE APPROVAL OF THIS
ENTITLEMENT REMAINS VALID. IT SHALL NOT BE THE CITY
OF
CERES
RESPONSIBILITY
TO
NOTIFY
THE
APPLICANT/PROPERTY OWNER OF THE PROJECT’S
EXPIRATION DATE.
IF AN APPROVED ENTITLEMENT
EXPIRES, THE APPLICANT/PROPERTY OWNER SHALL BE
REQUIRED TO SUBMIT A NEW APPLICATION REQUEST FOR
THIS PROJECT.
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B.

PROJECT SPECIFIC CONDITIONS
Prior to issuance of a Final Site Plan Map, the applicant shall
demonstrate conformance to the following conditions to the satisfaction
of the City of Ceres:
1. The applicant shall respond in writing to all conditions
contained in this document and its attachments. Responses
shall describe how the condition has been met and shall,
where applicable; direct the plan checker to the page and/or
drawing detail that demonstrates compliance with the
condition. These changes shall be indicated with a delta or cloud
symbol. A copy of these responses shall be provided with each set
of the final site map and improvement plans. These changes shall
be approved by the Planning Division PRIOR to the submittal, and
City acceptance, of a Building Permit application.
2. This Conditional Use Permit (CUP) entitlement is approved to allow
for the construction of a 7,539 square foot building to be utilized as
a church and maintain an existing wedding event venue at 1748
Evans Road. The project shall incorporate exterior materials and
colors as approved by the Planning Commission which are
illustrated with the project building elevations and colored
renderings, and include: “Accessible Beige”, “Tony Taupe”, and
“Warm Stone” exterior plaster finishes, and a cream color limestone
veneer for the main body with a Spanish roof tile system which are
consistent with the General Plan. Any change to the colors or
materials for the project shall receive prior approval from the
Director of Community Development or designee, and all requests
shall be made in writing prior to their installation.
3. The applicant shall comply with the following conditions, which shall
be completed prior to occupancy of the building constructed to the
satisfaction of the Planning Division and Engineering Services
Department:
a. As applicable, the applicant shall install/upgrade all water,
sanitary sewer, and storm drain systems, and related utilities
required to serve the project. Calculations for these utilities
shall be prepared by a licensed civil engineer for review and
approval by the City Engineer.
b. The applicant shall install all project access/driveway
entrances, paving, parking, landscaping, trash enclosure,
and walkways as illustrated on the Site Plan and Landscape
(Planting) Plan. As applicable, the applicant shall
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repair/replace existing (broken and non-ADA compliant)
curb, gutter, and sidewalk improvements along the project
frontage area of Evans Road as determined by the City
Engineering Services Department. The applicant will need
to secure the necessary encroachment permit from the City
of Ceres to complete work done within the Public Right-ofWay.
c. The improvements associated with this project (i.e., parking
lot striping/paving, sidewalks/walkways, and lighting, etc.)
shall comply with all City standards to the satisfaction of the
Planning Division and Engineering Services Department.
The applicant shall maintain walkway areas near the church
building to comply with ADA standards.
d. As applicable, the applicant shall install street lights, striping
and signing, paving, and any necessary transitions in
accordance with the City of Ceres Procedures, Standard
Specifications and Standard Details.
e. The applicant shall ensure that the entire project complies
with the American Disabilities Act (ADA) requirements to the
satisfaction of the City of Ceres. The ADA path of travel
needs to be provided and maintained from the proposed
ADA parking stalls to the building. The drive approach
design will need to incorporate ADA requirements.
f. The applicant shall provide a trash enclosure to serve the
project, which shall comply with City standards. The trash
enclosure shall have 6-foot tall masonry walls with stucco
siding on three sides with solid metal gates in front that
match the building’s field color and include additional
landscaping to screen the enclosure area.
4. The applicant shall comply with the following conditions shall be as
it relates to the church use and the use of wedding event venue to
the satisfaction of the City:
a. The activities associated with the church use such as: daily
prayer, bible study sessions, religious education, and
meetings are permitted to be held Monday through Friday
(morning through evening times) inside the building. Church
services are permitted to be held on Fridays and Sundays
inside the building. Additional desired events such as: yearly
celebrated festivals and saint days are permitted if said
events are held within the building. Any desired events for
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the church that would be held outdoors on the site shall be
subject to approval of a separate temporary use permit
application.
b. The activities and conditions of approval listed in PC
Resolution 01-15 of CUP 00-24, which are associated with
the existing wedding event venue shall continue to apply,
which include:
i.
ii.

iii.

iv.

v.
vi.

vii.
viii.
ix.

