PLANNING COMMISSION AGENDA
REGULAR MEETING OF THE PLANNING COMMISSION
CITY OF CERES, CALIFORNIA
City Council Chambers, 2701 Fourth Street
Monday, August 20, 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 regular meeting of the Planning Commission
of August 20, 2018 was posted on August 16, 2018.
2. Approval of Minutes:
a. August 6, 2018 (all present)
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. Vesting Tentative Parcel Map (VTPM) 17-17; Proposal for a Vesting Tentative Parcel Map to
subdivide a 17.85-acre commercial zoned parcel into two separate lots located at 3113
Crows Landing Road; Benchmark Engineering, Inc., applicant.
CEQA STATUS:

Exempt per Section 15315,
(Class 15–Minor Land Divisions)

REQUIRED ACTION:

Adopt PC Resolution 18-17

4. Site Plan Approval (SPA) 18-02; Proposal for the construction of a 4,000 square foot 2-story
contractor’s office building and a 2,000 square foot workshop building at 1950 Morgan
Road; NGB Construction, Inc., applicant.
CEQA STATUS:

Exempt per Section 15332,
(Class 32 – In-Fill Development)

REQUIRED ACTION:

Adopt PC Resolution 18-18

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
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MATTERS INITIATED BY PLANNING COMMISSION AND STAFF
None
REPORTS

• Commission
• Chairperson
• City Attorney
• City Staff
ADJOURNMENT
The next regularly scheduled Planning Commission meeting will be held on Tuesday, September 4,
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.,
August 30, 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\8-20-18.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.

3

4

5

6

Planning Commission
1.
2.
3.
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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 OF CERES
PLANNING COMMISSION
MEETING MINUTES
August 6, 2018

MEETING CALLED TO ORDER:

6:00 p.m.

PLEDGE OF ALLEGIANCE:
The Pledge of Allegiance was led by Chairperson Smith.
ROLL CALL:
PRESENT:

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

ABSENT:

None

ALSO PRESENT:

Director of Community Development Tom Westbrook, City
Manager Toby Wells, Director of Engineering Services/City
Engineer Daryl Jordan, City Attorney Nubia Goldstein,
Senior Planner James Michaels, Administrative
Secretary/Deputy City Clerk Ann Montgomery

CONFLICT OF INTEREST DECLARATION:
None
CITIZEN COMMUNICATIONS:
•

Leonard Shepherd, 2841 Fowler Road, Space 71, Ceres, CA

Mr. Shepherd reminded the Planning Commission that decisions that they make or don’t
make can affect people 20, 30 years down the road. He provided the example of now,
over 50 years later, the people of California are paying for their poor planning. He
explained that back in the 1960’s he was a seasonal firefighter for the State of California.
At that time, the Department of Natural Resources Division of Forestry put out a movie
that they had made, called Designs for Disaster. It was sent out to all the cities and
counties, Planning Commissions, etc. That was back in 1961-62 and it predicted exactly
what is happening now in California because they allowed subdivisions and individual
homes to be built in areas that there should be nothing, no residents or anything.
•

Dave Pratt, Ceres Citizen

Mr. Pratt announced that after 45 years, his street finally got fire hydrants and noted that
street lights are needed. All of Ceres pays for the utilities for the lights, whether they
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have them in their neighborhoods or not and he stated there should be at least a couple
on his street.
Chairperson Smith thanked Mr. Pratt for his comments, noting that she will refer his
comments to City Engineer, Mr. Jordan to discuss with him perhaps after the meeting.
CONSENT CALENDAR:
1. Clerk’s Report of Posting. The Agenda for the regular meeting of the Planning
Commission of August 6, 2018 was posted on August 1, 2018.
2. Approval of Minutes:
a. July 16, 2018 (Del Nero absent)
ACTION:
It was moved by Commissioner Condit; seconded by Commissioner
Kachel to approve Item 1 on the Consent Calendar. Motion passed by the following
vote:
AYES:
NOES:
ABSENT:

Commissioners Condit, Del Nero, Johnson, Kachel, Chairperson Smith
None
None

ACTION:
It was moved by Commissioner Condit; seconded by Commissioner
Johnson to approve Item 2.a. on the Consent Calendar. Motion passed by the following
vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

Commissioners Condit, Johnson, Kachel, Chairperson Smith
None
None
Commissioner Del Nero

CONSIDERATION OF ITEMS REMOVED FROM THE CONSENT CALENDAR
None
PUBLIC HEARINGS:
3. Public Scoping Meeting for Whitmore Ranch Specific Plan Draft Environmental
Impact Report (DEIR).
Director of Community Development, Tom Westbrook introduced Matthew Gerken, with
AECOM. Mr. Westbrook explained that Mr. Gerken and his firm have been working on
the Whitmore Ranch Specific Plan for some time. They have also coordinated the
efforts on the Whitmore Ranch Specific Plan Draft Environmental Impact Report.
Mr. Westbrook explained that the purpose of this meeting tonight is a public scoping
meeting. Staff released the Draft Environmental Impact Report earlier this year for a 45-
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day public review and comment period. Typically agencies or individuals will just
respond by way of email and/or letters during that timeframe, but there is a provision in
the law that suggests that we can have a public scoping meeting, so that people can
attend and provide those comments orally. That’s really the purpose of this meeting
tonight. There are really no decisions for the Planning Commission to make. The
Commission just opens the Public Hearing, takes those oral comments and then moves
forward. The Review and Comment period for the EIR actually ends next Monday,
August 13th at 5 p.m. Today staff received a couple of letters and some specifically we
received over the weekend. Those have been provided to the Planning Commission on
the dais this evening; one from Stella Coakley, and the other from Patricia Cousins.
Those letters will be forwarded onto AECOM so that they can be responded to in what’s
called the Final Environmental Impact Report (FEIR). Those comments won’t start being
responded to until the Comment Period ends next week.
One of the things Mr. Westbrook wanted to mention before Mr. Gerken begins is that the
Power Point presentation has been updated and staff will post that to the website
tomorrow. The formatting is just a bit different, but it does have the most up to date
information available.
Matthew Gerken provided a brief Power Point presentation and stated that we can
review details if there are questions and also receive input. Mr. Gerken noted that Mr.
Westbrook mentioned that Whitmore Ranch is a proposed specific plan and gave a brief
summary of that plan to refresh everyone’s memory, spoke about the Environmental
Review Process, the Draft EIR summary, and then explained the next steps and
additional opportunities for public input.
The Public Hearing was opened at 6:15 p.m.
•

Patricia Cousins – 3865 & 3831 Roeding Road (outside the City of Ceres and
wanting to stay that way and within the City of Ceres Sphere of Influence)

Mrs. Cousins remarked that in her mind she calls this the “Whitmore Un-Ranch Project”
because the whole purpose of it, as far as she can tell is to get rid of agricultural land
and pave it over for purposes of developers. She thinks back to almost two years ago,
September 29, 2016 when the Planning Commission, in these chambers, bravely led by
Couper Condit and aided by two other votes, voted not to recommend the Whitmore
Ranch Project. That night briefly, might seemed to be right on, the way she looks at it.
But, only a few weeks later, the City Council rejected the Planning Commission
recommendation and voted to proceed with that project. That’s why we’re here tonight.
She again asks Couper Condit and others on the Planning Commission to side with
agriculture, to look at the City’s seal and see the cornucopia filled with produce, not filled
with houses; deny the realtors yet another “land grab.” Thank you.
•

Scott Siegel, Superintendent, Ceres Unified School District

Dr. Siegel introduced Dan Pangrazio, Assistant Superintendent of Business Services for
Ceres Unified School District.
Dr. Siegel stated that he and Mr. Pangrazio are here to make some comments.
Additional observations and comments will be coming in the form of a letter from some
attorneys who are working on it right now, on the Draft EIR and they will have that in by
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the 13th of August, for the deadline. They thought it would be important for them to come
and address the Commission directly.
Dr. Siegel wanted to start off by saying, as a school district, we are neither pro- nor antigrowth. We take a neutral position on that. We just ask that growth mitigate the effects
it has; properly mitigate the effects it has. Their concerns here centers on traffic and
safety issues that would be caused by approximately 400 new homes, at about that
many students who would be residing there at full build-out. He went on to explain that if
we go back in time to when La Rosa Elementary School was planned for, a traffic study
was done and Environmental Impact was done, and as a result, the School District paid
for portions of Eastgate Boulevard that currently are south of Whitmore Avenue. When
Cesar Chavez Junior High School was built, similar proceedings occurred and the
School District completed Eastgate all the way from Whitmore to where it dead ends
right now, in order to properly mitigate the traffic concerns that were coming and what
the study said should be done at that time. Now we have new development going in
that’s causing additional traffic pressures. We believe that those traffic pressures need
to be properly mitigated.
Dr. Siegel continued, and there are several areas of concern that we have. One is that
whether there are a proper numbers of roads. We also want to make sure that the
access for emergency vehicles to both schools, and he doesn’t mean to sound callous;
he’s not saying that there should not be proper emergency vehicle access to everywhere
in the area, but he has to direct his comments on the impacts to schools. We also want
to make sure that the danger due to traffic congestion in the area to pedestrians is
properly mitigated. And for that, student pedestrian safety is foremost.
The School District believes that there is one road, Standford Avenue that they have
questions about. He focused his comments on that tonight, because if that development
goes in, that needs to be completed. And currently in the plan, the EIR does state that
Standford Avenue should be completed as a result of the project. We could even
provide the page number in the plan; page 530. But it doesn’t mention what funding
mechanisms will do that. To us, that’s not the correct way to do it. If you’re going to
build a development, the funding mechanism needs to be there. You need to mitigate
the effects you’re going to have. If you don’t mitigate the effects, what’s the point of
having done an EIR? We’re not going to be able to tell parents later on that that road
didn’t get built because the funding mechanism was never established. The School
District will get blamed for it and the traffic problems there will create safety issues, and
we’re not really keen on that idea.
The School District also noted in the EIR that on March 2, 2017, Stanislaus County
Environmental Review Committee took a look at this, stated in a letter to the City, and
quoted, prefacing with, that everything he’s going to read, is a lengthy quote and he
apologized for that. “Standford Avenue is shown in multiple face segments to be
constructed as future or optional. Public Works considers Standford Avenue a project
necessity for the safe and efficient circulation of traffic through and around the proposed
site and surrounding area. This includes CCJHS, (Cesar Chavez Junior High School)
and La Rosa Elementary. A full segment of Standford Avenue from Eastgate Boulevard
to Moore Road should be part of the proposed project to help alleviate the increased
traffic demand.” And yet it’s shown as either future or possible. It’s not definitely in
there. It needs to be in there or the project needs to be stopped. It’s not a “We’ll figure it
out ten years from now,” because the way the world works is, we don’t figure things out
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ten years from now. It needs to go into the project with an absolute concrete way of
having it done.
Dr. Siegel stated that the School District’s comments will be submitted on August 13th,
and will ask Mr. Pangrazio if he wants to add anything else. There will be much more
than what he has presented tonight and these are questions that will need to be
answered, in their opinion. Thank you.
•

Dan Pangrazio, Assistant Superintendent, Business Services, Ceres Unified School
District

Mr. Pangrazio remarked that he believes Dr. Siegel made most of the points there. He’ll
just add one thing, that in the past, the School District has either in part or in whole built
roads related to new schools; for Helen Perry, for instance at Sam Vaughn. This is a
situation, this development, that to our memory, we haven’t seen in a while. It’s really a
different situation. We have a development that’s not being created by a new school; it’s
a development that developers are hoping to be able to build out. And so therefore, the
impact is happening to the school. And the fees that the School District receives go to
building and improving facilities to house those kids, not build roads. So, really the long
and short of it is that we believe the road is a necessity and we believe that the studies
will show that. And, if it is, then it’s not the School District’s responsibility to build that
road. It’s very different from let’s say building Helen Perry because you’ve built San
Juan. That’s the key difference here that we’ve had to go further back in our memories
to see the difference between a new school and proposed development. Thank you.
Commissioner Condit stated that he just wanted to make something clear, there’s one
entry point right now to both of those schools.
Mr. Pangrazio clarified that’s correct.
•

Dave Pratt, Ceres Citizen

Mr. Pratt asked if anyone has done a traffic survey, going down Moore Road, noting that
when he sees the traffic during the weekdays, especially when the schools are in
session, it gets even worse. They turn there; they head west on Whitmore and they turn
on Moore, and they go down to Roeding and Service Road, because they don’t want to
go to Whitmore and Mitchell. A lot of those vehicles speed up and down that street. He
referred to the people that live on that corner and down that street and asked, what are
you doing; are you forcing them all out and the businesses that are along there now?
Are all those going to be gone? People living on the corner; he passes by those when
he rides his bike. He thinks if the City winds up building this, you’re going to have to
have to put a traffic light there at Moore and Whitmore, and most likely you’ll have to put
another one down there by Roeding Road. He was hoping this thing wasn’t going to go
through, but it looks like it’s going to head that way. He doesn’t see that and it shouldn’t
be, and he is just wondering if all those people there know they are going to be losing
their houses. Thank you.
•

Leonard Shepherd, 2841 Fowler Road, Space 71, Ceres, CA

Mr. Shepherd stated that because of the Service Road construction; we go just about
every day to the Chevron, to the car wash, and to the 7-11 there, we’ve been having to
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go down Roeding Road and then along Moore Road. No more; that’s a terrible road.
He noted that if you go beyond Service, it’s a dirt track almost. It’s not a two-lane road.
It’s not a road for any kind of traffic; it’s just a trail they happened to pave over. He
asked, and you’re going to tell me that people are going to be driving that road to get
their kids to school? You talk about unsafe at any point; that’s Moore Road. He sees
these cars coming and they look like they’re going to hit him, and they finally get over a
little bit, and he’s up against the curb; it doesn’t make any sense. We’re talking about
people’s homes, farms and you’re wanting to build in it and it doesn’t make any sense.
The City of Ceres needs to stop growing. He advised the Commission to think about
water, traffic and all that. Stop growth for a while and let’s see what shakes out with
intelligent thinking and intelligent planning and not just trying to get bigger. Bigger isn’t
always better.
Chairperson Smith announced that this is our opportunity for public comment, noting that
the public comment period does close on Monday, August 13th. She stated that if
anyone would like to speak to please come to the podium, or you may send an email or
a letter to Mr. Westbrook.
•