All music shall stop at 10:00 pm.
No amplified music will be permitted on the main lawn
(wedding area – per the previous map of PC
Resolution 01-15). Music in this area will be limited to
processional and/or chamber music.
Amplified music will be restricted to the music area
located on the southwest end of the house (per the
previous map of PC Resolution 01-15).
All parking will be on the property. 35 cars can park
on the blacktop with up to 100 additional cars on the
grass overflow area.
No outdoor storage shall be permitted.
Traffic control shall be provided for disbursement of
traffic after events. At least one person shall direct
traffic at each gate.
All signs must be approved by the Director of
Community Development.
No alcohol shall be served after 9:00 pm.
The maximum capacity for events shall be 400
persons, including guests and staff.

5. The applicant shall be aware that the City of Ceres also reserves
the right to review this CUP as the need arises, determined from
complaints received (i.e., number of nuisance calls received from
Police Department, Code Enforcement, or the Public Works
Department, etc.) in regards to the wedding event venue operation.
The City may impose new conditions or revoke the CUP (as it
pertains to the wedding event venue) at such Planning Commission
review, which would cause all activities associated with the
wedding event venue at the site to cease. If no complaints are
received, then staff shall conduct an administrative review six (6)
months after the CUP is approved. If complaints have been
received, then a six (6) month review would be conducted before
the Planning Commission.
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6. The applicant shall provide storm drainage calculations and plans
for City Engineer approval (storm drain runoff will need to remain
on site).
7. The applicant shall be required to provide landscaping for the new
church and new parking lot area proposed for the church as
illustrated with the project landscape (planting) plan and site plan.
The applicant shall provide landscaping consistent with the State of
California’s Model Water Efficient Landscape Ordinance (MWELO)
standards and the City of Ceres Water Efficient Guidelines and
Standards to the satisfaction of the City. The landscape and
irrigation plans will need to be drawn by either a licensed landscape
architect, licensed architect, or licensed civil engineer. Prior to the
issuance of building permits, the applicant shall sign and execute a
Landscape Maintenance Agreement form.
8. Parking is calculated at a ratio of 1 space per 5 fixed seats or 1
space per 50 square feet of floor area of the new building.
Additionally, required drive aisle widths (27 feet) and parking stall
dimensions (9’ x 19’) shall also be met.
9. The applicant shall maintain the existing landscaping of the
property in an acceptable condition to the satisfaction of the City. If
necessary, the applicant shall replace any dead landscape areas
with new landscaping to the satisfaction of the City.
10. The applicant shall maintain perimeter fencing with landscape area
along the north, south, east, and west property lines of the site in
an acceptable condition to the satisfaction of the City.
11. The applicant will be required to maintain all existing and new
buildings in an acceptable condition to the satisfaction of the City.
12. Prior to issuance of building or grading permits, the applicant shall
underground the remaining existing overhead electrical/utility lines
on the property and along the project frontage area along Evans
Road to the satisfaction of the City Engineer.
13. Building permit(s) will be required for the project, and the applicant
shall pay all applicable fees, including but not limited to: City of
Ceres Public Facility Fees, Stanislaus County Public Facility Fees,
and Ceres Unified School District fee. These fees are adjusted
annually. The applicant shall pay the fees in place at the time the
building permit is issued. The project is required to comply with the
requirements of the California Building Code that are in place at the
time said building permit application is made for the building.
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14. The applicant shall ensure that all roof mounted mechanical units
are to be screened, and all exterior mechanical units visible from
the street are painted the same of the buildings’ field colors and
must have screened landscaping. Any wall mounted mechanical
units need to be flush with the exterior of the building. This shall be
accomplished to the satisfaction of the City.
15. Any proposed exterior lighting will need to be shielded and/or
directed downward and away so as not to create any glare onto
Evans Road, Whitmore Avenue, and neighboring properties.
16. The applicant shall comply with the requirements of the Turlock
Irrigation District (TID) per the District’s letter dated June 14, 2019.
17. The applicant shall provide “As-Built” drawings of the
improvements, including plan and profiles of the water, sanitary
sewer, and storm drain systems. Alignments shall be tied to a
monumented property corner.

C.