Hilda Rosa Muniz, Ceres Citizen

Ms. Muniz commented that she has one of the lots in front of Boothe and her question is
not about building or not building, but she has six acres and she wonders if she can
keep an acre. Does she need to ask about that in this meeting or somewhere else?
Chairperson Smith responded that she is not sure about the nature of her question, but it
doesn’t seem that it is relevant to this Specific Plan. She suggested that perhaps Ms.
Muniz can speak with Mr. Westbrook after the meeting and he can address her specific
question.
The Public Hearing was closed at 6:29 p.m.
Chairperson Smith asked the Commission to provide comments or ask any questions of
staff or Mr. Gerken they may have, reminding the Commission that this item is for public
comment and no decisions are being required or requested of the Commission at this
time.
Commission Discussion:
Commissioner Johnson inquired that when the earlier stages were happening with the
schools; was consideration, was it factored in that that property would eventually be
residential filtering into those schools.
Mr. Westbrook explained that the sighting process happened years ago and he thinks
that it was 2003 when La Rosa was built. This property, area that is being considered
for annexation, is within the City’s primary Sphere of Influence. And the properties that
you see here were all designated for some kind of residential development. The
expectation of the location of these schools is that ultimately someday, adjacent to them,
there would be residential development.
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Commissioner Del Nero mentioned that Dr. Siegel talked of a road being built. He’s not
100% sure of the ramifications of that road. He asked if the school is responsible for that
or is that now on the City.
Mr. Westbrook responded that it’s likely to be a cost of the development. So, the
developers would ultimately pay for that road. One of the things that has nothing to do
with Whitmore Ranch and its process but the City, which will ultimately be a benefit to
not only the existing residents that are out there and the school, is the City was able to
secure with the District’s help, a Safe Routes to School Grant, to put the improvements
on Whitmore Avenue. He believes that those improvements are scheduled for 2019.
So, depending upon where this project is within its process, the improvements to
Whitmore Avenue are going to take place from Moore Road all the way over to Cesar
Chavez Elementary in the East. The City was able to get a significant portion of funding
to make those improvements to eliminate the need for students to have to cross to the
north side of Whitmore Avenue and walk down to Boothe Road to come across at the
signal.
Commissioner Condit remarked that he does have a question for Dr. Siegel, noting he
brought up student ratios and the impact this could have on a classroom. He asked if
Dr. Siegel would be able to tell us what the capacity is at Ceres schools right now and
what kind of impact this would have; are we at capacity right now? Would this cause
another school to be built?
Dr. Siegel responded that this probably would not cause another school to be built. We
could probably manage it with the developer fees and such, which are designed to
mitigate the impacts of new students, by either adding capacity at campuses or using
capacity that we already have at other campuses. The issue we have is with not paying;
the development will pay for classrooms it needs to create, our issue is with, around the
school, the effects to be mitigated.
Chairperson Smith noted that one of the things that Dr. Siegel brought up, was his
concern about the Specific Plan not identifying a funding mechanism for Standford
Avenue, and showing it as optional. She’s not sure if this is the time to see if there is a
response.
Mr. Westbrook stated that he is going to try to adequately describe this. He displayed
the Illustrative Site Plan on the screen, and pointed out La Rosa Elementary and Cesar
Chavez Junior High School. He went on to explain that originally when this project was
designed and submitted to the City Council for their consideration back in 2016, it
showed Standford Avenue, which is along the south boundary, going all the way over to
the termination of the Specific Plan Area. It didn’t necessarily go all the way to Eastgate
Boulevard. At that point in time, the City Council and specifically the Mayor, was
concerned about development of that roadway and it being a raceway; a long straight
stretch and speeds. To mitigate that, what has been shown in the Specific Plan is, if this
future connection is made, is that Standford Avenue would be extended over to Boothe
Road; there would be a signal at Boothe Road and Whitmore Avenue or they could just
simply come down, jog and back out to Standford Avenue. So, it’s not intended to go
straight through, but there would be access to Moore Road through Standford Avenue
and the subdivision; if that makes sense?
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Chairperson Smith replied that it does, and asked Dr. Siegel if he wouldn’t mind coming
back to the podium, just to make sure she is clear about what his concern was.
Dr. Siegel stated that their concern, quite frankly is that plan and there are other ways of
preventing raceways besides not building roads, diverts all the traffic back onto
Whitmore to dump it back onto Eastgate. It’s not a through fare and cannot handle that
much more added capacity.
Chairperson Smith remarked that she believes she understood what his concern was
that that road there needed to be built in order to adequately handle the additional traffic.
And the absence of the funding mechanism was going to make it optional and therefore
the traffic problems were going to be as you see it.
Dr. Siegel commented yes, that’s our concern that we’re expressing in this process.
Mr. Westbrook pointed out on the Illustrative Site Plan that he thinks there’s another
outlet from this roadway in here; it’s an east/west connector. This road will connect over
to Moore Road as well. So, it wouldn’t necessarily be just Standford Avenue in the south
that would connect. You’d have a road right through the middle.
Dr. Siegel said there was a school right in the way to get to La Rosa. So, his concern is
the amount of traffic diverting around; it’s not just his opinion. It’s Stanislaus County as
well.
Chairperson Smith asked, these will be also contained in your written comments that are
going to be submitted on August 13th?
Dr. Siegel confirmed, absolutely; these and others.
Chairperson Smith announced that she doesn’t believe the Commission is required to
take any action other than to thank the members of the audience for attending and either
submitting their comments or participating in the process. She encouraged everyone, if
they did not get a chance to speak this evening, to submit their comments to Mr.
Westbrook.

NEW BUSINESS:
None
PUBLIC MEETING(S):
None
UNFINISHED BUSINESS:
None
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MATTERS INITIATED BY PLANNING COMMISSION AND STAFF
None
REPORTS:
Director of Community Development, Tom Westbrook announced that in celebration of
the Centennial, this Saturday, August 11th the Centennial Committee is hosting a stroll of
the Whitmore Mansion. He encouraged all to attend, noting if they haven’t toured the
Mansion previously, it’s a pretty cool building.

ADJOURNMENT:
The Commission adjourned at 6:38 p.m. to the next regularly scheduled meeting of
Monday, August 20, 2018.

APPROVED:

_____________________________
Laurie Smith, Chairperson
ATTEST:

Tom Westbrook, Secretary
I:\PLANNING\DEPT\PLANNING\PC\Minutes\2018\8-06-18.draft.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
Ken Lane
Bret Durossette
Mike Kline
Linda Ryno

STAFF REPORT AND
RECOMMENDATION
August 20, 2018
TO:

Planning Commission

FROM:

James Michaels, Senior Planner

SUBJECT:

Vesting Tentative Parcel Map (VTPM) 17-17; Proposal for a
Vesting Tentative Parcel Map to subdivide a 17.85-acre commercial
zoned parcel into two separate lots located at 3113 Crows Landing
Road.

APPLICATION 17-17 FILED:

November 15, 2017

DEEMED COMPLETE:

July 25, 2018

LOCATION:

3113 Crows Landing Road, Ceres, CA 95307

ZONING:

(PC-68) Planned Community – 68

GENERAL PLAN:

(NC) Neighborhood Commercial

SURROUNDING LAND
USES & ZONING:

North: Currently unimproved parking lot serving
El Rematito Flea Market operation and Carol
Lane residences; PC-68 zoning designation
South: Hackett Road and farm land with a single
-family home; PC-68 zoning designation
East: Stanislaus County service buildings and Crows
Landing Road; PC-68 zoning designation
West: Vacant residential lots currently being
farmed with almonds; PC - 68 zoning
designation
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PROPERTY OWNER:

APPLICANT/
REPRESENTATIVE:

Pedro and Candida Marquez, Quetzal
5507 Prairie Flower Road
Ceres, CA 95307

Benchmark Engineering, Inc.
1121 Oakdale Road, Suite 1
Modesto, CA 95355

PROJECT AND SITE DESCRIPTION
The applicant is requesting approval to subdivide a 17.85 +/- acre commercial zoned
site to create two parcels. The subject property is located at 3113 Crows Landing Road
where the El Rematito Flea Market operates (see Vicinity Map, page 14).
The project area is located at the northwest corner of the Hackett Road/Crows Landing
Road intersection, approximately 2,670 feet north of the Crows Landing Road/Service
Road intersection and 2,575 feet south of the Crows Landing Road/Whitmore Avenue
intersection. The site consists of storage buildings and parking stalls to accommodate
the existing El Rematito flea marking operation. The site is surrounded with the
property to the north being utilized as a dirt parking lot to accommodate the patrons of
the flea market operation, Stanislaus County service buildings and Crows Landing Road
are located to the east, Hackett Road and farm land with a single-family home exist to
the south, and vacant residential lots currently being farmed with almonds are located to
the west.
GENERAL PLAN AND ZONING COMPLIANCE
The project area has General Plan and West Landing Specific Plan (WLSP)
designations of Neighborhood Commercial and a zoning of Planned Community - 68
(PC - 68). The request meets the intent of the General Plan and the WLSP designation.
General Plan goals and policies that can be applied to the proposed request include:
•

General Plan 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.

•

General Plan Policy 2.E.3. Adaptive Reuse. Encourage adaptive reuse and
rehabilitation of underutilized sites in commercial areas for new commercial
uses or public facilities.

•

General Plan Goal 2.G.
Promote development of commercial uses
compatible with surrounding land uses to meet the present and future needs
of the Ceres market area and to maintain economic vitality.
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The project site is governed under the West Landing Specific Plan (WLSP) and the
proposed project is consistent with the Interim Use Regulations for the flea market per
the WLSP.
PROJECT PROPOSAL – Vesting Tentative Parcel Map (VTPM)
Background
In May 2014, the City Council approved a lot line adjustment involving the subject
property (3113 Crows Landing Road, APN: 056-055-033) and three north adjacent
properties that would reshape the subject property and allow for the development of an
additional parking lot on the north adjoining property (APN: 056-055-030) that would
help alleviate many traffic related issues that are associated with the El Rematito Flea
Market operation (see previous LLA Exhibit, pages 16-17). Since that time, the applicant
has been working with City staff on finalizing the improvement plans for that parking lot
project so that construction of those improvements may begin in the near future.
The applicant is now requesting the subject property (3113 Crows Landing Road, APN:
056-055-033) be subdivided for ownership and tax planning purposes.
Parcel Size and Configuration
The applicant is proposing to subdivide one parcel (consisting of 17.85 acres) into two
separate lots (see pages 18-19). The proposal will only involve the creation of one new
property line to create the two lots. Curb, gutter, and sidewalk improvements exist
along the Crows Landing Road and Hackett Road frontage areas, and sewer and water
services already exist to serve the flea market operation. The proposed parcel sizes for
the two parcels are as follows:
•

Proposed Parcel 1: 9.75 acres in size. The proposed parcel is already
developed with existing mini-storage buildings, and parking and storm
drainage facilities that currently serve the flea market operation.

•

Proposed Parcel 2: 8.10 acres in size. The proposed parcel is already
developed with existing parking and storm drainage facilities that currently
serve the flea market operation.

ROW Dedications & Improvements
As noted above, the applicant has been working with City staff on finalizing the
improvement plans for the additional parking lot on the north adjoining property, which
would include the additional parking area, roadway, curb, gutter, sidewalk, and
landscaping/fencing along the Collector Street and Crows Landing Road and a traffic
signal at the Crows Landing/Collector Street intersection. It is expected these
improvements will be constructed in the near future.
However, for this vesting tentative parcel map proposal, the existing flea market
operation will continue to maintain its access from Hackett Road and the Collector
Street (once constructed), as well as include a reciprocal parking and access
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agreement between both new parcels. Additionally, the applicant shall be required to
make appropriate right-of-way dedications along the Crows Landing Road and future
Collector Street frontage areas of the site, which has been conditioned accordingly in
PC Resolution 18-17 of the staff report (see pages 6-13). The required right-of-way
dedications will allow the existing curb, gutter, and sidewalk improvements along Crows
Landing Road and the existing 6-foot tall block wall/fence along the west end of the site
to remain intact. Having said that, the applicant has agreed to enter into a deferred
street improvement agreement which will defer the typical street frontage improvements
(i.e. curb, gutter and sidewalk, utilities, roadway, and those improvements that are
consistent with the West Landing Specific Plan) on the west end of the property (to a
later date) that would generally be required with a tentative map proposal. This has
been incorporated into a condition of approval for this tentative map proposal.
Staff Comments
Staff supports the proposed tentative map based on the following:
1. The project will not result in additional traffic as the parcel to be subdivided is
already developed and serves the existing flea market operation. The project would
only be creating a new property line to potentially sell lots.
2. The proposal was routed to the City’s various departments and there were no
objections raised regarding the applicant’s proposal.
3. The proposal maintains consistency with the General Plan and the West Landing
Specific Plan. The property has a zoning of “PC-68, Planned Community – 68”, with
an underlying general plan designation of “NC, Neighborhood Commercial”. The
zoning has no development standards with respect to maintaining minimum lot size,
lot coverage, or lot dimensions. The configuration of the proposed lots is consistent
with those commercial lots in the surrounding area.
CEQA
The project was reviewed pursuant to the California Environmental Quality Act (CEQA)
and was determined to be Categorically Exempt per Section 15315, (Class 15 – Minor
Land Divisions).
STAFF RECOMMENDATION
Staff recommends approval of this project subject to the findings and conditions
contained in the attached Draft PC Resolution.
REQUIRED ACTION
1) Make the determination that this project is exempt from environmental review
pursuant to CEQA Guidelines 15315, Class 15 (Minor Land Divisions).
2) Approval of 17-17 VTPM subject to the findings and conditions contained in the
attached Draft Resolution PC 18-17.
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Attachments:
Page
6-13
Draft PC Resolution 18-17
14
Vicinity Map
15
Applicant’s Narrative
16-17
Previously approved Lot Line Adjustment (LLA) Exhibit
18-19
Proposed Vesting Tentative Parcel Map
20
Letter from the Turlock Irrigation District (TID) dated May 30, 2018

I:\PLANNING\DEPT\PLANNING\PC\staff reports\2017\17-17 VTPM (El Rematito Parcel Map).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 18-17
RESOLUTION OF THE CITY OF CERES PLANNING COMMISSION
APPROVING A VESTING TENTATIVE PARCEL MAP TO SUBDIVIDE A 17.85ACRE COMMERCIAL ZONED PROPERTY INTO TWO SEPARATE LOTS AT
3113 CROWS LANDING ROAD. APPLICATION NUMBER 17-17 VTPM.
PROPERTY OWNER:

APPLICANT/
REPRESENTATIVE:

Pedro and Candida Marquez, Quetzal
5507 Prairie Flower Road
Ceres, CA 95307

Benchmark Engineering, Inc.
1121 Oakdale Road, Suite 1
Modesto, CA 95355

SITE LOCATION:

3113 Crows Landing Road, Ceres, CA 95307

APN:

056-055-033

WHEREAS, the Planning Commission of the City of Ceres, State of
California, has considered said application proposing a Vesting Tentative Parcel
Map to subdivide a 17.85-acre commercial zoned property into two separate lots
at 3113 Crows Landing Road; and,
WHEREAS, the property affected by this resolution is located at 3113
Crows Landing Road, Ceres, CA 95307; and,
WHEREAS, the property affected by this resolution is described as real
property in the City of Ceres, County of Stanislaus, State of California, as follows:
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All that certain real property being a portion of the northeast quarter of Section
17, Township 4 South, Range 9 East, City of Ceres, County of Stanislaus, State
of California, being more particularly described as follows:
Commencing at the East ¼ corner of said Section 17; thence along the East line
of said Section 17, North 0° 06’ 06” East, 661.06 feet to the northeast corner of
the south-half of the Southeast quarter of the Northeast quarter of said Section
17; thence along the North line of the south-half of the Southeast quarter of the
Northeast quarter of said Section 17, North 89° 30’ 24” West, 62.88 feet to a
point on the West right-of-way line of Crows Landing Road, also being the true
point of beginning of this description; thence continuing along the North line of
the south-half of the Southeast quarter of the Northeast quarter of said Section
17, North 89° 30’ 24” West, 1,256.33 feet to the beginning of a non-tangent
curve, concave to the Southeast, from which a radial line bears South 83° 07’ 58”
East, having a radius of 450.00 feet and a central angle of 6° 44’ 40”; thence
along the arc of said curve, 52.97 feet to a point on the West line of the southhalf of the Southeast quarter of the Northeast quarter of said Section 17, South
0° 07’ 22” West, 578.17 feet to a point on the North right-of-way line of Hackett
Road, said point being 30.00 feet North of the South line of the Northeast quarter
of said Section 17; thence along the North line of said Hackett Road, South 89°
30’ 22” East, 904.93 feet; thence continuing along the North line of said Hackett
Road, North 88° 06’ 32” East, 120.10 feet; thence continuing along the North line
of said Hackett Road, North 89° 30’ 22” East, 200.00 feet to the beginning of a
curve, concave to the Northwest, having a radius of 25.00 feet and a central
angle of 90° 15’ 49”; thence along the arc of said curve,39.38 feet to a point on
the West right-of-way line of said Crows Landing Road; thence along the West
right-of-way line of said Crows Landing Road, the following three courses and
distances;
1. North 0° 13’ 49” East, 290.34 feet; thence
2. North 4° 06’ 05” East, 123.93 feet; and thence
3. North 0° 14’ 17” East, 186.90 feet to the true point of beginning.
The above legal description, resultant Parcel 4, was created pursuant to that “Lot
Line Adjustment”, recorded on May 28, 2014, as Document No. 2014-003414700, Stanislaus County Records.
Excepting therefrom that portion conveyed to the City of Ceres by the grant deed
recorded August 28, 2008 as Document No. 2008-0094392, Stanislaus County
Records.
APN: 056-055-033
WHEREAS, the Planning Commission held a duly noticed public hearing
on August 20, 2018 at 6:00 p.m. and considered all testimony and comment
presented whether orally or in writing; and,
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WHEREAS, the Planning Commission based on the evidence within the
staff report and project file find that:
1.

The proposed Vesting Tentative Parcel Map as conditioned, is consistent
with the purpose and intent of the Neighborhood Commercial (NC)
designation of the Ceres General Plan.

2.

The proposed Vesting Tentative Parcel Map as conditioned, is consistent
with the purpose and intent of the Planned Community – 68 (PC-68)
zoning designation of the Ceres Zoning Ordinance.

3.

The proposal will have no adverse effect on surrounding properties.

4.

The proposal will not endanger any wildlife or wildlife habitat.

5.

None of the mandatory findings for denial within the State Subdivision
Map Act (Section 66474) apply to this proposal.

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of
the City of Ceres as follows:
Section 1.
The Planning Commission hereby confirms that this project
is Categorically Exempt from environmental review pursuant to Section 15315,
class 15 of the California Environmental Quality Act.
Section 2.
The establishment and operation of VTPM 17-17 requires
compliance with the conditions of approval contained in this resolution and
attached as Exhibit “A” and on file in the Planning and Building Division, which
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, reservations and 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 20th day of August 2018, 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
Vesting Tentative Parcel Map # 17-17
City of Ceres
3113 Crows Landing Road, Ceres, CA, 95307
Prepared: July 31, 2018
Approved by the Planning Commission: August 20, 2018
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 those permitted by the PC-68
zoning district as applicable per the Ceres Zoning Ordinance, as it
exists now or may be amended in the future.
3. The Vesting Tentative Parcel Map shall expire within 24 months of
the approval date, unless a Final Map is filed by August 20, 2020,
or a request for an extension is received and approved by the City.

B.

PROJECT SPECIFIC CONDITIONS

Prior to approval of a Final Map, the applicant shall demonstrate conformance
to the following conditions to the satisfaction of the Planning and Building
Division:
1. The applicant shall respond in writing to all conditions
contained in this document and its attachments. Responses
shall be in a letter format with each condition numbered and
indexed for reference and 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. A copy of these responses shall be provided with each set
of the final map and improvement plans.
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2. The applicant is permitted to create two lots as follows: (Parcel 1 at
9.75 +/- acres) and (Parcel 2 at 8.10 +/- acres).
3. The proposed Lot Split requires a reciprocal parking/access and
drainage agreement between Parcels 1 and 2 which shall be
recorded with the parcel map.
4. Any existing structures, plumbing, and fencing that bisect the
proposed property line shall be removed prior to filing the final map.

5. Prior to final acceptance, the subdivider shall provide the City with
copies of the final map and the record drawings in an Auto Cad
compatible DXF format. Additionally, the record drawings shall also
be provided on 5 mil mylar.
6. The applicant shall be required to provide a 68-foot wide right-of-way
dedication along the entire length of the Crows Landing Road project
frontage area to the satisfaction of the City. This dedication shall be
recorded with the parcel map.
7. The 6-foot tall block wall/fence along the west end of the project area
can remain in its current location. However, the applicant shall
provide a 53-foot wide right-of-way dedication with a 10-foot wide
public utility easement to match the dedication of the north adjoining
project parking lot (that serves the flea market operation) to the
satisfaction of the City. This dedication shall be recorded with the
parcel map.
8. The property owner of the west adjacent property (APN: 056-055006) shall provide a 29-foot wide right-of-way dedication with a 10foot wide public utility easement along said property as part of the
approval of this vesting tentative parcel map. This dedication shall
be recorded with the parcel map.
9. Prior to the recordation of the parcel map, the applicant shall enter
into a deferred street improvement agreement, which will defer the
typical street frontage improvements (i.e. curb, gutter and sidewalk,
utilities, an additional paved 12-foot wide travel lane to match the
north adjoining project parking lot, and those improvements that are
consistent with the West Landing Specific Plan) on the west end of
the property to a later date to be determined by City staff.
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10. The development impact fees and project processing fees due in
connection with this proposal 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.
11. The applicant shall comply with the requirements of the Turlock
Irrigation District (TID) letter dated May 30, 2018.

C.