GENERAL CONDITIONS OF APPROVAL
Planning Division
1. Development shall conform to the plans designated by the City
Planning Division as “Final Exhibit”. Final exhibit shall consist of
the submitted map(s), site plan, floor plans, elevations and
landscape plans amended by the applicant to reflect any changes
indicated above in, Item B, Project Specific Conditions or required
by the City in the approval process. The applicant shall submit any
required amended site plans to the Planning Division within 90days of project approval. Failure to submit the amended plans will
result in a delay in processing and/or approval of those plans.
2. The development impact fees and project processing fees due in
connection with this project shall be based upon the fees in effect at
the time the fee is paid unless modified by a Development
Agreement or other mechanism approved by the City.
All
developers of property within this project site shall pay the
appropriate City and County Public Facility Fees, Ceres Unified
School District Fees, and other applicable fees in place. These
fees may be adjusted yearly based on the construction cost index
or other method as approved by the City.
3. Any plans associated with the permit shall be in substantial
compliance to the approved site plan, and the development shall be
consistent with applicable sections of the General Plan, Zoning
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Ordinance, and applicable master plan.
Violation of any
provision(s) may result in Code Enforcement action, which may
include revocation of permit and/or monetary penalties.
4. As applicable, the applicant shall meet all requirements of Pacific
Gas & Electric, AT&T, San Joaquin Valley Air Pollution Control
District, Turlock Irrigation District (TID) and other utility agencies
serving the project site to the satisfaction of the Planning Division.
5. The developer will defend, indemnify, and hold harmless the City,
its agents, officers, employees and volunteers from and against all
claims, lawsuits, or causes of action (whether brought solely
against the City or jointly against both City, developer, or others),
damages, losses, and expenses, including attorney fees, arising in
any manner out of the approval or the application approved herein,
including, without limitation, all actions or proceedings to attack, set
aside, void or annul the permit granted pursuant to the City’s
approval of the application referenced herein, provided the City
notifies the developer within a reasonable time of any such claim,
action or proceeding, and cooperates in the defense of such claims,
actions or proceedings.
6. Prior to any construction activity, the developer shall inform all
contractors of the possibility that human remains may be found on
the site during construction activities. The applicant shall consult
with the Native American Heritage Commission for recommended
procedures if human remains are found.
7. In addition to complying with the State of California’s Model Water
Efficient Landscape Ordinance (MWELO) standards, the applicant
shall be required to landscape and irrigate the project area as
stipulated by the City of Ceres Water Efficient Guidelines and
Standards. The applicant, prior to building permit submittal, shall
provide landscape and irrigation plans indicating the type, size, and
location of planted material, water usage calculations, and irrigation
plans. The Director of Community Development or his designee
will review and approve all landscape and irrigation plans. A
Landscape Maintenance Agreement form shall be signed and
executed prior to issuance of a building permit.
8. The applicant shall comply with the visibility obstructions at public
intersections provisions in Chapter 12.26 of the City of Ceres
Municipal Code.
9. As determined by the City, the applicant shall secure all necessary
easements for reciprocal access, parking, landscaping and/or
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public utilities over the proposed property. Where required, location
of all easements shall be agreed to with the City prior to the
issuance of building permits. These easements shall be recorded
prior to issuance of a Certificate of Occupancy.
10. During the construction phase, the applicant shall ensure temporary
outdoor storage of items will be screened with a fence or wall, as
required. Depending on use, fences or walls shall not exceed eight
(8’) feet in height including security measures, unless required for
environmental mitigation or approval of the Planning Commission
or City Council.
11. The applicant shall comply with the requirements of the San
Joaquin Valley Air Pollution Control District regarding Rule 9510 to
the satisfaction of the City of Ceres. If applicable, applicant shall
submit verification of compliance or payment of fee to the
satisfaction of the Director of Permits Services or designee from the
Air District, prior to issuance of a building permit. Additionally, the
applicant shall incorporate measures per the SJVAPCD guidelines
to reduce greenhouse gas emissions to the satisfaction of the
SJVAPCD and to the City.
12. The Planning Division may approve minor amendments to the
project, provided that the amendment is still in substantial
conformance with the original approval of this entitlement (CUP 1911). A request for a minor amendment shall be submitted in writing
to the Planning Division. Any request that is not deemed minor in
nature must be presented to the Planning Commission through the