GENERAL CONDITIONS OF APPROVAL
Planning Division
1. Development shall conform to the map designated by the City
Planning Division as “Vesting Tentative Parcel Map” drawn by
Benchmark Engineering, Inc., stamped received April 20, 2018. The
“Vesting Tentative Parcel Map” shall consist of the submitted map
amended by the applicant to reflect any changes indicated above in
the Project Specific Conditions or required by the City in the approval
process. The applicant shall submit any required amended maps to
the Planning Division within 90 days of project approval. Failure to
submit the amended map will result in a delay in processing and/or
approval of the final map.
2. The Planning Division may approve minor amendments to the map,
provided that the map is still in substantial conformance with the
original approval. A request for a minor amendment shall be
submitted in writing to the Planning Division.
3. The final map shall be in substantial compliance to the approved
vesting tentative parcel map and the future development shall be
consistent with applicable sections of the West Landing Specific
Plan, the City General Plan, and the Zoning Ordinance.
4. 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 of the application approved herein, including,
without limitation, all actions or proceedings to attack, set aside, void

Planning Commission Meeting - August 20, 2018

Agenda Item 3 - Page 12

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.
5. 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.
6. The applicant shall meet all requirements of Pacific Gas & Electric,
AT&T, San Joaquin Valley Air Pollution Control District (SJVAPCD),
Turlock Irrigation District (TID) and other utility agencies serving the
project site to the satisfaction of the Planning Division.
7. The applicant and/or outside party have the right to appeal, within 10days, any decision of the Planning Commission to the City Council
per the provisions of Chapter 18.46 of the Ceres Municipal Code.

I:\PLANNING\DEPT\PLANNING\PC\Resolutions\2018\Reso18-17 (17-17 VTPM).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
Ken Lane
Bret Durossette
Mike Kline
Linda Ryno

STAFF REPORT AND
RECOMMENDATION
August 20, 2018
TO:

Planning Commission

FROM:

James Michaels, Senior Planner

SUBJECT:

Site Plan Approval (SPA) 18-02; Proposal for the construction of a
4,000 square foot 2-story contractor’s office building and a 2,000
square foot workshop building at 1950 Morgan Road.

APPLICATION 18-02 FILED:

March 9, 2018

DEEMED COMPLETE:

July 25, 2018

LOCATION:

1950 Morgan Road, Ceres, CA 95307

ZONING:

(M-2) General Industrial

GENERAL PLAN:

(GI) General Industrial

SURROUNDING LAND
USES & ZONING:

North: Existing developed industrial properties;
M-2 zoning designation
South: Existing developed industrial properties;
M-2 zoning designation
East:

Existing developed industrial properties;
M-2 zoning designation

West: Existing vacant & developed industrial
properties, and Morgan Road; Stanislaus
County zoning
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PROPERTY OWNER/
APPLICANT:

NGB Construction, Inc.
317 Gran Via Court
Modesto, CA 95354

PROJECT AND SITE DESCRIPTION
The applicant is requesting approval of a Site Plan Approval (SPA) entitlement to
construct a 4,000 square foot 2-story contractor’s office building and a 2,000 square foot
workshop building at 1950 Morgan Road (see Vicinity Map, page 20). The applicant is
proposing to develop the subject property for the purposes of manufacturing
prefabricated walls for residential and commercial buildings.
The 2.03-acre site is a vacant lot located on the east side of Morgan Road,
approximately 584 feet south of the Rockefeller Drive/Morgan Road intersection and
1,755 feet north of the Rockefeller Drive/Whitmore Avenue intersection. The site is
relatively flat with existing curb, gutter, and roadway improvements on Morgan Road
adjacent to the site. The property is surrounded by existing vacant and developed
industrial uses to the north, south, east, and west.
GENERAL PLAN AND ZONING COMPLIANCE
The subject property is zoned “M–2, General Industrial”, and has a “GI, General
Industrial” designation which is intended to provide for and promote the concentration of
heavy specialized industrial uses. In this case, the proposed use of manufacturing
prefabricated walls is considered a permitted use in this zone. General Plan goals and
policies that can be applied to the proposed project include:
•

General Plan 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.

•

General Plan Policy 2.E.3. Adaptive Reuse. Encourage adaptive reuse and
rehabilitation of underutilized sites in commercial areas for new commercial
uses or public facilities.

•

General Plan Policy 2.L.13. Industrial Design. Ensure industrial development
provides safe work environments and does not result in impacts on public
health or quality of life of surrounding neighborhoods. Encourage attractive
building frontages that are readily visible from the public street, and
encourage outdoor storage areas located in the rear of buildings or screened
from the public right of way.

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.
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PROJECT PROPOSAL – Site Plan Approval
Background
The subject site, 1950 Morgan Road, is currently a vacant lot with a zoning designation
of “M-2, General Industrial”. The applicant, NGB Construction, is a company currently
located in Modesto, California that has been in the construction framing business since
2013, producing prefabricated walls for various residential and commercial developers,
and builds in multiple cities in the Bay and Central Valley areas. The company has
about 220 employees and primarily works with residential developers such as KB
Homes, CalAtlantic, and Lennar Homes to name a few. In December 2017, the
applicant went through the City’s pre-development review process to obtain comments
from staff about the possibility of the company opening a new headquarters with a plan
to build a main office building and workshop on the subject site.
General discussion included staff informing the applicant of the type of improvements
expected for the project, and staff determined the applicant’s proposal is compatible
with the property’s “M-2, General Industrial” zoning designation provided that a Site
Plan Approval entitlement is first obtained. The applicant proceeded to submit the
formal application in March 2018.
Site Plan w/Proposed Improvements
The applicant is proposing to open a new company headquarters at the subject site at
1950 Morgan Road. The proposal involves the construction of a 4,000 square foot 2story contractor’s office building and a 2,000 square foot shop building where
prefabricated walls would be manufactured (see Site Plan, page 22). The prefabricated
walls would be used to help construct future residential and commercial buildings in
other California communities where the applicant also conducts business. Primary
business activities will be conducted within both proposed buildings, and the materials
required to fabricate the walls would be stored in the designated storage areas toward
the north end of the property (east of the proposed work shop building) as illustrated on
the site plan.
Access to and from the site would be provided from Morgan Road that would lead to the
project parking and storage areas that will serve the operation. The truck and
customer/employee parking areas shall be paved and striped per City standards. The
applicant is expected to provide security fencing and perimeter landscaping as depicted
on the plans.
The applicant intends to have both the headquarters’ office building and workshop up
and running in 2019. Staff believes the proposed project is compatible with the
surrounding land uses and can be supported subject to the conditions of approval listed
under PC Resolution 18-18 (see pages 5-19).
Elevations
The proposed project includes two new buildings: a 4,000 square foot 2-story
contractor’s office building and a 2,000 square foot shop building. The office building

Planning Commission Meeting - August 20, 2018

Agenda Item 4 - Page 3

will have an overall height of 28 feet and the workshop building will be designed at a
height of 27 feet, in which it is anticipated that both buildings will be constructed in 2019.
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 (see pages 26-34). The office building’s
exterior will include windows on all sides of the building and include a light gray Hardie
Plank lap siding for the main body integrated with a dark gray shingle roof system, and
“Seattle Red” colored metal entrance shelters on selected window areas and entrances.
The workshop building will also consist of the same exterior materials to match the
office building.
Staff supports the architectural design for this development as the project would be an
improvement that enhances the site and the surrounding area.
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 the Draft PC Resolution.
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 18-02 SPA subject to the findings and conditions contained in the
attached Draft Resolution PC 18-18.
Attachments:
Page
5-19
20
21
22
23
24-25
26-34
35

Draft PC Resolution 18-18
Vicinity Map
Applicant’s Narrative
Proposed Site Plan (Plan Sheet A.1)
Landscape Plan (Plan Sheet L.1)
Floor Plans of Office Building & Work Shop Building
Building Elevations & Colored Renderings
Turlock Irrigation District (TID) letter dated June 28, 2018

I:\PLANNING\DEPT\PLANNING\PC\staff reports\2018\18-02 SPA (NGB Construction).doc; staff report
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RECORDING REQUEST BY:
CITY OF CERES
When Recorded mail to:
City of Ceres
Planning Division
2220 Magnolia Street
Ceres, CA 95307

DRAFT
RESOLUTION NO. 18-18
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF CERES
APPROVING A SITE PLAN APPROVAL ENTITLEMENT TO CONSTRUCT A 4,000
SQUARE FOOT 2-STORY CONTRACTOR’S OFFICE BUILDING AND A 2,000
SQUARE FOOT WORKSHOP BUILDING AT 1950 MORGAN ROAD. APPLICATION
NUMBER 18-02 SPA.
PROPERTY OWNER/
APPLICANT:

NGB Construction, Inc.
317 Gran Via Court
Modesto, CA 95354

SITE LOCATION:

1950 Morgan Road

APN’S:

040-088-023

WHEREAS, the Planning Commission of the City of Ceres, State of California,
has considered said application proposing a Site Plan Approval entitlement to construct
a 4,000 square foot 2-story contractor’s office building and a 2,000 square foot
workshop building at 1950 Morgan Road; and,
WHEREAS, the property affected by this resolution is located at 1950 Morgan
Road; and,
WHEREAS, the following real property affected by this resolution is situated in
the City of Ceres, County of Stanislaus, and State of California and is described as
follows:
Lot 3 in Block 6201, of the Ceres Business and Industrial Park, as per Map filed August
21, 1981 in Volume 29 of Maps, at Page 109, Stanislaus County Records.
WHEREAS, the Planning Commission held a duly noticed public hearing on
August 20, 2018 at 6:00 p.m. and considered all testimony and comment presented
whether orally or in writing; and,
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WHEREAS, the Planning Commission based on the evidence within the staff
report and project file find that:
1. The proposed Site Plan Approval application is consistent with the purpose and
intent of the General Industrial (GI) designation of the Ceres General Plan.
2. The proposed Site Plan Approval application is consistent with the purpose and
intent of the M-2, General Industrial zoning designation.
3. With the conditions of approval imposed on this Site Plan Approval application, the
proposed use will have no adverse effect on surrounding properties or on any
wildlife or wildlife habitat.
4. The conditions stated in the decision are deemed necessary to protect the public
health, safety, and general welfare.
THEREFORE, BE IT RESOLVED by the Planning Commission of the City of
Ceres as follows:
Section 1.
The Planning Commission hereby confirms that this project is
Categorically Exempt from environmental review pursuant to Section 15332, class 32 of
the California Environmental Quality Act.
Section 2.
The establishment and operation of SPA 18-02 requires
compliance with the conditions of approval contained in this resolution and attached as
Exhibit “A” and on file in the Planning and Building Division, which 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.

Planning Commission Meeting - August 20, 2018

Agenda Item 4 - Page 6

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 20th day of August 2018, 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
SPA 18-02
City of Ceres
1950 Morgan Road
Ceres, CA 95307
Prepared: August 6, 2018
Approved by the Planning Commission: August 20, 2018
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 residential uses and those permitted
uses per the M-2 (General Industrial) zoning district as applicable, as it
exists now or may be amended in the future.
3. This Site Plan Approval entitlement shall expire within 18 months
(February 20, 2020) 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.

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 Planning and
Building Division:
1. The applicant shall respond in writing to all conditions contained in
this document and its attachments. Responses shall be in a letter
format with each condition numbered and indexed for reference and
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
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changes shall be approved by the Planning Division PRIOR to the submittal,
and City acceptance, of a Building Permit application.
2. This Site Plan Approval entitlement is approved to allow for the construction
of a 4,000 square foot 2-story contractor’s office building and a 2,000
square foot workshop building at 1950 Morgan Road for the purposes of
constructing prefabricated frame walls intended for future residential and
commercial buildings. The applicant shall incorporate colors, materials, and
architectural features as approved by the Planning Commission (e.g.
exterior metal finishes for the main body) and are represented with the
project elevations and colored renderings drawn by “Enrique Eduardo
Moran.” received on June 11, 2018), to the satisfaction of the Planning
Division. 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 obtain approval of a City of Ceres building permit(s) 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.
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 each building.
4. Prior to issuance of building permit(s) for the project, the applicant shall
enter into a Landscape Maintenance Agreement (between the applicant and
the City), which shall be signed and executed prior to the issuance of a
building permit for the project. Landscape Plans shall meet State of
California’s Model Water Efficient Landscape Ordinance (MWELO)
standards and the City of Ceres Water Efficient Guidelines and Standards.
5. The applicant shall comply with the following conditions for the project,
which shall be completed prior to occupancy of the first new building
constructed for this project to the satisfaction of the Planning Division and
Engineering Services Department:
a.

The applicant shall provide the required paving improvements for the
new development (i.e. driveway entrance, access and parking lot
areas), and repair any damage to the existing sidewalk along the
Morgan Road project frontage area as determined by the City.

b.

The applicant shall provide 5 truck & trailer parking stalls and 21
employee/customer parking stalls to the serve the project, and ensure
that all parking stall lengths and widths and drive aisle widths are being
met to the City’s satisfaction. The project shall comply with the
American Disability Act (ADA) requirements for access and for the
required number of ADA parking stalls. Handicapped parking spaces
shall be provided with a dimension of 17’ x 19’. For any parking
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provided at 90°, a minimum of 27’ shall be provided for back-up and
parking spaces shall be a minimum of 9’ x 19’.
c.

The applicant shall install all related utilities, water, sanitary sewer, and
storm drain system to accommodate storm drainage from the entire
development. Calculations for these utilities shall be prepared by a
licensed civil engineer for review and approval by the City Engineer.

d.

The applicant shall install project landscaping intended for the site as
illustrated on the Site Plan and the Landscape Plan. The site’s
frontage area (along Morgan Road) shall be appropriately landscaped
to the satisfaction of the Planning Division. The width of the planter
along the frontage shall match that of the adjacent property to the
north.

e.

The applicant shall provide new 8-foot tall perimeter fencing (i.e. chain
link w/slats) for the project to the satisfaction of the City. Any desired
stacking (i.e. on pallets, etc.) of company materials (such as lumber,
hardware, and prefabricated walls, etc.) shall not be positioned above
the height of the perimeter fence. Barbed or razor wire fencing shall
not be permitted. Said fence shall be setback behind the landscape
buffer along the Morgan Road project frontage area. If the applicant
desires electronic gated access at the front of the site in lieu of a
manual gated access, the applicant shall work with the Fire
Department to discuss the Puck operating system that would be
required. Said electronic gate shall also require the approval of a
building permit.

f.

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.

g.

The applicant shall provide a trash/recycling enclosure for the project,
which shall meet or exceed the minimum size requirements as
established in the City of Ceres Water Efficient Guidelines and
Standards. The enclosure shall be constructed with 6-foot masonry
walls on three sides with solid metal gates in front. The trash
enclosure will need to be positioned on the site that is acceptable to
both the City and the Bertolotti Disposal Company that will serve the
development. The applicant may be required to provide additional
landscaping to screen the enclosure area.

h.