amendment process, and the applicant shall pay the necessary
processing fees.
13. The applicant and/or outside party have the right to appeal, within
10-days, any decision of the Planning Commission to the City
Council per the provisions of Chapter 18.46 of the Ceres Municipal
Code.
14. The applicant shall comply with the applicable sections of the Ceres
Municipal Code.
Engineering Services Department/Public Works Department
The applicant shall comply with the requirements imposed by the City of
Ceres Engineering Services Department/Public Works Department,
which may include, but not be limited to the following:
1. The applicant shall submit to the City of Ceres for review and
approval, a grading and drainage plan prepared by a Registered Civil
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Engineer; shall obtain a grading permit; and shall post sufficient
surety guaranteeing completion.
2. The applicant shall demonstrate to the satisfaction of the Engineering
Services Department that surface water runoff from the entire site,
including new access/driveway/parking areas, are conveyed to
stormwater facilities and that the facilities are adequately sized.
3. A soils report may be required for the project. If such report is
required, the applicant shall submit to the City of Ceres for review
and approval, a detailed soils report certified by a Civil Engineer
registered in the State of California and qualified to perform soils
work. The soils report shall comply with the requirements of the
current edition of the International Building Code with the current
California amendments. The soils report shall provide design
parameters for proposed building foundation, soil preparation,
percolation rates, and specifications and recommendations for
pavement sections, including loading areas and fire lanes.
4. The project may be subject to providing the Engineering Services
Department (209-538-5792) with water and sewer analysis to ensure
the City has sufficient capacity to serve the development.
5. All services shall be installed and protected as per City standards.
Additional utility easements may be needed for sewer, water, and
storm drainage.
6. Prior to issuance of building permits, a plan for preventing stormwater
pollution and implementation of appropriate Best Management
Practices (BMP’s) must be submitted to and approved by, the Ceres
Engineering Services Department. The plan shall comply with the
State Water Regional Control Board Storm water Best Management
Practices during construction.
7. The project shall be designed to incorporate “Low Impact
Development (LID)” design parameters as well as a Stormwater
Pollution Prevention Plan (SWPPP). The City needs a copy of the
SWPPP prior to start of construction (grading). The applicant will be
required to implement construction BMP's to prevent sediment from
entering the street and the City's stormdrain inlets, which includes
gravel drives at entrance/exit points, wattles, and stormdrain inlet
filters, as well as keeping concrete wash, chemicals, etc. out of the
stormdrain system. This shall be done to the satisfaction of the
Engineering Services Department.
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8. The applicant shall provide three (3) separate water related service
lines, including fire service, domestic service, and irrigation service.
9. Prior to any work being conducted within the City right-of-way and
prior to issuance of building permits, the applicant shall obtain an
Encroachment Permit from the City. Prior to issuance of the
Encroachment Permit, the applicant shall submit to the City of Ceres
for review and approval, improvement plans prepared by a registered
Civil Engineer; shall pay plan check and inspection fees; shall
provide a cost estimate of the improvements; and shall post sufficient
surety guaranteeing the construction of the improvements.
10. The applicant shall provide traffic control plans for City approval for
all proposed work within the City right-of-way.
11. As applicable, all existing utilities shall be properly abandoned or
relocated. All new and relocated utilities shall be placed underground
and consistent with City Council policy on location and
undergrounding of utility boxes. Additionally, any wells or septic
systems existing of the property shall also be abandoned. Additional
utility easements might be needed for sewer, water, and storm
drainage.
12. The applicant shall indicate, in writing to the City, the disposition of
any water well(s) and any other water that may exist within the site.
If any wells are proposed to be abandoned, or if they are abandoned
and have not been properly sealed, they must be destroyed per
County of Stanislaus requirements.
13. The project soils engineer shall submit a soils certification prior to
placement of building foundations and pavement.
14. The applicant shall submit pavement design sections to the
Engineering Services Department for review and approval prior to
placement of pavement. If in poor condition, an overlay of 0.10’ may
be required at new entry points from centerline to width of new
approaches.
15. All improvements shall be constructed in accordance with City
standards and to the satisfaction of the Engineering Services
Department.
16. The applicant shall comply with San Joaquin Valley Air Pollution
Control District regulations for the construction phase of this project.
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DURING CONSTRUCTION,
SHALL APPLY:

THE

FOLLOWING

CONDITIONS

17. If any hazardous waste is encountered during the construction of this
project, then all work shall be immediately stopped, and the
Stanislaus County Environmental Health Department, the Fire
Department, the Police Department, and the City Inspector shall be
notified immediately. Work shall not proceed until clearance has
been issued by all of these agencies.
18. The developer shall keep adjoining public streets free and clean of
project dirt, mud, materials, and debris during the construction period,
as is found necessary by the City Engineer.
19. If grading is to take place between October 1 and May 1, both
temporary and permanent erosion control plans shall be submitted
for review and approval along with the grading plan. Permanent
erosion control measures shall include hydro-seeding of all graded
slopes within 60-days of completion of grading.
20. Where soil or geologic conditions encountered in grading operations
are different from that anticipated in the soil and/or geologic
investigation report, or where such conditions warrant changes to the
recommendations contained in the original soil investigation, a
revised soil or geologic report shall be submitted for approval by the
City Engineer.
21. Sufficient surety guaranteeing the public improvements for a period
of one year shall be provided.
22. If there are substantial changes in the size, alignment, grades, etc.
during construction, then original "as-built" plans on the standard size
sheets will be certified by the Project Civil Engineer and returned to
the City Engineering Services Department office.
Building Division
1. The proposed development requires the approval of building
permit(s), and it shall be subject to comply with the currently
adopted California Building Code and disability accessibility as
approved by the Building Division at the time of building permit
issuance.
2. The applicant shall list all color and materials on the construction
drawings when submitted to the City’s Building Division.
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3. Approval of this project is not an authorization to commence
construction.
Building construction, alterations, repairs, sign
erection, or occupancy shall not be permitted without prior approval
of the Building Division through issuance of any required permits.
4. All construction shall meet the requirements of the current adopted
California Building Code, and disability accessibility as approved by
the Building Division.
5. As applicable, all construction shall meet the requirements of the
currently adopted California Building, Fire, Mechanical, Plumbing
Code, as well as the Electrical Code, and disability accessibility as
approved by the Building Division.
6. The applicant shall obtain approval of a City of Ceres building
permit for the project and shall pay all applicable fees, including but
not limited to: City of Ceres Public Facility Fees, Stanislaus County
Public Facility Fees, and Ceres Unified School District fees. These
fees are adjusted annually. The applicant shall pay the fees in
place at the time the building permit is issued.
7. The applicant shall provide on-site restroom facilities during
construction.
8. Construction of all improvements shall be completed by licensed
contractor(s).
9. Handicapped parking stalls shall have a dimension of 17’ x 19’ with
the access area on the passenger side. Handicapped accessibility
to the proposed building shall be required.
Handicapped
accessibility to the proposed building shall be required per State
Law and to the approval of the Building official.
10. The project will be subject to approval from the San Joaquin Air
Pollution Control District.
Fire Department
The project shall conform to any requirements imposed by the Ceres
Fire Department, which may include, but not be limited to:
1. All construction shall conform to the requirements of the Ceres
Building Division and Ceres Ordinance 84-625, as amended
pertaining to the Uniform Fire Code and Ordinance 80-546, as
amended, pertaining to Automatic Sprinklers.
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2. The proposed building is required to include fully Automatic Fire
Sprinkler System, then Fire Department Connections and automatic
fire sprinklers control valves shall be located per Ceres Emergency
Services approval.
3. A Knox type locking key box is required for the project. Mounting
location shall be approved by the Fire Department.
4. All required exits shall be provided with illuminated exit signs.
5. All exits shall meet or exceed the California Fire Code and California
Building Code.
6. A puck system shall be installed on all gates to allow emergency
vehicle access to the property. The applicant may contact the Ceres
Fire Department for additional information.
7. The applicant shall provide the Ceres Fire Department with an
electronic copy of the site plan for pre-fire (Emergency Response)
planning.
8. The access roads for the project shall meet the Ceres Fire
Department turning radius requirements.
9. Emergency vehicle access shall meet the requirements of the Fire
Department. All emergency vehicle access points and proposed
utilities shall ensure cross-easements and shall be located per the
proposed development plans unless modified by these conditions.
10. All emergency vehicle access areas shall be constructed of an all
weather material approved by the Ceres Emergency Services.
11. If fire hydrants are required, they shall be spaced 300 feet apart, with
one within 50 feet of the Fire Department Connection (FDC) for the
Automatic Fire Sprinkler System. They shall be connected to a
minimum main size of 8 inches for a dead-end hydrant and 6 inches
for a looped system. Blue reflective dots shall denote the location of
the fire hydrants (both on-site and off-site) and shall be placed per
Ceres Fire Department specifications. They shall be Rich 960 or
equal.
12. Fire main layout shall be reviewed and approved by the Ceres Fire
Department. All water systems shall be looped.
13. The applicant shall provide on-site security lighting for the project to
the satisfaction of the Fire Department.
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14. If applicable, Fire Lane-No Parking zones shall be established and
marked for this project per the Fire Department specifications.
15. The applicant shall provide an approved fire alarm system which
shall be 24-hour monitored by an approved and UL listed monitoring
station.
16. The property’s address shall be visible from the roadway(s).
17. A minimum of 48-hour notice is required for all inspections.
Police Department
1. The project will be required to conform to the provisions of the Public
Peace, Safety and Morals section of the Ceres Municipal Code.
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