The applicant shall ensure that the entire project complies with the
American Disabilities Act (ADA) requirements to the satisfaction of the
City of Ceres.
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6. The exterior of both buildings shall be designed with features that will
enhance the appearance of the buildings, including:
a.

The applicant shall ensure that all roof mounted mechanical units are
screened and all exterior mechanical units visible from the street must
have screened landscaping.

b.

The applicant shall ensure that all exterior mechanical units visible
from the street are painted the same as the building’s field color, in
addition to the landscape screening. Any wall mounted mechanical
units shall be flush with the exterior of the building.

c.

The applicant shall incorporate exterior building materials such as: a
light gray Hardie Plank lap siding for the main body integrated with a
dark gray shingle roof system, and “Seattle Red” colored metal
entrance shelters on selected window areas and entrances of both
buildings to the satisfaction of the City.

d.

The maximum allowable height for each proposed building is 35 feet.

7. The outdoor storage and parking areas of vehicles, equipment, materials
and prefabricated frame walls shall be limited to the proposed paved areas
(i.e. hardscape/concrete) on the property as illustrated on the project site
plan and landscape plan. Vehicles, equipment, and project materials shall
not be permitted to be stored on any of the unimproved surfaces (i.e.
existing native soil areas) of the property. Unless the applicant also
provides paving improvements for the eastern half of the site, the applicant
shall provide a barrier (bollards and chain) along the eastern edge of the
proposed paving improvements to prevent access to the existing native soil
areas. Equipment and materials shall be positioned in a manner that does
not obstruct emergency vehicle access to the satisfaction of the City.
8. The applicant shall demonstrate how drainage will be accommodated to the
satisfaction of the Engineering Services Department. The City will require
all storm drainage to be retained on site. The applicant shall provide the
necessary improvements to ensure storm drainage is retained on site to the
satisfaction of the City. Permanent storm water quality features must be
incorporated into the project, and appropriate calculations must be provided,
demonstrating that proposed on-site stormwater retention facilities are
adequately sized for the project.
9. Any proposed exterior lighting shall be shielded and/or directed downward
and away so as not to create any glare onto Morgan Road and neighboring
properties.
10. 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
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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.
11. All signage for the proposed project shall be approved, prior to installation,
by the Director of Community Development consistent with the Signing
Standards as stated in section 18.42 of the Ceres Municipal Code.
12. The applicant shall comply with the requirements of the Turlock Irrigation
District (TID) per the District’s letter dated June 28, 2018.
13. 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 90-days 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 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.
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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. As determined by the City, the applicant shall secure all necessary
easements for reciprocal access, parking, landscaping and/or 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.
8. 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 for the project.
9. The applicant shall comply with the visibility obstructions at public
intersections provisions in Chapter 12.26 of the City of Ceres Municipal
Code.
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
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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 (SPA 18-02). 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 10days, 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 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 proposed buildings,
including new paving and access/driveway/parking areas, is conveyed to
on-site stormwater retention facilities and that the facilities are adequately
sized for the proposed changes.
3. A soils report is required for the project. 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, and specifications and
recommendations for pavement sections, including loading areas and fire
lanes.
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4. The project soils engineer shall submit a soils certification prior to placement
of building foundations and pavement.
5. The applicant shall submit pavement design sections to the Engineering
Services Department for review and approval prior to placement of
pavement.
6. 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.
7. All services shall be installed and protected as per City standards.
Additional utility easements may be needed for sewer, water, and storm
drainage.
8. Prior to issuance of building permits, a SWPPP 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 Stormwater Best Management Practices
during construction.
9. 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.
10. The applicant shall provide three (3) separate water related service lines,
including fire service, domestic service, and irrigation service.
11. 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.
12. The applicant shall provide traffic control plans, prepared by a registered
civil engineer, for all proposed work within the City right-of-way.
13. The applicant shall indicate, in writing to the City, the disposition of any
septic tanks and water well(s) (and any other water) that may exist within
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the site. If any septic tanks or water 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.
14. All improvements shall be constructed in accordance with City standards
and to the satisfaction of the Engineering Services Department.
15. The applicant shall comply with San Joaquin Valley Air Pollution Control
District regulations for the construction phase of this project.
DURING CONSTRUCTION, THE FOLLOWING CONDITIONS SHALL
APPLY:
16. 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.
17. 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.
18. 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.
19. 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.
20. Sufficient surety guaranteeing the public improvements for a period of one
year shall be provided.
21. 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. Each proposed building requires the approval of building permit(s) and
each proposed building 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.
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2. The applicant shall list all color and materials on the construction drawings
when submitted to the City’s Building Division.
3. An automatic fire sprinkler system might be required for the project.
4. 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.
5. All construction shall meet the requirements of the current adopted
California Building 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
based on the construction cost index. The applicant shall pay the fees in
place at the time the building permit is issued.
7. As applicable, all construction shall meet the requirements of the currently
adopted California Building, Fire, Mechanical, Plumbing Code, as well as
the National Electrical Code, and disability accessibility as approved by
the Building Division.
8. Construction of all improvements shall be completed by licensed
contractor(s).
9. The applicant shall provide temporary on-site restroom facilities during
construction.
10. 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 and comply with the American
Disabilities Act (ADA) requirements.
11. The project will be subject to approval from the San Joaquin Valley Air
Pollution Control District.
Fire Department
The project shall conform to any requirements imposed by the Emergency
Services 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. An automatic fire sprinkler system might be required for the project. If such
system is required, all sprinkler systems must be approved by the Fire
Department. The Fire Department connection for the fire sprinkler systems
shall be at locations approved by the Ceres Fire Department.
3. Fire hydrant(s) might be required. If fire hydrant(s) are required, they shall
be Rich 960 or equal and be spaced 300 feet apart (on and off site), with
one within 50 feet of the Fire Department Connection 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. Fire
Department Connections (FDC’s) shall be located per Ceres Fire
Department specifications, and locking Knox type FDC caps are required.
4. Fire main layout shall be reviewed and approved by the Ceres Emergency
Services. A project that requires only one fire hydrant shall include a 6-inch
lateral to tie into the main water line with a backflow prevention device at the
hydrant. For a project requiring more than one fire hydrant, the water
system shall be looped and include backflow prevention devices at points of
connection to the main water line.
5. Emergency vehicle access shall meet the requirements of the Fire
Department, which shall be a minimum of 20 feet wide. 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.
6. The applicant shall work with the Fire Department staff to ensure the project
meets all required turning radius to the satisfaction of the City (i.e. all turning
radius shall be a minimum of 50 feet – on outside of radius).
7. Fire Lane – No Parking zone(s) may be required for emergency access
purposes.
8. All emergency vehicle access areas shall be constructed of an all weather
material approved by the Ceres Emergency Services.
9. A Knox type locking key emergency access box is required for each
building. Location to be specified by the Ceres Fire Department.
10. The applicant shall ensure that the building addresses are visible from the
adjacent roadways.
11. The applicant shall provide and install security lighting for the project.
12. A fire alarm system is required for the project and is to be approved by Fire
Department. It shall be 24-hour monitored by an approved and UL listed
monitoring station.
13. A minimum of 48-hour notice is required for all inspections.
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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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